
REPORT 
Meeting Date: 2016-12-08 

Regional Council 

DATE: November 30, 2016 

REPORT TITLE: BOLTON RESIDENTIAL EXPANSION REGIONAL OFFICIAL PLAN 
AMENDMENT - RECOMMENDATION FOR COUNCIL ADOPTION 
(ROPA 30) 

FROM: Dan Labrecque, Commissioner of Public Works 
Lorraine Graham-Watson, Commissioner of Corporate Services 

RECOMMENDATION 

That the Region of Peel Official Plan be amended to expand the Bolton Rural Service 
Centre settlement boundary by approximately 185 developable hectares to accommodate 
approximately 10,300 people and 2,500 jobs; 

And further, that Regional Official Plan Amendment 30, attached as Appendix VII to the 
report of the Commissioner of Public Works and Commissioner of Corporate Services, 
titled “Bolton Residential Expansion Regional Official Plan Amendment – 
Recommendation for Council Adoption (ROPA 30)”, be adopted in accordance with 
Section 17(22) of the Planning Act, to establish a Bolton Residential Expansion 
Settlement Area Boundary and provide a policy framework to guide planning 
applications and development approvals in the Bolton Expansion Settlement Area based 
on Hybrid Option 4/5; 

And further, that no additional public meeting be required; 

And further, that a copy of the subject report be provided to the Town of Caledon, Cities 
of Brampton and Mississauga, and the Ontario Ministry of Municipal Affairs; 

And further, that a copy of the necessary by-law to amend the Regional Official Plan be 
presented for enactment. 

REPORT HIGHLIGHTS 

 This report provides information in response to the submissions received as a result of
statutory public consultation and recommends that the Regional Official Plan be
amended to expand the Bolton Rural Service Centre settlement boundary.  Regional
staff recommends that Regional Official Plan Amendment (ROPA) 30 be adopted based
on Hybrid Option 4/5.

 It is acknowledged that Regional Council may wish to choose options other than the staff
recommendation.  For the convenience of Council and members of the public, draft
ROPAs have been prepared based on Option 6 and the Triangle lands which are the
subject lands directed by Council for statutory consultation, as well as Option 3 and the
Rounding Out Areas which are the subject lands submitted by the Town of Caledon.
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These documents are publicly available in the Office of the Regional Clerk and on the 
project website. 

 This report recommends that a Regional Official Plan Amendment (ROPA 30) be
approved to provide for an expansion to the Bolton Rural Service Centre settlement
boundary of approximately 185 developable hectares to accommodate approximately
10,300 people and 2,500 jobs.

 In October 2014, the Town of Caledon submitted an application to amend the Region of
Peel Official Plan to expand the Bolton Rural Service Centre Boundary.

 On November 12, 2015, Regional Council endorsed a planning process for the
consideration of the Town’s application.

 Public consultation has included an initial public meeting, multiple requests for input on
the draft Discussion Paper and proposed Regional evaluation criteria, formal circulation,
an open house, and a Statutory Public Meeting held on September 29, 2016.

 Throughout the process, over 260 separate comment submissions have been received
and considered.

 Additional analysis has been carried out including a Recommendations Report prepared
by The Planning Partnership, a Water and Wastewater Infrastructure Analysis,
Transportation Assessment, Fiscal Impact Analysis, Environment and Agriculture
Assessment, and a Health Assessment.

 In July 2016, Regional Council directed that a draft ROPA be prepared for statutory
public consultation and identify Option 6 and Triangle lands as the proposed expansion
lands.

 New information highlighted for consideration in this report includes information
regarding financial impacts and comments from Provincial staff indicating that the
original GTA West Corridor Study Area should be the subject of protection policies rather
than the smaller Focused Analysis Area and concerns regarding the proposed ROPA
Study Area Boundary for post-2031 Bolton growth.

 Comments from the Town of Caledon were received advising of the Town's continued
support for Option 3 and the rounding out areas as the location for new 2031 growth in
Bolton.  The letter is supported by a submission from the Town's planning consultant
which also indicates support for the broader Bolton Rural Service Centre Study Area
included in the draft ROPA for consideration of future growth in Bolton beyond 2031A.
Regional staff has considered the results of the planning process including all the input
received as a result of the statutory consultation on the draft ROPA and have not
identified the need for any changes to the June 2016 Themes and Criteria and continue
to recommend that Theme 3 “Promote Fiscal Responsibility” and Theme 6 “Long Term
Urban Structure Implications” be given particular emphasis.

DISCUSSION 

1. Background

In October 2014, the Town of Caledon submitted its Bolton Residential Expansion Regional 
Official Plan Amendment (ROPA) application. The application seeks to expand the Bolton 
Rural Service Centre by approximately 185 hectares in order to accommodate 
approximately 10,300 people and 2,500 jobs. Staff has provided updates on this application 
to Regional Council in April and November 2015; as well as February, May, June and July 
2016.  
Regional staff has processed this application in accordance with the Planning Act, Provincial 
Policy Statement, Growth Plan for the Greater Golden Horseshoe, Region of Peel Official 
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Plan, all other applicable Provincial laws, plans, and policies, and the planning process 
resulting from the ROPA 28 facilitated settlement. 
 

2. Region of Peel Planning Process  
 

As an outcome of the Provincial facilitation regarding ROPA 28 (Bolton employment lands 
expansion), on November 12, 2015, Regional Council endorsed a planning process for the 
consideration of the Town of Caledon's Bolton residential expansion ROPA application. This 
Council-directed process lays out a number of tasks and milestones to ensure a fair, open 
and transparent public process that provides all stakeholders, agencies, and members of 
the public with an opportunity to provide their input. It includes consideration of the six 
candidate expansion options and the three “rounding out areas” identified through the 
Town’s Bolton Residential Expansion Study (BRES), as well as a triangle-shaped piece of 
land between the ROPA 28 boundary expansion and Mayfield Road (see Figure 1). Key 
milestones in this process to date have included: 
 
 December 2015 - Broad circulation of a request for input on potential criteria and issues 

of interest;  
 

 February 2016 - Initial public meeting in Bolton; 
 

 April 2016 - Discussion Paper prepared by The Planning Partnership.  This provided an 
analysis of the stakeholder consultation to date and proposed Regional evaluation 
themes and criteria based on policy and focused on issues of interest to the Region, 
while having regard to the criteria used by the Town of Caledon; 
 

 June 2016 - Final Recommendation Report prepared by The Planning 
Partnership including final recommended Themes and Criteria and recommended option 
areas; 
 

 July 7, 2016 - Staff report to Regional Council recommending that a draft ROPA based 
on a modified Option 4 (also referred to as Hybrid Option 4/5) be taken to the public for 
consultation.  At this meeting, Council requested additional costing analysis for multiple 
Hybrid Options;  
 

 July 21, 2016 - Regional Council direction to proceed to statutory public consultation with 
a draft ROPA based on Option 6 and the triangle lands; 
 

 September 14, 2016 - Open House on draft ROPA held in Bolton; 
 

 September 29, 2016 - Statutory Public meeting on draft ROPA. 
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This ROPA is intended to implement the 2031A population and employment forecasts from the 
Provincial Growth Plan as incorporated into ROPA 24 (approved by the OMB in 2012) and 
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Caledon OPA 226.  The Region of Peel and local municipalities are also currently undertaking a 
planning process to implement the new 2031B and 2041 population and employment forecasts 
included in Amendment 2 to the Provincial Growth Plan (Peel 2041 Forecast of 1,970,000 
people and 970,000 jobs).  This planning process is being undertaken in accordance with the 
New Approach to Managing Growth as directed by Regional Council to provide increased up-
front consultation and coordination of planning, infrastructure and financing.  
 
Figure 2 provides an overview of the surrounding Caledon settlement structure including 
Tullamore, Mayfield West, Caledon East, Palgrave Estates, and the Focused Analysis Area for 
the GTA West Corridor. 

 
 

3. The Planning Partnership – Evaluation Criteria 
 

The Planning Partnership (TPP) is an independent planning consultant firm retained by the 
Region to assist in evaluating each expansion option from a Regional perspective.  They 
proposed evaluation Themes and Criteria based on a review of Caledon’s work; review of 
agency, stakeholder and public input; review of Provincial and Regional policies; discussion 
with Peel staff; and preparation of draft and final Evaluation Themes and Criteria.  
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The final TPP recommended evaluation themes and criteria, posed in the form of questions, 
are found in Appendix I. Answering these questions forms the basis of the evaluation by The 
Planning Partnership.  The six evaluation theme areas recommended by The Planning 
Partnership are outlined in Table 1 below: 
 
Table 1: Final Evaluation Themes - The Planning Partnership 

 

 

 

 

 

 

 

 

The recommended evaluation themes and criteria were presented in the TPP Discussion 
Paper and received by Regional Council on May 12, 2016, through Resolutions 2016-396 
and 2016-409 (agenda items 8.3 and 9.3). The TPP Evaluation Summary table is provided 
in Appendix II of this report. 
 

4. Key Issues for Decision Making 
 

Through the Statutory Consultation process, many comments were received and details of 
these are discussed in the later sections of this Report, the Appendices and on the project 
web pages.  Many of these comments reiterate the importance of issues and matters 
considered to date throughout this planning process.  However, new information specifically 
highlighted for consideration is summarized in this section including submissions regarding 
financial impacts and comments from Provincial staff on GTA West Corridor protection and 
the proposed ROPA Study Area Boundary.  

 
4.1 Financial Impact  

Option 3 Financing Submission: 
 

On October 7, 2016, a comprehensive submission was received on behalf of the Option 3 
Landowners Group including a draft area specific DC background study, a draft area 
specific DC by-law, and a draft Early Payment and Front End (EPFE) Agreement. A more 
detailed discussion of these proposed financial agreement documents can be found in 
Section 5 of this Report.  

The offer of front-end financing would be based on the Region making expenditures 
primarily for water and wastewater infrastructure that are not included in the existing ten-
year capital forecast, such as new Water Pressure Zone 7 infrastructure. The potential 

THEME 3: PROMOTE 

FISCAL RESPONSIBILITY 

 

THEME 2: PROMOTE 

COORDINATED, 

EFFICIENT, AND COST 

EFFECTIVE 

INFRASTRUCTURE 

 

THEME 1: PROTECT 

NATURAL HERITAGE 

FEATURES 

THEME 6: RESPONSE TO 

LONG-TERM URBAN 

STRUCTURE 

IMPLICATIONS 

 

THEME 5: PROTECT 

AGRICULTURAL LANDS 

 

THEME 4: ENSURE 

COMPACT, COMPLETE, 

AND HEALTHY 

COMMUNITIES 
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impacts to the Region of pulling forward the expenditures associated with developing the 
Option 3 lands are largely offset by receiving up front funding along with the continued 
payment of the Region’s general DC By-law.  

Commonly, front-ending financial agreements replace DC payment. In this case, the Option 
3 Landowners Group is proposing to also pay the Region-wide DC, thereby relieving the 
Region from the need to borrow money to finance new related infrastructure. Front-end 
financing these costs prior to 2026 along with paying the Region-wide DC would leave the 
Region in a neutral position from a cost-revenue timing perspective for water and 
wastewater.  

The proposal would also include paying $7 million to the Region to cover 40 years of life 
cycle costs associated with advancing the timing of infrastructure. However, it should be 
noted that the enforceability of agreement provisions regarding life cycle costs may be 
subject to challenge as a charge related to development not permitted by the Development 
Charges Act. 

With respect to transportation costs, the proposal suggests that $12.8 million in 
transportation DC’s would be paid at an earlier date than otherwise required.  However, the 
development would trigger $25.1 million in costs for the grade separation at King Road 
earlier than other wise anticipated.  

Provincial and Regional policy is not supportive of “leapfrogging” planned or available 
serviced lands and supports the avoidance of unjustified or uneconomical expansions to 
infrastructure and services. The Provincial Policy Statement, in particular Policy 1.6.6 directs 
municipalities to accommodate expected growth or development in a manner that promotes 
the efficient use and optimization of existing municipal sewage and water services. Policies 
in the Growth Plan further advocate the importance in coordinating investment in water and 
wastewater infrastructure to support future growth in ways that are linked to the 
determination of how these systems are paid for and administered.  

Financial Uncertainty Due to GTA West Corridor Protection:   

It has been noted in the public consultation process that the uncertainty of the GTA West 
Transportation corridor and associated protection of lands from development could result in 
a portion of the Option 6 and Triangle Lands being delayed in development, thereby 
introducing the financial risk of delayed DC collection. About 50% of the developable area of 
Option 6 and the Triangle Lands is within the GTA West Focused Analysis Area (FAA).  As a 
result, about $87 million of DC revenue is potentially at risk (see Figure 3). 
 

4.2 Provincial Comments on GTA West Corridor Protection   

The Ministry of Municipal Affairs staff comment letter received November 16, 2016 (see 
Appendix III) provides comments on a number of topics discussed in this Section of the 
Report and in Sections 4.3 and 6.7.  Provincial staff recommend that, in order to ensure 
conformity with the Growth Plan and the Provincial Policy Statement, lands within the 
original GTA West Corridor Preliminary Route Study Area (GTA West Study Area) should 
not be included in this ROPA until Stage 2 of the Environmental Assessment is complete. 
Although there is uncertainty at this time regarding completion of Stage 2 of the Provincial 
Environmental Assessment, portions of the potential expansion lands fall within the GTA 
West Study Area and the Focused Analysis Area (FAA) which is smaller than the original 
Study Area as a result of a short list of route alternatives (see Figure 3). Specifically: 
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 Hybrid Option 4/5 – Approximately 65% of the developable land area is within the GTA 

West Study Area, none of the lands is within the FAA.  
 

