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Executive Summary 
 

Background 

• This report was prepared in response to Council direction in July 2013 for Town 
staff and the consulting team to carry-out a further review of the lands within 
Option 1 and Option 3 in order to determine which of the options, along with three 
rounding-out areas, should be selected to accommodate required population 
growth in the Bolton Rural Service Centre.  

• The process has involved consultations with the public, stakeholders, and public 
agencies.  In addition, input into the opinions and recommendations contained in 
this report were obtained from the Caledon Planning Department, the Region of 
Peel and the Toronto and Region Conservation Authority. Additional consulting 
expertise was obtained from the following firms who provided their input into the 
opinions and recommendations made in this report:  Colville Consulting; BluePlan; 
Dougan and Associates; Paradigm Transportation Solutions; Aquafor Beech; 
Watson and Associates; Kircher Research Associates Ltd.; Archaeological 
Services Inc.; and, Planning Alliance. 

Options 

• Option 1 (North Hill West) includes all of the lands that are not within the current 
Settlement Area boundary and not within the Greenbelt Plan on both sides of 
Highway 50, as shown on Figure 4.  The lands within this option do not include the 
St. Michael’s Catholic Secondary School nor the lands that have been planned for 
employment use on the east side of Highway 50 to the north of Columbia Way 
(proposed for a supermarket).    

• Option 3 (GO Station Focus) is located between The Gore Road on the west, 
King Street West on the south and Humber Station Road on the east, as shown on 
Figure 5.  The location of a planned GO station is included within this option.   

• The first rounding-out area applies to lands on the north side of King Street and 
to the west of Duffy's Lane (which is also the site of the BAR/Highway 150).  
These lands are also the site of rural residences on large rural-sized lots with the 
majority of the lots backing onto lands that are subject to the Greenbelt Plan.   

• The second rounding-out area is located on the west side of Highway 50.  This 
area is the site of the Caledon Public Works yard and a former commercial use. 

• The third rounding-out area applies to lands on the east side of King Street West 
and the Bolton Arterial Road (BAR)/Highway 150 (currently under construction) 
and includes lands on the south side of Glasgow Road and Chickadee Lane.  The 
lands on the east side of Chickadee Lane are the site of six homes on rural-sized 
lots that back onto lands that are within the Greenbelt Plan area.  The triangular 
area of land between Glasgow Road, Chickadee Lane and King Street is vacant, 
with a portion to be used for the new Bolton Access Road (BAR) which is intended 
to connect King Street West to Highway 50 to the north of the Settlement Area. 
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Analysis and Conclusions 

• This report identifies the factors to be considered in making a recommendation on 
a preferred expansion area for residential development to 2031 and in particular 
has focused on those elements that have a direct impact on differentiating 
between the two possible options.   

• To identify these factors, we have considered Provincial, Regional and Town 
policies, the analysis and advice of our consultants on the BRES team, and input 
from a range of stakeholders including the general public, landowners, Council, 
Town staff, Peel Region staff, and other agencies such as the TRCA. 

• On the basis of our review of Provincial, Regional and Town policy, our analysis of 
all of the factors that need to be considered and the comments that have been 
made by Council, Town of Caledon staff, Region of Peel staff, other agencies such 
as the TRCA and the public, it is recommended that the Option 3 lands be 
selected.  We believe that Option 3 is the most supportable at this time because: 

• There is the potential to develop a broader mix of residential forms and 
integrate with public transit, and the opportunity exists to create a walkable, 
transit-supportive and complete community based on the implementation of a 
number of healthy community principles as a consequence of the location of 
Option 3 in relation to a planned GO Station that is an integral component of 
the ‘Big Move’; 

• The selection of the Option 3 lands would provide additional support for the 
establishment of the GO Station at this location in a timely manner and would 
provide an opportunity to create a transit hub providing options for future 
Bolton residents to walk to rail transit; 

• The cost of the required Regional road improvements is less than for Option 1. 

• The cost and complexity of the Regional sewer and water upgrades is less 
than for Option 1; 

• There are a number of strategic advantages to selecting Option 3 as a result of 
the servicing of the Option 3 lands which will provide opportunities to service 
other future growth areas, including the Option 1 lands; and, 

• The Regional development charges collected will generate a much higher 
surplus at build-out ($40 million instead of $2.7 million for Option 1), which will 
allow for these additional funds to be used for other infrastructure 
improvements. 
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1.0 INTRODUCTION 

1.1 Purpose of Report 
The intent of this report is to provide information and a recommendation to Town 
Council with respect to the selection of an expansion area to accommodate expected 
population growth to 2031 in the Bolton Rural Service Centre.   
 
This report is intended to reflect the direction of Council as set out in Council 
Resolution 2013-415-RB1, which was passed on July 9, 2013.  This Council resolution 
directs staff and the consulting team to carryout more detailed studies of both Option 1 
and Option 3 plus the three rounding-out areas in order to determine where required 
population growth should be accommodated in the Bolton Rural Service Centre.  

 
This report builds on the work already completed in reports from May and June of 
2013.  As a consequence, it is not the intent of this report to duplicate any of the work 
incorporated within previous reports. 
 
It must be recognized at the outset that selecting Option 1 or 3 will result in the 
principle of development being established on the lands.  As a consequence, this 
report focuses on those elements of the analysis that have a direct impact on 
establishing that principle of development and differentiating between the two 
options.  In other words, our focus is to identify any distinctions that can be made in 
determining whether the establishment of the principle of development is appropriate.  
In addition, it is the intent of this report to take into account all of the factors necessary 
to enable us to make a recommendation that supports the building of a strong, healthy 
and complete community that provides for the wise use of resources and protects 
public health and safety. 
 
It is also recognized that establishing the principle of development is really only the 
first step in the planning process.  The second step involves the preparation of an 
application to amend the Region of Peel Official Plan that has the effect of expanding 
the Bolton Rural Service Centre urban boundary to implement the recommendation 
made in this report.  The Regional Official Plan Amendment (ROPA) will need to be 
supported by information that is in addition to what has been discussed and presented 
in this report.  For example, additional field investigations will be carried-out in the 
spring and summer of 2014 to confirm the location and extent of natural heritage 
features.  The third step involves the preparation of a detailed Secondary Plan that 
would be relied upon as the basis for an amendment to the Town of Caledon Official 
Plan.  This latter Local Official Plan Amendment (LOPA) will establish detailed land 
use policies for the recommended lands.   
 
On the basis of the above, this report: 

• Provides an overview of the background, purpose and approach to the Bolton 
Residential Expansion Study (BRES); 
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• Identifies and discusses Provincial, Regional and Town policies that are relevant 
to the site-selection process; 

• Provides information and recommendations resulting from the various studies 
undertaken in support of the BRES; and,  

• Provides analysis, conclusions and recommendations on which option should be 
selected based on the technical analyses completed the evaluation of the criteria 
established in the early phases of the BRES process, the comments of all 
stakeholders and the consideration of good planning principles. 

 
Input into the opinions and recommendations contained in this report were obtained 
from staff at the Town of Caledon Planning Department, the Region of Peel and the 
Toronto and Region Conservation Authority.  In addition to the above, additional 
consulting expertise was obtained from the following firms who provided their input 
into the opinions and recommendations made in this report: 
 
• Colville Consulting; 

• BluePlan; 

• Dougan and Associates; 

• Paradigm Transportation Solutions; 

• Aquafor Beech; 

• Watson and Associates;  

• Kircher Research Associates Ltd.; 

• Archaeological Services Inc.; and, 

• Planning Alliance. 
 

1.2 Why has the Town Initiated this Study? 
The Provincial planning system in Ontario is intended to guide growth and 
development across the Province and particularly the Greater Golden Horseshoe area 
in a coordinated and comprehensive manner.  As such, all Official Plans and Official 
Plan Amendments are required to be consistent with the Provincial Policy Statement, 
2014 (PPS) and conform to the Growth Plan, 2006. 
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It is on the basis of Provincial policy that both the Region and Town are required to 
plan for additional population.  In this regard Regional Official Plan Amendment 24 
(ROPA 24) and Town Official Plan Amendment 226 (OPA 226) have identified the 
need for additional Greenfield development in Bolton and Mayfield West respectively, 
to satisfy forecast population and employment growth to 2031.  The intent of the 
BRES is to deal with the residential growth that is expected to be accommodated in 
Bolton. 
 
On this basis, going through a process such as the BRES is supported is by growth 
management studies and reports conducted by the Region and Caledon to bring their 
respective Official Plans into conformity with the PPS and Growth Plan.   
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2.0 BRES BACKGROUND 

2.1 Introduction 

The Town of Caledon Population and Employment Forecasts and Allocations Study, 
2006 reviewed the population and employment forecasts and allocations for Caledon 
for the 2021 planning horizon and developed new population and employment 
forecasts and allocations for the 2031 planning horizon. 

The recommended population and employment forecasts and allocations were 
incorporated into Caledon’s Provincial Policy Conformity exercise, culminating in 
Caledon Council’s adoption of Official Plan Amendment Number 226 (OPA 226) on 
June 8, 2010 (Town of Caledon Planning Report PD-2010-036) and subsequent 
approval by the Ontario Municipal Board in October 2013. 

Official Plan Amendment Number 226 is being implemented by Caledon through a 
series of settlement area boundary expansions.  An expansion to the Bolton 
settlement area boundary is required to accommodate the growth forecasts for Bolton 
contained in OPA 226. 

On April 17, 2012, Town Council approved the Terms of Reference for the BRES and 
Meridian Planning Consultants was retained as the lead consultants.  The intent of the 
BRES is to implement OPA 226 that projects a total population of 39,898 people for 
Bolton by 2031.  On the basis of OPA 226, it has been determined that 190 hectares 
of additional urban land in Bolton is required to accommodate 10,348 additional 
people and 2,635 population-related jobs between 2021 and 2031.  The focus of this 
report is on where these 190 hectares can be located. 

 
2.2 Study Area 

The initial BRES study area 
established by the Town at the 
outset of this process, generally 
extends from Mayfield Road to 
the south, The Gore Road to the 
west, Castlederg Sideroad to the 
north and the Peel/York 
boundary to the east.  Figure 1 
shows the extent of the original 
study area and the amount of 
land required in comparison to 
accommodate expected population and employment growth.  It is noted that Figure 1 
also identifies the lands that are to be developed for employment uses on the west 
side of Coleraine Drive that are the subject of a separate ROPA and lands that are not 
available for urban development and which are subject to the Provincial Greenbelt 
Plan or the Oak Ridges Moraine Conservation Plan. 

Figure 1 



 

BRES Final Option Recommendation Report 
Final – June 19, 2014 8 

2.3 BRES Process 
The original approved Terms of Reference required the BRES to be completed in the 
following five phases: 
 
1. Development of Selection Criteria for Boundary Expansion Alternatives 
2. Selection of Preferred Boundary Expansion Area(s) 
3. Component Studies on Preferred Boundary Expansion Area(s) 
4. Plan Development 
5. Local Official Plan Amendment 
 
Phases 1 and 2 of the BRES were focused on the identification and selection of 
possible area(s) for the Bolton settlement area boundary expansion.  Phase 3 was to 
involve the preparation of detailed studies supporting the recommendation made at 
the end of Phase 2.  However, given that the process was modified in July 2013 to 
focus on Options 1 and 3, Phases 2 and 3 have been combined and this report 
represents the culmination of Phases 1, 2 and 3. 
  

2.4 Public Consultation 
The process has involved consultations with the public, stakeholders, and public 
agencies.  Notice has been provided at key stages in the process to ensure that the 
public were aware of the process and were invited to participate. Notices for all Open 
Houses were given to the public through the local newspapers. Interested parties and 
individuals who asked to be part of future BRES activities were individually notified by 
either email or letter. 
 
A dedicated project webpage was established to provide access to the relevant 
information, studies and reports of the BRES. It also allowed members of the public 
the opportunity to provide comments and input online. The first BRES newsletter was 
released on November 27, 2012. 
 
On November 27, 2012, staff hosted the first Public Open House to introduce the 
Study and seek public input as to how the additional population and jobs should be 
accommodated. Over 200 people attended the inaugural meeting.  
 
The second Public Open House was held on February 28, 2013 to provide the 
community with a progress update and next steps regarding the BRES project, and an 
opportunity to review and discuss the original six potential expansion areas and draft 
evaluation criteria. 
 
The third Public Open House was held on June 12, 2013 to present refined and 
consolidated evaluation criteria, factors considered in evaluating criterion, the scoring 
methodology used and the recommended expansion option(s). 
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The fourth Public Open House was held on March 4, 2014 and was an opportunity for 
the consultant team to provide an overview of initial findings on studies related to 
natural heritage, servicing and transportation. 

 
2.5 Identification and Evaluation of Options 

On February 5, 2013, a Council Workshop was held to discuss the following six 
possible proposed expansion area options and evaluation criteria to be used for the 
selection of the preferred expansion area(s): 
 

Option 1: North Hill West 
Option 2: North Hill East 
Option 3: Go Train Focus 
Option 4: Kings Street West - South Side 
Option 5: Healey Road North 

 Option 6: Humber Station Road East Side 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

Figure 2 – Original 6 Option Areas & Rounding-out Areas 
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Based on input from members of Council, the proposed expansion area options were 
revised and presented to the public for review at the second Public Open House held 
on February 28, 2013.  Following this meeting, seventeen criteria were identified and 
approved by Council on May 14, 2013.  These criteria were established based 
generally on Provincial policy direction. 
 
After Council approval of the evaluation criteria, four sub-consultants were retained by 
the Town to undertake specialized analysis and provide expert opinions on all six 
possible Option areas, in the areas of agriculture, transportation, 
water/wastewater/stormwater management and natural heritage.  
 
In June 2013, a Council Workshop and the third public open house were held to 
review the evaluation criteria.  The comments received during and after the Open 
House resulted in further adjustments to the evaluation criteria, reducing the total 
number of criteria from 17 to 10.  
 
Based on technical analyses, 
additional public input, and expert 
opinions, a weight factor, also 
known as the relative importance, 
was assigned to each criterion. 
There were also factors 
considered under each criterion, 
and a sub-level weight factor was 
also assigned to each factor for 
evaluation purpose. The result of 
the evaluation can be found in 
Section 5 of the Meridian Report 
dated June 21, 2013.  
 
As noted in Meridian’s report, the 
establishment of a scoring system 
was very helpful in terms of 
assessing the six Options, the 10 
criteria and the 32 factors. Given 
that there was much to consider, 
establishing a methodology to 
assist in determining where and 
how Bolton should expand was 
considered useful. However, in the 
end, while the numbers and the 
scoring were relevant, they were 
not considered to be determinative with respect to the establishment of the planning 
opinion on which option should be selected. 
 

  

Figure 3 
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The project team considered Option 3 to be the most supportable of the six options 
based on the analysis undertaken.  However, it was determined that the Option 1 
lands also had significant planning merits and could therefore be supportable.  
 
According to Town staff, the closeness of the scores between Option 1 and Option 3 
and the opinions of the project team with respect to being able to support both, meant 
that a more detailed assessment was needed, which would go beyond the typical level 
of detail for a site selection exercise.  This report is the product of that additional 
analysis. 
 
On July 9, 2013, Council passed Resolution 2013-415-RB1 directing staff and the 
consulting team to carryout more detailed studies of both Option 1 and Option 3 plus 
the three rounding-out areas. 
 

2.6 Description of Option Areas (Options 1 and 3) and Rounding-
out Areas 
Option 1 (North Hill West) includes all of the lands that are 
not within the current Rural Service Centre boundary and 
not within the Greenbelt Plan on both sides of Highway 50, 
as shown on Figure 4.  The lands within this option do not 
include the St. Michael’s Catholic Secondary School nor the 
lands that have been planned for employment use on the 
east side of Highway 50 to the north of Columbia Way 
(proposed for a supermarket).   The Option 1 lands are 
predominantly in active agriculture, with gently rolling but steep slopes into the 
Humber River system to the south. The Option 1 lands include approximately 23 
properties.  Given the shape of the Option 1 lands, a number of the parcels in the 
northern and western extents of the Option 1 lands are divided by the Option 1 
boundary.  One of the more significant businesses within the Option 1 area is a 
property owned by James Dick Construction and which is the site of an aggregate-
related industrial use.  A number of the land owners have combined to form the North 
Hill Landowners Group and they control approximately 50% of the land within the 
Option 1 area.   
 
At the present time, a new road (the Bolton Arterial Road) BAR is being constructed 
through the Option 1 lands.  The purpose of the BAR is to provide an alternative 
primarily for trucks through the Bolton area with the effect being that the BAR in 
conjunction with Coleraine Road to the south will effectively become another major 
north/south route through Bolton.  
 
Most of the lands to the north and east of Option 1 are used for agricultural purposes.    
The Toronto Region Conservation Authority (TRCA) owns a considerable amount of 
land to the south and west, in proximity to the Humber River.  To the east of the land 
identified for employment uses at the northeast corner of Columbia Way/Highway 50 
is the St. Michael’s Catholic Secondary School.  These lands are currently not within 
the Bolton Settlement Area. 

Figure 4 – Option 1 
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Option 3 (GO Station Focus) is located between The Gore 
Road on the west, King Street West on the south and Humber 
Station Road on the east, as shown on Figure 5.   
 
A planned GO station is located immediately adjacent to 
Option 3 as denoted on Figure 5 and is not included within this 
option.  The Option 3 lands are predominantly in active 
agriculture and are characterized by gently rolling terrain.  The Option 3 lands include 
approximately 28 properties.  As the Option 3 lands are generally bounded by King 
Street, The Gore Road and Humber Station Road, it appears that only one property is 
divided by the Option 3 boundary.  A number of the land owners have combined to 
form the Option 3/GO Station Focus Landowners Group. 
 
There is a small employment node at the King Street West/Humber Station Road 
intersection including: a concrete batching operation (James Dick); motor home sales, 
rental and service; construction equipment and rental.  All of these uses are within the 
Bolton Rural Service Centre boundary, but are not connected to municipal sewer and 
water services. 
 
In addition to Options 1 and 3, three rounding-out areas were also identified.  The 
three rounding-out areas have one thing in common – they are bordered by the 
Greenbelt Plan and the existing settlement area boundary.  These rounding-out areas 
have a combined area of approximately 31 hectares.  
 
The first rounding-out area applies to lands on the north 
side of King Street and to the west of Duffy's Lane (which is 
also the site of the BAR/Highway 150), as shown on Figure 6.  
These lands are also the site of rural residences on large 
rural-sized lots with the majority of the lots backing onto lands 
that are subject to the Greenbelt Plan.  Lands to the west of 
this rounding-out area are designated for industrial purposes 
and are the site of a stone manufacturing operation and an agricultural-focused retail 
store (Agro Mart).  The lands in this rounding-out area are relatively flat. 
 
The second rounding-out area is located on the west side 
of Highway 50, as shown on Figure 7.  This area is the site of 
the Caledon Public Works yard and a former commercial use 
and is generally surrounded by lands within the Bolton 
Resource Management Tract, which is owned by the Toronto 
and Region Conservation Authority (TRCA).  
 

Figure 5 – Option 3 

Figure 7 – ROA 2 

Figure 6 – ROA 1 
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The third rounding-out area applies to lands on the east side 
of King Street West and the Bolton Arterial Road 
(BAR)/Highway 150 (currently under construction) and includes 
lands on the south side of Glasgow Road and Chickadee Lane, 
as shown on Figure 8.  The lands on the east side of Chickadee 
Lane are the site of six homes on rural-sized lots that back onto 
lands that are within the Greenbelt Plan area.  The triangular 
area of land between Glasgow Road, Chickadee Lane and King 
Street is vacant, with a portion to be used for the new Bolton 
Access Road (BAR) which is intended to connect King Street 
West to Highway 50 to the north of the Settlement Area.  

 
  

  

Figure 8 – ROA 3 
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3.0 POLICY CONTEXT 

3.1 Introduction 
The purpose of this section is to identify and discuss Provincial, Regional and Town 
policies relevant to the BRES site selection exercise.  Section 3.2 provides the 
purpose and an overview of each document, while Section 3.3 discusses (by theme) 
the policy considerations found in each and which were considered as part of this 
process.  
 

3.2 Relevant Policy Documents 
3.2.1 Provincial Policy Statement (PPS) 

The PPS provides policy direction on matters of provincial interest related to land use 
planning and development.  This policy-led planning system recognizes and is 
intended to address the complex inter-relationships among environmental, social, and 
economic factors in land use planning.  Therefore, the PPS supports a 
comprehensive, integrated, and long-term approach to planning and recognizes 
linkages among policy areas. 
 
On April 30, 2014, a new PPS came into effect.  Given that the new PPS does not 
contain transitional policies nor was a regulation passed by the Province to provide for 
any type of transition, the new PPS will apply to any matter that is being decided upon 
after April 30, 2014.  While there were a number of changes to the PPS, the changes 
serve only to support and enhance the existing policy framework and clarify policies 
that were open to interpretation.  
 
Wherever there is reference in this report to a policy modified as a result of the new 
PPS, the policy change will be highlighted by showing additions in red and deletions in 
red and strikeout).  

 
3.2.2  Growth Plan for the Greater Golden Horseshoe 

The Growth Plan provides policy direction for implementing the Province’s vision for 
building stronger, prosperous communities.  One of the key objectives of the Growth 
Plan is to minimize urban sprawl and promote cost-effective development.  This has 
led to an increased emphasis on achieving higher densities for both population and 
employment to reduce land consumption and to promote greater use of existing 
infrastructure.  The Growth Plan provides growth management policy direction and 
population and employment forecasts for the Greater Golden Horseshoe area and the 
Regions within it, including the Region of Peel, for the 2031 planning horizon.   
 
The Places to Grow Act, 2005 requires that the Official Plans of all municipalities 
within the Growth Plan area be brought into conformity with the Growth Plan. 
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The proposed Bolton settlement area boundary expansion is being undertaken to 
implement the original Growth Plan population and employment forecasts for 2031 
(referred to as 2031 A) and the Regional and Caledon Official Plans which have 
incorporated the 2031 A forecasts. 
 

3.2.3 Greenbelt Plan 
The Greenbelt Plan, 2005 identifies where urbanization should not occur in order to 
provide permanent protection of agricultural land and ecological features.  The 
Greenbelt includes lands within the Niagara Escarpment Plan (NEP) and the Oak 
Ridges Moraine Conservation Plan (ORMCP) and additional lands designated as the 
Protected Countryside in the Greenbelt Plan.  The Protected Countryside designation 
extends the protection of agricultural and environmental lands beyond the area 
protected by the NEP and the ORMCP. 
 
None of the lands within the proposed Bolton settlement area boundary expansions 
are included in the Greenbelt Plan area, Niagara Escarpment Plan area, or Oak 
Ridges Moraine Conservation Plan area. 
 

3.2.4 Peel Region Official Plan 
The Region of Peel Official Plan (ROP) sets out a regional structure that includes an 
Urban System with a planning horizon to 2031 and a Rural System with a planning 
horizon to 2031 (based on ROPA 24).  The Rural System essentially covers the entire 
Town of Caledon, and Schedule D of the ROP shows the boundaries of the three 
Rural Service Centres of Bolton, Caledon East and Mayfield West.   
 
The Region of Peel initiated its Growth Plan Conformity exercise in 2007 known as the 
Peel Region Official Plan Review (PROPR).  The purpose of PROPR was to bring the 
ROP into conformity with the Provincial Policy Statement 2005, the Growth Plan for 
the Greater Golden Horseshoe 2006, and the Greenbelt Plan 2005.  The PROPR 
process resulted in seven Regional Official Plan Amendments (ROPAs) as follows:  
 
1. ROPA 20 – Sustainability & Energy. 
2. ROPA 21A – Air Quality & Integrated Waste Management. 
3. ROPA 21B – Natural Heritage & Agriculture. 
4. ROPA 22 – Transportation. 
5. ROPA 23 – Housing. 
6. ROPA 24 – Growth Management, Employment Areas & Greenbelt Conformity. 
7. ROPA 25 – Monitoring & Planning and Conservation Land Amendment Act. 
 
ROPA 24 contains a Regional Land Budget that assigns population and employment 
growth to the Growth Plan Policy Areas in the Region.  The Regional Land Budget, as 
approved by the OMB in June 2012, set the 2031 population and employment totals 
for Caledon at 108,000 and 46,000 respectively.  Furthermore, the Regional Land 
Budget set the 2031 unallocated greenfield population and employment totals for 
Caledon at 21,500 and 11,000 respectively, and established the need for 609 hectares 
(1,505 acres) of land for all settlement area boundary expansions to accommodate 
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unallocated growth in Caledon to 2031 (unallocated growth is growth for which no land 
is currently designated in the Regional and Caledon Official Plans). 
 
These totals are reflected in Local Official Plan Amendment Number 226 and the 
associated Caledon Land Budget, as adopted by Caledon Council on September 11, 
2012. 
 

3.2.5 Town of Caledon Official Plan 
 The Town of Caledon Official Plan contains growth management policies that 
implement a tri-nodal growth concept based on focusing the majority of growth in the 
Rural Service Centres of Bolton, Caledon East and Mayfield West.  Caledon 
commenced a review of the existing Official Plan policies, known as the Provincial 
Policy Conformity (PPC) exercise in Spring 2007.  This exercise culminated in the 
approval of Caledon’s Provincial Policy Conformity Amendment, Official Plan 
Amendment Number 226 (OPA 226).  Completion of the BRES and future secondary 
plan are key components of Caledon’s long-term growth management strategy, as 
envisioned in ROPA 24 and Local Official Plan Amendment Number 226 (OPA 226). 
 

3.2.6 Town of Caledon Community Based Strategic Plan 
The Town’s Community Based Strategic Plan (CBSP) was approved by Council in 
2010.  The CBSP outlines Caledon's vision, goals and strategic objectives, and 
provides an implementation plan. The Vision in the CBSP is as follows: Caledon - a 
safe, green community of communities; desiring a sustainable future by managing and 
fostering community progress while respecting its heritage. 
 
The following is a summary of strategic objectives from the CBSP that are relevant to 
the BRES: 
 

1B  -  Protect and Enhance Air Quality and Reduce Impacts of Climate 
Change 

2D -  Manage Growth and Use Land Wisely - Promote land use planning 
decisions that are rooted in innovative and sound planning principles 
and ensure: 
i.  Caledon's urban rural character is maintained; 
ii.  Growth does not compromise the character and stability of existing 

residential neighbourhoods;  
iii.  Growth is in keeping with Caledon's ability to provide and maintain 

appropriate infrastructure; 
iv.  Growth contributes positively to Caledon's image and economic 

vigor; and, 
v.  Development of new communities in new ways. 

2F -  Connect Neighbourhoods 
4A -  Preserve and Promote our Cultural Heritage, Agricultural and Natural 

Heritage Landscapes, Built Heritage and Archaeological Resources 
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5B -  Retain Existing Business 
5D -  Support and Promote Agricultural Businesses 
6D -  Improve and Strengthen Long-term Financial Health 

 
3.3 Policy Considerations 
3.3.1  Settlement Area Expansions 

Section 1.1.3.8 of the 2014 PPS requires that a settlement area boundary expansion 
only be undertaken as part of a comprehensive review, which is defined as follows: 

 “for the purposes of policies 1.1.3.8 and 1.3.2.2, an official plan review which is 
initiated by a planning authority, or an official plan amendment which is initiated 
or adopted by a planning authority, which: 

 
1. is based on a review of population and employment projections and 

which reflect projections and allocations by upper-tier municipalities 
and provincial plans, where applicable; considers alternative directions 
for growth or development; and determines how best to accommodate 
the development while protecting provincial interests; 

2. utilizes opportunities to accommodate projected growth or 
development through intensification and redevelopment; and 
considers physical constraints to accommodating the proposed 
development within existing settlement area boundaries; 

3. is integrated with planning for infrastructure and public service 
facilities, and considers financial viability over the life cycle of these 
assets, which may be demonstrated through asset management 
planning; 

4. confirms sufficient water quality, quantity and assimilative capacity of 
receiving water are available to accommodate the proposed 
development;  

5. confirms that sewage and water services can be provided in 
accordance with policy 1.6.6; and  

6. considers cross-jurisdictional issues.  
 
Section 1.1.3.8 of the 2014 PPS (formerly Section 1.1.3.9) describes the process 
under which an urban expansion can be considered as set out below: 
 

"1.1.3.8 A planning authority may identify a settlement area or allow the 
expansion of a settlement area boundary only at the time of a 
comprehensive review and only where it has been demonstrated 
that:  

 
a)  sufficient opportunities for growth are not available through 

intensification, redevelopment and designated growth areas to 
accommodate the projected needs over the identified planning 
horizon;  
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b) the infrastructure and public service facilities which are planned 
or available are suitable for the development over the long term, 
are financially viable over their life cycle, and protect public health 
and safety and the natural environment;  

 
c) in prime agricultural areas:  

 
1.  the lands do not comprise specialty crop areas;  
2.  alternative locations have been evaluated, and 
 i   there are no reasonable alternatives which avoid prime 

agricultural areas; and  
 ii  there are no reasonable alternatives on lower priority 

agricultural lands in prime agricultural areas; and  
 

d)  the new or expanding settlement area is in compliance with the 
minimum distance separation formulae; 

 
e) 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 determining the most appropriate direction for expansions to the 
boundaries of settlement areas or the identification of a settlement 
area by a planning authority, a planning authority shall apply the 
policies of Section 2: Wise Use and Management of Resources and 
Section 3: Protecting Public Health and Safety."  

 
For the purposes of this report, Section 1.1.3.8 a) of the 2014 PPS is not a factor to 
consider in the BRES process, since it was determined previously that there was a 
need for additional Greenfield land in the Town of Caledon and that a certain amount 
of new Greenfield land is required in Bolton.  As a consequence, subsections (b) - 
Infrastructure and Public Service Facilities, (c) - Prime Agricultural Areas, (d) – 
Minimum Distance Formulae, and (e) - Impacts on Agricultural Operations are the only 
components of Section 1.1.3.8 of the 2014 PPS that need to be dealt with in the 
context of the BRES process.  However, the last paragraph of Section 1.1.3.8 also 
requires decision-makers to consider Sections 2 and 3 of the 2014 PPS, which this 
report also does.  
 
Section 2.2.8.2 of the Growth Plan requires that a settlement area expansion only be 
undertaken as part of a Municipal Comprehensive Review, which is defined by the 
Growth Plan as follows: 
 

“an official plan review, or an official plan amendment, initiated by a municipality 
that comprehensively applies the policies and schedules of the Plan.” 

 
Section 2.2.8.2 indicates the following:  

 
“A settlement area boundary expansion may only occur as part of a municipal 
comprehensive review where it has been demonstrated that –  
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a) sufficient opportunities to accommodate forecasted growth 
contained in Schedule 3, through intensification and in 
designated greenfield areas, using the intensification target and 
density targets, are not available:  
i) within the regional market area, as determined by the upper- 

or single-tier municipality, and 
ii) within the applicable lower-tier municipality to accommodate 

the growth allocated to the municipality pursuant to this Plan 
b) the expansion makes available sufficient lands for a time horizon 

not exceeding 20 years, based on the analysis provided for in 
Policy 2.2.8.2(a) 

c) the timing of the expansion and the phasing of development 
within the designated greenfield area will not adversely affect the 
achievement of the intensification target and density targets, and 
the other policies of this Plan 

d) where applicable, the proposed expansion will meet the 
requirements of the Greenbelt, Niagara Escarpment and Oak 
Ridges Moraine Conservation Plans 

e) the existing or planned infrastructure required to accommodate 
the proposed expansion can be provided in a financially and 
environmentally sustainable manner 

f) in prime agricultural areas:  
i) the lands do not comprise specialty crop areas 
ii) there are no reasonable alternatives that avoid prime 

agricultural areas 
iii) there are no reasonable alternatives on lower priority 

agricultural lands in prime agricultural areas 
g) impacts from expanding settlement areas on agricultural 

operations which are adjacent or close to the settlement areas 
are mitigated to the extent feasible 

h) in determining the most appropriate location for expansions to the 
boundaries of settlement areas, the policies of Sections 2 (Wise 
Use and Management of Resources) and 3 (Protecting Public 
Health and Safety) of the PPS, 2005 are applied 

i) for expansions of small cities and towns within the outer ring, 
municipalities will plan to maintain or move significantly towards a 
minimum of one full-time job per three residents within or in the 
immediate vicinity of the small city or town.”  

 
For the purposes of this report, Sections 2.2.8.2 a) and b) of the Growth Plan dealing 
with the need for additional land have been satisfied as a result of the work already 
completed by the Region and the Town.  Section 2.2.8.2 c) of the Growth Plan deals 
with the timing of the expansion and the phasing of development in relation to the 
achievement of the intensification targets and the density targets that are established 
by the Growth Plan and implemented through Official Plans.  The intensification target 
has already been established by the Region and Town in conjunction with the 
requirement for additional Greenfield land and as a result, this issue is dealt with.  
With respect to the density target, this target will be enshrined within the Secondary 
Plan that is prepared at the conclusion of the BRES process.   
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Sections e), f), g) and h) of the Growth Plan need to be considered in the context of 
the BRES process and are dealt with in this report. Section 2.2.8.2 i) does not apply 
since the Town of Caledon is not in the “outer ring”.   
 

3.3.2 Population and Employment Expectations for Caledon 
The Town of Caledon OPA 226 established the basis for the allocation of population 
and employment to the Bolton area and the requirement to plan for 190 hectares of 
land to accommodate that growth.  
 
The Regional Official Plan and Town Official Plan also generally reflect Provincial 
direction with respect to settlement area expansions, with the Regional Official Plan 
building upon these policies requiring that proposed expansions are based on the 
population, household and employment growth forecasts contained in Table 3 of the 
ROP (Section 7.9.2.12).   
 
Official Plan Amendment Number 226 is being implemented by Caledon through a 
series of settlement area boundary expansions.  An expansion to the Bolton 
settlement area boundary is required to accommodate the growth forecasts for Bolton 
contained in OPA 226. 
 
The ROPA 24 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; that the area of such expansions in Caledon must not exceed 
a total of 609 ha; and that the minimum density of the settlement expansions would be 
53.4 persons and jobs combined per hectare.   
 
Table 1 in Caledon Planning Report DP-2012-085 summarizes the proposed 
settlement area boundary expansions needed in Caledon to conform to Local Official 
Plan Amendment Number 226, as approved by the OMB on October 15, 2013.  This 
table is based on and conforms to the Regional Land Budget associated with ROPA 
24. 
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Caledon Planning Report DP-2012-085: Table 1 

  Total 
Pop. & 
Jobs 

Area 
(ha) 

Pop & 
Jobs/ha 

ROPA 24 
Land Budget    32,500 609 53.4 

Proposed 
Settlement 
Expansions 

Population 
(1) 

Non-Empl. 
Land Jobs 

Empl.  
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 

(1) Population figures include a Census undercount of 4.2%. 
 

It should be noted that in providing comments respecting the Town’s Application for a 
Regional Official Plan Amendment for the Bolton Employment Lands Settlement 
Boundary Expansion, Peel Region’s Integrated Planning Division provided the 
following Table that provides updated Greenfield Density Calculations, and in 
particular assumes that the population allocated to Bolton would be adjusted from 
10,348 to 10,615. 
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3.3.3 Efficient and Compatible Development and Land Use Patterns 

Provincial, Regional and Town policies clearly speak to the overall objective for 
efficient land use and development patterns that support strong, liveable and healthy 
communities, protect the environment and public health and safety, facilitate economic 
growth, and sustain the financial well-being of the Province and municipalities over the 
long term. The PPS also speaks to sustaining healthy, livable and safe communities 
by promoting cost-effective development patterns and standards to minimize land 
consumption and servicing costs, and ensuring necessary infrastructure and public 
service facilities are or will be available to meet current and project needs (Section 
1.1.1). 

 
Section 1.1.3.6 of the 2014 PPS states that new Greenfield development “should 
occur adjacent to the existing built-up area and shall have a compact form, mix of 
uses and densities that allow for the efficient use of land, infrastructure and public 
service facilities.”  Section 4.2.3.3.1(d) of the Town’s Official Plan supports this policy 
by requiring any expansion to be a logical and contiguous addition to the existing 
settlement area.  Through the secondary plan process to implement the 
recommended settlement area expansion, the Town will consider Provincial, Regional 
and Town policies with respect to compact development, mixing of uses, etc.  

 
Section 1.4.3 of the 2014 PPS states that “planning authorities shall provide for an 
appropriate range of housing types and densities to meet projected requirements of 
current and future residents of the regional market area” by directing the “new housing 
towards locations where appropriate levels of infrastructure and public service 
facilities are or will be available to support current and projected needs”, and 
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“promoting densities for new housing which efficiently use land, resources, 
transportation modes and public transit in areas where it exists or is to be developed”.   
 
Section 1.5 of the 2014 PPS speaks to promoting healthy, active communities through 
active transportation and community connectivity. 
 
Section 2.2.2 of the Growth Plan, speaks to accommodating population growth by:  
building compact, transit-supportive communities in designated greenfield areas; 
reducing dependence on the automobile through the development of mixed-use, 
transit-supportive, pedestrian-friendly urban environments; providing convenient 
access to intra- and inter-city transit; and encouraging cities and towns to develop as 
complete communities with a diverse mix of land uses, a range and mix of 
employment and housing types, high quality public open space and easy access to 
local stores and services.   
 
Section 2.2.7 of the Growth Plan speaks to new development that is planned, 
designated, zoned and designed in a manner that:  contributes to creating complete 
communities; creates street configurations, densities, and an urban form that support 
walking, cycling, and the early integration and sustained viability of transit services; 
provides a diverse mix of land uses, including residential and employment uses, to 
support vibrant neighbourhoods; and creates high quality public open spaces with site 
design and urban design standards that support opportunities for transit, walking and 
cycling.  The majority of requirements of Sections 2.2.2 and 2.2.7 of the Growth Plan 
will be addressed at the secondary plan stage however, in selecting expansion areas, 
the Town should consider the ability to contribute to the creation of complete, healthy, 
active and transit-supportive communities. 
 
Section 5.5.4.2.1 of the Regional Official Plan requires lower tier municipalities to “plan 
to achieve a minimum greenfield density target of 50 people and jobs combined per 
hectare by 2031, to be measured over Peel’s designated greenfield area excluding 
major environmental features as defined by the Growth Plan”.  The Caledon Land 
Budget, associated with Local Official Plan Amendment Number 226, has established 
population and employment totals and a total land area for all settlement area 
boundary expansions to accommodate unallocated growth in Caledon to 2031.  
Collectively, the settlement area boundary expansions, including the Bolton 
Secondary Plan, will enable the Region of Peel to not only achieve, but exceed its 
Greenfield density target of 50 people and jobs combined per hectare by 2031. 
 
Caledon’s OPA 226 also incorporates new sustainability and energy policies.  The 
principles of conservation, efficiency, and diversity will be used in the preparation of 
the future Bolton Secondary Plan at the local level through an amendment to 
Caledon’s Official Plan.  Such amendment must comply with and conform to 
Caledon’s Official Plan, including OPA 226. 

 
Section 4.2.3.3.1 of the Town’s Official Plan requires consideration of the potential 
impact of an expansion on the function and character of the community including 
those lands in neighbouring municipalities.  However, the ‘neighbouring municipalities’ 
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part of this policy would not apply to the BRES review given the location of the study 
area relative to other municipalities. 
 

3.3.4 Infrastructure and Public Service Facilities 
‘Infrastructure’ is defined in the 2014 PPS and includes sewage and water systems, 
stormwater management systems, and transit and transportation corridors and 
facilities.    ‘Public service facilities’ are also defined as “land, building and structures 
for the provision of programs and services provided or subsidized by a government or 
other body, such as social assistance, recreation, police and fire protection, health 
and educational programs and cultural services.  Public service facilities do not 
include infrastructure”.   

 
Section 1.6 speaks to providing infrastructure and public service facilities in a 
coordinated, efficient and cost-effective manner and that: 
 
• Public service facilities shall be integrated with planning for growth so that these 

are available to meet current and projected needs.  

• The use of existing public service facilities should be optimized, wherever feasible, 
before consideration is given to developing new facilities.  

• Where feasible, public service facilities should be co-located to promote cost-
effectiveness and facilitate service integration. 

 
Section 1.6.6.1 states that planning for services shall “direct and accommodate 
expected growth or redevelopment in a manner that promotes the efficient use and 
optimization of existing municipal sewage services and municipal water services” and 
“integrate servicing and land use considerations at all stages of the planning process”.  
In addition, the 2014 PPS states in Section 1.6.4  that infrastructure and public service 
facilities should be strategically located to support the effective and efficient delivery of 
emergency management services.   
 
Community infrastructure is defined by the Growth Plan as “lands, buildings and 
structures that support the quality of life for people and communities by providing 
public services for health, education, recreation, socio-cultural activities, security and 
safety, and affordable housing.”  As with other forms of infrastructure, the Growth Plan 
also indicates that community infrastructure planning should be coordinated with other 
infrastructure planning and land use planning.   
 
Public and institutional uses are important components of any community.  Libraries, 
places of worship, parks, hospitals, schools and other institutions provide valuable 
services, educational and, recreational opportunities, gathering/meeting places and 
other benefits that contribute to the establishment, growth, stability and vibrancy of 
communities. Often, institutional buildings reflect the identity of a community, or 
provide focal points and landmarks unique to that area.  Some uses are also regarded 
as the ‘core’ or ‘centre’ of a community; this is especially true in smaller communities 
where there may be a limited number of public buildings or facilities.  
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It’s also important to recognize that recreational and open space uses contribute to 
healthy and complete communities, and that public spaces and facilities should be 
safe and accessible. Parks also contribute to the character of our neighbourhoods, 
and connect our neighbourhoods.  Parks and open space areas also ‘soften’ our 
sometimes-harsh urban environments, while contributing to the aesthetic quality and 
identity of our communities.  Park and open space areas allow us to connect to and 
protect natural areas, including providing buffers and ‘natural filters’ for our 
watercourses and other natural features and areas.  Also, our natural areas help to 
reduce air pollution and prevent soil erosion. 
 

3.3.5 Transportation 
Provincial policy speaks to promoting land use patterns, density and mix of uses to 
minimize the length and number of vehicle trips and supports current and future public 
transportation.  In considering the location of potential expansion areas, the Town 
should also be considering how those areas would be serviced from a transportation 
perspective.  Section 1.6.7 of the PPS provides a number of specific policies for the 
provision of transportation systems in Ontario: 
 

• “1.6.5.1 1.6.7.1 Transportation systems should be provided which are safe, 
energy efficient, facilitate the movement of people and goods, and are 
appropriate to address projected needs.”  

• “1.6.5.2 1.6.7.2 Efficient use shall be made of existing and planned  
infrastructure, including through the use of transportation demand 
management strategies, where feasible.”  

• “1.6.5.31.6.7.3 As part of a multimodal transportation system, connectivity 
within and among transportation systems and modes should be maintained 
and, where possible, improved including connections which cross jurisdictional 
boundaries.”  

• “1.6.5.4 1.6.7.4 A land use pattern, density and mix of uses should be 
promoted that minimize the length and number of vehicle trips and support the 
development of viable choices and plans for publiccurrent and future use of 
transit and other lternativeactive transportation modes, including commuter rail 
and bus.”  

• “1.6.5.5 1.6.7.5 Transportation and land use considerations shall be integrated 
at all stages of the planning process.”  

The Growth Plan also sets out policies for the provision of transportation systems in 
Ontario.  The ‘Transportation System’ is defined in the Plan as follows: 
 

A system consisting of corridors and rights-of-way for the movement of people 
and goods, and associated transportation facilities including transit stops and 
stations, cycle lanes, bus lanes, high occupancy vehicles lanes, rail facilities, 
parkland-ride lots, service centres, rest stops, vehicle inspections stations, 
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inter-modal terminals, harbours, and associated facilities such as storage and 
maintenance. 

 
General Transportation policies in Section 3.2.2.1 of the Growth Plan require that the 
transportation system within the GGH will be planned and managed to: 
 
a)  Provide connectivity among transportation modes for moving people and for 

moving goods; 
b)  Offer a balance of transportation choices that reduces reliance upon any single 

mode and promotes transit, cycling and walking;  
c)  Be sustainable, by encouraging the most financially and environmentally 

appropriate mode for trip-making; 
d)  Offer multi-modal access to jobs, housing, schools, cultural and recreational 

opportunities, and goods and services; and 
e)  Provide for the safety of system users. 
 
Section 3.2.2.5 of the Growth Plan further states “Municipalities will develop and 
implement transportation demand management policies in official plans or other 
planning documents, to reduce trip distance and time, and increase the modal share 
of alternatives to the automobile.” 
 
The Growth Plan also sets out policies for transit planning in Section 3.2.3, as 
summarized in the following points: 
 

• Section 3.2.3.1 states that public transit will be the first priority for 
transportation infrastructure planning and major transportation investments; 

• Section 3.2.3.2 deals with transit planning and it indicates in sub-section a) 
that transit infrastructure should be used ‘to shape growth and planning for 
high residential and employment densities that ensure the efficiency and 
viability of existing and planned transit service levels should be considered’.  It 
is further stated in sub-section c) that “expanding transit service to areas that 
have achieved, or will be planned so as to achieve, transit support of 
residential and employment densities, together with a mix of residential office, 
institutional and commercial development wherever possible” should also be 
considered; 

• Section 3.2.4 deals with moving goods and it indicates in Section 3.2.4.4 that 
municipalities “will provide for the establishment of priority routes for goods 
movement, where feasible, to facilitate the movement of goods into and out of 
areas of significant employment, industrial and commercial activity and to 
provide alternate routes connecting to the Provincial network.” 

 
The GO Transit Bolton Commuter Rail Service feasibility study was prepared in 2011 
and indicated that rail service between Bolton and Union Station is technically feasible 
based on estimated population and employment growth, with ridership projected to 
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reach 4,400 daily by 2031. While originally included in MoveOntario 2020 (which 
subsequently became the Big Move), Metrolinx has not included the Bolton commuter 
rail within the first or second wave of projects.  
 
The Region’s Official Plan also requires that necessary Regional infrastructure and 
services can be provided in a financially and environmentally sustainable manner. 
 