For comparison purposes: 
 
 Option 6 and triangle lands - Fully contained within the GTA West Study Area and 

approximately 50% of the developable land area is within the FAA. 
 

 Options 1, 2, 3, and Rounding Out Areas – All lands are outside the GTA West Study 
Area and the FAA. 

 
It is further advised by Provincial staff that if the Region chooses to proceed, a policy 
approach should be incorporated for the appropriate protection of lands within the entire 
GTA West Study Area similar to the policy approach used in ROPA 29 (Mayfield West 
Phase 2).  To date, the Province has expressed reduced interest in lands that fall outside 
the FAA.  Provincial staff does however continue to review development applications in the 
entire GTA West Study Area. Peel staff have been involved in the EA process and are 
confident that the Focused Analysis Area (FAA) does protect for the short list of route 
alternatives. 
 
In response to the Ministry’s staff letter, Regional staff has included a proposed policy in the 
draft recommended amendment contained in this report.  Similar to the ROPA 29 approach, 
the policy requires the Town of Caledon to prepare official plan and secondary plan policies 
for the phased release of lands within the entire GTA West Study Area if such release does 
not predetermine or preclude the planning and/or implementation of the GTA West 
Transportation Corridor. Given that all of the lands within the staff recommended Hybrid 4/5 
Option fall outside the FAA, it is anticipated that the policy will have little or no practical 
effect. Nevertheless, the proposed changes by the Province are recommended by Peel staff 
given the overall strategic importance of corridor protection and the Provincial request. 
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The Region of Peel has long supported policies protecting the GTA West Transportation 
Corridor. Despite uncertainty around the current Provincial planning process on this matter, 
Regional Council has previously approved strong policies in the Region of Peel Official Plan 
around the need to protect for a Strategic Infrastructure Study Area (SISA).  The Region is 
currently defending these policies at the Ontario Municipal Board.  Expanding the Bolton 
Rural Service Centre to include the FAA in Option 6 and triangle lands through this ROPA 
could be regarded as inconsistent with these stated corridor protection objectives. 
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Protection of the GTA West Transportation Corridor is also related to protection of lands for 
consideration for future employment opportunities. Provincial and Regional policy provides 
direction on considering the potential use of lands within the vicinity of major highway 
interchanges or major goods movement facilities for employment uses. 
 

4.3 Provincial Comments on the Study Area Boundary   

In the aforementioned Provincial staff letter, comments and suggestions are also offered on 
the proposed Study Area Boundary to be shown on Schedule D of the Regional Official 
Plan, which is described in draft policy 5.4.3.2.7 as the area within which additional growth 
for Bolton beyond the 2031 population target is anticipated to occur.  The draft policy further 
states that any settlement area expansion for this area will be designated on the basis of a 
Municipal Comprehensive Review and will require an amendment to the Peel Region Official 
Plan. 
 
This comment letter notes that the Growth Plan stipulates a settlement area boundary 
expansion may only occur as part of a Municipal Comprehensive Review (MCR) which 
demonstrates how the criteria in the Growth Plan policy 2.2.8.2 are met, and that the 
expansion makes available sufficient lands for a time horizon not exceeding 20 years.   The 
comment letter references policy 1.3.2.4 of the PPS - that planning authorities may only plan 
beyond 20 years for the long-term protection of employment lands, provided lands are not 
designated beyond the 20 planning horizon. It also highlights that this policy applies only to 
employment lands, which infers that planning for or delineating residential lands in a study 
area beyond 20 years is not consistent with the PPS and frustrates the growth management 
policies of the Growth Plan.  MMAH staff note that the Region has not completed an MCR to 
demonstrate the need for a settlement area expansion beyond 2031 pursuant to Growth 
Plan requirements.  In summary, the MMAH comment letter suggests that the proposed 
Study Area Boundary surrounding Bolton predetermines the need and location for an 
expansion, and is not in keeping with the provincial policy framework. Ministry staff report to 
understand that the underlying purpose of the Study Area Boundary is to focus future growth 
in Caledon to Bolton and Mayfield West if additional lands are needed to accommodate 
forecasts beyond 2031A.  The comment letter suggests that the Region could consider 
including general policy direction that focuses potential future growth to Bolton, subject to 
completion of a future MCR process.   
 

With respect to the visual representation of the proposed Study Area Boundary, it is the 
recommendation of Regional staff to continue to have this shown on the Schedule D as it is 
an open and transparent visual representation of a geographic area in which Regional staff 
suggest that future growth should be considered. This reflects an approach that currently 
exists in the Regional Official Plan for Mayfield West.   Further, the Study Area boundary 
and accompanying policy wording does not limit other alternatives for locating future 
potential growth. 
 
Section 6.7 of this report contains a discussion of Provincial staff comments on matters 
related to prime agricultural lands and the natural environment. 
 
 

5. Comments Received on Draft ROPA 
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Regional staff have conducted multiple public consultations; starting first with a request for 
input on potential criteria and items for consideration, held an initial public meeting in 
February 2016, a request for comments on a draft Discussion Paper that summarized 
stakeholder input and proposed Regional evaluation criteria, a request for comments on the 
draft ROPA, and a request for participation in an Open House and Statutory Public Meeting 
held in September 2016. Attached as Appendix IV are the meeting minutes from the 
statutory public meeting, along with staff summary notes from the open house and statutory 
public meeting. Public consultation has occurred through direct interaction, mail, e-mail, and 
newspaper notice. Since the initial circulation in December 2015, the Region has received a 
total of over 260 comments, approximately 120 of which were received after the August 
2016 circulation regarding the draft ROPA.   
 

A wide variety of comments have been received from residents, community groups, public 
agencies, indigenous group representatives, consultants, and developers. An individual 
submission and response table can be found on the project webpage: 
http://www.peelregion.ca/planning/officialplan/bres/. 
 
A general discussion of the comments received on the draft ROPA has been prepared and 
grouped into seven topics discussed below and further detailed into a staff response table in 
Appendix V. These primarily summarize the comments of residents and stakeholders, while 
agency and consultant comments were addressed in the individual comment table, the 
substantive submissions, and in other sections of this report.  
 
An overview of various substantive submissions from consultants, businesses, landowners, 
agencies, and other stakeholders regarding the August 9, 2016 draft ROPA is provided in 
Appendix VI. The Region recognizes the importance of the comprehensive information 
presented in these submissions and has considered them accordingly. 
 
Comments were provided supporting a variety of expansion options including the Rounding 
Out Areas A, B and C identified through the Town of Caledon process. Each of the 
expansion options has support and opposition from multiple respondents.  
 

5.1 Comment Topics   

Topic 1 - Complete Communities 
 

The selection of an option area connected to the existing population and core of Bolton was 
a key area of comment. Many comments encouraged consideration of a residential 
expansion which fosters community building, supports a healthy population, and is transit-
oriented. Proximity and access to services, amenities, and existing commercial areas is a 
top-of-mind issue for residents who are keen on supporting Bolton’s businesses. Within the 
comments, support was primarily noted for more northerly options with respect to this topic. 
More southerly options were discussed in relation to proximity to amenities and services to 
the south, further distance from Bolton’s downtown, and proximity to industrial uses.  
  
 
 
 
Topic 2 - Growth Management 
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Many residents want to see Bolton develop as a distinct community and not merely an 
extension of development patterns to the south. Residents were keen on an option that 
would create a gateway feature to Bolton from the west and have future growth flow from 
existing communities. 
 
Many of the growth management comments focused on the preservation of employment 
lands while others suggested that further employment land growth in Bolton should be 
limited. Comments also included financial benefits (i.e. lowered residential tax rates) of 
commercial and industrial growth. Some comments expressed Option 6 to be most 
appropriate for employment growth because of its proximity to industrial-based resources 
such as the CP intermodal yard, Highway 50, Highway 427, and the proposed GTA West 
Corridor.    
 
Topic 3 - Environment & Agriculture 

 
A range of comments were received throughout the process regarding the environment and 
natural heritage.  Comments presented differing opinions on the importance of natural 
heritage and environment considerations and that all options were impacted by natural 
heritage constraints in some way.  In both technical submissions and in some comments 
received, it was indicated that provincial policy required that natural heritage features and 
systems be protected to a minimum standard of protection and that each option would have 
to meet the same standard of protection.  A number of comments noted concerns with 
financial criteria being given greater emphasis than environmental criteria. One submission 
indicated that the Region had not considered the full extent of natural heritage system 
features in its recommended option or undertaken field studies to complete the evaluation. 
 
Comments reflected differing opinions on the importance of agriculture, although some 
comments suggested that agriculture was not a theme that indicated significant 
differentiation among the options. In terms of agricultural issues, farmers in the area noted 
the challenge in operating large equipment among increasing traffic arising from growth. 
Comments advocated for the GTA West Corridor area to be protected for a future new 
provincial transportation corridor, thus drawing traffic off municipal roads and alleviating 
conflict with agricultural activities.  
 
Topic 4 - Transportation 

Comments noted the opportunity for potentially distributing traffic across Healey Road, King 
Street, and Humber Station Road. Concerns were noted about potential conflicts between 
commercial/industrial vehicles from areas to the east. Many comments focused on 
protecting the GTA West Transportation Corridor. Comments also supported GO Rail transit 
and other opportunities to improve public transportation (i.e. bus services). Comments were 
provided in support of an option that would enable walkability to a potential future GO Rail 
Station.  
 
Topic 5 - Finance 

Several comments noted the preference for an option that has the least burden on tax 
payers.  Some comments question the viability of the most southerly option considering that 
portions may be frozen from development due to the GTA West Corridor thereby limiting 
revenue from development. Support was provided for the Region to consider front-end 
financing agreements as an opportunity to reduce or eliminate financial risk of higher cost 
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options. Many comments state that financing criteria should not be considered in isolation of 
other issues, themes and criteria.  
 
Topic 6 - Infrastructure 

Some comments noted preference for options that will not require infrastructure associated 
with a new water pressure zone. Other comments noted that the establishment of Water 
Pressure Zone 7 is an opportunity to upgrade servicing for existing residents in north Bolton. 
Some suggested that existing serviced lands be reserved for industrial uses. Many 
comments noted southern options would provide cost savings and utilize existing municipal 
servicing for residential uses. Comments on the road network often considered the cost of a 
grade separation on King Street.  
 
Topic 7 - Process 

Comments were provided on the Region’s role in the planning process.  Some comments 
are supportive of the Region’s role and work in presenting information on the option issues 
and opportunities.  Other comments express concern that the current process is an 
unnecessary use of public resources. 
 

5.2 Town of Caledon   

The Town of Caledon staff provided comment letters on September 23, 2016 and November 
22, 2016.   The letter dated November 22, 2016 to the Region reiterates the continued 
support for the decision of Caledon Council on June 24, 2014 to approve lands within Option 
3 as well as lands known as Rounding-Out Areas as the most appropriate location for the 
new growth in Bolton by 2031.  This is based on the Town’s completion of a Municipal 
Comprehensive Review which was conducted through a comprehensive and transparent 
public process involving consultation with residents and various interested stakeholders.  
The Town of Caledon letter dated November 22, 2016 attaches a planning opinion of Mr. 
Nick McDonald, RPP.   
 

6. Staff Discussion 
 

6.1 Evaluation Based on Criteria 
 

As discussed in Section 1 and 2 of this report, the planning process has included the 
development and utilization of 6 Evaluation Themes and 18 Criteria for the consideration of 
the six candidate expansion options, three “rounding out areas” and triangle lands.  These 
Themes and Criteria were used in conjunction with all the available technical information 
and comments received to form the basis of the June 28th, 2016 staff report and 
supplemental financial information.  To date, Regional staff have recommended that there 
should be a particular emphasis on Theme 3 “Promote Fiscal Responsibility” and Theme 6 
“Long Term Urban Structure Implications”.   
 
In response to the statutory public consultation process, numerous comments and technical 
submissions have been received as described in Section 5 of this Report, summarized in 
the appendices and available on the project web site.  These submissions continue to bring 
forward topics, issues and matters consistent with the Themes and Criteria developed by 
The Planning Partnership which incorporated the results of earlier consultations.   
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Regional Staff have not identified the need for any changes to the June 2016 Themes and 
Criteria as a result of the statutory consultation and continue to recommend that Theme 3 
“Promote Fiscal Responsibility” and Theme 6 “Long Term Urban Structure Implications” be 
given particular emphasis as these are paramount matters of Regional interest in deciding 
on allocation of 2031A growth in Bolton. 
 
Although no changes to the evaluation themes and criteria are identified as result of the 
comments and submissions, there are a number of matters raised and discussed below that 
warrant further discussion and consideration in relation to the appropriate expansion of the 
Bolton Rural Service Centre Boundary.   
 

6.2 Financial Matters 

A number of comments and submissions relate to the Promoting Fiscal Responsibility theme 
with reference to the importance of overall capital, maintenance and operating costs, 
reducing negative financial risk to the Region and the provision of cost effective 
infrastructure.  None of the submissions suggest any substantive issue with the overall cost 
summaries as brought forward by Regional staff and summarized in Table 2 below: 
 
Table 2: Fiscal Impact Summary ($ in millions)  

Option / 

Hybrid

Total DC 

Revenue

Total 

Incremental 

Capital Cost

Incremental 

Capital 

Cost/Revenue 

Differential

Tax Supported 

Operating Net 

Revenue

Lifecycle 

Capital Costs 

(100 years)

1 170.13 100.13 69.99 0.77 71.33
2 170.13 102.57 67.56 0.77 76.87
3 170.13 80.73 89.39 0.77 77.50
4 170.13 62.50 107.63 0.77 50.67
5 170.13 21.25 148.88 0.77 9.54
6 170.13 13.78 156.34 0.77 9.23

3/4 170.13 86.55 83.58 0.77 78.47
4/5 170.13 30.09 140.04 0.77 9.36
5/6 170.13 15.94 154.19 0.77 7.07  

 
Several submissions raised issues that are relevant to Regional fiscal responsibility 
including the potential for alternative financing options to eliminate financial risk to the 
Region and the potential for GTA West Transportation Corridor uncertainty to pose a risk to 
projected Regional DC revenue. 
 
Alternative Financing Options: 
 
On October 10, 2016, a comprehensive submission was received on behalf of the Option 3 
Landowner Group from the proponents including a draft area specific background study, an 
area specific by-law, and an Early Payment and Front End Agreement. This documentation 
confirmed statements made at the Public Meeting that rounding out areas A and B would 
also participate in the proposed financial arrangements for Option 3. 
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At the statutory public meeting representatives on behalf of the Bolton North Hill 
Landowners Group advised that the Option 1/2 landowner group would also be willing to 
enter into area specific and front ending Development Charges arrangements similar to that 
being proposed by Option 3 proponents. A representative also spoke on behalf of Option 6 
indicating that they would respect whatever process is put into place for financing options by 
Regional Council. It is understood that this could potentially include area-specific or front-
ending arrangements.  Only Option 3 has submitted enough detail to perform an 
assessment of what they are proposing. 
  
Option 3 Financing Submission Highlights: 

 An Area Specific Development Charges (ASDC) By-law based on an appropriate 
background study that would ensure those landowners that would benefit from the hard 
services for the Option 3 area would be directly responsible for the DC eligible costs 
(about $76 million of the total estimated cost of about $81 million) translating to an 
ASDC of about $20,600 per single and/or semi-detached dwelling unit.  

 A Base DC By-law could be amended to remove from the general DC all costs directly 
funded by the ASDC By-law thereby reducing DC rates by approximately $800 per 
single and/or semi-detached dwelling unit throughout the Region during the next DC 
update process. 

 An Early Payment and Front Ending Agreement (EPFE) to provide for the Option 3 
Landowner Group to front-end $81 million infrastructure costs now ($12.8 million in road 
improvements, $63.2 million in water and wastewater infrastructure, and $5.7 million in 
post-period benefit).  

 An EPFE Agreement would also provide the Region with $7 million to cover 
approximately 40 years of aggregate life cycle costs associated with infrastructure in 
Option 3. 

 Front ended amounts would be recouped by the Option 3 Landowners Group from all 
defined benefiting landowners through the Region’s collection of the Area Specific DC. 

 Front ended amounts would be subject to indexing and interest at a rate of 3% per 
annum compounded semi-annually.   

 The Option 3 Landowners Group advise that the value of the Option 3 lands once 
brought into the Rural Service Area is sufficient to make the above commitments and 
that the price of new homes in Ontario is determined by the market, not the market plus 
DC’s. 

Observations Regarding Option 3 Financing Submission 

 The potential financial impacts and risks of “pulling forward” the expenditures associated 
with developing the Option 3, particularly the water infrastructure needed for pressure 
zone 7, are largely off-set by receiving up front funding along with the continued 
payment of the Regions general DC by-law.  

 The calculation methodology appears to be reasonable but actual charges would need 
to be fully assessed by consultants undertaking the Region’s background study. 
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 The overall amount collected by the Region from DCs will not increase due to area 
specific DC rates being implemented. The burden will shift however and some 
developers will pay more, and some will pay less 

 The draft EPFE Agreement indicates that the developers would be responsible for doing 
design work, tendering and managing the construction of the required infrastructure. 
Should an EPFE Agreement be pursued, Regional staff should manage these functions 
(for reasons already stated) with recovery from developers of the costs incurred. 

 Documents indicate that the developers would not take on all the financing required to 
put in place the entire cost of a grade separation at King Road. The proposal is that the 
developer would pre-pay transportation DCs in the amount of $12.8 million and be given 
DC credits for these payments (plus interest of 3%) when the DCs would normally be 
payable. Whereas, the total cost of the work including the grade separation is estimated 
at $25.1 million. 

 With respect to the $7.0 million EPFE Agreement to be used for life cycle costs, it is 
unclear exactly how this amount was derived, and when it is suggested that the Region 
would be able to draw on these securities. The enforceability of agreement provisions 
regarding life cycle costs may be subject to challenge as a charge related to 
development not permitted by the DC Act. 

 If Council were to direct staff to begin negotiations with Option 3 proponents then a more 
exhaustive examination of the agreements (including legal review) would be required. At 
such a time all facets of the Regions existing front end financing policy could be explored 
in relation to the proposal. 

GTA Transportation Corridor Uncertainty:  

Several stakeholders have noted that the uncertainty surrounding planning for the GTA 
West Transportation Corridor could result in large portions of the Option 6 and the triangle 
lands being delayed in development thereby introducing financial risk to the Region that the 
Development Charges revenues associated with that portion of the lands could also be 
delayed. As identified in Table 2, the DC revenue forecasted in the expansion area is about 
$170 million.  Staff has calculated the developable land area of Option 6 and the Triangle 
lands within the GTA West Focused Analysis Area at approximately 95 hectares (about 51% 
of the net developable land area).  Based on this calculation, about $87 million of DC 
revenue is potentially at risk. 
  
The Region of Peel has long supported policies protecting the GTA West Transportation 
Corridor.  Even though there is uncertainty around the current Provincial planning process 
on this matter, Region of Peel Council has included strong policies in the Region of Peel 
Official Plan around the need to protect for a Strategic Infrastructure Study Area (SISA) and 
is currently defending these policies at the Ontario Municipal Board.  Expanding the Bolton 
Rural Service Centre to include the Option 6 and triangle lands through this ROPA could be 
regarded as inconsistent with these stated corridor protection objectives.  
 

6.3 Complete Communities 

Many submissions received in response to the statutory consultation highlighted the 
importance of considering matters related to complete communities in considering 

8.1-16



BOLTON RESIDENTIAL EXPANSION REGIONAL OFFICIAL PLAN AMENDMENT 
APPLICATION – DRAFT AMENDMENT FOR COUNCIL ADOPTION (ROPA 30) 
 

- 17 - 

settlement expansion for Bolton.  In particular, access to amenities, supporting existing local 
businesses, and the creation of healthy transit-oriented communities were issues raised by 
the public. Issues around complete communities are an important component of Regional 
staff evaluation of the options and an important theme for the public.  
 
Theme Four of The Planning Partnership (TPP) Recommendations Report dated June 16, 
2016 includes the consideration of compact, complete, and healthy communities through 
criteria 9 to 14. According to TPP’s evaluation (see Appendix V), Options 1 and 3 scored 
‘most’ in this theme. Options 2 and 4 scored ‘some’ and Options 5 and 6 scored ‘least’. 
Theme 4 and Theme 6 have been noted by TPP to be very consistent with each other. 
Expansion Option 4 scored ‘most’ in Theme 6 Urban Structure Implications and was the only 
option that did not receive ‘least’ in any of the evaluated categories. Each theme and 
criterion have a relative importance/weighting in the evaluation process. The final evaluation 
as summarized by TPP ranks Option 3 as well as Option 4 lands as ‘most’ preferred.   
 

6.4 Transit and Active Transportation Opportunities 

At the statutory public meeting, former GO Transit President Gary McNeil made a delegation 
regarding the potential future Bolton GO Rail service to possibly be provided earlier than 
currently projected and with an incremental increase in service. As part of the evaluation of 
options, Regional staff have prepared a Transportation Assessment for this ROPA dated 
June 8, 2016. Regional staff have considered the potential GO Rail service in the evaluation 
assessment. The Region’s Transportation Assessment further considered existing transit 
services, potential transit services, carpool opportunities, existing and proposed active 
transportation facilities, and proximity to community destinations. As per the Town of 
Caledon and the Region of Peel’s Council direction, staff will continue to lobby for improved 
GO services for both bus and rail. None of the land use options would preclude GO service 
improvements.  Any population growth in Bolton would strengthen the need and justification 
of a potential GO Rail and the upgrade of current GO Bus service. The potential GO Rail 
service is one part of the integrated and holistic approach to building a complete community. 
Staff will continue to focus on enhancing the built form in a manner that is transit-supportive. 
This includes establishing a well-connected road network, encouraging a robust walking and 
cycling network. The consideration of these principles can help to ensure that the planned 
growth promotes the creation of an effective and connected transportation system in Bolton. 
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6.5 York Region Annexation 
 

Former Regional Chair Emil Kolb provided a 
submission recommending the annexation of land 
southeast of Bolton (in the City of Vaughan) to 
accommodate the boundary expansion. The 
existing infrastructure, proximity to Bolton’s 
existing commercial area and transportation 
network, and location outside of the GTA West 
Corridor study area were noted as draws or 
benefits to development. These lands were not 
part of the Town of Caledon’s or Peel evaluation 
process. As the proposed expansion area is also 
outside of the Region of Peel’s boundaries, it 
would require a separate municipal process and 
would require careful strategic consideration 
including consultations with the Town of Caledon, City of Vaughan and Region of York. 
There has been no direction from Peel Council to initiate such consideration or consultation. 
 

6.6 Hospital Land Dedication 

Mr. Wilson is an owner of approximately 200 acres 
at the northwest corner of Healey Road and 
Humber Station Road in the Option 5 area (see 
inset map). He has offered to donate 20.05 acres 
(8.11 hectares) for a future hospital site.  Staff has 
forwarded related information onto the Central 
West Local Health Integration Network (LHIN) 
seeking guidance to share with Mr. Wilson 
regarding the process for determining priority 
areas and selection criteria for new hospitals. 
 

6.7 Provincial Comments 

As noted in Section 4 of this report, the Ministry of Municipal Affairs has provided comments 
on the draft ROPA expressing concern that the proposed policy regarding protection of the 
GTA West Corridor references the Focused Study Area which has resulted from the EA 
process to date, whereas they suggest the policy should reference the original GTA West 
Study Area Boundary associated with the initiation of the Environmental Assessment.  They 
also express concern with identification of a Study Area Boundary for considering post 2031 
growth on a schedule to the Region of Peel Official Plan. 
 
In response to the Ministry’s staff letter, Regional staff has included a proposed policy in the 
draft recommended amendment contained in this Report.  Similar to the ROPA 29 
approach, the policy requires the Town of Caledon to prepare official plan and secondary 
plan policies for the phased release of lands within the entire GTA West Study Area if such 
release does not predetermine or preclude the planning and/or implementation of the GTA 
West Transportation Corridor. Given that all of the lands within the staff recommended 
Hybrid 4/5 Option fall outside the FAA, it is anticipated that the policy will have little or no 
practical effect. Nevertheless, the proposed changes by the Province are recommended by 
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Peel staff given the overall strategic importance of corridor protection and the Provincial 
request. 
 
With respect to the visual representation of the proposed Study Area Boundary, it is the 
recommendation of Regional staff to continue to have this shown on the Schedule D as it is 
an open and transparent visual representation of a geographic area in which Regional staff 
suggest that future growth should be considered.  Further, the Study Area boundary and 
accompanying policy wording does not limit other alternatives for locating future potential 
growth. 
 

The Ministry of Municipal Affairs has requested clarification of how the findings of the 
Region’s Land Evaluation Area Review (LEAR) Study were considered in the evaluation of 
the six expansion options. LEAR findings were assessed as part of the Analysis of 
Agricultural Requirements and Evaluation of Options, which accompanied the 
Recommendations Report prepared by The Planning Partnership dated June 16, 2016.  
Using LEAR Study results, weighted LEAR score averages were calculated for each of the 
expansion options and preferences among the options were described based on relative 
differences of the weighted scores.  These were compared to the preferences among 
options based on soil capability to provide a relative assessment of preference using the two 
approaches.  The analysis of LEAR findings supplemented but did not replace the Region’s 
evaluation of agricultural criteria and helped inform Regional staff’s overall conclusion that 
when considering the relative differences among options, no one option is a strong 
preference to the others.  
 
Comments from the Ministry of Municipal Affairs have noted consideration for natural 
heritage and water resources including advice on further assessment of water resource 
features, natural heritage features, and habitat of species at risk.  The Ministry recommends 
that a sub-watershed or similar type of study be undertaken to ensure appropriate 
consideration of water resources and natural heritage within the expansion area. Regional 
staff has recommended policies be included in the ROPA to undertake a comprehensive 
environmental impact study and management plan (EIS and MP) prior to the Town of 
Caledon adopting a secondary plan and official plan amendment for the expansion to satisfy 
this request. 
 
Source Protection Plan (SPP) for CTC Region came into effect on December 31, 2015.  The 
Region is undertaking a conformity exercise to implement the plan’s land use policies on a 
Region-wide basis through the five-year review of the ROP.  Policy and mapping to address 
PPS consistency and implementation of the CTC source protection plan will be 
comprehensively addressed through this exercise.  All planning applications are currently 
screened through the Risk Management Official for the Region of Peel to ensure that policy 
requirements of the CTC source protection plan are implemented accordingly. 
 