Section 5.9.2 of the Town’s Official Plan sets out broad principles for formulating the 
transportation system policies of the Plan including: 
 

• Adopting a multi-modal transportation system approach that offers safe, 
convenient and efficient movement of goods, services and people, including 
persons with disabilities; 

• Promoting the development of an efficient and cost effective transportation 
system which is well-integrated with the Town’s land use planning goals, 
objectives and policies; and, 

• Supporting the sustainability objectives and policies of this Plan and develop a 
transportation system that is responsive to the three pillars of sustainability: 
economic, environmental and social/cultural. 

 
Section 5.9.3 of the Town’s Official Plan identifies a number of objectives; the 
following are relevant to the BRES area selection process: 
 

• 5.9.3.2 To promote an integrated transportation system which supports the 
provision of improved transportation mobility and choice to residents, 
employees and visitors and provides appropriate linkages among local, 
Regional and Provincial roads including the network within adjacent 
municipalities. 

• 5.9.3.3 To ensure that the Town’s ecosystem principle, goal, objectives, 
policies and performance measures are addressed through the planning, 
design, implementation, operation and maintenance of the transportation 
system. 

• 5.9.3.5 To support energy conservation and reduced transportation costs by 
advocating an expanded role of a public transit system and other sustainable 
modes of transportation. 

• 5.9.3.6 To optimize the use of the Town’s transportation infrastructure and 
services. 

• 5.9.3.9 To develop a transportation network that provides efficient passage for 
emergency vehicles throughout the Town. 

 
Section 5.9.4.4 of the Town’s Official Plan states that “adequate transportation 
infrastructure shall be made available to service new development, in order to ensure 
the safe and efficient movement of traffic”. 
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The network of infrastructure, which includes roads, sewers, water mains, utilities, etc. 
are an integral part of any community.  These networks and systems are critical to 
economic vitality, community health and the ability to protect the environment.  
Ensuring that there is a well planned and fully functioning multi-modal transportation 
network in the Town is a key factor in establishing and maintaining a healthy and 
complete community.  
 

3.3.6 Natural Heritage and Water 
Section 2.1.2 of the 2014 PPS deals with the importance of natural features in a wider 
geographic area.  This section states: 

 
“The diversity and connectivity of natural features in an area, and the long term 
ecological functions and biodiversity of natural heritage systems, should be 
maintained, restored, or where possible improved, recognizing linkages between 
and among natural heritage features and areas, surface water features and 
groundwater features.” 

 
Section 2.1.4 of the 2014 PPS prohibits development and site alteration in significant 
wetlands and significant coastal wetlands.  Section 2.1.5 of the 2014 PPS then 
prohibits development and site alteration in significant woodlands, significant 
valleylands, significant wildlife habitat and significant areas of natural and scientific 
interest, unless “it has been demonstrated that there will be no negative impacts on 
the natural features or their ecological functions.”  
 
The term “significant” is very important in the lexicon of Provincial policy, since it is 
only when a natural heritage feature is considered to be ‘significant’ that it is then 
afforded the protections provided for in the PPS.  “Significant” is defined in the PPS 
according to the particular significant feature or area, as described in the summary 
chart found in Appendix 1. 
 
The PPS also states that development and site alteration shall not be permitted in fish 
habitat except in accordance with Provincial and Federal requirements (2.1.6).   
 
Section 2.1.7 of the 2014 PPS states that “development and site alteration shall not be 
permitted in habitat of endangered species and threatened species, except in 
accordance with provincial and federal requirements”. 
 
With respect to adjacent lands, Section 2.1.8 of the PPS states that “development and 
site alteration shall not be permitted on adjacent lands to the natural heritage features 
and areas identified in policies 2.1.4, 2.1.5 and 2.1.6 unless the ecological function of 
the adjacent lands has been evaluated and it has been demonstrated that there will be 
no negative impacts on the natural features or on their ecological functions”.  The 
definition of ‘adjacent lands’ is found in Appendix 1 to this report. 

 
Section 2.2.1 of the 2014 PPS states that planning authorities shall protect, improve or 
restore the quality and quantity of water through a number of approaches including 
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identifying water resource systems, maintaining linkages and related functions, 
implementing necessary restrictions on development and site alteration, planning for 
efficient and sustainable use of water resources, and effective stormwater 
management practices. 

 
It is noted that Section 2.2.2 of the 2014 PPS restricts development and site alteration 
in or near sensitive surface water features and sensitive groundwater features “such 
that these features and their related hydrologic functions will be protected, improved 
or restored.”   
 
Sections 5.7.3.1.7 and 5.7.3.7.6 of the Town’s Official Plan states that: 

5.7.3.1.7 The expansion of existing settlement areas to include EPA will 
generally be discouraged unless it can be demonstrated that such 
an expansion would adhere to the Town's ecosystem principle, goal, 
objectives, policies and performance measures. 

5.7.3.7.6 Proposed large-scale development applications, proposed 
amendments to this plan or settlement area expansion proposals, 
which include, or are adjacent to EPA, and which may have a 
substantive impact on broader ecosystems, may be required to 
complete a comprehensive, broader scale environmental study, such 
as a Comprehensive EIS & MP or a Sub-watershed Study, prior to 
any planning and development approvals.  Such broader scale 
investigations may be necessary in order to assess the carrying 
capacity of the affected ecosystem and the potential cumulative 
environmental effects of the proposal, within an appropriate 
environmental framework.  The need for and scope of such studies 
shall be determined jointly by the Town and other relevant agencies. 

 
Section 7.13.3.2.1.4 of the Town’s Official Plan states that: 

The Natural Heritage System, including the natural features policies of Section 
7.13.3.2.3, does not apply within the existing boundaries of settlement areas, but 
does apply when considering expansions to settlements as permitted by the 
policies of this Plan.  Municipalities should consider the Natural Heritage Systems 
connections within settlement areas when implementing municipal policies, plans 
and strategies. 

 
3.3.7 Agriculture 

There are policies in the 2014 PPS dealing with the removal of land from prime 
agricultural areas.  Section 2.3.5.1 sets out a number of criteria according to which 
planning authorities may exclude land from prime agricultural areas.  
  
The PPS defines ‘prime agricultural areas’ as “areas where prime agricultural lands 
predominate.  This includes areas of prime agricultural lands and associated Canada 
Land Inventory Class 4 through 7 lands, and additional areas where there is a local 
concentration of farms which exhibit characteristics of ongoing agriculture. Prime 
agricultural areas may be identified by the Ontario Ministry of Agriculture and Food 
using evaluation procedures established guidelines developed by the Province as 
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amended from time to time or. A prime agricultural area may also be identified through 
an alternative agricultural land evaluation system approved by the Province”. 
 
‘Prime agricultural lands’ are defined as “specialty crop areas and/or Canada Land 
Inventory Class 1, 2 and 3 lands soils, as amended from time to time, in this order of 
priority for protection”.  Section 2.3 of the PPS states that “prime agricultural areas 
shall be protected for long-term use for agriculture”.  
 
Section 2.3.5 of the 2014 PPS does provide the basis for considering the removal of 
land from prime agricultural areas for expansions of or identification of settlement 
areas in accordance with the PPS policies on settlement area expansions (refer to 
discussion of Section 1.1.3.8 earlier in this report). 
 
It is important to note that the PPS does not simply require the protection of “prime 
agricultural land”; it requires the protection of “prime agricultural areas”.  Therefore, in 
designating agricultural lands for protection in the Official Plan, the Town must 
consider the definition of “prime agricultural area” which includes prime agricultural 
lands and associated CLI Class 4 - 7 soils and areas where there are local 
concentrations of active farms.  

 
 The Region’s Official Plan also requires that a municipal comprehensive review 
demonstrate that: there are no reasonable alternative locations which avoid the Prime 
Agricultural Areas; there are no reasonable alternative locations on lower priority 
agricultural lands within the Prime Agricultural Area; impacts from expanding 
settlement areas on agricultural operations are mitigated to the greatest extent 
feasible; and there is compliance with the minimum distance separation formulae. 
 
According to the Town of Caledon Official Plan, as amended by OPA 179, all of the 
lands that are within Options 1 and 3 are designated Prime Agricultural Area, with the 
exception of a small pocket of land within Option 1 that is designated Rural Area.  

 
3.3.8 Other Policy Areas to Consider 

Section 1.7.1 c) of the 2014 PPS indicates that "long-term economic prosperity should 
be supported by maintaining and, where possible, enhancing the vitality and viability 
of downtowns and mainstreets”.  In addition, ensuring that residents are appropriately 
served by convenient, accessible and well-located retail and service-commercial uses 
is a key component of both a healthy and complete community. The businesses and 
organizations responsible for providing these goods and services are an integral part 
of any community.  These uses help define the quality of life in an area, and are often 
important decision factors that households use in determining where they choose to 
live.  Also, the Region’s Official Plan requires the preparation of a fiscal impact 
analysis. 
 
Section 7.9.2.9 of the Region’s Official Plan requires the preparation of an assessment 
tool jointly with area municipalities to evaluate “the public health impacts of proposed 
plans or development as part of the approval process”.  Provincial and Regional policy 
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requires municipality's to explore new ways to accommodate growth that breaks from 
the past, in terms of how communities are designed, and how land uses are mixed, all 
in an effort to improve our quality of life, our health and our general well-being. 
 
The PPS requires that lands that are the site of an aggregate resource be protected 
for long term use. However, the PPS does permit alternate land uses on such lands, 
provided the criteria in Section 2.5.2.5 of the 2014 PPS are met.  These criteria are 
below: 
 

"2.5.2.5 In areas adjacent to or in known deposits of mineral aggregate 
resources and on adjacent lands, development and activities which 
would preclude or hinder the establishment of new operations or 
access to the resources shall only be permitted if:  
a)  resource use would not be feasible; or  
b)  the proposed land use or development serves a greater long-

term public interest; and  
c)  issues of public health, public safety and environmental impact 

are addressed."  
 
The PPS recognizes that the long-term prosperity of the Province depends on the 
protection of a range of features and resources including cultural and archaeological 
resources, which includes significant built heritage resources and cultural heritage 
landscapes.  Provincial policy prohibits development and site alteration on lands 
containing archaeological resources or areas of archaeological potential unless 
significant archaeological resources have been conserved.  Similarly, development 
and site alteration is prohibited on lands adjacent to a protected heritage property 
unless the heritage attributes of the protected heritage property will be conserved.  
Conserved is defined as: 

  
The identification, protection, management and use of built heritage resources, 
cultural heritage landscapes and archaeological resources in a manner that 
ensures their cultural heritage value or interest is retained under the Ontario 
Heritage Act. This may be achieved by the implementation of recommendations 
set out in a conservation plan, archaeological assessment, and/or heritage 
impact assessment. Mitigative measures and/or alternative development 
approaches can be included in these plans and assessments. 

 
Section 3.2.3.14 of the Town’s Official Plan requires the preparation of a Cultural 
Heritage Survey to:  
 
a)  Identify the level of significance of any cultural heritage resources, including 

archaeological resources and potential, existing within and in close proximity to 
the subject lands; and,  

 
b)  Make recommendations for the conservation of the cultural heritage resources, 

including whether a Cultural Heritage Impact Statement should be prepared.  
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3.3.9 Summary – Factors to Consider 
On the basis of the discussion in the preceding sections, the following provides a 
summary of the factors to consider according to current Provincial, Regional and Town 
policies. 

 
1. Ensure that transportation infrastructure is suitable for the long-term. 
2. Ensure that public service facilities, including community facilities and parks, are 

suitable for the long-term. 
3. Provide public service facilities in a coordinated, efficient and cost-effective 

manner. 
4. Where feasible, optimize the use of existing public service facilities, and co-locate 

facilities to promote cost-effectiveness and service integration 
5. Promote the efficient use and optimization of existing municipal sewage and water 

services. 
6. Strategically locate infrastructure and public service facilities to support effective 

and efficient delivery of emergency management services. 
7. Demonstrate that infrastructure can be provided in an environmentally sustainable 

manner 
8. Demonstrate that:  

– Expansion lands do not comprise specialty crop areas 
– Alternative locations have been evaluated 
– There are no reasonable alternatives which avoid prime agricultural areas 
– There are no reasonable alternatives on lower priority agricultural lands in 

prime agricultural areas 
– Expansion lands are in compliance with MDS formulae 
– Impacts from the expansion on adjacent or close by agricultural operations 

are mitigated 
9. Ensure any expansion is adjacent to the existing built-up area and represents a 

logical and contiguous addition to the existing settlement area to allow for efficient 
use of land, infrastructure and public service facilities 

10. Ensure any expansion will allow for compact and transit-supportive development 
11. Ensure any expansion can access local amenities and services 
12. Promote healthy, active communities through active transportation and 

community connectivity 
13. Contribute to the creation of complete communities 
14. Consider the impact of any expansion on the function and character of the 

community  
15. Ensure protection of the natural environment 
16. Maintain, restore and where possible improve natural features and natural 

heritage systems, recognizing linkages between and among natural heritage 
features and areas, surface water features and groundwater features 

17. Prohibit development and site alteration in significant wetlands, and in fish habitat 
or habitat of endangered species and threatened species except in accordance 
with Provincial and Federal requirements 

18. Prohibit development and site alteration in significant: woodlands, valleylands, 
wildlife habitat and ANSIs unless it is demonstrated there will be no negative 
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impacts on the natural features or their ecological functions 
19. Prohibit development and site alteration on adjacent lands to identified natural 

heritage features and areas unless it is demonstrated there will be no negative 
impacts on the natural features or their ecological functions 

20. Protect, improve or restore water quality and quantity through various approaches 
including identifying water resource systems, maintaining linkages and related 
functions, and effective stormwater management practices 

21. Protect lands that are the site of aggregate resources for long term use 
22. Prohibit development and site alteration on lands containing archaeological 

resources or areas of archaeological potential unless significant archaeological 
resources have been conserved 

23. Prohibit development and site alteration on lands adjacent to a protected heritage 
property unless the attributes of the protected heritage property will be conserved 

24. Address the sustainable development imperatives of the Region Official Plan: 
– Environment 
– Social 
– Economic 
– Cultural 

25. Support long-term economic prosperity by maintaining and where possible, 
enhancing the vitality and viability of downtowns and mainstreets 

26. Prepare a fiscal impact analysis  
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4.0 BACKGROUND STUDIES 

4.1 Introduction 
The intent of the section is to provide an overview of the technical work completed to 
date, with this technical work intended to address the factors contained in Section 
3.3.9 of this report. 
As noted earlier in this report, the Town retained a number of consultants to provide 
expert advice to the Town and study team to assist in the evaluation of the option 
areas.  Copies of the reports/studies prepared by the consultants are provided in the 
Appendices to this report.  The purpose of the following sections is to provide high-
level summaries of each of these reports, including methodologies and approaches, 
issues discussed and conclusions to inform the settlement expansion selection 
process. 
 

4.2 Transportation 
Paradigm Transportation Solutions Ltd. provided advice on transportation matters.  
Attached as Appendix 2 is a copy of Paradigm’s Bolton Residential Expansion 
Evaluation of Alternative Growth Areas – Transportation report.  As noted in Section 
3.3.5 of this report, the following Provincial, Regional and Town policies related to 
transportation should be considered in selecting expansion areas: 
 

• Provide transportation systems which are appropriate to address projected 
needs 

• Make efficient use of existing and planned infrastructure 

• Maintain and, where possible, improve connectivity within and among 
transportation systems and modes 

• Promote the minimization of the length and number of vehicle trips  

• Support the development of viable choices and plans for public transit and 
other alternative transportation modes, including commuter rail and bus 

• Use transit infrastructure to shape growth and planning for high residential and 
employment densities to ensure the efficiency and viability of existing and 
planned transit service levels 

• Demonstrate that infrastructure can be provided in a financially and 
environmentally sustainable manner 

The following summary of findings from the Paradigm report are intended to help 
inform the consideration and discussion of the relevant policies above.   
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4.2.1 Existing Roadway Network & Traffic Operations 
• Key roadways in the study area that will be directly or indirectly impacted by the 

proposed development include major roads such as Highway 50, King Street, 
Mayfield Road, Coleraine Drive, Humber Station Road, Healey Road, Gore Road 
and Columbia Way.  

• Traffic count data for key intersections in the Bolton area revealed that during AM 
and PM peak hours, all intersections are operating at good or acceptable Levels of 
Service (LOS) with no intersections operating lower than LOS D. 

 
4.2.2 Future Traffic Forecasts 

• The 10,348 additional people being planned for through the BRES process could 
generate in the order of 2,000 to 3,000 trips during peak hours and about 26,400 
vehicle trips per day.  

• Much of the employment traffic will be very localized given that the associated land 
uses will be residential based to serve the new expansion area with minimal 
external traffic generation except for the employment component which could 
generate in the order of 1,300 peak hour trips and about 5,300 employment 
related work trips per day. 

• The majority of north/south traffic generated from Option 1 is expected to impact 
the Bolton Arterial Road (BAR) and Queen Street through the core area to 
Mayfield Road. The assumed split for the assignment is assumed to be 50/50. 
Reducing the impact on Queen Street with higher use of the BAR is discussed 
further in Section 4.2.3 of this report. 

• The majority of the traffic using Option 3 is expected to be accommodated by The 
Gore Road and Humber Station Road. Site traffic alone would approach the 
capacity of these two roads. 

• King Street is expected to serve traffic to/from west Caledon (Mayfield West) and 
areas west (i.e. North Brampton, Halton). It is assumed that some of Option 3 
traffic will use Healey Road to/from the east and west.  

 
4.2.3 Future Capacity Requirements 

• It is a convention in traffic engineering to assume that one traffic lane can 
accommodate 900 vehicles per lane. Beyond that the addition of more lanes is 
required.  
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•  

• Figures 3.4 and 3.5 from the Paradigm report illustrate the roadway improvement 
requirements for the two Options but for comparative purposes, do not show 
widenings for King Street and Mayfield Road as both Options will require these 
widenings. 

• Under Option 1, the BAR, the north part of Coleraine Drive and Queen Street will 
be over capacity each requiring an additional lane each way  

• Under Option 3, The Gore Road and Humber Station north of Healy Road will be 
over capacity each requiring an additional lane each way 
 

Impacts of not widening Queen Street 
 
The widening of Queen Street will have significant impacts and challenges if it is at all 
feasible. Accordingly, if this roadway ultimately does not have improved capacity, 
accommodation of Option 1 traffic will require greater use of the BAR and Coleraine 
Drive to accommodate traffic increases.  On this basis, Paradigm prepared forecasts 
assuming the use of the BAR primarily for Option 1 traffic with minimal use of Queen 
Street, which revealed the following: 
 

• The BAR would need 2 additional lanes in each direction (6 lanes total); 

• Part of Coleraine Drive would need 2 additional lanes in each direction (8 lanes 
total); and, 

• The south part of Coleraine Drive would need 1 additional lane in each 
direction (six lanes total). 
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Paradigm also considered the use of the Albion 
Vaughan Road as an alternative north-south 
road however, it is not possible as the Option 1 
expansion area does not extend to 
Albion/Vaughan Road. To use this road, traffic 
from the Option 1 lands would have to use 
Columbia Way (a collector road) which is not 
designed for through traffic. To avoid impacts on 
Columbia Way, a new arterial road would need 
to be constructed from Option 1 easterly limits to 
provide the connection to Albion-Vaughan 
Road. This would not only add construction cost 
but would have significant natural environment 
impacts.  In addition, the road work needs to be 
constructed through the Greenbelt Plan area.  
The other issue is that the Albion Vaughan 
Road is a much longer route to access the Hwy 
427 extension via Mayfield Road and Major 
Mackenzie where the majority of southbound movements would be originating or 
destined to. As well, if a significant amount of traffic were to use this road to avoid 
further widening of the BAR, the Albion – Vaughan Road would require widening to 4 
lanes also creating road widening cost. 

 
4.2.4 Road Improvement Costs 

The Region of Peel provided some order of magnitude centreline cost for the purpose 
of estimating road improvement costs. It is noted that when preliminary design 
information is available these actual costs may very significantly from the centreline 
estimates (i.e. land acquisition costs not included). However, the use of this 
preliminary costing is useful to compare the two options. Table 3.5 from the Paradigm 
report summarizes the cost comparison.  The following excerpts from Table 3.5 
identify costs that will apply to Options 1 and 3 equally, and also compare Option 3 
and the ‘Alternative’ Option 1 (i.e. if BAR road widenings only - no Queen Street 
widenings). 
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On the basis of the above, the road widening cost for Option 1 ‘Alternative’ would be 
approximately 35% higher than for Option 3 based on the above centreline costs. The 
following excerpt from Table 3.5 also provides road improvement costs if Highway 50 
is widened.  However, it is unlikely that this scenario will occur given the impacts of a 
Highway 50 widening on established, developed areas and property acquisition 
requirements.  It is noted that if Highway 50 is widened, Option 1 would be 
approximately 10% higher than for Option 3 (instead of 35% with the Option 1 
Alternative). 
  
 

 
 
 
 
 

4.2.5 Timing of Road Improvements 
Given that road improvements for either option are required, a review of the timing of 
these improvements was carried out. Assuming background growth and gradual 
development over the 10 year period, estimated timing of required improvements are 
provided in Table 3.6 from the Paradigm report.  Generally, the improvements for 
Option 3 are marginally later than for Option 1 especially for the Option 1 Alternative. 

 
4.2.6 Railway Crossing Impacts 

As part of the Strategic Goods Movement Action Plan (SGMAP), the Region of Peel 
has undertaken a review of the need for grade separations at rail crossings within the 
Region. This report has identified the rail crossings on Coleraine Drive and King Street 
in Bolton as the highest priority locations for rail grade separation within the next 10 
years in the Region. Therefore, prior to any significant growth with the ultimately 
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chosen residential expansion area, it is possible that rail grade separations will be in 
place and/or required.  Below are some summary points on this issue from the 
Paradigm report. 

• Regardless of the option chosen, background traffic growth will contribute to 
the need being established for a grade separation on Coleraine Drive based on 
the ‘exposure index’ being exceeded. 

• Increases in background traffic post 2021 alone would contribute to the 
establishment of a need for a grade separation on King Street.  

• Option 1 has a higher impact on increasing the exposure index on King Street 
and a significantly higher impact on the exposure index for a grade separation 
on Coleraine Drive 

If Option 3 is chosen, this may be a factor to increase the priority for the King Street 
crossing over that of Coleraine Drive given the need to accommodate emergency 
services (discussed below).  
 
In order to determine the implications of selecting Option 3 on the provision of 
emergency services if a grade separation was not constructed on King Street, a 
review of potential response times was carried out.  The first factor to consider is the 
speed at which trains travel through the crossing.  The speed at which the trains travel 
is dependent on the tracks and track classification.   The operating speed for all trains 
throughout the Bolton section is 25 mph (40km/hr) since it is only used by freight 
trains, which have a slower operating speed than passenger trains.  At a maximum 
train length of about 3,700m, the delay caused by each train could be up to 6 minutes, 
totaling 1.5 hours a day due to 16 daily trains at each at-grade rail crossing in this 
area. Future GO traffic will increase this delay.  
 
Based on the above, emergency services to the Option 3 lands without a grade 
separation would be delayed about six minutes on average if the emergency vehicle 
arrives when a train begins to cross.  Assuming that train traffic is relatively random, 
the probability of an emergency response being affected by train movements is about 
7% given there are 16 trains per day and 240 six minute intervals per day.  The above 
means that there is a need to ensure that a grade separation in place on King Street if 
Option 3 is selected to ensure that response times are optimized. 