6.8 Employment Lands Consideration 

Amendment 2 to the Growth Plan allocates an additional approximately 100,000 jobs to Peel 
between 2031 and 2041. The technical background material for Amendment 2 identifies that 
approximately 30,000 of those jobs would be for employment land employment.  There will 
be demand for employment land expansions in Peel and the strategic placement and 
protection of employment land expansions will be critical to their success. Beyond 
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employment lands jobs, additional Peel employment growth will include population-related 
employment and major office employment. 
 
Regional staff continue to find that, although all 6 options, the Triangle lands and Rounding 
Out Areas may eventually be considered for the settlement expansion of Bolton, not all the 
areas should necessarily be for residential and related uses.  Some future employment 
expansion should also be considered.  Consistent with Provincial and Regional policy 
around identification and protection of employment lands in the vicinity of transportation 
facilities that are supportive of goods movement functions, staff continue to recommend that 
the area adjacent to the GTA West Focused Analysis Area be protected for future potential 
consideration as employment lands.  
 

6.9 Municipal Comprehensive Review 

The completion of a Municipal Comprehensive Review (MCR) is a requirement of an 
expansion to the Bolton Rural Service Centre. Both the Growth Plan for the Greater Golden 
Horseshoe and the Region of Peel Official Plan require an MCR to be completed for a 
settlement area boundary, including an expansion to a Rural Service Centre. In September 
2012, the Region retained Malone Given Parsons to assess the MCR process for settlement 
expansions in Caledon. The consultant concluded that the Town’s OPA 226 addresses part 
of the requirements of a MCR, and that the remaining requirements must be addressed 
through the individual expansion applications. TPP has reviewed the Evaluation Table 
prepared by Malone Given Parsons. Regional staff has concluded the MCR criteria have 
been met for this proposed expansion to the Bolton Rural Service Centre Boundary. 
Stakeholder comments raise questions regarding the status of the identification of a natural 
heritage system for some options. Regional staff in consultation with TRCA find the 
information available satisfies the requirements of an MCR at the Regional Official Plan level 
combined with a policy framework to provide for completion of a Comprehensive 
Environmental Impact Study and Management Plan (EIS and MP) as part of a local land use 
planning process and prior to completion of a local official plan amendment.   
 

6.10 Evaluation Conclusions 

Upon considering the direction from Council regarding consultation on a draft ROPA and the 
results of statutory consultation, Regional staff recommend expansion to the Bolton Rural 
Service Centre based on Hybrid Option 4/5 (see Figure 4).  The following points summarize 
key elements of staff consideration: 
 
 Hybrid Option 4/5 represents a balanced option that performs well against all six 

Themes and eliminates the need to service water pressure zone 7, at this time.  
 

  Hybrid Option 4/5 was also preferred by Regional staff in considering the recommended 
emphasis on Theme 3 “Promote Fiscal Responsibility”, and Theme 6 “Response to 
Long-Term Urban Structure Implications”.  
 

 The Option 3 landowners have brought forward a comprehensive development charges 
and front end financing proposal that would address many of the Region’s financial risks, 
however, it would not change the findings that Option 3 overall costs are tens of millions 
of dollars more than other options that don’t require Zone 7 water pressure infrastructure 
and financial risks would not be entirely eliminated.  
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 Provincial and Regional planning policies intended to carefully manage growth, 
infrastructure and sprawl clearly require that land use patterns within settlement areas 
are to: 
 
“Efficiently use, the infrastructure and public service facilities which are planned or 
available, and avoid the need for their unjustified and/or uneconomical expansion” (2014 
Provincial Policy Statement 1.1.3.2).   
 

 Option areas located in Water Pressure Zone 6 such as Hybrid Option 4/5 can utilize 
existing infrastructure and do not require expansion of infrastructure associated with a 
new water pressure zone.  In this context, it is understood that the Option 3 lands and 
other lands in Water Pressure Zone 7 will continue to be considered for potential future 
Rural Service Centre expansion once the available infrastructure in Zone 6 is utilized 
and if further settlement expansions are required.  
 

 Areas to the south of Hybrid Option 4/5 (i.e. Option 6 and southerly part of Option 5) are 
also in Water Pressure Zone 6 requiring less infrastructure expansion. However, 
Regional staff continue to recommend these lands remain available to be considered for 
potential future employment uses based on their locational and contextual attributes 
given existing employment lands in Peel and York, existing goods movement corridors 
and the potential expansion of goods movement infrastructure including the GTA West 
transportation corridor. 

 
Based on the issues around the need for protection of the GTA West transportation corridor 
and the appropriate consideration of future employment lands that will be required to 
accommodate Peel employment growth to 2041, staff does not recommend approval of the 
draft ROPA directed by Council for the Statutory public consultation based on Option 6 and 
the Triangle lands. 
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7. Draft ROPA 
 

A staff recommended draft ROPA has been prepared that would provide for the inclusion of 
approximately 185 hectares of developable land based on the Hybrid Option 4/5 and is 
attached as Appendix VII. The draft ROPA would also establish a policy framework to guide 
planning applications and development approvals in the Bolton Settlement Expansion Area. 
  
It is acknowledged that Regional Council may wish to choose options other than the staff 
recommendation.  For the convenience of Council and members of the public, draft ROPAs 
have been prepared based on Option 6 and the Triangle lands which are the subject lands 
directed by Council for statutory consultation, as well as Option 3 and the Rounding Out 
Areas which are the subject lands submitted by the Town of Caledon.  These documents 
are publicly available in the Office of the Regional Clerk and on the project website. 
 
The attached recommended draft ROPA continues to identify a proposed Bolton Rural 
Service Study Area on Schedule D of the Peel Region Official Plan.  See also Figure 4.  
This component of the proposed amendment is important for establishing a policy 
framework that recognizes that, although this current exercise can be seen as allocation of 
Bolton’s next phase of residential growth, consideration is to be given for the further 
expansion of the Bolton Rural Service Centre. This is a similar approach to the Study Area 
Boundary that exists in the Region of Peel Official Plan for Mayfield West and has long 
guided consideration of expansions to that community. 
 
A technical minor adjustment and correction is also recommended to include the existing St. 
Michael Secondary School into the Bolton Rural Service Centre Boundary. This existing 
facility, which is technically located outside, but abutting the Bolton Rural Service Centre 
Boundary, should be included as this existing facility functions as part of the Rural Service 
Centre.  Since this initiative would merely recognize an existing situation, no adjustment to 
the population, employment and density associated with current 2031A Caledon growth 
allocation is proposed.  
 
Suggested changes to the draft ROPA policies made by stakeholders during the statutory 
public consultation phase were considered and have led to recommended revisions in the 
draft ROPA attached to this Report: 
 
 The Wildfield Settlement Area is in close proximity to the Bolton Rural Service Study 

Area and is included as part of the Study Area as depicted in Schedule D as an area to 
examined as part of that future process.  
 

 Natural Heritage sections 5.4.3.2.9.1 i) and j) are revised to clarify a natural heritage 
system will be identified through the completion of a Comprehensive Environmental 
Impact Study and Management Plan (EIS and MP) prior to the Town of Caledon 
endorsing land uses for the secondary plan area. The recommendations of the 
Comprehensive EIS and MP will be incorporated into the Town of Caledon’s Official Plan 
and the Secondary Plan.   

 
 Section 5.4.3.2.9 Bolton Residential Expansion Settlement Area 2031 is revised to clarify 

the expansion lands will include an appropriate mix of housing.  
 The term “satisfaction” has been clarified to indicate “the Region’s satisfaction” in 

sections 5.4.3.2.9.1 a), b), i), and l) regarding requirements for a phasing plan, financing 
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plan, Comprehensive EIS and MP, and agriculture impact assessment. Section 
5.4.3.2.9.1 d) is revised to clarify the Town’s role in collaborating with the Region on 
affordable housing issues.     
 

 Sections 5.4.3.2.9.1 c) Transportation and d) Affordable Housing Assessment have been 
revised to clarify the consideration of a range of transportation options and the affordable 
housing assessment will occur prior to the official plan amendment and the secondary 
plan. 

 
 A policy regarding GTA West Corridor protection has been added.  

 
 A policy has been added to require mitigation of potential impacts of development on 

surrounding agricultural operations and land.   
 

 Section 5.4.3.2.9.1 k) regarding inclusion of the Agricultural Impact Assessment 
recommendations in the Town of Caledon Official Plan has been strengthened to ensure 
more effective implementation. 
 
 

CONCLUSION 

Staff has carried out the planning process for the Bolton Residential Expansion ROPA as 
endorsed by Council in November 2015 and have considered the results of the planning 
process including all the input received as a result of the statutory consultation on the Council-
directed draft ROPA. 
   
Staff have not identified the need for any changes to the June 2016 Themes and Criteria as a 
result of the statutory consultation and continue to recommend that Theme 3 “Promote Fiscal 
Responsibility” and Theme 6 “Long Term Urban Structure Implications” be given particular 
emphasis.  
 
It is recommended that, in accordance with Section 17(22) of the Planning Act, the Region of 
Peel Official Plan be amended to expand the Bolton Rural Service Centre settlement boundary 
based by approximately 185 developable hectares to accommodate approximately 10,300 
people and 2,500 jobs and to provide a policy framework to guide planning applications and 
development approvals and that ROPA 30 be adopted based on Hybrid Option 4/5. It is 
acknowledged that Regional Council may wish to choose options other than the staff 
recommendation.   
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For the convenience of Council and members of the public, draft ROPAs have been prepared 
based on Option 6 and the Triangle lands which are the subject lands directed by Council for 
statutory consultation, as well as Option 3 and the Rounding Out Areas which are the subject 
lands submitted by the Town of Caledon.  These documents are publicly available in the Office 
of the Regional Clerk and on the project website. 
 
 

 
Dan Labrecque, Commissioner of Public Works 
 
 

 
Lorraine Graham-Watson, Commissioner of Corporate Services 
 
 
Approved for Submission: 
 

 
D. Szwarc, Chief Administrative Officer 
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For further information regarding this report, please contact Arvin Prasad, Director, Integrated 
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Ministry of 
Municipal Affairs 

 

Ministère des 
Affaires Municipales 

 

Ministry of Housing      Ministère du Logement 
 
Municipal Services Office 
Central Ontario 

 
Bureau des services aux municipalités 
du Centre de l'Ontario 

777 Bay Street, 13h  Floor 777, rue Bay, 13e étage 
Toronto ON M5G 2E5 
Phone: 416-585-6226 
Facsimile: 416-585-6882 
Toll-Free: 1-800-668-0230 

Toronto ON M5G 2E5 
Téléphone : 416-585-6226 
Télécopieur : 416-585-6882 
Sans frais : 1-800-668-0230 

 
 

November 16, 2016 Via Email Only 
 

Andrea Warren 
Manager - Planning 
10 Peel Centre Dr., Suite A, 6th Floor 
Brampton, ON L6T 4B9 
 
Dear Ms. Warren: 
 
Re: Proposed Amendment to the Region of Peel Official Plan 

Boundary Expansion to the Bolton Rural Service Centre 
MMA File No. 21-EOPA-143182 

 
 
 
Thank you for providing the Ministry of Municipal Affairs (MMA) with the opportunity to 
review and provide comments on this amended draft Regional Official Plan Amendment 
(ROPA). Ministry staff understand that the Town of Caledon initiated this amendment in 
2014 to expand the Bolton Rural Service Centre Boundary (Bolton) by approximately 185 
hectares of developable land. 
 
The amendment will accommodate a portion of Caledon's 2031 population and 
employment allocation from Peel Region's Growth Plan for the Greater Golden Horseshoe 
(Growth Plan) conformity exercise, ROPA 24. The Ministry previously provided comments 
to the Region on April 7, 2015 on an earlier version of this ROPA, which should be 
considered in conjunction with this letter. 
 
Ministry staff understand that of the six potential locations evaluated for the expansion, the 
Town of Caledon proposed lands know as Option three ("Go Station Focus"), together with 
three rounding-out areas. In July 2016, Regional Council resolved to proceed to a public 
meeting with a draft ROPA for the lands known as Option 6 and the "Triangle" lands. These 
lands are located west of the Bolton Rural Service Centre, south of Healy Road, east of 
Humber Station road and north of Mayfield Road. 
 
The draft ROPA also proposes a Study Area Boundary generally including the six 
options as well a technical adjustment to include the existing St. Michael Secondary 
School within the Bolton Rural Service Centre Boundary. 
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As part of the One Window Provincial Planning Service, this draft ROPA was reviewed by 
MMA, including staff from the Central Municipal Services Office and the Ontario Growth 
Secretariat, and circulated to partner ministries including: Ministry of Agriculture, Food and 
Rural Affairs (OMAFRA), Ministry of the Environment and Climate Change (MOECC), 
Ministry of Natural Resources and Forestry (MNRF) and Ministry of Transportation (MTO). 
 
Recognizing that the Region of Peel is the approval authority for this ROPA, the following 
comments focus on matters related to growth management, the GTA West Transportation 
Corridor, removal of land from prime agricultural areas, natural heritage and water 
resources, and source water protection. Please also refer to Appendix A for technical 
comments on the ROPA and its supporting documents for the Region's consideration. 
 