 
The average cost of a grade-separation in Peel is estimated at $10-20 million, 
depending on local conditions such as the angle of intersection and terrain. This 
estimate includes the cost of the physical separation, along with the cost of detours, 
staging and road closures. Generally the cost is divided between the railway agency 
and the party requesting separation. Currently Transport Canada does not provide 
funding for grade separations, however, they are working on finalizing regulations for 
at-grade crossings. 
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4.2.7 Environmental Impacts 
One important factor to consider in comparing the expansion options is the 
transportation environmental impacts associated with them. Section 1.6.7.4 of the 
2014 PPS speaks to promoting land use patterns, density and mix of uses to minimize 
the length and number of vehicle trips and support current and future use of transit 
and active transportation.  The majority of origins/destinations of traffic to/from the two 
option areas are south and west in the GTA. The location of the option area relative to 
these origins and destinations will increase the environmental impacts for locations 
farther away as longer travel distances will be required.  
 
Paradigm compared the two growth options in terms of several measures of 
effectiveness (including average speed, distance travelled, fuel consumption and 
emissions) based on the assignment of site traffic to the Bolton road network. Table 
5.1 from the Paradigm report summarizes the results; findings include: 
 

• Option 3 reduces most evaluation criteria except average speed and fuel 
economy (minimal difference) which is a result of the use of uncongested 
roads such as the BAR and Hwy. 50 through the Town with site traffic and no 
other background traffic 

• This evaluation is based on site traffic assigned to the road network with no 
other traffic so as to compare these options fairly between each other. As 
noted above, Humber Station and The Gore Road become somewhat 
congested with no improvements 

• Overall, Option 3 performs better due to its southerly location involving less 
travel distance to the majority of external origin/destination areas/routes south 
of Bolton  
 

The following chart provides a summary comparison of Options 1 and 3 based on the 
work completed to date. 

 OPTION 1 OPTION 3 

Key Intersections • All key intersections are operating at good or acceptable Levels of Service 
during AM and PM peak hours 

Road Widening 
Requirements – 
without widening of 
Queen Street 

• BAR – 2 lanes each way 
• Part of Coleraine – 2 lanes each 

way 

• Gore and Humber Station (north of 
Healy) – 1 lane each way 

• King and Mayfield – 1 lane each way 

Cost * $26.64 million $19.8 million 

Railway Crossing 
Impacts 

• Both Options will trigger the exposure index for grade separations on King 
• Background traffic growth expected to exceed exposure index for Coleraine 

* does not include King & Mayfield 
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4.3 Agriculture 
Colville Consulting Inc. provided input on agricultural impacts.  Attached as Appendix 
3 is a copy of Colville’s Agricultural Impact Assessment report.  As noted in Section 
3.3.7 of this report, the following Provincial, Regional and Town policies should be 
considered in selecting expansion areas as part of the BRES: 

 
Demonstrate that:  

• expansion lands do not comprise specialty crop areas 

• alternative locations have been evaluated 
• there are no reasonable alternatives which avoid prime agricultural areas 
• there are no reasonable alternatives on lower priority agricultural lands in 

prime agricultural areas 
• expansion lands are in compliance with MDS formulae 
• impacts from the expansion on adjacent or close by agricultural operations 

are mitigated 

Colville Consulting Inc. was retained by the Town of Caledon to complete an 
Agricultural Impact Assessment (AIA) for the BRES. The AIA was prepared to address 
the Town’s settlement policies contained in the Official Plan and assist the Town of 
Caledon to select lands suitable for inclusion within the expanding settlement area 
boundaries.  
 
To comply with PPS policy, a number of factors and criteria were used to determine 
which of the two options has a lower agricultural priority. Table 7 from the Colville AIA 
provides a comparative summary of the two options. A check mark (√) is placed 
beside the preferred option for each of the criteria evaluated. Where there is no 
obvious preference an equal sign is used (=).  
 
Option 1 received three check marks while Option 3 received eight. This analysis 
suggests that the lands within Option 3 have a lower agricultural priority when 
compared to the Option 1 lands. This evaluation is based on an assumption that all of 
the criteria and factors have an equal weighting. Both of the development options have 
positive and negative aspects and neither option is clear and obvious choice. If factors 
and criteria are weighted differently the outcome of the analysis could change the 
option preference for settlement area expansion. 
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* Preferred Option for Settlement Area Expansion   √  No Preference =   
 
Table 7 – Evaluation of Expansion Area Options 1 & 3 

Criteria 
√ indicates 
preferred 
option for 
settlement 
area 
expansion 

Option 1 – North Hill West Option 3 – Go Station Focus 
* Feature  

Assessed 
Net Impact * Feature  

Assessed 
Net Impact 

Assessment of Agricultural Resources 
Amount and 
quality of 
agricultural 
land removed 

√ Prime 
Agricultural 
Land (PAL) 

Approximately 59.15 ha 
(39.0% of Option 1) of PAL will 
eventually be consumed.  

 Prime 
Agricultural 
Land (PAL) 

Approximately 165.63 ha 
(100.0% of Option 3) of 
prime agricultural land will 
eventually be consumed. 
This is more than twice the 
amount of PAL compared to 
Option 1.  

Presence of 
agricultural 
infrastructure 

 Agricultural 
Infrastructure 

A retired dairy operation with 
infrastructure in good condition 
(#25) and Beef feeder 
operation (#28) with good 
infrastructure. 

√ Agricultural 
Infrastructure 

One retired dairy operation 
(#18) with good 
infrastructure. 

Presence of 
investment in 
land 
improvements 

= Agricultural 
tile drainage 

Three properties have an 
agricultural tile drainage 
system installed occupying 
approximately 21.82 ha (14%) 
in total. An additional 10 ha of 
tile drained lands occur outside 
the Option boundary but within 
the limits of properties that are 
partially inside the boundary. 
These lands would also be 
directly impacted by the 
development of Option 1 lands.   

= Agricultural 
tile drainage 

One farm parcel has 
agricultural tile drainage 
installed occupying 
approximately 36.06 ha 
(22%) of the Option 3.  

Potential Impact to Agricultural Operations 
Number of 
Farm 
Operations 
directly 
affected  

 Active and 
retired farm 
operations 
within option  

One farm will be retired (#28) 
and infrastructure removed. 
Two farms already retired (#25 
and #45) will have 
infrastructure removed.  

√ Active and 
retired farm 
operations 
within option 

One farm already retired 
(#18) will have infrastructure 
removed. 
One hobby farm (#33) will 
be retired with minimal loss 
of infrastructure. 

Number of 
Farms 
indirectly 
affected by 
settlement 
area 
expansion  

√ Active and 
retired farm 
operations 
adjacent to 
option 

Five adjacent farm operations 
may be impacted. Two active 
livestock (#’s 27 & 29), two 
retired operations (#’s 30 & 32) 
with older infrastructure, and 
one winery (#26).  

 Active and 
retired farm 
operations 
adjacent to 
option 

Twelve farm operations are 
located within one km. Five 
of these operations are 
retired with no infrastructure 
suitable for housing 
livestock. One active farms 
(#1) and one hobby farm 
(#15) are separated by 
urban land uses. There will 
be no impact on these 
operations.  
There is one pick your own 
fruit farm, three active 
livestock operations (#’s 8, 
21 & 23) and one hobby 
farm (#41). 

Potential for 
conflict arising 
from adjacent 
incompatible 
use 

 Existing mix 
of land use 

Approximately 20 non-farm 
residences, commercial and 
industrial land uses within and 
in close proximity to option.  

√ Existing mix 
of land use 

Approximately 30 non-farm 
residences, commercial and 
industrial land uses within 
and in close proximity to 
option.  
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Criteria 
√ indicates 
preferred 
option for 
settlement 
area 
expansion 

Option 1 – North Hill West Option 3 – Go Station Focus 
* Feature  

Assessed 
Net Impact * Feature  

Assessed 
Net Impact 

Minimum Distance Separation  
Ability to 
comply with 
MDS I 
requirements 

= Number of 
livestock 
operations 
with MDS 
encroaching 
into option 

One. The MDS I setback 
requirement for farm (#29) 
extends approximately 228 m 
inside of option.  
 

= Number of 
livestock 
operations 
with MDS 
encroaching 
into option 

Two. The MDS setback 
requirements of two farms 
encroach within option (#’s 
21 & 23). The MDS setbacks 
extend 140 m and 175 m, 
respectively, into option. 

Area & percent 
of option 
affected by 
MDS I setback 
requirements 

= Area 
restricted by 
MDS I 
formula 

10.28 ha (6.80%) = Area 
restricted by 
MDS I 
formula 

10.57 ha (6.38%) 

Fragmentation and Tenure 
Degree of 
fragmentation  

 Number and 
size of 
parcels. 
Parcel size 
determined 
based on 
that portion 
of the 
parcels 
within the 
option 
boundaries. 

Highly fragmented (23 
Parcels). Average lot size is 
6.55ha. Largest lot is 25.42ha. 
6 lots are >10ha in size 

√ Number and 
size of 
parcels. 
Parcel size 
determined 
based on 
that portion 
of the 
parcels 
within the 
option 
boundaries. 

Highly fragmented (28 
Parcels). Average lot size is 
5.9ha. Largest lot is 54.44ha. 
3 lots are >10ha in size 

Degree of 
fragmentation  

 Number and 
size of 
parcels. 
Parcel size 
being based 
on the size of 
any parcel 
that is at 
least partially 
within the 
option 
boundary.  

Average lot size is 13.14 ha. 
Largest lot is 52.68 ha. 9 lots 
are >10 ha in size 

√ Number and 
size of 
parcels. 
Parcel size 
being based 
on the size of 
any parcel 
that is at 
least partially 
within the 
option 
boundary. 

Average lot size is 6.05 ha. 
Largest lot is 54.44 ha. 3 lots 
are >10 ha in size. 

Degree of local 
ownership  
 
 
 
 
 
 

√ Land Tenure  Approximately 72% of Option 1 
lands are non-locally owned 

 Land Tenure The majority of Option 3 
lands are locally owned, with 
only one property being non-
local (10%) 
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Criteria 
√ indicates 
preferred 
option for 
settlement 
area 
expansion 

Option 1 – North Hill West Option 3 – Go Station Focus 
* Feature  

Assessed 
Net Impact * Feature  

Assessed 
Net Impact 

Boundary 
Connectivity   Length of 

interface 
between 
existing 
urbanized 
lands and 
new 
boundary  

509 m  √ Length of 
interface 
between 
existing 
urbanized 
lands and 
new 
boundary 

978 m  

Creation of 
new urban/ 
agricultural 
interface 

 Length of 
interface 
between 
proposed 
urban  lands 
and  
agriculture 
(lands 
bounded by 
natural 
heritage 
features are 
not included) 

5566 m  √ Length of 
interface 
between 
proposed 
urban  lands 
and  
agriculture(la
nds bounded 
by natural 
heritage 
features are 
not included) 

4532 m  

Ability to form 
suitable 
boundary 

 Boundary 
configuration 
and structure  

No clear identifiable boundary. 
Predominantly uses irregular 
boundary of Greenbelt lands.  

√ Boundary 
configuration 
and structure 

Makes good use of roads, 
railway and lot lines. 
Minimizes interface between 
agriculture and non-
agricultural land uses. 

  
4.4  Water and Wastewater Servicing, and Stormwater 

Management 
BluePlan Engineering Consultants Limited provides advice on servicing related 
matters.  Attached as Appendix 4 is a copy of BluePlan’s Infrastructure Servicing 
Study.  As noted in Section 3.3.4 of this report, the following Provincial, Regional and 
Town policies should be considered in selecting expansion areas as part of the BRES: 
 

• Promote the efficient use and optimization of existing municipal sewage and 
water services 

• Demonstrate that infrastructure can be provided in an environmentally 
sustainable manner 
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The BluePlan report contains a detailed servicing analysis and evaluation of Option 1 
and Option 3 as well as the three Rounding-out Areas, and: 
 

• Establishes water, wastewater and stormwater servicing needs; 

• Identifies alternative water servicing, wastewater servicing, and stormwater 
management strategies for Option 1 and Option 3; 

• Evaluates alternative water and wastewater servicing strategies for Option 1 
and Option 3, using a five-point criteria; 

• Develops cost estimates for water, wastewater, and stormwater alternatives for 
Option 1 and Option 3; 

• Compares Option 1 vs Option 3 from a servicing perspective; and, 

• Recommends a preferred growth option. 
 

The BRES Infrastructure Servicing evaluation follows a similar approach as the 
Municipal Engineers Association (MEA) Class EA process typically used in master 
planning projects.  Principles taken from the original matrix evaluation have been 
integrated within the five-point evaluation, such as: 
 

• Making best use of existing infrastructure; 

• Minimizing the cost of new infrastructure; 

• Considering operation and maintenance costs to ensure financial 
sustainability; 

• Ensuring the long term reliability and security of the water and wastewater 
systems; and, 

• Assessing financial impacts. 
 

The evaluation carried out was based on identifying and assessing individual water 
and wastewater servicing strategies for Option 1 and Option 3, such that they 
represent two comprehensive analyses.  Based on the merits of each servicing 
strategy, a preferred water and wastewater servicing strategy was carried forward for 
Option 1 and Option 3.  Based on the preferred water and wastewater servicing 
strategies for each growth option, Option 1 and Option 3 were evaluated and 
compared, and a preferred growth option was selected.  The following charts from the 
BluePlan report summarize the high level comparison of Option 1 servicing vs Option 
3 servicing. 
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From a stormwater management standpoint, both of the future residential expansion 
land options would be required to incorporate a range of Low Impact Development 
(LID) measures and stormwater ponds to mitigate the hydrologic impacts of the 
proposed future urban development.  The water balance, water quality, erosion and 
flood control targets are anticipated to be similar for both Option 1 and Option 3, and 
therefore the types and scale of stormwater measures to be implemented are also 
expected to be similar.  
 
Both options will require LID source and conveyance control measures to meet the 
water balance targets, and the same type or range of LID measures would be equally 
applicable within either of the Option 1 lands or Option 3 lands.  Both options will also 
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require stormwater management ponds for water quality, erosion and flood control.  In 
both options, the stormwater ponds will require up to roughly 15% of the serviced 
drainage area.   

 
 

4.5 Fiscal Impact 
Watson & Associates provided advice on fiscal impact.  Attached as Appendix 5 are 
copies of Watson’s Regional Impact and Town Impact studies.  As noted in Section 
3.3.9 of this report, the following Provincial, Regional and Town policies should be 
considered in selecting expansion areas as part of the BRES: 
 

• Provide public service facilities in a coordinated, efficient and cost-effective 
manner 

• Demonstrate that infrastructure can be provided in a financially and 
environmentally sustainable manner 

• Prepare a fiscal impact analysis 
 

The two Fiscal Impact Studies provide an indication of the preferred BRES option in 
terms of the anticipated long range fiscal impact on the Town of Caledon and the 
Region of Peel. For the purposes of the Regional and Town analysis (summarized 
below), Watson utilized the following assumptions (provided by Meridian) for Options 
1 and 3: 

 
 
High-level estimates of the potential number of residential units, population, and 
employment space and jobs were based on a land area of approximately 190 
hectares for each option, including all 3 rounding-out areas. For the purposes of the 
Financial Impact Studies, it was assumed that there would be the opportunity for a 
higher proportion of townhouse units in the Option 3 area (vs. single and semi-
detached units) due to the future GO Station. As a result, the land use mix for the 2 
option areas are assumed as follows: 
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• Option 1 – 42% SDD and semi's; 16% towns; 42% apartments (low-rise and 
mixed use) 

• Option 3 – 20% SDD and semi's; 40% towns; 40% apartments (low-rise and 
mixed use) 

 
Under both options, it was also assumed that the residential development component 
is expected to occur during the 2022-2028 period, at approximately 500 residential 
units (single detached equivalents) per year.  The non-residential component is 
expected to be built out over a similar period. 
 
The following chart provides a summary comparison of Options 1 and 3 based on the 
work completed to date. 

 
 OPTION 1 OPTION 3 

REGIONAL 
Cumulative Capital 
Funding Surplus (for 
water, wastewater & 
roads) at build-out 
(means the difference 
between the 
Development Charge 
revenue received and the 
amount of Development 
Charge revenue actually 
required to support 
development) 

$2.7 million $40 million 

Front-end Financing 
Requirement 
(2018-2023) 

Peaking at $70 million  
by 2021 

Peaking at $56 million  
by 2021 

Tax Surplus (per year) 
at full build-out (means 
the difference between 
taxes collected and 
services provided) 

$860,000 $473,000 

TOWN 
Development Charges 
Surplus (all services) $60.5 million $60.0 million 

Tax Surplus at full 
build-out 

$712,000 (annual) 
$7.3 million (cumulative 

2023-30) 

$515,000 (annual) 
$4.2 million (cumulative  

2023-30) 
 
The table above indicates that there will be a significant capital funding surplus at both 
the Regional and Town levels.  The surplus at the Regional level is based on an 
assessment of the wastewater, water and road improvement costs that are necessary 
to service Options 1 and 3.  Given that these costs are higher for Option 1, a large DC 
“surplus” is anticipated for BRES Option 3, in the order of $40 million. This is the result 



 

BRES Final Option Recommendation Report 
Final – June 19, 2014 49 

of only considering “localized” infrastructure expenditure needs, rather than also 
costing a share of major, broad-based requirements such as treatment plants.  Due to 
the much higher costs forecast for the Option 1 lands for Regional services, the 
anticipated “surplus” is only $2.7 million.  
 
Comparison of the annual DC recoverable Town-purpose cumulative capital 
expenditures wholly or partially required by BRES, compared with the forecast DC 
revenues to be produced by BRES reveals that: 

 
• Due to the limited roads capital program required, a DC funding surplus of up to 

$36-38 million, under both scenarios (i.e. Option 1 and 3), is expected to be 
available to assist in funding road projects elsewhere in the Town. Option 1 
provides $2 million more than Option 3 largely due to the requirement needed 
under Option 3 for the widening of Humber Station Road. 

• Capital funding deficits for Fire and Studies are more than compensated for by 
surpluses for Parks, and Library. Option 3 will receive slightly more DC revenue 
than Option 1 due to the composition of dwelling types assumed. 

• Combining all Town services will result in an estimated cumulative surplus (DC 
revenue less expenditures) of $60 million for both Options (i.e. $60.0 million for 
Option 3, and $60.5 million for Option 1). 

 
4.6 Market Retail 

Kircher Research Associates Limited provided advice on retail market demand.  
Attached as Appendix 6 is copy of Kircher’s Retail Market Demand Analysis report.  
As noted in Section 3.3.4 of this report, the following Provincial, Regional and Town 
policies should be considered in selecting expansion areas as part of the BRES: 
 

• Ensure any expansion can access local amenities and services 

• Support long-term economic prosperity by maintaining and where possible, 
enhancing the vitality and viability of downtowns and mainstreets 

As part of the BRES, there is a requirement to plan for 2,634 population-related jobs.  
Population-related jobs are those not located on employment lands such as 
commercial uses serving the population (retail, restaurants, etc.), schools and work-at-
home jobs. 
 
Kircher has conducted market research pertaining to the future retail space 
requirements in Bolton, in order to determine the type and size of retail and related 
service space that should be included in the Residential Expansion Areas of Bolton. 
Research included an inventory of all retail and related service space located in Bolton 
and a License Plate Survey at the main retail areas in Bolton, in order to determine 
local capture rates and inflow of retail volume from beyond the Bolton urban area.   
Findings as a result of this research include: 

 
• Approximately 50% of the retail sales made in Bolton are derived from 

customers residing outside the Bolton urban area, reflecting the strong 
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regional customer attraction of the large plate retailers such as the Wal-Mart 
Supercentre, Canadian Tire, Home Depot and Zehrs; 

• A substantial portion of the expected population in either Option area will have 
to be in place before a major retail development is economically feasible; 

• The total additional retail and related service space warranted in Bolton, by 
2031, consists of: 

 

• However, Kircher estimates that the current replacement rate of traditional 
retail space by the internet ranges from 1 to 2 square feet per capita and 
therefore, would reduce the amount of warranted retail and related service 
space determined in the analysis from 656,000 ft2 to 576,000 ft2. 

 
The following chart provides a summary comparison of Options 1 and 3 based on the 
work completed to date. 

 OPTION 1 OPTION 3 

Warranted Retail Space 
in Either Option Area 350-400,000 ft2 350,000 ft2 

 

The balance of the warranted space is expected to locate within 
the existing commercial corridor (Highway 50/Queen St) where 
there is available land, some of which is already commercially 

zoned 

Regional Access Very good Good 

Location of Principal 
Commercial Facilities 

should have access and 
exposure to 
Highway 50 

could be located at or near 
the future transit station 

 
Impact on Downtown 
Retail and Service 
Space 

Due to proximity to the 
Downtown, slightly more 
impactful than Option 3 

 

 Any impact will be minor, i.e. a small reduction of sales, and of 
short duration, because of the expected new population 

Impact on Existing 
Retail Centres 

Do not expect a measurable impact on existing major retail 
facilities in the southern part of Bolton due to the location of the 
Option areas and their likely retail development size and type 
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4.7 Cultural Heritage and Archaeology 
Town staff prepared the Bolton Residential Expansion Study – Cultural Heritage 
Landscapes and Built Heritage Resources Assessment attached as Appendix 7 to this 
report.  As noted in Section 3.3.8 of this report, the following Provincial, Regional and 
Town policies should be considered in selecting expansion areas as part of the BRES: 

 
• Prohibit development and site alteration on lands containing 

archaeological resources or areas of archaeological potential unless 
significant archaeological resources have been conserved 

• Prohibit development and site alteration on lands adjacent to a protected 
heritage property unless the attributes of the protected heritage property 
will be conserved 

4.7.1 Built Heritage 
According to the Ministry of Tourism and Culture’s Heritage Property Evaluation guide, 
cultural heritage properties include: 

 
• Residential, commercial, institutional, agricultural or industrial buildings; 

• Monuments, such as a cenotaph, public art or a statue; 

• Structures, such as a water tower, culvert, fence or bridge; 

• Natural features that have cultural heritage value or interest;  

• Cemeteries, gravestones or cemetery markers; 

• Cultural heritage landscapes; 

• Spiritual sites; 

• Building interiors; 

• Ruins; 

• Archaeological sites, including marine archaeology; 

• Areas of archaeological potential; and, 

• Built/immoveable fixture or chattel attached to real property. 
 

Built heritage resource is defined in the PPS as follows: “means a building, structure, 
monument, installation or any manufactured remnant that contributes to a property’s 
cultural heritage value or interest as identified by a community, including an Aboriginal 
community. Built heritage resources are generally located on property that has been 
designated under Parts IV or V of the Ontario Heritage Act, or included on local, 
provincial and/or federal registers”. 
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Listing, Designation and Heritage Conservation Districts 
 

"Listed" is a term used for properties for which Heritage Caledon has adopted a 
recommendation to be included on the Inventory.  The recommendations are generally 
based on criteria that relate to architecture, history, and neighbourhood context.  Their 
inclusion on the Inventory is a clear statement that the Town would like to see the 
heritage attributes of these properties preserved. Under the OHA, Council 
endorsement of the inventory or registry of built heritage and cultural heritage 
landscapes provides statutory protection which relates to permit applications that 
would seek change to a heritage structure such as a building or demolition permit. 
 
Properties that have been individually “designated” under Part IV of the Ontario 
Heritage Act (OHA), or are located within a HCD designated under Part V, are referred 
to as "designated".  Designated properties are afforded protection under the OHA.  
Proposals for new construction, demolition, additions and alterations to a designated 
property require a Heritage Permit application.  The intent of such permits is to ensure 
the conservation of the heritage attributes of designated properties and that alterations 
and additions are sympathetic to that heritage character. 
 
Under Part V of the OHA, Council may choose to pass a bylaw to define an area 
within the municipality as an area to be examined for designation as a HCD. Such a 
by-law is subject to appeal to the Ontario Municipal Board.  While the OHA does not 
require a study for the area, such an examination provides background to the 
historical, architectural and character defining features that make the area special.  
 
Cultural Heritage Landscapes and 
Built Heritage Resources Assessment 
 
The Town has prepared a town-wide 
Inventory of Built Heritage Resources 
(BHRs) and an Inventory of Cultural 
Heritage Landscapes (CHLs), both of 
which screened the Preferred Boundary 
Expansion Areas (refer to Appendix 7). 
The inventories were reviewed and field 
checked as part of the Town’s Cultural 
Heritage Landscapes and Built Heritage 
Resources Assessment report. 

 
The field survey of lands within and 
contiguous to Option 1, Option 3 and the 
rounding-out areas confirmed the 
presence of those properties identified 
as having heritage potential in the 
Town’s Built Heritage Resources 
Inventory (see Figure 4 of the Town’s 
report).  
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A preliminary evaluation of the cultural value of each of the identified properties 
located within the study areas has been undertaken considering the three elements 
outlined in Ontario Reg. 9/06 for the identification of heritage properties: Design 
Value, Historical/Associative Value and Contextual Value.  The properties considered 
to manifest sufficient cultural value to warrant ongoing consideration for retention and 
re-purposing have been recommended to either be listed or designated. 
 
The Option 1 lands contain five properties with built heritage resources.  
 

Recommended for Designation:  
•  14865 Regional Road 50  

 
Recommended for Listing:  
•  14291, 14475 and 14684 Regional Road 50  
•  14540 Duffy’s Lane (Consists of the ruin of an abandoned farmhouse 

situated on the border of the study lands. In light of its condition and loss 
of heritage fabric, no further conservation recommendations are being 
made for this property). 

 
The Option 3 lands contain two properties with built heritage resources and a cultural 
heritage landscape unit.  

 
Recommended for Designation:  
•  7640 King Street  
•  14275 The Gore Road  

 
The former Toronto Grey & Bruce Railway (TG&B) right-of-way crosses the Option 3 
lands on a southeast to northwest axis between King Street and The Gore Road.  The 
stretch of the former TG&B right-of-way extending through the Option 3 lands at grade 
has been fragmented and degraded by reversion of sections of it to agricultural 
purposes following removal of the tracks in 1932. In light of the diminished value of 
the TG&B as a cultural heritage landscape, it is recommended that no further action is 
required. 
 
Rounding-out Area 3 contains one property with built heritage resources.  

 
Recommended for Designation:  
•  600 Glasgow Road 

There are no properties with built heritage resources in any of the other two rounding-
out areas. However, 14121 Duffy’s Lane (known as the Duffy-Murray House is 
currently designated under section 29 of the Ontario Heritage Act (By-law 96-31). 
 
It is also recommended that, pursuant to the policies of the Caledon Official Plan, a 
Cultural Heritage Impact Statement be prepared for both Designated and Listed 
properties in association with any proposed development or major site or building 
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alteration, on or adjacent to the properties. This process will allow for a more detailed 
assessment of the properties and their attributes, evaluate the impacts to the heritage 
features, and assist in defining limits of, and buffers to the contextual property to be 
protected. 

 
4.7.2 Archaeology 

Archaeological Service Inc. (ASI) was retained by the Town of Caledon to prepare a 
Phase 1 Archaeological Assessment in support of the BRES and is contained in 
Appendix 8. 
 

 Background research and review as part of this Assessment revealed the following: 
 

• Three parcels of lands within the study area have previously been subject to 
archaeological assessments; one site was registered within the limits of the 
study area while the other parcels are considered free of any further 
archaeological concern as no archaeological resources were found.  The 
registered site is located within the eastern half of Lot 13, Concession 6 
(Option 1) and was registered in 2013; 

• 28 sites have been registered within a one kilometre radius of the study areas;  

• Nineteenth and twentieth century mapping illustrate multiple historically 
important transportation corridors, including the Toronto Grey and Bruce 
Railway, and numerous historical settlement features, in addition to the 
historical settlement centre of Macville; and, 

• The area is located within the South Slope physiographic region of southern 
Ontario and is bisected by the Humber River and its associated valley lands. 

ASI has concluded that there is archaeological potential for the recovery of both pre-
contact and Euro-Canadian archaeological resources within the study area, including 
all active farm lands, woodlots, open and unaltered lands including all residential 
lands.  As such, Stage 2 archaeological assessments must be carried out. 
 
However, all lands which have been developed for commercial uses, structural 
footprints, paved and gravel driveways/laneways, land associated with buried utilities, 
and permanently low or wet areas such as ponds, watercourses and wetlands are 
considered to have no or low archaeological potential. 

 
4.8 Natural Heritage  

Dougan & Associates was retained by the Town of Caledon in May 2013 to undertake 
an Environmental Impact Study (EIS) for a preferred residential expansion area, as 
part of the larger BRES. For the preparation of the draft Natural Heritage System, 
Dougan & Associates is being supported by C. Portt and Associates (fisheries 
biologists) and Aquafor Beech Limited.  The Dougan report is contained in Appendix 
9.  In addition, Aquafor Beech Limited prepared a Headwater Drainage Feature 
Assessment ad it is contained in Appendix 10. 
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As noted in this report, the following Provincial, Regional and Town policies should be 
considered in selecting expansion areas as part of the BRES: 
 

• Maintain, restore and where possible improve natural features and natural 
heritage systems, recognizing linkages between and among natural heritage 
features and areas, surface water features and groundwater features 

• Prohibit development and site alteration in significant wetlands, and in fish 
habitat or habitat of endangered species and threatened species except in 
accordance with Provincial and Federal requirements 

• Prohibit development and site alteration in significant: woodlands, valleylands, 
wildlife habitat and ANSIs unless it is demonstrated there will be no negative 
impacts on the natural features or their ecological functions 

• Prohibit development and site alteration on adjacent lands to identified natural 
heritage features and areas unless it is demonstrated there will be no negative 
impacts on the natural features or their ecological functions 

• Protect, improve or restore water quality and quantity through various 
approaches including identifying water resource systems, maintaining linkages 
and related functions, and effective stormwater management practices 

 
Development of a Natural Heritage System for the BRES 
 
Phase 1 of this project involved developing evaluation criteria to be used to evaluate 
the Options for expansion, including environmental impacts and opportunities for 
enhancement. Phase 2 involved the screening and ranking of the Options, with the 
results summarized in a technical memorandum dated June 19, 2013. This 
memorandum summarized the data sources accessed to document the BRES area, 
the criteria applied to the six residential expansion Options, rationale for factors 
considered to rank Options, and important considerations regarding the approach. 
 
Phase 3 of this project involved developing a Preliminary Natural Heritage System 
(NHS), in accordance with Region of Peel requirements, for the two option areas (1 
and 3). Attached as Appendix 9 is a technical memorandum summarizing the field 
work undertaken to gather the necessary natural heritage information, the map layers 
used to determine the boundaries of the NHS, the policies that determined the 
appropriate buffers for various components of the NHS and presents a conceptual 
map of the NHS for Options 1 and 3 as well as the three rounding-out areas. 
 
The phases outlined above are part of a larger Comprehensive Environmental Impact 
Study and Management Plan (CEISMP) process for the BRES.  
 
Natural Heritage System 
The following figures present the Preliminary Natural Heritage System (NHS) for the 
Option 1 and Option 3 lands, and the rounding-out areas. Natural features and 
watercourses form the basis for the basic NHS framework, supplemented by 
restoration and enhancement areas. Appropriate buffers for the natural heritage 
components were assigned under relevant environmental legislation and policies.  The 
Preliminary NHS for the Option 1 lands, including natural features and restoration and 
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enhancement areas, represents approximately 5.5% of the available land area.  The 
Preliminary NHS for the Option 3 lands, including natural features and restoration and 
enhancement areas, represents approximately 12.5% of the available land area.  
There are no natural heritage features identified in the Preliminary NHS for the 
rounding-out areas; it is comprised entirely of restoration and enhancement areas. 
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The following chart provides a summary comparison of Options 1 and 3 based on the 
work completed to date. 

 OPTION 1 OPTION 3 

Provincially 
Significant 
Wetlands 

• None in either Option Area 
• PSW’s located within 120 metre adjacent lands of both Option Areas 

Other 
Wetlands 

• Small wetland in fields west of Hwy 50 
and small wetlands within Significant 
Woodland 

• Unevaluated wetlands associated with 
tributaries at south end 

Significant 
Woodlands 
(SW) 

• SW extends into northern edge of area 
west of Hwy 50 and 120 metre adjacent 
lands 

• No SW, or other woodlands, in option 
area or 120 metre adjacent lands 

Species at 
Risk 

• Species at Risk are on record in the vicinity of the BRES Study Area, including 
terrestrial, aquatic and avian species 

• determination of whether significant habitat is present in the study area requires 
more detailed study; however most of the candidate habitat would likely be 
contained within the proposed NHS 

• key exception is open country birds associated with agricultural lands; these will 
be further assessed in 2014 and discussion is underway with MNR regarding a 
comprehensive strategy for the listed species 

Fish Habitat 

• There is occupied Redside Dace habitat downstream from both Options 
• Since most of Option 3 and smaller portions of Option 1 ultimately drain to 

occupied habitat tributaries, headwater drainage features, wetlands and 
groundwater recharge or discharge areas within those areas may be considered 
indirect Redside Dace habitat if they affect occupied habitats downstream 
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 OPTION 1 OPTION 3 

Significant 
Valleylands 

• represented by ravines of the main 
branch and major tributaries of the 
Humber River, which extend into 120 
metre adjacent lands 

• does not contain ravine features 

Headwater 
Drainage 
Features 
(HDF) 

• All HDFs that received a management 
recommendation of protection or 
conservation are outside the proposed 
boundary limits for development 

• 3 HDF reaches received a 
recommendation for protection or 
conservation based on contributing 
important hydrology and riparian 
vegetation 

Regulated 
Areas 

• regulated features are present in Option 1 and 3 and their adjacent lands 

Restoration & 
Enhancement 
(R&E) 

• R&E areas identified mostly in buffers 
around south edge of area, west of Hwy 
50 

• R&E opportunity area along south side 
of Significant Woodland 

• R&E areas in west corner and in 
regulated watercourse east of Hwy 50 

• R&E areas exist in southwest corner 
due to tributaries & existing farm pond 

  
Species at Risk Approach 

 
The Ontario Ministry of National Resources (OMNR) was contacted in November 
2013 to initiate engagement regarding potential approaches to address any Species at 
Risk (SAR) issues that may arise on the Option 1 and 3 lands.  
 
The discussions with OMNR planning staff concerned the fact that the lands in the 
recommended option area will likely not undergo development until after 2017-2018 
based on the timing of approvals that are required, which therefore affords an 
opportunity to plan for SAR in a more strategic manner. Specifically, OMNR would like 
to move toward addressing protection of SAR habitats and species at a landscape 
system level rather than on a case-by-case basis. This would require that the Town 
and Region, in cooperation with OMNR, proceed with a larger scale examination of an 
approach to identify or create “stronghold areas” for individual SAR. If Species-at-Risk 
are determined to be present in the residential expansion area, compensation that 
helps to create and maintain strongholds will result in a “net benefit” for the species, 
as per the ESA (2007), in a manner that addresses the anticipated expansion of the 
Town in Bolton and elsewhere. 
 
During 2014, further seasonal field studies will be undertaken for BRES, to clarify the 
status of SAR already on record in the vicinity, and to determine if others may be 
present. The findings will be summarized in the CEISMP Part A Characterization 
Report in the Fall of 2014, and impacts will be evaluated in the Part B Report in 2015.  
By this time it is recommended that discussions between the Town of Caledon, 
Region of Peel and OMNR should proceed towards a separate study to identify a 
comprehensive, landscape system approach to ensure “net benefit” for particular SAR 
species and their habitats. 
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The screening undertaken to date indicates that the Option 1 and 3 lands themselves 
have comparable SAR issues including open country bird habitat and sensitive 
downstream conditions, which can be addressed through best management and/or 
compensation strategies. Option 1 has much more extensive and diverse habitats in 
Adjacent Lands that are located immediately outside the option area in the Greenbelt, 
which are known to support Species ay Risk. Option 3 is part of a larger, relatively 
open agricultural landscape with limited natural habitat cover in the vicinity.  

 
The Preliminary NHS, as illustrated in the three figures, is to be considered 
preliminary, with further refinement from other disciplines. Based on existing 
information, it is believed that this is an adequate interpretation of natural heritage 
conditions to meet Region of Peel policies for an Official Plan Amendment to expand 
the existing urban boundary. Additional fieldwork to be conducted by Dougan & 
Associates, Cam Portt & Associates, and Aquafor Beech Ltd. in 2014 may further 
refine some of the boundaries to specific features. All data collected will be 
summarized in the Existing Conditions and Characterization Report (Part A of the 
CEISMP process) with content for each discipline. 
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5.0 ANALYSIS 
This report has identified policies and requirements relevant to the selection of a 
recommended expansion area for Bolton.  In carrying out this work, we have ensured 
that the factors that are required to be considered in accordance with Provincial, 
Regional and Town policy have been identified and reviewed.  In addition, we have 
considered the Municipal Comprehensive Review requirements of the Growth Plan, 
since these requirements must also be met in justifying the expansion of an urban 
area.  The intent of this section of the report is to summarize our analysis. 
 

5.1 Selection of Expansion Area(s) - Factors 
As this report has so far demonstrated, there are many factors to consider when 
determining how our communities should grow and expand.  To identify these factors, 
we have considered Provincial, Regional and Town policies, the analysis and advice 
of our consultants on the BRES team, and input from a range of stakeholders 
including the general public, landowners, Council, Town staff, and agencies. 

 
When the six options were being evaluated earlier in the BRES review, a numerical 
scoring system was utilized to help differentiate between the options.  This allowed for 
the relative consideration of all options and also allowed for the weighting of the 
criteria in a manner that recognized the importance of the criteria to the selection 
process.  The numerical rating approach was to some extent relied upon to 
recommend that Options 1 and 3 be considered further.   
 
In making a recommendation on which of Options 1 or 3 should be selected, a 
numerical ranking system is not being utilized.  Instead, a recommendation will based 
on the examination of all relevant issues in the following sections in the context of our 
analysis.  In addition, our analysis also considers a number of planning principles that 
are designed to support the establishment of complete and healthy communities and 
promote the wise use of resources.  
 

5.1.1 Settlement Area Expansions 
Provincial, Regional and Town policies related to settlement area expansions, as 
noted in Section 3.3.1 of this report, are addressed in this section.  

 
1. Ensure that transportation infrastructure is suitable for the long-term 

  
 The Paradigm report and Section 4.2 of this report confirm that existing and required 
transportation infrastructure is suitable for planned growth, regardless of which option 
is selected.  However, there are differences between the two options from a number of 
perspectives, and these are discussed in Section 4.2. 
 
2. Ensure that public service facilities, including community facilities and parks, 
are suitable for the long-term 
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Section 5.1.3 of this report provides a discussion on the suitability of public service 
facilities for long-term planned growth.  In this regard, it is anticipated that the required 
public service facilities will be available and/or provided, regardless of which option is 
selected. 
 
3. Ensure that transportation infrastructure and public service facilities, are 
financially viable over their life cycle 
 
Refer to the Watson reports which review the costs associated with the two option 
areas. 
 
4. Demonstrate that infrastructure can be provided in an environmentally 
sustainable manner 
 
Refer to the discussions in the BluePlan and Paradigm reports which speak to the 
provision of infrastructure in a sustainable manner.  While infrastructure can be 
provided in an environmentally sustainable manner for both options, there are a 
number of significant differences between the options from a strategic, cost and 
community impact perspective. 
 
5. Ensure protection of the natural environment 
 
Refer to the Dougan report which speaks to the ability to protect the natural 
environment in either option area or any of the rounding-out areas.  The Dougan 
report essentially indicates that there are no natural heritage features in either of the 
options that has an impact on the development potential of the options. 
 
6. Demonstrate that:  
• Expansion lands do not comprise specialty crop areas 
• Alternative locations have been evaluated 
• There are no reasonable alternatives which avoid prime agricultural areas 
• There are no reasonable alternatives on lower priority agricultural lands in 

prime agricultural areas 
• Expansion lands are in compliance with MDS formulae 
• Impacts from the expansion on adjacent or close by agricultural 

operations are mitigated 
  

Refer to the Colville analysis that discusses these requirements with respect to the 
option areas.  This analysis reviews a number of factors that need to be considered. 
 

5.1.2 Efficient and Compatible Development and Land Use Patterns 
Provincial, Regional and Town policies related to settlement area expansions, as 
noted in Section 3.3.1 of this report, are addressed in this section.  
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1. Ensure any expansion is adjacent to the existing built-up area and 
represents a logical and contiguous addition to the existing settlement area 
to allow for efficient use of land, infrastructure and public service facilities 
Both Option areas and all 3 rounding-out areas are located adjacent to existing 
built-up areas except where there may be a separation as a result of a natural 
heritage area or infrastructure (e.g. rail line).  The Option 1 lands would provide an 
opportunity to continue the community growth pattern established along Columbia 
Way on the east side of Highway 50, with easy connections to established public 
service facilities including the high school and the community centre to the south.  
The majority of the Option 1 lands would provide better opportunities than Option 
3 for new residents to access and use these facilities due to proximity and 
connections such as local roads and pedestrian linkages that will be provided.  
However, both the community centre and the high school would provide services 
to residents in the Option 3 area regardless of proximity.    The remainder of the 
Option 1 lands are contiguous or in close proximity to agricultural or natural 
heritage lands, or in the case of the most southerly lands on the west side of 
Highway 50, in proximity to the existing James Dick concrete recycling and 
storage facility.  While the vast majority of the Option 1 lands do not constitute a 
direct connection to the existing built-up area, there will be a number of 
opportunities to establish connections to open space and trails systems in and 
around these lands.  Another advantage of the Option 1 in that the expansion area 
would partially ‘complete’ the remaining non-Greenbelt lands in the north part of 
Bolton.   
 
The Option 3 lands are also contiguous to the existing Bolton settlement area and 
portions of the built-up area however unlike the Option 1 lands, these lands would 
not provide a direct connection to existing community lands.  The only connection 
to the existing built-up area would be at the intersection of King Street and 
Humber Station Road that consists of a number of employment type uses. 
However, the ‘block’ shape of the proposed expansion area and connection to the 
future GO station mean that the Option 3 lands provide an excellent opportunity to 
create a well-planned, integrated and connected community.  As noted above, the 
Option 1 does provide the opportunity for direct connection to the existing 
community, however it is limited to the area along Columbia Way on the east side 
of Highway 50 and there will be no other opportunities for connections to future 
community growth as these lands are limited by the Greenbelt Plan area, unlike 
the Option 3 lands.  
 
There are a number of examples of communities that are separated from each 
other by physical features such as ravines, utility corridors and other forms of 
infrastructure.  While the development of Option 3 may appear to not be 
connected initially, these areas do eventually become part of the fabric of a 
community by virtue of the many interactions that are established between the 
new community area and the existing community area from a number of 
perspectives.  These interactions occur when the new residents access parks and 
recreation facilities, schools and retail in the existing community and also as a 
result of existing residents accessing new facilities on the Option 3 lands.  In 
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addition to the social interactions, the physical connections often follow in 
response to community needs.  For example, trails and bike paths are planned to 
include new community areas wherever possible.   
 
Given the way Bolton has developed, with all the residential development being 
located north and east of the rail line, it is inevitable that development will extend 
beyond to ensure that the Region and Caledon can continue to accommodate 
growth that is expected by the Province.  While the selection of the Option 1 area 
would somewhat perpetuate the existing pattern of development located to the 
north and east of the rail line, much of the new community area in Option 1, 
particularly those components at the northern and western extents, will be 
relatively isolated from the existing community by virtue of the boundaries of the 
Oak Ridges Moraine Conservation Plan and the Greenbelt Plan. 
 
Both Options would have alternative routes to allow for easy connections to the 
rest of the community including via Highway 50, the Bolton Arterial Road (under 
construction), King Street and a number of north-south roads west of the 
community.  We believe both option areas can develop in a manner to support 
and expand the Bolton community, recognizing that both areas are separated to 
some extent due to natural heritage features and dramatic topography to the 
north, and natural heritage and the rail line to the west.  

In considering logical and contiguous growth, future growth options should also be 
considered.  We do not believe that growth in Option 3 would prejudice future 
growth options in the potential growth areas to the west and south.  As noted in 
the BluePlan report, the infrastructure to support growth in Option 3 will provide 
important infrastructure for future growth in Option 1 and will ‘set the stage’ for 
future growth beyond the Option 3 lands.  We also believe that comprehensive 
planning can and should occur should the Option 3 lands proceed, this would 
include consideration of future servicing and transportation needs for lands 
beyond the Option 3 areas, amongst other considerations, at the secondary plan 
stage.  We do agree that lands on either side of the future GTA West Corridor will 
be reserved and planned for employment uses however, the Option 3 lands would 
not form part of these employment land needs.   
 

2. Ensure any expansion will allow for compact and transit-supportive 
development 

  
We believe that both option areas can provide opportunities for compact, mixed 
use development consisting of a range of land uses including low-rise apartments, 
townhouse development and mixed use buildings.  Generally, this type of 
development is best suited along major transportation routes in order to support 
transit and to create ‘mainstreet’ type environments.  The main opportunity to 
achieve this in Option 1 is along Highway 50 however, GO transit bus service 
does not extend north of Columbia Way (although it may once development is 
established in this area).  There are a number of opportunities in the Option 3 
area: along King Street and The Gore Road, and in particular in the future transit 
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hub that will be created with the establishment of the Bolton GO Station.  There 
may also be a greater opportunity to market a broader mix of residential forms 
(and affordability options) in the Option 3 area.  

 
3. Ensure any expansion can access local amenities and services 

In considering this factor, we have not assessed whether one Option area will 
have better access to local amenities and services than another.  It is recognized 
that residents in Option 1 would have easier access to the Caledon Centre for 
Recreation and Wellness to the south than would Option 3 residents however, 
Option 3 residents would have easier access to the Johnston Sports Complex and 
the future GO Station.  It is our view that residents in both Option areas would 
have reasonable access to amenities and services in the community such as 
shopping, trails, community centres, parks, etc.   