Study Area Boundary 
 
The draft ROPA delineates a Study Area Boundary on Schedule D, which is described 
in policy 5.4.3.2.7 as the area within which additional growth for Bolton beyond the 2031 
population target is anticipated to occur. The policy further states that any settlement area 
expansion for this area will be designated on the basis of a municipal comprehensive review 
and will require an amendment to the Peel Region Official Plan. 
 
The existing Peel Region Official Plan delineates a Study Area Boundary surrounding the 
Mayfield West Rural Service Centre with policy direction that parallels the language 
proposed for Bolton. Ministry staff understand that this direction was established in the 
Region's first Official Plan in 1996 and came into effect in 1997 through an Ontario 
Municipal Board decision. New policies for the Study Area were added through ROPA 17, 
which came into effect in January 2006, prior to the release of the Growth Plan, 2006 or 
Provincial Policy Statement, 2014 (PPS, 2014). 
 
As you are aware, the Growth Plan requires that a settlement area boundary expansion 
may only occur as part of a municipal comprehensive review (MCR) which demonstrates 
how the criteria in Growth Plan policy 2.2.8.2 are met, and that the expansion makes 
available sufficient lands for a time horizon not exceeding 20 years. Further, policy 1.3.2.4 
of the PPS states that planning authorities may only plan beyond 20 years for the long-term 
protection of employment lands, provided lands are not designated beyond the 20-year 
planning horizon. This policy applies only to employment lands, which infers that planning 
for or delineating residential lands in a study area beyond 20 years is not consistent with the 
PPS and frustrates the growth management policies of the Growth Plan. 
 
The Region has not completed an MCR to demonstrate the need for a settlement area 
expansion beyond 2031 pursuant to Growth Plan requirements. Accordingly, the Study Area 
Boundary surrounding Bolton predetermines the need and location for an expansion, and is 
not in keeping with the provincial policy framework. 
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Ministry staff understand that the underlying purpose of the Study Area Boundary is to focus 
future growth in Caledon to Bolton and Mayfield West if additional lands are needed to 
accommodate forecasts beyond 2031A. The Region could consider including general policy 
direction that focuses potential future growth to Bolton, subject to completion of a future 
MCR process. In summary, the Study Area Boundary should be removed from Schedule D 
so as not to fetter a future MCR process to determine appropriate locations/options for 
growth. 

 
Greater Toronto Area (GTA) West Transportation Corridor 

 
As the Region is aware, MTO has initiated an Environmental Assessment Study of the GTA 
West Transportation Corridor (GTA West EA) to address future transportation demands. 
Stage 2 of the GTA West EA will identify the recommended route, determine interchange 
locations and complete the preliminary design of the new corridor using the Preliminary 
Route Planning Study Area (Study Area) identified in the Transportation Development 
Strategy Report. Stage 2 of the GTA West EA is currently suspended pending a review by 
an independent advisory panel. 

 
The draft ROPA includes lands identified within the Study Area and proposes to bring them 
into the settlement area of Bolton. The Region must ensure that the ROPA is consistent with 
section 1.6.8.3 of the PPS whereby: "Planning authorities shall not permit development in 
planned corridors that could preclude or negatively affect the use of the corridor for the 
purposes for which it was identified ..." The PPS defines planned corridors as follows: 

 
"means corridors or future corridors which are required to meet projected needs, 
and are identified through provincial plans, preferred alignment(s) determined 
through the Environmental Assessment process, or identified through planning 
studies where the Ontario Ministry of Transportation is actively pursuing the 
identification of a corridor. Approaches for the protection of planned corridors may 
be recommended in guidelines developed by the Province. 

 
Policy 3.2.2.3 of the Growth Plan further states that in planning for the development, 
optimization, and/or expansion of new or existing transportation corridors, municipalities will 
ensure that corridors are identified and protected to meet current and projected needs for 
various travel modes. Schedule 6 of the Growth Plan also maps the GTA West corridor as 
a Future Transportation Corridor. 
 
To ensure conformity with the Growth Plan and consistency with the PPS, the lands within 
the Study Area should not be considered in this ROPA until Stage 2 of the GTA West EA 
is completed. If the Region proceeds with this draft ROPA, Ministry staff recommend using 
a similar policy approach as ROPA 29 (Mayfield West Phase II Expansion). 
 
While it is recognized that the draft ROPA includes policies to ensure that development 
applications for lands within the Study Area will not predetermine or preclude the
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planning and/or implementation of the GTA West EA, the reference to mapping should be 
revised to protect for the Study Area, rather than the Focused Area Analysis (FAA) to ensure 
conformity with the Growth Plan and consistency with the PPS. The FAA is a zone 
surrounding the short list of route alternatives; however, MTO staff continue to review 
development applications throughout the entire Study Area, and not just the FAA. The FAA 
is also subject to change during the GTA West EA process. 
 
To this effect, the Region should replace the reference to "GTA West Focused Area 
Analysis" in policy 5.4.3.2.9.1 I) i) with "GTA West Transportation Corridor- Preliminary 
Route Planning Study Area." The Region could also consider adding information regarding 
the FAA to the Preamble section of the ROPA. Information can be found on MTO's website 
at www.gta-west.com. 
 
Removal of Land from Prime Agricultural Areas 
 
It is recognized that further to the Ministry's previous comments on this ROPA, Regional 
staff have prepared an Agricultural Requirements and Evaluations of Options Report, dated 
June 6, 2016, which incorporates analysis of the Region's Land Evaluation and Area 
Review (LEAR) with the Agricultural Impact Assessment prepared by Colville Consulting 
Inc. The Region's report identifies that the LEAR scores for areas within Option 1 and 2 are 
lower than for areas in Options 3 to 6, but defers to the Agricultural Impact Assessment for 
more detailed analysis. 
 
Recognizing that the Region's LEAR is still in draft form, Ministry staff note that the LEAR 
Contiguous Areas Analysis identifies Options 1 and 2 as either areas to be potentially 
removed from the current prime agricultural area, and/or as areas outside of current and 
proposed prime agricultural areas, whereas Options 3 to 6 are identified as properties to 
remain as prime agricultural areas. Accordingly, it remains unclear how the findings of the 
Region's LEAR are being considered in evaluation of the six expansion options for this 
ROPA. 
 
Natural Heritage and Water Resources 
 
The proposed expansion lands may contain significant natural heritage features (e.g. 
significant wetlands or Areas of Natural and Scientific Interest) as well as several 
unevaluated wetlands. MNRF is currently involved in evaluating these wetlands to 
determine their significance. 
 
From the Ministry's April 7, 2015 letter, the Region will need to ensure that the ROPA is 
consistent with policies 2.1.5 and 2.1.7 of the PPS as it relates to significant wildlife habitat 
and the habitat of threatened and endangered species. MNRF's Natural Heritage 
Reference Manual and Significant Wildlife Habitat Technical Guide and corresponding 
Ecoregion Criteria Schedules, which sets out criteria for evaluating significant features and 
habitats, can assist in this regard. 
 
MNRF has advised that the proposed expansion area may include, but is not limited to, 
the following features and habitats: 
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 Contributing habitat features for the Redside Dace 
 Other species at risk such as Boblink, Eastern Meadowlark and Barn 

Swallow 
 Woodlands which should be assessed for significance 
 The presence of Butternut and species at risk bats should be assessed as 

part of any future development proposals 
 

There are also several watercourses and wetlands present within the expansion area, and 
future development may impact water resources in this area. Accordingly, it is 
recommended that a sub-watershed or similar type of study be undertaken to identify and 
ensure appropriate considerations of water resources within the expansion area. This 
would also help inform the existence of potential species at risk habitat. 

 
Source Water Protection 

 
Bolton is located within the Toronto and Region Source Protection Area within the CTC 
Source Protection Region and subject to the CTC Source Protection Plan, which took effect 
on December 31, 2015. At this time, Bolton has no significant drinking water threat policies; 
however, it contains the following designated vulnerable areas: 
significant groundwater recharge areas (SGRAs) and highly vulnerable aquifers (HVAs). 
To ensure consistency with PPS policy 2.2.1 e) 1), the ROPA should identify all 
designated vulnerable areas on a schedule, including SGRAs and HVAs, with 
appropriate reference to the mapping in the policy text. 

 
Conclusion 

 
Ministry staff have concerns with the inclusion of mapping for the Study Area Boundary 
around Bolton and recommend that it be removed from Schedule D of the draft ROPA to 
ensure conformity with the Growth Plan and consistency with the PPS. Alternatively, the 
Region could incorporate general policy language focusing future growth to Bolton, if 
needed, beyond 2031, and maintain the policy direction to require an MCR. 

 
With respect to the GTA West EA, the Region will need to ensure that the ROPA policies 
are in keeping with the direction in the PPS and Growth Plan and reflect the considerable 
efforts that have been put into ROPA 26 and ROPA 28 to protect for the Study Area. 

 
It remains unclear how the findings of the Region's LEAR have been considered with 
respect to the Agricultural Impact Assessment in evaluating the six options for this ROPA. 

 
As the approval authority for this ROPA, the Region is responsible for ensuring protection of 
natural heritage and water resources in accordance with the PPS. It is also recommended 
that the ROPA include mapping and an appropriate policy reference for designated 
vulnerable areas. 
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Some additional technical comments have been included in the attached Appendix A for the 
Region's consideration. 

 
Thank you again for the opportunity to comment on this draft ROPA. If you have any 
questions, please do not hesitate to contact me at 416-585-6652 or by email at 
erika.ivanic@ontario.ca. Alternatively, you may contact Darryl Lyons, Manager, 
Community Planning and Development (West) at 416-585-6048 or by email at 
darryl.lyons@ontario.ca. 

 
Yours truly, 

 

 
 
Erika lvanic, MPlan, MCIP, RPP 
Senior Planner, Community Planning and Development (West) 
Municipal Services Office - Central Ontario 
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Appendix A- Technical Comments 
 
 
 

Draft ROPA 
 

1. It is recommended that "secondary plan" be removed from the various references 
throughout the ROPA to "the Town of Caledon adopting an official plan amendment 
and secondary plan," as an official plan amendment would be initiated under the 
Planning Act. Other sections of the draft ROPA should also be reviewed to ensure 
consistent language when referring to the official plan amendment. 
 

2. Ministry staff recommend that policy 5.4.3.2.9.1 a) and/or b) be strengthened in 
accordance with PPS policy 1.6.1 to indicate that the infrastructure planning will be 
financially viable over its life cycle and available to meet current and projected needs. 
 

3. Ministry staff recommend that policies 5.4.3.2.9.1 b) and d) be clarified to confirm who 
the Town has to satisfy for the financial and implementation plan as well as the 
affordable housing assessment. It seems that it would be "to the Region." This could 
also be addressed more broadly at the beginning of 5.4.3.2.9.1. 
 

4. Policy 5.4.3.2.9.1 j) should be revised to clarify that only "minor refinements" of the 
final settlement area boundary may occur through a local official plan amendment 
based on the results of the natural heritage system work. 
 

5. MNRF staff have advised that they do not support Regional Flood Control structures, 
and that all efforts should be made to ensure appropriate measures are taken to 
attenuate stormwater within the proposed expansion area. To this end, the 
Stormwater Management Study should identify areas of recharge within the proposed 
expansion area. These areas should be protected to maintain, enhance and 
maximize infiltration after development. 
 

6. Should this ROPA be approved, Ministry staff request that the Region circulate the 
Town's implementing draft official plan amendment to MMA, as it relates to the 
minimum distance separation policies, for provincial review and comment. 
 

7. It is recommended that policy 5.4.3.2.9.1 k) be strengthened to ensure more 
effective implementation of the Agricultural  Impact Assessment recommendations 
by replacing "including policies that will" in the last sentence of the first 
paragraph with "and will include policies, at a minimum, that will." 
 

8. To ensure consistency with PPS policy 2.3.6.2, it is recommended that a new 
subsection v) be added to policy 5.4.3.2.9.1 k) as follows: "v) Require mitigation of 
potential impacts of development on surrounding agricultural operations and land." 
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9. Regional staff should ensure that the mapping of the proposed expansion area on 
Schedule B is consistent with the other schedules (i.e. remove the white borders 
around the labels). 
 

10. The GTA West Study Area should be mapped on Schedule D as per the Minutes of 
Settlement for ROPA 26. 

 
Transportation Assessment, June 7, 2016 
 
11. All options in Section 3.2 should be evaluated for impacts of the GTA West 

Transportation Corridor by using the entire Study Area, and not only the FAA, as the 
Study Area is formally under review in Stage 2 of the EA. 
 

12. Section 3.2 includes reference to a hydro corridor and Hydro One. This reference 
could imply that MTO is protecting for a hydro corridor as part of its GTA West EA, 
whereas the EA is strictly to study and protect for a transportation corridor. Any study 
undertaken by Hydro One is separate and independent. 
 

13. Stage 2 of the GTA West EA is also seeking to protect for a future 60 m transitway 
right-of-way adjacent to the highway right-of-way. This can also be included for 
consideration in evaluation of "Proximity to Existing Potential Transit Services. 
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PUBLIC MEETING 
 

THE REGIONAL MUNICIPALITY OF PEEL 
 

REPORT FROM THE CLERK 
 

September 29, 2016 
 
PURPOSE: To hold a Public Meeting pursuant to Section 17 (15) of the Planning Act, 

R.S.O. 1990, as amended, to inform the public and to obtain their input with 
respect to proposed amendments to the Regional Official Plan to establish 
expansion to the Bolton Rural Service Centre, establish a Study Area 
Boundary and provide an updated policy framework to guide further 
planning development review in the Bolton Residential Expansion 
Settlement Area. 

 
  

 
1. OPENING OF PUBLIC MEETING 

 
Acting Regional Chair Parrish called the public meeting to order at 9:30 a.m. in the Council 
Chamber, Regional Administrative Headquarters, 10 Peel Centre Drive, Suite A, Brampton. He 
stated that the public meeting was open and was being held pursuant to Sections 17 (15) and 
17/17 of the Planning Act, R.S.O. 1990, as amended; Ontario Regulation 543/06 and Region of 
Peel Policy G00-16 to inform the public and to obtain their input with respect to an application by 
the Town of Caledon to amend the Regional Official Plan for the Bolton Rural Expansion Study 
(BRES). 
 
 
2. 

 
CONFIRMATION OF NOTIFICATION  

 
Kathryn Lockyer, Regional Clerk, stated that Notice of the Public Meeting was given in accordance 
with Section 17, subsections (15) and (17) of the Planning Act, as amended, Ontario Regulation 
543/06; and the Region of Peel Policy G00-16, by publication in the following news media having 
general circulation in the Region of Peel: 
 

 Brampton Guardian  - August 25, 2016 
 Mississauga News - August 25, 2016 
 Caledon Enterprise - August 25 and September 8, 2016 
 Caledon Citizen - August 25 and September 8, 2016 

 
Further, it was noted that Notice of Public Meeting was posted on the Regional website as of 
August 19, 2016 and the Draft Official Plan Amendment was available to the public online as of 
August 19, 2016. 
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3. FURTHER NOTICE REQUEST 

 
Kathryn Lockyer, Regional Clerk, stated that if any person would like further notice of the future 
passage of this proposed Official Plan Amendment, they are requested to give their full name, 
address, postal code and telephone number at the Clerk’s Reception Counter prior to leaving the 
meeting. 
 
 
4. STAFF PRESENTATIONS 
 
a) Andrea Warren, Manager, Development Services, Public Works 

 
Received 

 
Andrea Warren, Manager, Development Services provided the public with a brief overview of 
the process followed with regards to the Regional Official Plan Amendment application as 
submitted by the Town of Caledon, related to the proposed expansion of the Bolton Rural 
Service Area.  She stated that all comments received from the public, both oral and written, are 
being considered by staff in reporting back to Regional Council at a later date.   
 
 
5. PUBLIC PARTICIPATION 
 
Oral Submission Requests Received as of September 22, 2016 
 
a) Matt Bagnall, Planner, Larkin Associates, on behalf of 2414176 Ontario Inc.  
 

Received 
 
b) Keith Garbutt, President, and David Lyons, Director, Peel Federation of 
 Agriculture 
 

Received 
 
c) Patrick Harrington, Partner, Aird & Berlis LLP  
 

Received 
 
d) Gary McNeil, President, McNeil Management Services 
 

Received 
 
e) Rowan Faludi, Partner, Urban Metrics Inc. 
 

Received 
 
 
f) Glen Schnarr, President, Glen Schnarr & Associates Inc. 
 

Received 
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g) Dan O’Reilly, Resident, Town of Caledon 
 

Received 
 
h)  Mike Bissett, Partner, Bousfields Inc., and Jim Firth, Associate, CF Crozier & 

Associates on behalf of Bolton North Hill Landowners Group 
 

Received 
 
 
i) Jonathan Henderson, Planner, Glen Schnarr & Associates Inc.  
 

Received 
 
j) Michael Gagnon, Managing Principal Planner, and Andrew Walker, Principal 

Planner, Gagnon & Law Urban Planners Ltd., on behalf of Bolton Residential 
Option 4 & 5 Landowners Group Inc. 

 
Received 

 
Oral Submission Requests Received as of September 28, 2016 

 
k) Michael Melling, Partner, Davies Howe Partners LLP 

 
Received 

 
l) Scott Walker, Resident, Town of Caledon 

 
Received 

 
m) John Richard, Associate, NAK Design 

 
Received 

 
n) Ken Ursic, Senior Ecologist, Beacon Environmental 

 
Received 

 
o) Paul Sargeant, Senior Transportation Engineer, BA Group Consulting 

 
Received 

 
p) Fabio Mazzocco, Argo Development Corporation 

 
Received 

 
q) Sherry Brioschi, Resident, Town of Caledon 
 

Received 
 

Oral Submission Requests Received September 29, 2016 
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r) Craig Sibley, Resident, Town of Caledon 
 

Received 
 

s) Kelly Darnley, Resident, Town of Caledon 
 

Received 
 

t) Warren Darnley, Resident, Town of Caledon 
 

Received 
 

 

u) Cheryl Connors, Resident, Town of Caledon 
 

Received 
 

v) Adam De Luca, De Luca Group 
 

Received 
 

w) Kim Seipt, Resident, Your Voice for Bolton 
 

Received 
 

x)      Robert Vitullo, Mosaik Homes 
 

Received 
 

 
6. CLOSING OF PUBLIC MEETING 
 
Acting Regional Chair Parrish advised that written comments and oral submissions expressed 
at this meeting have been noted and will be included in a final report to be considered by 
Regional Council.  
 
Additional comments must be filed with the Region of Peel by October 7, 2016 in order to be 
included in the final report to Council, which is targeted for December 8, 2016. 
  

 
Acting Regional Chair Parrish officially closed the meeting at 1:27 p.m.  
 
 
RESPECTFULLY SUBMITTED: 
 
 
 
   

Regional Clerk   
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Proposed Bolton Residential Expansion Regional Official Plan Amendment (ROPA) - 
Statutory Public Meeting Notes 

These general notes were compiled by staff in attendance for the purpose of understanding the 
ideas and opinions of the speakers. The official meeting minutes were endorsed by Regional 
Council on October 13, 2016 and are linked here: 
http://www.peelregion.ca/council/pm minutes/2000s/2016/index.htm  

General Meeting Notes: 

On September 29, 2016 the Region of Peel held a Statutory Public Meeting in the Regional 
Council Chambers on the proposed Bolton Residential Expansion Regional Official Plan 
Amendment (ROPA). The Council Chambers and the overflow room (equipped with audio and 
video streaming of the presentations) were both entirely filled with attendees. A presentation 
was made by Andrea Warren, Manager in Development Services at the Region of Peel and was 
followed by 24 delegations. Presentation visuals can be found on the project website at the 
following link: http://www.peelregion.ca/planning/officialplan/bres/public-consultations.htm.  

The following is a general summary of the topics covered and opinions on expansion Options 
from each presentation.  

a) Matt Bagnall, Planner, Larkin Associates, on behalf of 2414176 Ontario Inc.  

Presented the proposed Chickadee Grove community of Rounding Out Area B. Noted that 
the area can be serviced with existing infrastructure and offered to support Area-Specific 
Development Charges to alleviate the financial burden of any new servicing. 

b) Keith Garbutt, President, and David Lyons, Director, Peel Federation of Agriculture 

Concerned with the impact of increased traffic volumes of Option 6 on travel related to farm 
operations. Wanted careful consideration of transportation planning and supported 
preserving land for the GTA West Corridor to handle traffic. 

c) Patrick Harrington, Partner, Aird & Berlis LLP  

Recounted the history of a private Regional Official Plan Amendment application for Bolton 
in 2007. Noted frustration that Regional Council refused the proposal in 2014, but these 
previously unsupported lands are now within the Option 6 area supported by Council. 

d) Gary McNeil, President, McNeil Management Services 

Favoured Option 3 for a transit-oriented site by the Bolton GO Train proposal. Noted that 
choosing Option 3 sends a strong message to the Province that Peel and Caledon want 
and need GO rail service. 

e) Rowan Faludi, Partner, Urban Metrics Inc. 

Wanted the Option 5 and/or 6 areas used for the expansion of employment and industrial 
land as Mayfield Road is an existing truck route and the future of the GTA West Corridor is 
undetermined. Preferred Option 3 as it does not interfere with existing or proposed major 
transportation. Noted that with Option 3 landowners supporting an area-specific 
development charge and front-end financing, 76 million dollars of expansion costs would be 
saved by the Region and 40 years of lifecycle costs have also been committed to.   

APPENDIX IV 

BOLTON RESIDENTIAL EXPANSION REGIONAL OFFICIAL PLAN AMENDMENT 

– RECOMMENDATION FOR COUNCIL ADOPTION (ROPA 30)

8.1-40



 
 

   
f) Glen Schnarr, President, Glen Schnarr & Associates Inc. 

Preferred Option 3 for its ability to protect existing and historic commercial areas and their 
fiscal success through the location of residents (near the retailers in downtown Bolton and 
the Highway 50 corridor). Stated that ROPA 27 recognizes that poor public health has 
stemmed from auto-oriented development. Noted that Option 6 has the poorest outcomes 
for a healthy community while Option 3 has the best, resulting from increased public transit 
and active transportation use. Reiterated the Option 3 landowners’ financing and 
development charge commitments. 

g) Dan O’Reilly, Resident, Town of Caledon 

Preferred Option 3. Opposes Option 6 for its location in industrial lands and likely 
preference of residents to shop in Brampton. 

h)  Mike Bissett, Partner, Bousfields Inc., and Jim Firth, Associate, CF Crozier & 
Associates on behalf of Bolton North Hill Landowners Group 

Did not support Option 6 which is most impacted by the GTA West Corridor and isolated 
from the existing community. Prefers a Hybrid Option 1/2 in close proximity to Downtown 
Bolton, existing community facilities, GO Bus service, and Emil Kolb Parkway. Noted that 
Hybrid Option 1/2 is cost effective (with recovery options), achieves the 2031 population 
target, and would provide the larger community in north Bolton with the benefit of servicing 
upgrades. 

i) Jonathan Henderson, Planner, Glen Schnarr & Associates Inc.  

Supported Rounding Out Area A which has synergies with Option 3 – the landowners 
would enter front-end financing and area-specific development charges as well.  

j) Michael Gagnon, Managing Principal Planner, and Andrew Walker, Principal Planner, 
Gagnon & Law Urban Planners Ltd., on behalf of Bolton Residential Option 4 & 5 
Landowners Group Inc. 

Noted that the approximately 160-hectare Hybrid Option 4/5 does not have a “least” rank in 
any of the evaluation themes/criteria. Supported the Region of Peel Staff’s 
recommendation based on Hybrid Option 4/5 meeting the various expansion criteria. Did 
not believe that a Bolton GO Rail Station is in the foreseeable future.  

k) Michael Melling, Partner, Davies Howe Partners LLP 

Preferred Option 6 using the financing scheme proposed by the Region and reiterated the 
cost savings compared to other options. Noted that development should start in the south 
of Bolton near major transportation and that the proximity to industrial uses is not an issue 
(separation of uses is representative of outdated planning). Believes growth should start in 
the south near Brampton and continue north after. Stated that the Bolton GO Rail Station 
was moved from implementation in the 15-year horizon to the 16 to 25-year horizon. 

l) Scott Walker, Resident, Town of Caledon 

Requested that his property be included in the Option 2 lands. Referenced the LEAR study 
as a recommendation for the inclusion of the land as developable. 
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m) John Richard, Associate, NAK Design 

Preferred Option 3 and reiterated the benefits of access to rail transportation. Noted the 
benefits of a pedestrian and cycling network (“rails to trails”) in the area and the creation of 
a complete, mixed use community close to Downtown Bolton. 

n) Ken Ursic, Senior Ecologist, Beacon Environmental 

Opposed Option 6 for its lack of consideration of the environment. Preferred Option 3 as it 
considered environmental impacts most and satisfies the Municipal Comprehensive Review 
process as worked on by the Town. Emphasized an “environment first” approach (not 
“money first”) to protect the natural environment (which Regional Staff did), natural heritage 
systems, and headwaters. Noted that some mapping did not depict environmental features 
and that all information needs to be considered in this decision-making process.  

o) Paul Sargeant, Senior Transportation Engineer, BA Group Consulting 

Reiterated the Option 3 landowners’ financing and development charge commitments. 
Noted that the development of Option 3 would create a complete community, encourage 
Metrolinx to implement Bolton GO Rail service, and reduce auto-oriented development. 
Recommended a grade separation on King Street at the rail crossing and an Environmental 
Assessment to be completed for 2021.  

p) Fabio Mazzocco, Argo Development Corporation 

Noted that Option 3 was most preferred by two independent planning consultants (while 
Option 6 was least preferred). Reiterated the Option 3 landowners’ financing and 
development charge commitments. Noted that the development charges would not be 
passed onto the buyers, and with the financial commitments, Option 3 is most preferred for 
cost. Stated the transportation benefits include avoiding interference with the GTA West 
Corridor and proximity to the existing community and GO Rail Station - which has a similar 
planning horizon to the development’s forecasted population.  

q) Sherry Brioschi, Resident, Town of Caledon 

Prefers Hybrid Option 4/5.Referenced Provincial Policy Statement direction to minimize 
unnecessary costs of service.  Noted that consideration needs to be put into: 

• the cost of the King Street grade separation; 
• possible increased home prices due to the area-specific development charges and 

front end financing of Option 3; 
• the effect of proposed hydrogen production at the Canadian Tire Distribution Centre 

on Hybrid Option 4/5; and 
• waiting for the GTA West Corridor decision before contemplating growth in the 

area. 
 

r) Craig Sibley, Resident, Town of Caledon 

Emphasized fiscal responsibility and using what is currently available. Noted that Council is 
serving the tax payer.  

s) Kelly Darnley, Resident, Town of Caledon 

Preferred Option 6, where growth would start where services exist. 
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expansion, and provides the best opportunity for a healthy community and 
transit-oriented development due to proximity to the Bolton GO Station. 
Supported the Option 3 Land Owners Group commitment to enter into area-
specific development charges and front-end financing agreements to remove 
the Region’s risk in financing infrastructure (approximately $22,000 additional 
per single-family unit). 