4. Promote healthy, active communities through active transportation and 
community connectivity 
Walking and cycling form an important component of building active communities 
and reducing the dependence on the single occupant vehicle. A community with a 
number and range of connections can support opportunities for active 
transportation.  In community building, there are a number of ways to encourage 
active transportation including:  

 
• Creating a connected, safe and well designed active transportation network 

– through proper design, both options can provide exclusive facilities for 
pedestrians and cyclists (sidewalks, bicycle lanes, trails) 

• Providing attractive and accommodating pedestrian and cycling amenities 
both on the network and at key destinations –  appropriate pedestrian and 
cyclist signaling, water fountains and benches along trail network, etc. can 
be provided in both option areas 

• Creating an integrated network – the network should be well integrated with 
other modes such as transit, recognizing that active transportation may form 
only one part of an overall trip. The provision of shelters and benches at bus 
stops that are accessible, and the provision of secure bicycle parking 
facilities at transit stations is an important component of the strategy.  
Should GO service be extended north along Highway 50, there will be the 
opportunity to integrate a community-wide active transportation system with 
public transit in the Option 1 area.  However, there would appear to be more 
of an opportunity for integration of such as system with public transit as part 
of the Option 3 lands given the future GO station and inevitable bus routes 
that will connect surrounding areas to the station. 

• Creating an accessible network that promotes use of all members of the 
community – with an aging population, accessibility will need to play an 
important part in the design. Accessibility will need to be considered in the 
location and width of sidewalks, use of curb cuts, pedestrian crosswalks and 
signals, etc. and can be provided for in both option areas. 
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• Providing mixed use and pedestrian oriented neighbourhood design - 
walking and cycling strategies require a strong land use connection to 
support infrastructure, as destinations must be within close proximity of 
origins to increase its modal share.  This can be achieved in both option 
areas.   

 
5. Contribute to the creation of complete communities 

Complete communities consist of a number of components including a diverse 
mix of land uses, a range and mix of employment and housing types, high quality 
public open space and easy access to local stores and services.  Based on the 
location, size and configuration of both options, we do not see any reason why 
either option can’t be planned as a complete community.   
 
The location of a future GO Station adjacent to the Option 3 lands could provide 
the basis for the development of a broader range of housing types because of the 
desirability of higher density housing in close proximity to the GO Station.  In 
addition, providing opportunities for new (and existing) residents in the community 
to rely upon a GO Station to access their place of work is also a factor in 
considering the ‘completeness’ of Bolton and broader Caledon.   

 
Another consideration is the distance residents will need to travel in/from each 
option to reach employment areas.  Given the location of Option 1, it is clearly 
located further than Option 3 from employment areas to the south.  While the 
options differ with respect to distance to employment areas, the difference is not 
significant.  For instance, while residents in the Option 3 area would have a 
number of alternative routes to access existing and planned employment areas in 
Bolton, so too would residents in the Option 1 area with the Bolton Arterial Road 
currently under construction.  It is also noted that there will be the need for local 
retail and services, schools, etc. that will provide local employment opportunities 
regardless of which option is selected.  However, it is also recognized through the 
Kircher study that there may be the potential for an additional 50,000 ft2 of 
warranted retail space in the Option 1 area because of its location along Highway 
50 (a major north-south route in the Town), providing some limited additional local 
employment opportunities. 
 
It is also important to consider what factors may negatively impact the ability to 
create a complete community.  Concern has been expressed by members of 
Council and the public with respect to the ability of the Town to ensure land use 
compatibility between certain uses (e.g. the Bolton Arterial Road and adjacent 
residential uses).  Section 1.2.6.1 of the 2014 PPS supports this consideration 
stating that “major facilities and sensitive land uses should be planned to ensure 
they are appropriately designed, buffered and/or separated from each other to 
prevent or mitigate adverse effects from odour, noise and other contaminants, 
minimize risk to public health and safety, and to ensure the long-term viability of 
major facilities”. The BAR will establish a higher capacity by-pass road through 
the centre of the Option 1 lands, dividing the lands on the west side of Highway 
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50.  The Region of Peel identifies Highway 50 (north) and Coleraine Drive as 
Primary Truck Routes; the BAR will also be classified as a Primary Truck Route 
due to the connection that will be created once construction of the BAR is 
completed.  Due to the irregular (non-block) shape of the Option 1 lands and 
Highway 50 and the BAR which will divide these lands, there is less of an 
opportunity than the Option 3 lands to create a complete community with a 
number of connected and integrated neighbourhoods.  However, through the 
secondary plan process and the consideration of development applications, the 
Town can ensure that appropriate land use policies and urban design guidelines 
are implemented to address land use compatibility concerns while encouraging 
good community design, regardless of which option is selected. 

 
Both option areas are surrounded by agricultural lands - compatibility with new 
residential areas is discussed in Section 5.1.8 of this report.  Both option areas 
are located in close proximity to employment/industrial uses; it is important to 
consider the potential impact of such uses on the ability to design and build a 
complete and desirable community. In order to obtain some guidance on this 
issue, it is noted that Section 1.2.6.1 of the 2014 PPS states that: 

 
“Major facilities and sensitive land uses should be planned to ensure they 
are appropriately designed, buffered and/or separated from each other to 
prevent or mitigate adverse effects from odour, noise and other 
contaminants, minimize risk to public health and safety, and to ensure the 
long-term viability of major facilities”. 

 
Major facilities are defined in the PPS as: 

 
“Facilities which may require separation from sensitive land uses, 
including but not limited to airports, transportation infrastructure and 
corridors, rail facilities, marine facilities, sewage treatment facilities, waste 
management systems, oil and gas pipelines, industries, energy 
generation facilities and transmission systems, and resource extraction 
activities”. 
 

The above policy specifies that industrial uses should be situated and designed, 
buffered and/or separated from sensitive land uses to prevent or mitigate adverse 
effects. The use of the word ‘prevent’ means that uses that may produce adverse 
effects (odour, noise and other impacts associated with stand alone aggregate 
uses) should be situated in locations that minimize risk to public health and safety.  
The 2014 PPS defines a sensitive land use as:  

 
“Buildings, amenity areas, or outdoor spaces where routine or normal activities 
occurring at reasonably expected times would experience one or more adverse 
effects from contaminant discharges generated by a nearby major facility. 
Sensitive land uses may be a part of the natural or built environment. Examples 
may include but are not limited to: residences, day care centres, and educational 
and health facilities.” 
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The Option 1 lands consist of a portion of the James Dick concrete recycling and 
storage facility on the west of Highway 50 while the Option 3 lands are located in 
close proximity to a number of established employment uses at or near the King 
Street and Humber Station intersection.   

 
The James Dick property on Highway 50 is currently used as a trucking and 
concrete recycling facility, with associated administration offices and stockpiling of 
materials.  A concrete batching plant was formally located on the property and 
then relocated to another property, also owned by James Dick Construction, at 
the southeast corner of Humber Station Road and King Street.  The Highway 50 
property is zoned to permit a concrete batching plant and a detached dwelling.   
The Town’s Zoning By-law defines a concrete batching plant as:  

 
“an industrial facility used for the production of concrete, or concrete 
products, used in building or construction, and includes facilities for the 
administration or management of the business, the stockpiling of bulk 
materials used in the production process or of finished products 
manufactured on the premises and the storage and maintenance of 
required equipment, but does not include the retail sale of finished 
concrete products”. 

 
In considering the Option areas, we have applied a 300 metre influence area from 
both the Highway 50 and King/Humber Station locations, with the 300 metre 
influence area suggested by Ministry of Environment guidelines (1994).  The 300 
metre influence area would have an impact on the potential use of a portion of the 
Option 1 lands for residential purposes as it would impact lands to the north on 
the west side of Highway 50 and also extend about halfway across the Option 1 
lands on the east side of Highway 50.  It is noted that while a concrete batching 
plant does not currently exist on the lands, there are a number of activities on the 
site including crushing and vehicle storage.  The 300 metre influence area would 
also extend into the Option 3 area however, the land area potentially impacted is 
less than the impact on Option 1.  Also, it is anticipated that much of the affected 
area in Option 3 will be reserved for stormwater management purposes.  
 
However, while it is recognized that both options will be impacted to some degree 
by the existence of or potential for concrete batching plant and other similar uses, 
our analysis reveals that the potential impact on the developability of land for 
residential purposes is marginally higher for Option 1. 

 
6. Consider the impact of any expansion on the function and character of the 

community  
It is clear that no matter which option is selected, a significant amount of effort will 
go into designing a community that will be made up of a number of 
neighbourhoods and focal points that will establish the basis for the creation of an 
identifiable component of Bolton.  The integration of new community areas with 
existing developed areas is always a consideration when determining where and 
how a community should expand.    



 

BRES Final Option Recommendation Report 
Final – June 19, 2014 68 

 
In this case, the Option 1 lands are located immediately adjacent to residential 
lands on the south side of Columbia Way and would be considered an extension 
of that area, to a point.  As one travels north along Highway 50 or west from 
Highway 50, the connections with the existing community are much less 
apparent.  This is primarily because of the shape of Option 1, which is a function 
of the location of lands that are within the Oak Ridges Moraine Conservation Plan 
and the Greenbelt Plan.  In addition, the Humber River Valley and the extent of 
the lands owned by the TRCA, all combine to also have an impact on what could 
potentially be available for urban development in the future.  As a consequence, 
while the development of the Option 1 lands would provide for the completion of a 
component of the community, the parts of the new community area in the northern 
part of Option 1 and within the long and narrow area extending west from 
Highway 50 is relatively far removed from the existing community.  	  
 
With respect to the Option 3 lands, a small portion of the option abuts lands that 
are designated and used for industrial purposes.  As a consequence, the 
integration of development on the Option 3 lands with the existing residential 
community is much less apparent.  However, as noted above, the development of 
lands in Option 3 cannot be considered in isolation.  In our view, the Option 3 
lands essentially serve as the first of a number of phases of development within 
the area north of King Street and bordered by the boundaries of the Greenbelt 
Plan on the east, north and west sides.  As a consequence, the potential exists for 
the Option 3 lands to be integrated with a larger residential development area that 
is focused on the north side of King Street.  	  

 
The development of either Option 1 or 3 will also provide the basis for the 
establishment of additional retail and personal service uses that would be needed 
for the new residents, but which would also serve the existing community.  As a 
consequence, new development in either option will support the function of Bolton 
as a rural service centre.  According to the Town’s Official Plan, Rural Service 
Centres are intended to be primary growth areas that are compact, well 
integrated, rural towns that provide the widest range of goods and services within 
the centres and residents in a larger geographic area of the Town.  The addition of 
10,000+ residents in Bolton will help to support the downtown commercial area 
and commercial uses along Highway 50.   

 
5.1.3 Infrastructure and Public Service Facilities 

Provincial, Regional and Town policies related to settlement area expansions, as 
noted in Section 3.3 of this report, are addressed in this section.  
 

1. Provide public service facilities in a coordinated, efficient and cost-
effective manner 
and 

2. Where feasible, optimize the use of existing public service facilities, and 
co-locate facilities to promote cost-effectiveness and service integration 
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While new community infrastructure and public parkland can always be developed 
in any new urban area, the development of these facilities and parkland usually 
lags behind the actual development of housing and other uses, meaning that 
there will be a period of time where service levels will be reduced.  As a 
consequence, establishing new urban areas in locations which take advantage of 
existing community facilities is generally more beneficial than locating new urban 
areas in locations where a significant amount of community facility and parkland 
development would have to occur to provide the same level of service in the new 
urban area.  

   
 Parkland 

Town staff has indicated that three community parks and two neighbourhood 
parks, including approximately four lit soccer pitches and one lit hardball diamond  
are required to be dedicated to the Town through the development approvals 
process in accordance with the Planning Act regardless of which option is 
selected.  As a consequence of the above, there are no differences in the 
approach to local parkland that depend on whether Option 1 or Option 3 is 
selected.  In other words, the appropriate amount and type of parkland will be 
located within each new community area, no matter which one is selected.  With 
respect to non-local parkland, it is noted that the Johnston Sports Park is a new 
major Town sports field complex on lands to the west of Bolton (at Centreville 
Creek Road and King Street).  The master plan for these lands envisions sports 
fields and indoor recreational facilities.  Although this facility is intended to serve 
the entire Town, new residents in Bolton, and in particular in the Option 3 area 
given proximity, would benefit from this complex.  Town Staff has also noted that 
the extension of municipal services to the Option 3 lands would provide the 
opportunity for future servicing to the Johnston Sports Park to allow for additional 
facilities. 
 
Community Facilities 
The Albion and Bolton Community Centre is a located at 150 Queen Street South 
and provides an ice surface, auditorium, five meeting rooms, library and Ontario 
Early Years Centre. 
 
The Caledon Centre for Recreation and Wellness is located at 14111 Regional 
Road 50 north and provides a fitness facility, youth centre, indoor climbing wall, 
gymnasium, program rooms, two meeting rooms, community rooms, outdoor two 
ice surfaces (2), Snoezelen Room, indoor skateboard park, 25-metre pool, sauna, 
hot tub, adult and family change rooms, and two squash courts. 
 
Adjacent to the Caledon Centre for Recreation and Wellness (at 7 Rotarian Way) 
is Rotary Place which provides two community rooms.   
 
Town staff has indicated that there is no additional need for indoor recreational 
facilities regardless of which option is selected. 
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Schools 
As part of the BRES review, the Dufferin-Peel Catholic District School Board and 
the Peel District School Board were contacted in an effort to understand each 
board’s requirements for both possible options.  Both school boards indicated that 
would require 1 elementary school site for either option, and neither school board 
would require a secondary school site. 
 
Trails 
Development in either option and/or the three rounding-out areas will provide 
opportunities for connections and improvements to existing trail systems and 
conservation areas such as the Humber Valley Heritage Trail and the Bolton 
Resource Management Tract. 

 
3.  Promote the efficient use and optimization of existing municipal sewage 

and water services 
 

BluePlan considers Option 3 more favourable from a servicing standpoint, as it 
generally: 
 

• Is less complex than Option 1 servicing; 

• Involves logical extension of infrastructure;  

• Requires fewer wastewater upgrades than Option 1; 

• Requires less water infrastructure than Option 1; 

• Location of Zone 7 booster pumping station provides opportunity to 
augmenting existing service areas in the local northwest Zone 6 area, 
to the higher pressure zones; 

• Provides ability to oversize elevated tank to service potential growth 
areas within pressure zone 7; 

• Requires less complex (fewer SWM ponds) stormwater management 
strategy than Option 1; 

• Could be staged to support servicing of Option 1 at a later time; and, 

• Is less costly than Option 1 for all infrastructure. 
 

Key benefits of Option 3 include: 
 

• Maximizing the use of existing feedermains as it builds off existing 
distribution infrastructure 

• Minimizing environmental crossings 

• Does not require any sewage pumping station upgrades 

• Opportunity to leverage the existing wastewater servicing strategy with 
optimization of system hydraulics 
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• Opportunity to oversize elevated storage tank to service future potential 
growth areas in Caledon, to the west and south of the service area 

• Opportunity to defer Coleraine Trunk Twinning project 
 

4. Strategically locate infrastructure and public service facilities to support 
effective and efficient delivery of emergency management services 

 
The Town is proposing a new Fire Hall and Emergency Response Station at 
northwest corner of Hwy 50 (Queen) and Cross Country/Bolton Heights.  The 
Town Fire and Emergency Services Department has provided comments on the 
possible expansion options and has identified a possible concern that Fire, Police 
and EMS responding from Bolton may have a delayed response to the Option 3 
lands due to encountering a train at the crossing.   
 
Paradigm has concluded that:  

 
• Increases in background traffic post 2021 alone would contribute to the 

establishment of a need for a grade separation on King Street. 

• Emergency services to the Option 3 lands without a grade separation would 
be delayed about six minutes on average if the emergency vehicle arrives 
when a train begins to cross.   

• Assuming that train traffic is relatively random, the probability of an 
emergency response being affected by train movements is about 7% given 
there are 16 trains per day and 240 six minute intervals per day. 

 
The Fire and Emergency Services Department has provided the following 3 
possible solutions for consideration. 

 
Option #1- Construct overpass 
  
The construction of an overpass would provide all emergency services 
responding from Bolton to gain access to this subdivision (which means all of the 
Option 3 lands) and to the industrial building located on the west side of the tracks 
without delays. 
  
Option #2 – Sprinkler protect entire subdivision 
  
Should the overpass not be constructed and the rail crossing remains level, it is 
recommended to have every structure in the proposed subdivision (which means 
all of the Option 3 lands) protected by an automatic sprinkler system.  These 
systems are designed to contain a fire, and to provide the occupants with the 
require time to safely evacuate the building.  
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Option #3 – New Fire Station 
  
Should the overpass not be constructed and rail crossing remains level, a new fire 
station be constructed and career staff be provided 24 /7 to respond to 
emergency within this new fire district. 
  
The Town Fire and Emergency Services Department has indicated that, should 
the Town select the Option 3 lands, new development would lead to the provision 
of municipal firefighting water (fire hydrants) to the dry industrial buildings located 
on Humber Station Road, King Street and Betomat Court.  These industrial 
buildings include a propane handling station, lumber yard, 2 transportation 
depots, a brick manufacturer and a wood pressure treating facility.     
 
It should also be noted that a grade separation at the King Street crossing would 
benefit the existing community by provide a safe and accessible east-west access 
route. 
 
Recently, the Region released Peel Goods Movement: Improvements to At-Grade 
Rail Crossings: Prioritizing Crossings for Grade Separation – A Recommendation 
Report.  The purpose of the study that led to this report is to identify all at-grade 
rail crossings on Regional roads and determine which crossings should be 
prioritized for separation.  The report recommends two at-grade rail crossings, 
both located in Bolton, at Coleraine Drive and King Street.  The report also states 
that while “it is not necessary to grade separate these crossing immediately as 
their exposure indices are currently below Transport Canada’s threshold…barring 
any significant unexpected issues grade separation should be considered within 
the next 10 years”. 
 
Based on the options presented by the Town Fire and Emergency Services 
Department, there appears to be a solution to the issues related to grade 
separation requirements.  Further determination of the Town’s needs will be 
assessed through future updates to the Town’s Master Fire Plan.  We would also 
recommend the inclusion of policies in the Bolton expansion secondary plan 
requiring a study of this issue and to also explore options and requirements 
relating to the phasing development as it pertains to this issue.  Options 
respecting the actual location of an east-west road alternative to King Street 
involving potentially a new crossing between Humber Station Road and the BAR 
near the GO Station should also be explored. 
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5.1.4 Transportation 
Provincial, Regional and Town policies related to settlement area expansions, as 
noted in Section 3.3.5 of this report, are addressed in this section.  

 
1. Provide transportation systems which are appropriate to address projected 

needs 
 
Paradigm has concluded that existing and planned roads can accommodate 
either option and all three of the rounding-out areas.  However, to accommodate 
these options, road improvements will be required and the implications of these 
are discussed later in this section. 

 
2. Make efficient use of existing and planned infrastructure 
 

Paradigm has indicated that both Options would utilize existing and planned 
infrastructure to varying degrees.  Traffic generated from Option 1 would utilize 
the BAR & Highway 50) while it is expected that traffic from Option 3 would be 
accommodated by The Gore Road and Humber Station.  However, road 
improvements will be required to support the options as follows: 
 
Option 1:  BAR, north part of Coleraine Drive and Queen Street – one additional 
lane each way 
 
Option 3:  the Gore Road and Humber Station – one additional lane each way 
 
Both Options:  King Street and Mayfield Road – one additional lane each way 

   
The costs of these improvements are discussed below. 
 
Paradigm has also indicated that Option 3 has the strategic advantage of the use 
of available capacity of four roadways in the short term: The Gore Road, Humber 
Station Road, Healy Road and Coleraine Drive which have significant capacity 
available. 

 
4. Promote the minimization of the length and number of vehicle trips 

 
Paradigm has indicated that overall, Option 3 performs better due to its southerly 
location involving less travel distance to the majority of external origin/destination 
areas and routes south of Bolton. 
 
Travel from the centroid of Option 1 lands is over 1.4 km farther for external/origin 
destination areas to from/the south and 3.3 km further east for origin/destination 
areas to/from the west compared to Option 3. 
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5. Support the development of viable choices and plans for public transit and 
other alternative transportation modes, including commuter rail and bus 

 
The Province is encouraging municipalities to develop public transit to reduce 
motor vehicle use.  While not all urban areas are large enough to support the 
establishment of public transit, decisions on where development could occur 
should take into account the possibility of there being public transit in the future.  It 
has been our experience that public transit is typically introduced into 
municipalities when the population reaches 40,000 to 50,000 people, depending 
on its location and its proximity to other urban areas.  In some cases, transit 
systems that are regionally based are established, such as in York Region, where 
a number of smaller communities are served by a regional system.  As a 
consequence, the potential for the expansion area to support public transit in the 
future is a key consideration.  
 
Today, public transit in Bolton is limited to GO bus service along Highway 50, 
extending only to the Highway 50/Columbia Way intersection.  However, the 
potential also exists for a GO station in Bolton in the future, as a consequence of 
the completion of the Bolton Commuter Rail Service Feasibility Study in 
December 2010.  This Study examined the rail and non-rail infrastructure 
requirements and a number of other items.  This Study confirmed the need for 
commuter GO rail service based on population and employment growth and the 
potential demand for such rail service in the future.  A station site was identified to 
the north and east of the Humber Station Road and King Street West intersection.  
These lands are not included within but immediately adjacent to Option 3.   
 
It is noted that for the GO station to be a reality, about 300 million dollars is 
required to improve the infrastructure and obtain the required rail cars.  Based on 
the work completed, it is anticipated that 4,400 peak period riders would use the 
service by 2031, which would support peak period service of three trains.  
However, the rail service expansion to Bolton is not included within the GO 10-
year priority plan and is not contemplated in the next 15 years.  At the present 
time, the Town and the Region of Peel are working to accelerate this timetable. 
 
The selection of the Option 1 area could provide the impetus for GO to extend bus 
service farther north along Highway 50 and possible create a looped system 
along the BAR connecting to the future GO rail station.  Similar to Option 1, 
selection of the Option 3 lands could lead to extended bus service along King 
Street and the BAR, connecting to bus service already established along Highway 
50.   
 
The ability to provide higher-order transit services (i.e. rail) to the Town is an 
important factor to consider.  At the present time, most of the people living in the 
Bolton area travel south to work.  This trend is expected to continue, however the 
Town is also planning on accommodating additional employment in the southern 
portion of Bolton.  Given this reality and given the increasing gridlock on many of 
the roads in the Greater Toronto Area, it is expected that a greater proportion of 
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people will be using higher-order transit to access employment, provided it is 
available and efficient.   
 
The most efficient mode of higher-order transit in the GTA is GO rail service and 
developing a station in Bolton will enable residents to access jobs anywhere along 
the rail line extending to downtown Toronto.  This not only means that there will 
be less cars on the road as a result, but it also means that a wide range of 
housing can be developed to provide a multitude of choices for new residents. 
 
It is agreed that if a GO station was developed on Humber Station Road as 
planned, that residents in other parts of the community, including on the Option 1 
lands if it was selected, would also be able to access this new form of higher-
order transit in the Town of Caledon.  However, the location of the station is 
adjacent to Option 3, not Option 1, meaning that there will still be  a need for other 
modes of transport to deliver commuters to the station from other parts of the 
community.  Within Option 3, a considerable amount of people would be able to 
walk to the new station by virtue of living within ten minutes of the station itself. 
  