Comment 6 Preferred Option 6 for cost savings in servicing and convenient access to 
shopping, Brampton Hospital, Mayfield Rd., and transit to work and schools in 
the GTA. Noted that home prices and property taxes could be kept lower due to 
the infrastructure savings. 

Comment 7 Preferred Option 3 for its proximity to the Downtown Bolton, environmental 
benefits, and transportation. Noted that residents would be less likely to use the 
GO train if they had to drive to the station. Building residential in the Option 3 
area would offer an incentive to build the GO station where more people could 
use alternative transportation modes to access it. Surprised by Regional 
Council’s ‘general misunderstanding ‘of development charges and financing. 
Agreed with the points Ken Ursic (or Beacon Environmental) presented, 
particularly with regards to preventing the evaluation criteria related to financial 
costs from trumping environmental criteria. Noted that the environmental theme 
should not be ignored, and cost should not be the deciding factor. 

Comment 8 Recommended that Peel staff visit various areas of Caledon to experience 
higher levels of traffic (in the vicinity of the Option 6 area) and higher density 
housing (i.e. the development in Caledon East on Old Church Rd.). Questioned 
why more of this density would be needed, and why the option areas 
(specifically Options 1, 2 and the Rounding Out Areas) in the study area 
boundary could not all be expansion areas now to accommodate the 21,500 
people. Noted that if the population is concentrated in the Option 6 area, 
residents would visit shops and services to the south instead of Bolton, while 
stress would be created in the area though overcrowding, noise, and safety 
concerns. Stated that even with money the most important consideration it is 
best to be spent now rather than later to create a better lifestyle for people in 
Bolton.  

Comment 9 Supported Regional Planning Staff’s work and cost effective solution presented 
in Hybrid Option 4/5. Noted that Hybrid Option 5/6 would also serve Bolton well, 
may satisfy Solmar’s interests (possibly avoiding the OMB), and would protect 
the GTA West Corridor study area from fragmentation. Thanked Regional Staff 
for mentioning the offer for a corner of his farm property to be used as a hospital 
site – hopefully prompting consideration of the opportunity from Caledon and 
Regional Councillors. Believes that the 2031B population forecasts could and 
should accommodate both Hybrid Options 4/5 and 5/6. 
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Proposed Bolton Residential Expansion Regional Official Plan Amendment (ROPA) – 
Open House Notes 

On September 14, 2016 the Region of Peel held a Public Open House on the Bolton Residential 
Expansion Study (BRES) Area. Approximately 175 people attended the meeting held at Cesar’s 
Banquet Hall in Bolton.  

The following is a general summary of the public comments heard by Region of Peel staff during 
the open house, categorised by theme area.   

Planning Process  

• Questions were received on what Council voted on at the last Regional Council Meeting 
(July 21, 2016), how this process varies from the initial Caledon process, and why the 
Regional Council directed option area is different than the Town of Caledon and 
Regional staff recommendations.   

• The comprehensive study area assessment (all options) was well received. 
 

Growth Management  

• A comment was made to leave the community as is, while other comments were to allow 
for development to support businesses in Bolton.  

• Questions were received on implementing the 2031B and 2041 population forecasts.  
• Comments were received on locating residential development adjacent to industrial 

spaces (such as the Canadian Tire Distribution Centre site that may contain a hydrogen 
gas production facility).  

• A question was asked as to whether the population and employment numbers would be 
achieved with the GTA West Corridor lands being protected.  

• It was suggested that development should proceed and avoid the OMB  
• A question was received as to the process after an option is selected (do landowners 

have to sell land?).  
• A number of questions were received on how various options were determined.  
• A recommendation was made to ensure land uses on both sides of the municipal 

boundary are assessed to ensure compatibility.  
• Questions were received on the timing of development.  
• A request was made to display employment areas as identified in Caledon’s OP 

alongside other boards.  
 

Finance  

• Questions were received on where additional information on the hybrid options could be 
obtained.  

• Clarity was sought on the hybrid maps for Option 6 (particularly maps for Solmar 6 and 
Solmar 5/6).  

• A question was asked on the cost of risk from the GTA West Corridor for Option 6. 
• Clarification was sought on front-end financing.  
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Environment & Agriculture  

• Questions were received on what an active farm means, and how Minimum Distance 
Separation arcs impact where future growth can occur.  

• A question was asked on food security and the loss of agricultural land, the 
environmental impacts of pesticides, and emergency preparedness.  

• A comment was made recommending the Greenbelt be redefined.  
 

Water & Wastewater  

• Clarification was sought on Zone 7, as indicated on the hybrid maps.  
• Clarification was sought with regard to investing infrastructure in options that are not 

going to be approved.  
 

Transportation  

• The majority of questions regarding transportation were made on the status, timing and 
individual impacts of various topics e.g. GTA West Corridor, Bolton GO Rail service, 
road capital projects, rail grade separation, intersection improvement at King and Albion 
Vaughan Townline, etc.  

• Clarification was sought on priority between the GTA West Corridor and housing 
development.  

• Concerns were expressed about heavy truck traffic (potentially from the Canadian Tire 
Distribution Centre), on Healey/Old School Rd., and the number of trucks heading to a 
site north of Caledon.  

• Comments were received on the lack of off-peak GO bus service.  
• Many attendees at the Transportation board appreciated staff’s recommendation of 

Option 3 (Town of Caledon) and Modified Option 4 (Hybrid Option 4/5, Region of Peel). 
• Comments were received on bike trails in Option 6 and desire for connections to trails 

outside of Peel.  
 

Health 

• Comments were made on the mix of land uses near the Canadian Tire Distribution 
Centre, school on Coleraine, and proximity to Brampton Civic Hospital and paramedic 
stations.  

• Clarification was sought on intent of the health assessment (not related to ambulatory 
care).  

• A question was received on the effect of truck traffic on health of the community. 
• A comment was made on ensuring Regional Council appropriately considers health 

assessment results and planning for healthy communities - not the car.  
 
General  

• It was noted that access to boards online would be beneficial. Note - copies of the open 
house boards were posted on the project website on September 16, 2016. 

• A request was made to include a small map of the option areas on all boards with option 
specific data.  

• A request was made to change the colours on The Planning Partnership’s board so that 
they are different from the Option Area mapping - currently the colours are similar and it 
is confusing.  
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will likely be developed in the years to come and would be more expensive to 
do later instead of now.  

Comment 10 Supports Option 6 for economic reasons and its proximity to Brampton for 
work, transit, education, and amenities. 

Comment 11 Opposes Option 6. 
Comment 12 Concerned that the negative impacts and costs of Option 6 were not 

considered by the Regional Councillors that chose it even after two separate 
consulting planners ranked the option last. Noted that Option 3 was chosen 
through good a public process, and the developer is willing to bear the cost of 
additional expenses. Wants a community that will grow and thrive long term.  

Comment 13 Stated that after reviewing all maps and options, they prefer the staff-
recommended Hybrid Option 4/5 for its protection of the GTA West Corridor, 
community building, and proximity to the existing downtown Bolton community 
and businesses. 

Comment 14 Concerned that public input is being involved but public experts are not being 
listened to as infrastructure and capital costs are not the only criteria to be 
used for decision-making. Encouraged allowing for higher density communities 
to support public transportation and development around the GO Train station. 
Recommended that small homes (which are affordable and accessible to the 
aging population) and tiny homes/garden suites/additions (to accommodate 
joint tenants) be used in the residential expansion. Noted that sprawl on 
agricultural land should be taxed or responsible for replacing agricultural 
production in another location to preserve local goods and prioritize climate 
change investigation. 

Comment 15 Preferred Hybrid Option 4/5 and Hybrid Option 5/6. 
Comment 16 Preferred Option 6 for economic reasons and traffic safety.  
Comment 17 Noted Option 6 as the least desirable for residential use due to its location 

surrounded by commercial/industrial lands and separation from the existing 
community by the railroad tracks. Wanted quality of life to be the decision-
making factor instead choosing of the cheapest Option. Preferred Options 1 to 
5 for their proximity to existing residential, schools, parks, shops, the library 
and other amenities and services. 

Comment 18 Preferred Option 3 in consideration of community sustainability (as 
recommended in Places to Grow), addressing health and natural heritage 
issues. Noted that costs for servicing and transportation could be paid by 
development charges. Rejected the analysis that presents Option 6 as the 
cheapest in the long term - considering the likely OMB legal fees to be 
incurred. Noted that the Option 6 area should be used to increase Caledon’s 
amount of commercial/industrial and in turn reduce pressure on the residential 
tax base. Predicted that an Option 6 residential development would result in 
consumer dollars being spent in Brampton, not Bolton. 

Comment 19 Opposed Option 6 as it does not have a logical flow to current and future 
development. 

Comment 20 Concerned with the mixing of residential and industrial uses, particularly the 
proposed hydrogen production at the Canadian Tire Distribution centre. Also 
noted perceived engineering mistakes made in Caledon, including the road 
alignment next to the Bolton Zehrs and the Harvest Moon roundabout function.  

Comment 21 Supported the decision for Hybrid Option 4/5 to be expanded to Gore Rd. 
Opposes Option 6 due to public safety concerns, and believes that residential 
development should remain west of Humber Station Rd with a buffer to 
separate the industrial uses.  
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Comment 22 Wished Bolton to remain a small community and avoid development similar to 

Brampton. 
Comment 23 Preferred Option 6 for proximity to shopping, economic reasons, and easier 

travel.  
Comment 24 Preferred Options 3 and 4, even considering cost of bringing servicing further 

north. Noted that servicing in the Option 5 and 6 areas can be used for 
industrial uses. Concerned about Solmar’s influence on the process. 

Comment 25 Preferred Options 1, 2, and 3 for their benefits to residential growth, a healthier 
environment, and access to schools, recreation, emergency services, and 
shopping. Noted support for Caledon Council’s interest in the community’s 
health and well-being opposed to building homes in an industrial area (Option 
6). 

Comment 26 Opposed to Option 6 as it overturns planning work by the Town which resulted 
in the selection of Option 3 as the most desirable and logical location for 
residential expansion. 

Comment 27 Concerned that too little serviced lands are being preserved to attract industrial 
development, and therefore opposes Option 6. Believes the Regional Council 
decision was short-sighted and did not listen to the qualified opinions. Is 
supportive of spending what is necessary for good residential development.  

 

Councillors in attendance: Mayor Allan Thompson, Jennifer Innis, Barb Shaughnessy, Johanna 
Downey, Annette Groves, Nick deBoer; Gord McClure; Rob Mezzapelli; Carolyn Parish; George 
Carlson 

 

APPENDIX IV 

BOLTON RESIDENTIAL EXPANSION REGIONAL OFFICIAL PLAN AMENDMENT 

– RECOMMENDATION FOR COUNCIL ADOPTION (ROPA 30)

8.1-49



 
 

 

 
 
Note: The following a generalized discussion of the stake holder and consultant comments 
received as a result of the August 17, 2016 circulation of the Council-directed draft ROPA. Staff 
has also tracked and prepared responses to individual comments - to view this individual 
comment matrix, please visit the project webpage here: 
http://peelregion.ca/planning/officialplan/bres/comment-submissions.htm  
 
Any person wishing to view original copies of comments and submissions can view them at the 
Region of Peel’s Planning Counter on the 6th Floor of Suite A, 10 Peel Centre Drive, Brampton, 
ON L6T 4B9. 
 

PUBLIC COMMENT STAFF RESPONSE 

TOPIC 1 - COMPLETE COMMUNITIES 
Creating a Healthy, Transit-Oriented 
Community: 
 
Overall, community health and well-being 
was stated as an important factor in 
determining preference of Options, and was 
linked to developing a transit-oriented 
community.  
 
Stakeholders and residents greatly 
supported Option 3 for its proposed healthy 
community design and transit oriented 
development around the potential future 
GO Rail station and related services. Some 
resident comments noted preference for an 
option that encourages future development 
of a GO Rail Station. These comments 
encouraged allowing for higher density 
communities to support public 
transportation and development around the 
GO Rail station. Options 1, 2, 3 and 4 and 
Rounding Out Areas A and B were 
supported for their short distance from 
greenspace, trails, natural features, 
agricultural land. Options 1, 2, 3 and 4 were 
stated as encouraging and benefitting from 
GO Rail service implementation. Hybrid 
Option 1/2 was also noted to have access 
to parks and greenspace, but would 
uniquely benefit from existing GO Bus 
transit services. 
 
Two separate businesses described their 
purchase of lands in Option 3 following the 

 
 
 
Theme 4: Compact, Complete, and Healthy 
Communities, encompassed The Planning 
Partnership’s (TPP) evaluation criteria 9 to 14. 
These criteria assessed the logical extension to 
the current community, the achievement of 
density and housing targets, enabling of healthy 
outcomes, optimization of  the use of community 
infrastructure, and support Bolton’s commercial 
areas. 