6. Use transit infrastructure to shape growth and planning for high residential 
and employment densities to ensure the efficiency and viability of existing 
and planned transit service levels 

 
The establishment of a GO Station on Humber Station Road is a Provincial, 
Regional and Town priority, and has been identified in the ‘Big Move’ and in Town 
Official Plan Amendment No. 226.  The selection of the Option 3 lands would 
provide additional support for the establishment of the GO Station at this location 
and would provide an opportunity to create a transit hub providing options for 
future Bolton residents to walk to rail transit. 

 
7. Demonstrate that infrastructure can be provided in a financially and 

environmentally sustainable manner 
  

In comparing required road improvements for Options 1 and 3, Paradigm has 
determined that Option 1 will cost more than Option 3 in the magnitude of 
approximately $7 million based on the assumption that road improvements to 
Queen Street are not feasible to support added traffic and therefore, additional 
improvements to the BAR will be required. 

 
Providing transportation infrastructure that is located and designed in an 
environmentally sustainable manner will be a major consideration at the 
secondary plan and plan of subdivision level.   However, Paradigm conducted a 
comparative evaluation of the two options to assess environmental impacts from a 
transportation perspective.  Based on measures of effectiveness (including travel 
delay, average speed, travel time, distance travelled, fuel consumption and  
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emissions), it was determined that Option 3 was more beneficial than Option 1 
except average speed and fuel economy (minimal difference) which is a result of 
the use of uncongested roads such as the BAR and Highway 50 through the 
Town with site traffic and no other background traffic.  

 
5.1.5 Long-term Economic Prosperity and Fiscal Impact 

Provincial, Regional and Town policies related to settlement area expansions, as 
noted in Section 3.3.8 of this report, are addressed in this section.  

 
1. Support long-term economic prosperity by maintaining and where possible, 

enhancing the vitality and viability of downtowns and mainstreets 
 

As any urban area grows, concerns are often expressed about the function of 
existing commercial and downtown areas.  As development within an urban area 
extends further from these areas, the demand for uses that are typically found in 
these areas becomes greater in outlying areas.  As a result, the location of new 
urban areas, in terms of how they can reinforce and support the role of existing 
commercial areas becomes a factor to consider.  Generally, the further the new 
urban area is from existing commercial areas, a greater potential exists for there 
to be no connection between the new urban area and the existing commercial 
areas.  However, it is also recognized that as any municipality grows, there is a 
need to consider the location of new commercial areas to serve a growing 
population, with these commercial areas complementing the existing commercial 
areas.   

 
In the case of Bolton, virtually all of the commercial development in the Town is 
located along Highway 50.  As a consequence, the location of the expansion area 
in relation to Highway 50 becomes a consideration.  In addition, the further away 
a new expansion area is from Highway 50, the greater the demand will be to site 
commercial areas near the new population to provide the goods and services they 
require. Another consideration is the opportunity that may exist as a consequence 
of development in the expansion area in terms of providing goods and services to 
parts of the Bolton community that are currently under-serviced. 

 
According to the Kircher report, approximately 576,000 ft2 of retail and related 
service space is warranted in Bolton by 2031 and approximately 350,000 ft2 (or up 
to 400,000 ft2 in the case of Option 1) of this space will be required in either option 
area. The balance of the warranted space is expected to locate within the existing 
commercial corridor (Highway 50/Queen Street) where there is available land, 
some of which is already commercially zoned.   
 
Kircher does state that the “every significant retail development entering the 
Bolton market will initially impact existing retail centres and the Downtown area” 
however, any impact will be minor (i.e. a small reduction of sales) and will be of a 
short duration because of the positive impact of expected new population.  Kircher 
also states that new retail development in Option 1 will be slightly more impactful 
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on the downtown than Option 3 due to proximity.  Lastly, Kircher does not expect 
a measurable impact on existing major retail facilities in the southern part of 
Bolton due to the location of the Option areas and their likely retail development 
size and type. 
 

2. Prepare a fiscal impact analysis 
 

As noted in Section 4.5 of this report, Watson prepared Fiscal Impact Studies to 
assess long range fiscal impacts on the Town and Region.  The following 
summary notes key differences in the two option areas. 

 
From a Regional perspective: 

 
• The cumulative capital funding surplus for water, wastewater and Region roads 

at buildout is more for Option 3 ($40 million) than for Option 1 ($2.7 million) 

• The required front-end financing for Option 3 is less than Option 1 with Option 
3 peaking at $56 million in 2021 and Option 1 peaking at $70 million in 2021 

• The tax surplus (per year) at full built-out is expected to be more for Option 1 
($860,000) than Option 3 ($473,000) 

From a Town perspective: 

• The (annual) tax surplus at full build-out is expected to be $712,000 with 
Option 1 vs $515,000 with Option 3 

• The (cumulative, 2023-30) tax surplus at full build-out is expected to be $7.3 
million vs $4.2 million with Option 3  

The above analysis indicates that Option 3 is preferred from a fiscal impact 
perspective, primarily because the revenues generated will significantly exceed 
expenditures.  
 

5.1.6 Public Health Impacts 
As noted in Section 3.3.8 of this report, the following Regional policy should be 
considered in selecting expansion areas as part of the BRES: 
 

“Work with the Region in the preparation of an assessment tool to evaluate 
public health impacts of proposed development” 

 
Municipalities are increasingly adopting healthy community principles as the basis for 
the carrying out of long term land use planning.  A direct relationship between land 
use planning practice and the health of our society has clearly been established, 
particularly as a consequence of the decisions made historically on how our 
communities were planned and then shaped.  Physical environments play a critical 
role in the health of individuals and their communities. A number of strategies can 
promote increased well-being and healthier outcomes, including land use patterns, 
transportation, public spaces and natural systems. Health problems such as heart 
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disease, asthma, and diabetes lead to lost productivity, increasing demands on public 
and private resources and result in higher incidences of stress and depression. 
 
As noted on Peel Region’s Healthy by Design website (healthypeelbydesign.ca), “the 
fields of planning and public health are coming together again to combat the wide 
range of health problems typical of such auto-dependent environments.  Features 
such as low density, separated land uses and poor connectivity between the different 
land uses can contribute to an increased reliance on the private automobile and in 
turn, increased levels of air pollution”.  The Growth Plan for the Greater Golden 
Horseshoe released in 2006 requires that municipality's look to new ways to 
accommodate growth that breaks from the past, in terms of how communities are 
designed, and how land uses are mixed, all in an effort to improve our quality of life, 
our health and our general well-being.   
 
There are a number of land use components/initiatives/programs/strategies that can 
result in healthier communities, including land uses that combine homes, shopping, 
work and community facilities; compact urban form; access to green spaces and 
recreational facilities, safe and attractive streets and public spaces, among others.  In 
this regard, both options must be, and can be, planned in a manner that meets 
Provincial, Regional and Town policies with respect to achieving, and perhaps 
exceeding, required minimum densities, providing a mix of land uses, providing 
needed parks and facilities, etc.  However, a transit hub that would be an important 
part of Option 3, would also likely facilitate a more compact, pedestrian friendly 
community than Option 1, better supporting the principles of planning for health.  This 
does mean that the Town would not pursue a compact, pedestrian friendly community 
if the Option 1 lands were selected however, the need and opportunity to support 
transit in Option 3 would certainly be more evident. 
 
Also, to a very large extent, both the Region’s and Town’s Official Plan require that 
urban areas be more compact and that there be a balance of employment and 
housing created.  In addition, there are a number of principles that could be dealt with 
through good design that support the notion of creating a healthy community.  These 
range from ensuring that there is a mix of uses in appropriate locations and adopting 
minimum standards for building height for example to encourage more compact and a 
more intensified built form.  Many of these items can be secured through the planning 
process utilizing the tools in the Planning Act.   

 
 Region of Peel Public Health Department 
 

The Region of Peel’s Public Health Department created documents that ensure that 
new development promotes and supports health and active communities.  The 
Healthy Development Index (2009) and the Health Background Study Framework 
(2011) have been the instrumental basis for providing input throughout the BRES 
process by Public Health staff. The Region identifies six factors that influence the 
health of a community: 
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• Density 

• Service proximity 

• Land use mix 

• Street connectivity 

• Streetscape characteristics 

• Parking 
 
The terms of reference drafted by the Region for the BRES provides information and 
direction with respect to each of these six factors based on the following categories:  
rationale, objective, minimum standards, key questions and reporting/content 
requirements. The following discussion of the factors only focuses on the minimum 
standards that are applicable to this site-selection exercise; consideration of other 
minimum standards will be undertaken at the secondary plan stage which will include 
a detailed review of the design of streets and intersections, pedestrian routes, street 
furniture, tree planting requirements, etc. 
 
Density - All development on Designated Greenfield Areas shall achieve a minimum 
overall density target of 50 people and jobs per hectare. 
 
The Region’s and Town’s Official Plans set out minimum densities for the BRES 
lands.  Opportunities and locations for higher densities in proximity to transit (including 
future transit improvements) and local facilities will be determined at the secondary 
plan stage.   
 
Service Proximity 

• The distance between at least 
50% of the projected 
population of the development 
and a low-order transit stop 
shall be no more than 200 m. 
The transit service proposed 
should provide a direct route 
to a Regional Urban Node, 
Intensification Corridor, or 
smaller higher‐density, mixed-
use transit supportive activity 
centre with a maximum transit 
trip of 30 minutes. 

• Where a high‐order transit 
route bisects the development 
area, 75% of the projected 
population should be within 
400 m of it. 
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At this time, public transit service is limited in Bolton.  GO bus service is 
provided along Highway 50 with a stop at Columbia Way, in the Bolton Core 
area and at the park’n’ride station at Highway 50 and Mayfield Road linking 
Bolton to York Mills.  At this point, it is difficult to know to what extent either 
option will be in proximity to future public transit routes.  It is possible that with 
development in Option 1, GO bus service may extend further north along 
Highway 50 (and perhaps along the BAR) providing opportunities for easier 
access to transit.  However, development in the Option 3 area may also 
provide the critical mass to encourage GO Transit to extend their bus service 
to the western parts of Bolton and certainly, the future Bolton GO rail station 
will provide significant opportunities to improve service proximity.  
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We also believe that the creation of a transit hub provides other opportunities as 
shown in other similar situations throughout the GTA.  For example, the City of 
Brampton’s Mount Pleasant Secondary Plan: 
 

• provides for a transit supportive spine road as a defining feature of the 
community through direct linkages to the Mount Pleasant GO Station and the 
integration of safe, effective and efficient modes of transportation including 
pedestrians, transit, cyclists and vehicles;  

• provides mixed- use nodes in key locations along the transit spine as important 
structuring elements at a neighbourhood and village level that could be 
comprised of compact urban housing types as well as retail/commercial/office 
Mixed-Use buildings, places of worship and Live-Work units, where 
appropriate; and, 

• Promotes the use of public transit in conjunction with land use policies that will 
provide the support and ridership for an enhanced transit system. 

 
Development around the GO Station can, like the Mount Pleasant Secondary Plan, 
can provide mixed use areas that will “contribute to the development of a complete 
and compact, transit supportive community by providing a unique built form and 
community character, including public uses such as schools, parks, and local 
amenities such as retail/commercial uses within walking and cycling distance of the 
surrounding neighbourhoods”.  In addition, transit hubs provide the opportunity, and 
encourage higher densities; for example, the Mixed-Use Areas designation in the 
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Mount Pleasant Secondary Plan allows for a maximum residential density of 100 units 
per net residential hectare while enabling a density of higher than 100 units per net 
residential hectare without the need for an amendment to the Official Plan provided 
that the increased density is consistent with the goals and objectives of the secondary 
plan and approved by Council as part of the Block Plan approval process. 
 
Land Use Mix 

• Where the scale of the residential community is large enough, a range of uses 
should be provided, as follows: 
– for communities of 5,000 people or more, provide neighbourhood‐scale 

retail and services (such as corner stores, elementary school, library, etc.) 
– for communities of 10,000 people or more, provide a full‐range of uses, 

including larger‐scale retail, services and employment opportunities. 
 
The Community of Bolton already provides a wide range of uses including larger-scale 
retail, services and employment opportunities.  On the basis of the work completed by 
Kircher, a range of retail and service uses will be warranted to support either option 
area.  
 

• Where the scale of the community permits, it should include dwelling structures 
from all three of the following housing type groups, with no group making up 
more than 50% or fewer than 10% of total units: 
– Single detached, semi‐detached, and duplex. 
– Townhouses and multiplex. 
– Apartment building 

 
The Peel Region Land Budget Report (June 2011) estimates that new Greenfield 
areas in Caledon (to the year 2031) will provide a housing mix consisting of 68% 
single detached and semi-detached, 26% townhouses and 6% apartments.  However, 
based on preliminary analysis we’ve undertaken and in consideration of the need to 
pursue higher densities around transit stations (i.e. Option 3), we believe there is an 
opportunity for the Town to consider a housing mix closer to the Region Health 
Department’s minimum standard, at the secondary plan stage. 

 
• Special housing types, such as group homes or seniors’ residences, should be 

encouraged. 

• Secondary suites should be encouraged where appropriate. 

• Live‐work units should be encouraged where appropriate. 

• The location of retail uses on the ground floor of multi‐unit and mixed use 
buildings should be encouraged. 

 
In accordance with the Town’s Official Plan, a range of housing types will be 
encouraged in either option area.  The location and design of multi-unit and mixed use 
buildings will be addressed at the secondary plan stage. 
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Street Connectivity 
• The Region defines this factor based on minimum standards that provide 

maximum choice for how people will make trips and ensuring there are clear 
connections to existing routes and facilities. 

 
Both option areas will provide the opportunity to connect new internal roads to existing 
routes and facilities including Highway 50, King Street and The Gore Road, and new 
routes such as the BAR.  With respect to Option 1, there would be a number of 
opportunities to connect new community areas with existing facilities such as the 
Caledon Centre for Recreation and Wellness and These minimum standards will be 
considered at the secondary plan stage. 
 
Streetscape Characteristics 

• At a minimum, 100% of the population should be within 150 m of a continuous 
and connected bikeway facility. 

 
Parking 

• The Region defines this factor based on standards that provide reductions in 
parking requirements and promote efficient use of parking areas. 

 
These minimum standards will be considered at the secondary plan stage. 

 
Assessing Public Health Impacts at the Secondary Plan Stage 

 
It is also recommended that the Town consider incorporating policies in the secondary 
plan that provide the basis for: 
 
a) Considering increases to density and height for development applications where 

the applicant is providing community benefits such as streetscape improvements, 
walk and cycling paths, or a green roof. 

b) Adopting minimum standards for building height to encourage more compact, 
intensified built form. 

c) Requiring site plans to incorporate sustainable building features and streetscape 
features. 

d) Incorporating a checklist for subdivision applications that considers healthy 
community objectives such as smaller lots, open spaces, and walkways. 

e) Identifying priority areas for development that satisfy certain public interest 
objectives. 

f) Requiring mixed use development instead of only encouraging it. 

g) Using development charges obtained through land development and increased 
density toward improvements that encourage walking, cycling and public transit 
use such as streetscape improvements and bike paths. 

h) Fast tracking development applications that incorporate healthy community 
principles such as incorporating public art, green space, and pedestrian corridors.  
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i) Incorporating a healthy communities checklist that encompasses a wide range of 
measures that improve public health through the built environment and requiring 
applicants to incorporate a certain amount of features into their proposals. 

j) New Greenfield areas contain a wide-range and mix of housing types, sizes and 
affordability to support complete community objectives. 

k) New Greenfield areas be designed to contain multiple community core areas that 
will be the focus of local retail, personal services, human services and community 
services. 

l) Live/work opportunities be provided through land use permissions for combined 
residential and business or personal services and offices. 

m) Each new community area be planned to consider human service needs including 
educational, social, health, arts, culture and recreation; 

 
 

Both option areas can and must provide opportunities to contribute to the creation of 
communities and neighbourhoods based on the healthy community objectives of the 
Region and the Town.  However, it is recognized that the potential exists with Option 3 
for a broader mix of residential uses and affordability options, and the creation of a 
more walkable, transit supportive community as a consequence of the proximity of the 
planned GO station.  At the secondary plan stage, it is recommended that the Town, in 
consultation with the Region, develop a checklist that will assist the Town in 
considering healthy community objectives in the preparation of the secondary plan. 
 

5.1.7 Natural Heritage and Water 
Provincial, Regional and Town policies related to settlement area expansions, as 
noted in Section 3.3.6 of this report, are addressed in this section.  

 
1. Maintain, restore and where possible improve natural features and natural 

heritage systems, recognizing linkages between and among natural 
heritage features and areas, surface water features and groundwater 
features 

2. Prohibit development and site alteration in significant wetlands, and in fish 
habitat or habitat of endangered species and threatened species except in 
accordance with Provincial and Federal requirements 

3. Prohibit development and site alteration in significant: woodlands, 
valleylands, wildlife habitat and ANSIs unless it is demonstrated there will 
be no negative impacts on the natural features or their ecological functions 

4. Prohibit development and site alteration on adjacent lands to identified 
natural heritage features and areas unless it is demonstrated there will be 
no negative impacts on the natural features or their ecological functions 
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5. Protect, improve or restore water quality and quantity through various 
approaches including identifying water resource systems, maintaining 
linkages and related functions, and effective stormwater management 
practices 

 
The presence of significant natural heritage features and surface water features 
can potentially have an impact on the design and layout of the new community 
area and depending upon the extent, location and configuration of the significant 
natural heritage feature, could have an impact on the urban form of the new 
community.   

 
The presence of significant natural heritage features also provides for 
opportunities, in terms of allowing for the integration of green space into the urban 
fabric and the potential for enhancing natural heritage features as a consequence 
of development.  In addition, the inclusion of a particular expansion option into the 
urban fabric may also allow for the completion of connections between 
components of the natural heritage system through the development and 
expansion of trail networks on or adjacent to the lands that to be included within 
the urban area. 
 
Based on a review of the natural heritage and related work to date, there are no 
issues that have an impact on the development potential of either Option. 

 
5.1.8 Agriculture 

Provincial, Regional and Town policies related to settlement area expansions, as 
noted in Section 3.3.7 of this report, are addressed in this section.  

 
Demonstrate that:  
1. Expansion lands do not comprise specialty crop areas 
2. Alternative locations have been evaluated 
3. There are no reasonable alternatives which avoid prime agricultural areas 
4. There are no reasonable alternatives on lower priority agricultural lands in 

prime agricultural areas 
5. Expansion lands are in compliance with MDS formulae 
6. Impacts from the expansion on adjacent or close by agricultural operations 

are mitigated 
 

Based on an assessment of these policies and factors identified in their study, 
Colville has concluded that while arguments can be made which can support either 
option, there is no clear preferred option. Overall, Colville has determined that both 
options will consume prime agricultural land, as well as retire agricultural 
infrastructure and land improvements. Each will have the potential to negatively 
impact the surrounding agricultural areas both directly and indirectly. Both options 
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will need to consider the MDS I formula and the setback requirements from 
adjacent farm operations. The amount of local ownership within Option 3 is higher 
than in Option 1, although local ownership does not necessarily indicate that all 
local owners are using lands for agricultural purposes. Option 3 also presents the 
opportunity to form a more compact and easily identifiable boundary.   
 
Assuming an equal weighting of the criteria used to assess these factors, Option 3 
would be the marginally preferred option, despite the fact that Option 1 will 
consume the least amount of prime agricultural land. However, when considering 
agricultural priority all factors need to be considered.  

 
5.1.9 Mineral Aggregate Resources 

The PPS requires that lands that are the site of 
an aggregate resource be protected for long 
term use. However, the PPS does permit 
alternate land uses on such lands, provided the 
criteria in Section 2.5.2.5 of the 2014 PPS are 
met. 
   
The presence of these resources is a land use 
planning issue when considering urban 
expansions in a number of other southern 
Ontario jurisdictions.  The Town of Caledon has gone through a process of identifying 
Caledon High Potential Mineral Aggregate Resource Areas (CHPMARA) and has 
included them on Schedule L (CHPMARA Prioritization Plan) of the Official Plan.  
These areas have been further broken down into 'Resource Areas' and 'Reserve 
Areas' on Schedule L, with the 'Resource Areas' being the priority areas for extraction.  
One of the identified 'Reserve Areas' that may have an impact on the BRES process is 
the Humber Resource Area located on both sides of Centreville Creek Road between 
King Street West and Castlederg Sideroad as shown on Figure 9.   

 
The eastern extent of the Humber Resource Area (which is a 'Reserve Area') is 
located on the west side of The Gore Road and is located approximately 550 metres 
from the current boundary of Option 3. 
 
Section 5.11.2.6 of the Official Plan indicates that the influence area adjacent to the 
limits of a CHPMARA is 300 metres (sand and gravel).  If Option 3 is considered, it’s 
configuration must be considered along with the limits of the influence area if any 
portion of the option is within the 300 metre influence area (this would only occur if 
Option 3 was re-configured to extend northwards on the east side of The Gore Road).  
Given that no re-confirguration of the boundaries of Option 3 are required, there is no 
issue with respect to the boundary as it relates to mineral aggregate resources. 
 

  

Figure 9 
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5.1.10 Cultural Heritage and Archaeology 
Provincial, Regional and Town policies related to settlement area expansions, as 
noted in Section 3.3.8 of this report, are addressed in this section.  

 
1. Prohibit development and site alteration on lands containing archaeological 

resources or areas of archaeological potential unless significant 
archaeological resources have been conserved 

2. Prohibit development and site alteration on lands adjacent to a protected 
heritage property unless the attributes of the protected heritage property 
will be conserved 

3. Cultural Heritage 
 

5.1.10.1 Cultural Heritage 
 

The Town’s Cultural Heritage Landscapes and Built Heritage Resources Assessment 
report recommends designation of three properties and listing of four properties. 
 
Four properties recommended for listing are located in the Option 1 area however due 
it’s condition, the Town recommends no further conservation recommendations with 
respect to one of the four properties.  If these three structures are added to the Town’s 
inventory, there is the potential for the Town to designate one or all of these structures 
in the future.  However, even if designated in the future, the heritage attributes of 
these properties could be conserved while development occurs in the option area.  
 
Two properties are recommended for designation in the Option 3 area however, there 
are no significant concerns with the heritage attributes of these properties being 
conserved with development occurring in the option area. 
 
There are no properties with built heritage resources in either rounding-out area 1 or 2 
however, 600 Glasgow Road is recommended for designation in Rounding-out Area 3.  
Also, 14121 Duffy’s Lane (known as the Duffy-Murray House is currently designated 
under section 29 of the Ontario Heritage Act (By-law 96-31). 
 
No cultural heritage districts or cultural heritage landscapes are located (or proposed 
for designation) in the option areas or rounding-out areas.  The former Toronto Grey & 
Bruce Railway (TG&B) right-of-way crosses the Option 3 lands on a southeast to 
northwest axis between King Street and The Gore Road.  The stretch of the former 
TG&B right-of-way extending through the Option 3 lands at grade has been 
fragmented and degraded by reversion of sections of it to agricultural purposes 
following removal of the tracks in 1932. In light of the diminished value of the TG&B as 
a cultural heritage landscape, it is recommended that no further action is required. 
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5.1.10.2. Archaeology 
 

The Phase 1 Archaeological Assessment prepared by Archaeological Service Inc. 
(ASI) concludes that: 
 

• One site was registered within the limits of the study area; it is located within 
the eastern half of Lot 13, Concession 6 (Option 1) and was registered in 
2013; 

• 28 sites have been registered within a one kilometre radius of the study areas;  

• ASI has concluded that there is archaeological potential for the recovery of 
both pre-contact and Euro-Canadian archaeological resources within the study 
area, including all active farm lands, woodlots, open and unaltered lands 
including all residential lands.  As such, Stage 2 archaeological assessments 
must be carried out. 

• All lands which have been developed for commercial uses, structural 
footprints, paved and gravel driveways/laneways, land associated with buried 
utilities, and permanently low or wet areas such as ponds, watercourses and 
wetlands are considered to have no or low archaeological potential. 

Based on available information, there is no justification for favouring one option area 
over another, or limiting development in an option area or rounding-out area, as there 
are no cultural heritage districts or cultural heritage landscapes in any of the areas and 
the heritage attributes of designated structures (or those recommended for 
designation) can be conserved.  In addition, it has been determined through the Phase 
1 Archaeological Assessment that there is archaeological potential in both Option 
areas.  In particular, the historical settlement centre in Macville supports the 
conclusion that there is potential in the Option 1 area, while the Humber River and 
associated valleylands in the Option 3 area support the conclusion that there is the 
potential for pre-contact resources. 
 

5.1.11 Sustainability 
The following is intended to demonstrate how each of the four sustainability 
imperatives of the Region’s Official Plan was generally considered as part of the 
BRES process to date, and subsequently to the submission of the proposed 
settlement area boundary expansion application. 
 
Environmental Imperative 
 
Natural Heritage System 
A review of the relevant policies related to the environmental imperative, as it relates 
to the protection and enhancement of the natural heritage system, is provided in 
Sections 4.8  and 5.1.7 of this report. 
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Green Development Standards 
Caledon's Green Development Program is a voluntary program which provides 
development charge discounts for new green commercial and industrial buildings.  
Through this program, Caledon enables developers to create more sustainable 
projects in its communities. 
 
Green buildings are a vital component of municipal environmental and sustainability 
programs, striving to integrate environmental, economic and social considerations.  
These structures significantly reduce environmental impacts on local infrastructure, 
land and resources; they also impact global issues such as climate change and large 
scale urbanization. 
 
Energy and Water Efficiency 
 
1. Corporate Green Building Standard 

 
The Town of Caledon Corporate Green Building Standard sets out Caledon’s 
commitment to incorporate sustainable building design principles into the 
planning, design, and construction of new municipal buildings and major 
renovations of existing buildings.  Sustainable building design can lead to 
monetary savings, reduced environmental impact and a healthier and a more 
productive working environment. 
 
Caledon’s CGBS will require that all buildings commit to achieving a certification 
level of silver based on the most current version of Leadership in Energy and 
Environmental Design for New Construction (LEED-NC) program.  There will be 
specific LEED credits that these buildings will be required to pursue.  The CGBS 
has also captured requirements that fall outside of LEED-NC Rating System such 
as solar readiness, measurement and verification procedures, electric vehicle 
readiness, stormwater management, water refilling stations and education. 

 
2. LED Outdoor Lighting Standard 

 
In November 2013 Caledon Council adopted a new LED Outdoor Lighting 
Standard.  Accordingly, new residential subdivisions, and industrial and 
commercial sites, including those within the BRES lands, will be required to use 
light emitting diode (LED) streetlights. 
 
Among the advantages of using LED streetlights over high pressure sodium 
streetlights include a much lower power consumption ranging from 40-70% 
energy savings. 
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3. Savings By Design Program 
 
Caledon received a grant from the Ontario Power Authority Conservation Fund for 
the development of sustainable residential policies that emphasize energy 
efficiency in new residential development.  It is intended that these policies be 
included in the Bolton Residential Expansion Secondary Plan. 
 
To assist in implementing these policies, builders and developers within the 
Bolton Residential Expansion Secondary Plan can, and in some cases will, utilize 
Enbridge’s Savings by Design Program- a Program to help residential builders, 
developers and owners design more energy efficient homes.  Through the use of 
an integrated design process, builders are able to achieve high efficiency energy 
performance in their new construction homes; qualified builders receive cash 
incentives for homes constructed to 25% or more above the 2012 Ontario Building 
Code.  
 

Social Imperative 
 
The social imperative is to create conditions, in this case, communities and 
neighbourhoods that encourage healthy behaviours and lifestyles, and respect for one 
another.  The proposed settlement area boundary expansion provides for the 
opportunity for the planning and design of a complete community with a diverse mix of 
land uses, a range and mix of housing and employment types, high quality public open 
space and easy access to local amenities and services such as schools, parks and 
recreation facilities. 

 
Economic Imperative 
 
The attributes of this imperative include an adequate supply of future employment 
lands, convenient, efficient and effective public transportation system, and sustainable 
infrastructure and services.  A response to address the above noted attributes in the 
context of the proposed settlement area boundary expansion is provided throughout 
this report. 
 
Cultural Imperative 
 
Cultural imperative is discussed in the Cultural Heritage and Archaeology Section of 
this report (Section 4.7). 

  
While there is the opportunity to plan for compact, pedestrian-oriented and transit-
supportive communities in both Option areas, we believe there may be more of an 
opportunity to reduce private automobile usage and encourage more walking with the 
Option 3 lands that are located adjacent to the future Bolton GO Station.  In addition, 
Paradigm has concluded that the Option 3 lands would reduce delay, travel time, 
distance travelled, fuel consumption and emissions, as compared to the Option 1 
lands.  The various environmental requirements/initiatives such as the green 
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development standards, and energy and water efficiency requirements, can be 
implemented in any of the option areas. 
 

5.2 Municipal Comprehensive Review 
The Region of Peel retained Malone Given Parsons (MGP) in September 2012 to 
review Caledon’s municipal comprehensive review (MCR) process, and provide the 
Region with an assessment and planning opinion regarding the appropriateness of 
Caledon’s Official Plan Amendment 226 (Caledon’s Provincial Policy Conformity 
amendment) and associated settlement area boundary expansion applications in 
fulfilling the requirements of a MCR. 
 
A final report titled “Region of Peel Assessment of the Municipal Comprehensive 
Review Process for Settlement Area Boundary Expansion in the Town of Caledon” 
was released on April 13, 2013 and endorsed by Regional Council on May 23, 2013. 
 
Malone Given Parsons reviewed all the relevant Provincial, Regional and Caledon 
policy documents to identify all the policies relating to settlement area boundary 
expansions and municipal comprehensive reviews.  MGP then prepared a policy 
framework that lists all the relevant policies that should be reviewed for compliance to 
and conformity with settlement area boundary expansions in the context of the MCR 
process. 
 
Using the policy framework described above, MGP developed a list of 23 evaluation 
criteria that form the basis for evaluating whether individual settlement area boundary 
expansions meet the requirements of an MCR. 
 
The discussion in this report is intended to address the policies contained in the policy 
framework and evaluation criteria prepared by MGP.  The detailed evaluation table 
prepared by MGP for the Region will be provided as part of the ROPA application for 
the BRES. 
 
In preparing the policy framework, MGP identified relevant policies from the following 
policy documents: 

• Provincial Policy Statement, 2005. 

• The Growth Plan for the Greater Golden Horseshoe, 2006. 

• Greenbelt Plan, 2005. 

• Region of Peel Official Plan. 

• Town of Caledon Official Plan. 
 
This report addresses the policies contained in the policy framework and evaluation 
criteria prepared by MGP.  The municipal comprehensive review conducted by 
Caledon specifically addresses the requirements of all approved senior government 
policy documents including the PPS, Growth Plan, and Regional Official Plan, as 
updated through the Peel Region Official Plan Review. 
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All of the relevant and applicable policies in the PPS, Growth Plan, Regional and 
Caledon Official Plans, related to the proposed settlement area boundary expansion, 
have been reviewed for compliance and conformity.  It is our opinion that the 
proposed settlement area boundary expansion is consistent with these policy 
documents. 
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6.0 CONCLUSIONS 
As noted in the Introduction section, the intent of this report is to provide information 
and recommendations necessary for Council to make an informed decision with 
respect to the selection of an expansion area to accommodate expected population 
and employment growth to 2031 in the Bolton Rural Service Centre. While a number 
of options were initially identified, this report focuses on two of those options: Option 1 
and Option 3.  These were the two options that scored the highest in the initial stages 
of the site selection process.  In addition to the two options, it is our view that the three 
rounding-out areas should be included no matter which option is selected, unless 
there is a technical reason for not doing so. 
 
We have considered input from a variety of stakeholders, and our study team, which 
has provided advice with respect to agriculture, servicing, natural heritage, 
transportation, fiscal impact, retail market, and cultural heritage and archaeology. In 
order to make a proper recommendation, this report has focused on those elements 
that have a direct impact on differentiating between the two possible options.  
However and perhaps more importantly, we must also determine what areas of 
differentiation are more important than others. 
 
In summary, our intent was to consider the implications of selecting one option over 
another from the following perspectives: 
 

• The means by which the lands can be serviced by Regional sewer and water 
infrastructure; 

• The potential impacts on natural heritage and water resources; 

• The impacts on Regional roads;  

• The impacts on emergency response; 

• The potential to implement both complete and healthy community principles; 

• Fiscal impact (Regional and Town); 

• The impacts on agricultural land and agricultural uses; 

• The impacts on the need for additional retail uses; and, 

• The impacts on cultural heritage resources (both built heritage and 
archaeological). 

 
On the basis of our review of Provincial, Regional and Town policy, our analysis of all 
of the factors that need to be considered and the comments that have been made by 
Council, Town of Caledon staff, Region of Peel staff, other agencies such as the 
TRCA and the public, it is recommended that the Option 3 lands be selected for the 
reasons set out below. 
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Complete Community Planning Perspective, Option 3 is preferred because: 

• The ‘block’ shape of the proposed expansion area and connection to the future 
GO station mean that the Option 3 lands provide an excellent opportunity to 
create a well-planned, connected community 

• Due to the irregular (non-block) shape of the Option 1 lands and because 
Highway 50 and the BAR will divide these lands, there is less of an opportunity 
within Option 1 than Option 3 to create a complete community with a number 
of connected and integrated neighbourhoods 
 

Healthy Community Perspective, Option 3 is preferred because: 

• The potential exists for a broader mix of residential uses and affordability 
options as a consequence of the proximity of Option 3 to the planned GO 
station 

• The potential exists to create a more walkable, transit supportive and complete 
community in Option 3, again as a consequence of the planned GO station 
 

Servicing/Infrastructure Perspective, Option 3 is preferred because: 

• It maximizes the use of existing infrastructure including feedermains and trunk 
sewers 

• It does not trigger Bolton sewage pumping station upgrades or require internal 
pumping stations 

• It provides an opportunity to utilize planned infrastructure (including 
considering oversizing the elevated tank) to service potential growth areas 
(including Option 1) 

• It will allow for the servicing of existing industrial uses in the area 

• The water servicing costs are less for Option 3 ($36 million) than Option 1 ($48 
million) 

• The wastewater servicing costs are less for Option 3 ($19 million) than Option 
1 ($32 million) 

 
Transportation Perspective, Option 3 is preferred because: 

• It can rely upon the available capacity of four roadways in the short term: The 
Gore Road, Humber Station Road, Healy Road and Coleraine Drive 

• Option 3 would have less of an impact on the need for grade separations on 
King Street and Coleraine Drive – however, a grade separation is preferred for 
emergency response reasons 

• The cost of expected road upgrades is less for Option 3 than for Option 1  
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• The Option 3 lands are closer to employment areas than Option 1 – and this 
translates into a number of environmental benefits 

• It assists in establishing the critical mass require to encourage the Province to 
prioritize the establishment of a GO rail station in Bolton and support efforts to 
get more people to use higher order transit 

 
Regional Financial Impact Perspective, Option 3 is preferred because: 

• The cumulative capital funding surplus for water, wastewater and Region roads 
at buildout is more for Option 3 ($40 million) than for Option 1 ($2.7 million) 

• The required front-end financing for Option 3 is less than Option 1 with Option 
3 peaking at $56 million in 2021 and Option 1 peaking at $70 million in 2021 

 
As noted earlier, it is our view that the three rounding-out areas should be included no 
matter which option is selected, unless there is a technical reason for not doing so.  
As no technical issues have been identified to date, it is also recommended that the 
three rounding-out areas be included along with the Option 3 lands. 
 
On the basis of the above, it is recommended that: 

• Council support the recommendation that Option 3 and the three ‘rounding-out’ 
areas be selected to accommodate 10,348 people and 2,635 jobs on 
approximately 190 hectares 

• Council direct staff to move forward and prepare the necessary materials to 
support an application to the Region of Peel Official Plan to change the Bolton 
Rural Service Centre boundary 

• Council direct staff to initiate work on the materials required to support the 
preparation of a Secondary Plan 

 

In terms of next steps, should Council adopt these recommendations, the Town 
should: 

• Make application to amend the Region of Peel Official Plan  

• Direct staff and the consulting team to continue working towards the 
preparation of the studies necessary to support a future amendment to the 
Caledon Official Plan, with these studies including the following: 
– Community Design Plan 
– Comprehensive EIS & MP 
– Endangered Species strategy (which may involve the development of a 

strategy that covers a larger geographic area) 
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– Water & Wastewater Servicing Plan 
– Active Transportation Management Plan 
– Healthy Community/Sustainable Development Plan  
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APPENDIX 1 – PROVINCIAL POLICY STATEMENT – 
 RELEVANT SECTIONS 

 
1.1.1  
(a)  efficient development and land use patterns which sustain the financial well-being of the 
Province and municipalities over the long term 
  
(e) promoting cost-effective development patterns and standards to minimize land 
consumption and servicing costs 
 
(g) ensuring that necessary infrastructure, electricity generation facilities and 
transmission and distribution systems, and public service facilities are or will be 
available to meet current and projected needs  
 
“1.1.2 Sufficient land shall be made available through intensification and 

redevelopment and if necessary, designated growth areas, to 
accommodate an appropriate range and mix of employment opportunities 
housing and other land uses to meet projected needs for a time horizon 
of 20 years.  However, where an alternative time period has been 
established for specific areas of the Province as a result of a provincial 
planning exercise or provincial plan, that time frame may be used for 
municipalities within the area.” 

 
1.1.3.6 New development taking place in designated growth areas should occur 

adjacent to the existing built-up area and shall have a compact form, mix 
of uses and densities that allow for the efficient use of land, infrastructure 
and public service facilities.” 

 
"1.1.3.8 A planning authority may identify a settlement area or allow the 

expansion of a settlement area boundary only at the time of a 
comprehensive review and only where it has been demonstrated that:  

 
a)  sufficient opportunities for growth are not available through 

intensification, redevelopment and designated growth areas to 
accommodate the projected needs over the identified planning 
horizon;  

b) the infrastructure and public service facilities which are planned or 
available are suitable for the development over the long term, are 
financially viable over their life cycle, and protect public health and 
safety and the natural environment;  

c) in prime agricultural areas:  
1.  the lands do not comprise specialty crop areas;  
2.  alternative locations have been evaluated, and 
 i   there are no reasonable alternatives which avoid prime 

agricultural areas; and  
 ii  there are no reasonable alternatives on lower priority 

agricultural lands in prime agricultural areas; and  
d)  the new or expanding settlement area is in compliance with the 

minimum distance separation formulae; 
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e) 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 determining the most appropriate direction for expansions to the 
boundaries of settlement areas or the identification of a settlement area 
by a planning authority, a planning authority shall apply the policies of 
Section 2: Wise Use and Management of Resources and Section 3: 
Protecting Public Health and Safety."  

 
Section 1.2.6 - Land Use Compatibility 
1.2.6.1  Major facilities and sensitive land uses should be planned to 
ensure they are appropriately designed, buffered and/or separated from 
each other to prevent or mitigate adverse effects from odour, noise and 
other contaminants, minimize risk to public health and safety, and to 
ensure the long-term viability of major facilities. 

 
Section 1.6.7.4 of the PPS states that “a land use pattern, density and mix of uses 
should be promoted that minimize the length and number of vehicle trips and support 
the development of viable choices and plans for public current and future use of 
transit and other alternative active transportation modes, including commuter rail and 
bus”. 
Section 1.6.8.1 of the PPS indicates that “planning authorities shall plan for and 
protect corridors and rights-of-way for infrastructure, including transportation, transit 
and infrastructure electricity generation facilities and transmission systems to meet 
current and projected needs”.  
 

SIGNIFICANT 
FEATURE PPS DEFINITION 

Wetlands, Coastal 
Wetlands & ANSIs 

An area identified as provincially significant by the Ontario Ministry 
of Natural Resources (MNR) using evaluation procedures 
established by the Province, as amended from time to time. 

Habitat of endangered 
species and 
threatened species 

Habitat of endangered species and threatened species: 
means: 
a)  with respect to a species listed on the Species at Risk in 

Ontario List as an endangered or threatened species for which 
a regulation made under clause 55(1)(a) of the Endangered 
Species Act, 2007 is in force, the area prescribed by that 
regulation as the habitat of the species; or 

b)  with respect to any other species listed on the Species at Risk 
in Ontario List as an endangered or threatened species, an 
area on which the species depends, directly or indirectly, to 
carry on its life processes, including life processes such as 
reproduction, rearing, hibernation, migration or feeding, as 
approved by the Ontario Ministry of Natural Resources; and 
places in the areas described in clause (a) or (b), whichever is 
applicable, that are used by members of the species as dens, 
nests, hibernacula or other residences. 

Woodlands An area which is ecologically important in terms of features such 
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SIGNIFICANT 
FEATURE PPS DEFINITION 

as species composition, age of trees and stand history; 
functionally important due to its contribution to the broader 
landscape because of its location, size or due to the amount of 
forest cover in the planning area; or economically important due to 
site quality, species composition, or past management history.  
These are to be identified using criteria established by the Ontario 
Ministry of Natural Resources. 

Valley lands and 
wildlife habitat 

Ecologically important in terms of features, functions, 
representation or amount, and contributing to the quality and 
diversity of an identifiable geographic area or natural heritage 
system. 

 
Adjacent lands are defined by the PPS as "for the purposes of policy 2.1.8, those 
lands contiguous to a specific natural heritage feature or area where it is likely that 
development or site alteration would have a negative impact on the feature or area. 
The extent of the adjacent lands may be recommended by the Province or based on 
municipal approaches which achieve the same objectives;” 
 
Section 2.2.1 of the PPS states that planning authorities shall protect, improve or 
restore the quality and quantity of water by: 
 

a) using the watershed as the ecologically meaningful scale for 
planning integrated and long-term planning, which can be a 
foundation for considering cumulative impacts of development;   

b) minimizing potential negative impacts, including cross-jurisdictional 
and cross-watershed impacts;   

c) identifying water resource systems consisting of ground water 
features, hydrologic functions, natural heritage features and areas, 
and surface water features, ground water features, hydrologic 
functions and natural heritage features and areas including shoreline 
areas which are necessary for the ecological and hydrological 
integrity of the watershed;  

d) maintaining linkages and related functions among ground water 
features, hydrologic functions, natural heritage features and areas, 
and surface water features including shoreline areas; 

e) implementing necessary restrictions on development and site 
alteration to:  
1. protect all municipal drinking water supplies and designated 

vulnerable areas; and   
2. protect, improve or restore vulnerable surface and ground 

water, sensitive surface water features and sensitive ground 
water features, and their hydrologic functions;    

f) promoting planning for efficient and sustainable use of water 
resources, including through practices for water conservation and 
sustaining water quality;  

g) ensuring consideration of environmental lake capacity, where 
applicable; and, 
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h) ensuring stormwater management practices minimize stormwater 
volumes and contaminant loads, and maintain or increase the extent 
of vegetative and pervious surfaces. 

 
DEFINITIONS 

Adjacent lands: means  

b) for the purposes of policy 2.6.3, those lands contiguous to a protected heritage 
property or as otherwise defined in the municipal official plan.  

Built heritage resources: means one or more significant buildings, structures, 
onuments, installations or remains associated with architectural, cultural, social, 
political, economic or military history and identified as being important to a community. 
These resources may be identified through designation or heritage conservation 
easement underresource: means a building, structure, monument, installation or any 
manufactured remnant that contributes to a property’s cultural heritage value or 
interest as identified by a community, including an Aboriginal community. Built heritage 
resources are generally located on property that has been designated under Parts IV 
or V of the Ontario Heritage Act, or listed byincluded on local, provincial and/or federal 
jurisdictionsregisters.  

Conserved:  
Means the identification, protection, use and/or management of and use of built 
heritage resources, cultural heritage landscapes and archaeological resources in such 
a waymanner that ensures their cultural heritage values, attributes and integrity 
arevalue or interest is retained under the Ontario Heritage Act. This may be addressed 
throughachieved by the implementation of recommendations set out in a conservation 
plan, archaeological assessment, and/or heritage impact assessment. Mitigative 
measures and/or alternative development approaches can be included in these plans 
and assessments. 
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Cultural heritage landscape:  
means a defined geographical area of heritage significance which hasthat may have 
been modified by human activities and is valued by a community. It involves a 
grouping(s) of individual heritageactivity and is identified as having cultural heritage 
value or interest by a community, including an Aboriginal community. The area may 
involve features such as structures, spaces, archaeological sites and natural 
elements, which together form a significant type of heritage form, distinctive from that 
of its constituent elements or partsor natural elements that are valued together for their 
interrelationship, meaning or association. Examples may include, but are not limited to, 
heritage conservation districts designated under the Ontario Heritage Act; and 
villages, parks, gardens, battlefields, mainstreets and neighbourhoods, cemeteries, 
trailways, viewsheds, natural areas and industrial complexes of cultural heritage value 
heritage significance; and areas recognized by federal or international designation 
authorities (e.g. a National Historic Site or District designation, or a UNESCO World 
Heritage Site).  

Heritage attributes: 
Means the principal features, characteristics, context and appearance that contribute 
to the cultural heritage significance of or elements that contribute to a protected 
heritage property’s cultural heritage value or interest, and may include the property’s 
built or manufactured elements, as well as natural landforms, vegetation, water 
features, and its visual setting (including significant views or vistas to or from a 
protected heritage property).  

Protected heritage property: means real property designated under Parts IV, V or VI 
of the Ontario Heritage Act; property subject to a heritage conservation easement 
property under Parts II or IV of the Ontario Heritage Act; and property that is the 
subject of a covenant or agreement between the owner of a property and a 
conservation body or level of government, registered on title and executed with the 
primary purpose of preserving, conserving and maintaining a cultural heritage feature 
or resource, or preventing its destruction, demolition or lossproperty identified by the 
Province and prescribed public bodies as provincial heritage property under the 
Standards and Guidelines for Conservation of Provincial Heritage Properties; property 
protected under federal legislation, and UNESCO World Heritage Sites. 

Significant: means 
g) in regard to cultural heritage and archaeology, resources that are valued have been 

determined to have cultural heritage value or interest for the important contribution 
they make to our understanding of the history of a place, an event, or a people.  

Criteria for determining significance for the resources identified in sections (c)-(e) 
are recommended by the Province, but municipal approaches that achieve or 
exceed the same objective may also be used. While some significant resources 
may already be identified and inventoried by official sources, the significance of 
others can only be determined after evaluation. 

 