TPP’s Health Assessment dated June 9, 2016 
also evaluated each of the expansion options 
based on their implications on Density, Service 
Proximity, Land Use Mix, and Connectivity. Of the 
17 health criteria used in the evaluation, Options 
1 and 3 scored ‘most,’ Options 2, 4, and 5 scored 
‘somewhat,’ and Option 6 scored ‘least.’ 
 
Criterion 6 of the TPP’s evaluation looks at the 
potential for a full range of transportation mobility 
options, including public transit, active 
transportation, and carpooling. The possibility of 
GO Rail service/station has been a component of 
TPP’s analysis. This criterion was addressed in 
tandem with the Transportation Assessment for 
the BRES ROPA Report completed by Regional 
staff. Because of the distance to existing transit 
routes and uncertainty about the timing of the 
potential future GO Rail service, Options 3 and 4 
were ranked ‘least’. Option 1 was ranked ‘most’ 
because it’s closest to existing GO Bus routes 
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Caledon staff and Council recommendation 
of Option 3 as the preferred choice for a 
new community. Another resident stated 
that Options 3 and 4 would be desirable 
locations for prospective homeowners. It 
was noted by a resident that quality of life 
should be the primary decision-making 
factor in this process. 
 
It was stated by a resident that Option 6 
lands would not be characterized by transit-
oriented development opportunities and 
community building attributes, and that 
although the Option is cheapest to develop, 
it is least desirable for compete community 
development. 
 
Your Voice for Bolton noted that Option 6 
would create a complete community for 
South Bolton. 
 
SGL Planning and Design Inc. provided 
submissions noting that Option 6 has been 
proposed to have complete community 
design, with reduced trip distances and 
opportunities for walkability and cycling to 
commercial areas and the employment 
lands to the east. It was also stated that the 
area could be transit supportive. 
 
Preference was noted for Option 5 by 
Grogan Walsh Group and Mr. Wilson, 
owner of approximately 200 acres at the 
northwest corner of Healey Road and 
Humber Station Road. Information was 
provided to support the intention to donate 
20.05 acres (8.11 hectares) for a future 
hospital site with these characteristics. It 
was noted that a hospital would have a 
strategic location, be accessible to the 
community, and be in close proximity to 
related primary healthcare and community 
services. With the proposed hospital 
accounted for in the evaluation Theme 4 for 
Option 5, it was stated that the score may 
change from ‘some’ to ‘most’ as centralized 
community health services can reduce 
vehicle use and create healthy, sustainable 
communities. 
 

and has multiple options for active transport. 
Option 6 was also ranked ‘most’ because it’s 
close to an existing carpool lot, future HOV lanes, 
future Brampton transit, and active transport 
along Mayfield. 
 
Concerning the health impact of resident access 
to emergency services, Health Facilities Staff has 
advised there appears to be satisfactory 
emergency service coverage in the area 
regardless of which expansion option is finalized.  
Regional Staff has forwarded information related 
to the proposed hospital lands onto the Central 
West Local Health Integration Network (LHIN) 
seeking guidance to share with Mr. Wilson 
regarding the process for determining priority 
areas and selection criteria for new hospitals. 
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Support of Existing Local Business in 
Bolton: 
 
A concern noted in comments from many 
residents was the selection of an Option 
that would promote shopping in Bolton and 
support existing businesses.  

A common concern was that shoppers may 
be easily attracted to Brampton’s 
commercial areas if they are a short 
distance to the Brampton-Caledon 
boundary. One resident noted the Option 6 
area as better suited for employment land 
for this reason. 

Many comments stated that development 
should occur close to Downtown Bolton, 
north of Healey Road, or centred on King 
Street to support existing business and be 
where people are more likely to shop, 
explore, and eat within Bolton. Options 1 to 
5, Hybrid Option 4/5 and Rounding Out 
Areas A and B were supported for these 
purposes.  

On the contrary, it was noted in a 
submission from SGL Planning and Design 
Inc. that the distance from Option 6 to 
Bolton’s commercial area is 3 times closer 
than the distance to Brampton’s nearest 
commercial area. 
 
The Caledon Chamber of Commerce stated 
that business communities should be 
properly supported with sound growth 
policies. 
 

 
 
 
The viability and continued support of Bolton’s 
commercial areas and downtown remains an 
important issue in this process. The desire for the 
selection of an Option close to Bolton’s existing 
commercial areas, and the actual distance from 
the commercial areas to the Options has been 
noted. TPP’s evaluation criterion 13 assessed 
each Option’s ability to support Caledon’s 
existing and already planned commercial areas, 
while criterion 14 detailed in the TPP 
Recommendations Report, Options 1, 2, and 3 
scored ‘most,’ while Options 4 and 6 scored 
‘some,’ and Option 5 scored ‘least.’ Service 
Proximity and connectivity were assessed though 
TPP’s Health Assessment dated June 9, 2016 
and informed the conclusions of the 
Recommendations Report. 

Providing Access to Existing Services 
and Amenities: 
 
Many comments noted support for Options 
1 to 5 for their location closer to the existing 
schools, amenities, and services in Bolton. 
Within these comments, a distinct 
preference toward Options 1, 2, and 3 was 
apparent regarding access to amenities and 
services, like the community centres in the 
north end of Bolton.  
 
Some residents supported Option 6 for the 

 
 
 

The proposed Bolton Residential Expansion will 
contribute to the development of the Rural 
Service Centre as a complete community by 
planning for an appropriate mix of jobs, local 
services, and community infrastructure. Access to 
existing services for all Options has been 
assessed through the evaluation criteria and has 
been noted.  
 
Optimization of the use of community 
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area’s proximity to employment, education, 
and amenities, and travel options in 
Brampton.  
 
Hybrid Option 1/2 was noted as closest to 
existing community facilities by Bolton North 
Hill Landowners Group, while Rounding Out 
Areas A and B were noted as within walking 
distance to facilities by Larkin Associates 
Inc. 
 

infrastructure was assessed through TPP’s 
evaluation Theme 4: Compact, Complete, and 
Healthy communities, while service proximity was 
addressed in TPP’s Health Assessment dated 
June 9, 2016.  

 

Proximity to Industrial Uses: 
 
Many resident comments noted the 
proximity of Option 6 to industrial uses to 
the east and north, and noted the area as 
least preferred for residential expansion in 
relation to this. The general sentiment was 
that property values may be affected by the 
nearby industrial uses, and the railroad 
track between Option 6 and the existing 
community was noted as another detractor.  
 
Two residents noted concern with the 
Canadian Tire Distribution Centre’s 
proposed Hydrogen production and one 
with Caledon Propane. A buffer between 
this and other industrial activity and 
residential uses was requested for safety 
purposes, possibly during secondary 
planning.  
 
SGL Planning Inc. noted the proximity of 
the Option 6 lands to industrial uses as 
creating easy access to employment and 
not creating a conflict of use between the 
potential residential and existing industrial 
activity. 
 
 

 
 

The purpose of this process is to identify lands to 
be brought into the Bolton settlement boundary. 
Subsequent planning processes including 
secondary planning, subdivision, and site plan 
control would be expected to address mitigation 
of potential hazards on sensitive land uses. The 
planning processes and employment uses will be 
subject to relevant Provincial legislation and 
policy such as the Environmental Protection Act, 
the Technical Standards and Safety Act, Ministry 
of Environment Minimum Distance Separation 
Guidelines, and Regulation 211/01 Propane 
Storage and Handling.  
 
On July 21, 2016 the proposed Canadian Tire 
hydrogen power system received an engineering 
acceptance from the Technical Standards and 
Safety Authority (TSSA) SR# 1875480 as part of 
their phased approval process.  It is the 
understanding of Regional staff that the TSSA is 
the authority which has jurisdiction for the 
proposed power system and ensures 
conformance to the Technical Standards and 
Safety Act, 2000, and applicable regulations, 
codes and standards. Satisfactory completion of 
a high pressure test and final inspection is 
required for final approval and licensing of the 
built system. 

TOPIC 2 - GROWTH MANAGEMENT 
Employment Lands: 

Most of the comments in this topic 
pertained to employment lands. Many 
resident comments noted that Bolton does 
not need any more commercial activity, as 
many businesses are already shutting 

 
 
In their discussion, TPP notes that not all of the 
identified Expansion Options will be or should be 
for residential development. Some of the lands 
will need to be considered for Employment Areas. 
The Expansion Option or Options most likely to 
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down. Further, some residents note that 
they do not want any more logistics in or 
near downtown Bolton. 

A substantial number of comments noted 
that Option 6 lands are better suited for 
employment. Some further their point by 
stating that Option 6 would act as a 
commercial/industrial buffer to Brampton 
with goods movements centralized in an 
existing area, and not penetrating through 
residential neighbourhoods to the north. A 
couple of comments expressed concern 
that there are not enough serviced lands 
that are being preserved to attract industrial 
development. Option 6 was viewed as a 
strategic commercial resource in that 
sense. These comments further noted that 
Bolton’s current and future employment 
lands (which lower residential tax rates) are 
located as they are because of proximity to 
CP intermodal yard, Highway 50, Highway 
427, and the proposed GTA West Corridor. 
To this SGL Planning and Design notes that 
Option 6 supports the ROPA 28 
employment lands and provides jobs in the 
triangle lands. 

The Caledon Chamber of Commerce noted 
preference for Option 6, which would 
support the new employment area. 

accommodate Employment Area functions will be 
generally based on their locational and contextual 
attributes.  
 
In the Recommendations Report, TPP further 
notes the Moving Goods policy, Employment 
Lands policy, and Employment Areas policy 
within the PPS which directs planning authorities 
to recognize the importance of existing and future 
highways for employment generating land uses. 
Through these policies, municipalities are 
encouraged to designate and preserve lands 
within settlement areas in the vicinity of major 
highway interchanges for manufacturing, 
warehousing, and associated retail, office and 
ancillary facilities, where appropriate. 
 
Criterion 18 of the TPP evaluation considers the 
expansion option and its ability to protect 
accessible Employment Areas in proximity to the 
planned GTA West Corridor and the Highway 427 
Extension. According to TPP’s evaluation, 
Options 1 and 2 scored ‘some’, Options 3 and 4 
scored ‘most’, and Options 5 and 6 scored ‘least’. 
TPP noted that due to their proximity to the GTA 
West Corridor, Options 5 and 6 lands are a 
logical expansion westward of an existing 
Employment Area. The Highway 427 Extension 
further enhances the accessibility and goods 
movement attributes of these options. 
 

Urban Structure: 

A lot of the comments regarding urban 
structure focused on option preferences. 
Under this topic, the comments indicated a 
preference for Option 3 and Regional staff 
prepared Hybrid Option 4/5 because these 
options were believed to have the best 
opportunity to create a gateway feature to 
Bolton from the west and maintain a logical 
flow from current to future development. 
SGL Planning and Design noted however 
that Option 6 lands have more of a logical 
flow from current to future development 
because the lands are already serviced. 
Their adjacency to employment lands 
promotes a live-work urban structure. A 
representative of parts of the Options 4 and 
5 Landowners Groups noted that Option 6 

 
 
Criterion 9 of the TPP’s evaluation addresses the 
logical flow and contiguous nature of an 
expansion option. For the purpose of integration 
with the existing residential fabric, Options 1 and 
2 scored ‘some’, Options 3 and 4 scored ‘most’, 
and Options 5 and 6 scored ‘least’. Criterion 16 
under Long Term Urban Structure Implications 
notes for Option 6 lands that there is no concern 
with opportunity for future expansion beyond 
2031, except for land use compatibility issues 
with respect to potential Employment Areas. 
 
The magnitude of development and growth 
proposed in Bolton was endorsed by both Town 
and Regional Councils. ROPA 24 concluded 
there is a need for settlement area boundary 
expansions in Caledon to meet population and 
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is supportable for its logical land use 
pattern which could build a complete 
community structure for Bolton. They also 
requested that Option 5 be allocated 
residential growth as part of a future 
municipal comprehensive review 
associated with the 2031B and 2041 growth 
plan forecasts. 
 
The Bolton North Hill Landowners Group 
stated in their submission that Hybrid 
Option 1/2 completes the logical boundary 
infilling of Whitebelt lands.  

 
Two comments advocate for zero 
development. The Caledon Chamber of 
Commerce noted their support of residential 
growth as part of a business development 
strategy, and stated that residential growth 
should be expedited. All other comments 
note general support and understanding for 
development, but ideally away from 
southern options. These comments further 
note Bolton’s sense of place, essentially 
being a small town community, and would 
like to avoid being an extension of 
development patterns to the south. 

One comment recommended that small 
homes (which are affordable and 
accessible to the aging population) and 
garden suites/additions (to accommodate 
joint tenants) be used in the residential 
expansion. 

employment growth in Caledon to 2031.Bolton 
has been determined a suitable location for the 
allocated numbers.  
 
The suggestions regarding specific uses are 
appreciated. Land use designations will not be 
established through this application process. 
These permissions will be the focus of the 
subsequent Secondary Planning process. 
 
 
 

Request for Land Consideration: 

Approximately 11 written submissions have 
been received, requesting staff to consider 
the inclusion of property either within the 
expansion options or within the proposed 
study area boundary.  

 
 
Requests were reviewed and none were 
considered for inclusion or expansion at this time. 
Any requests for properties within the Greenbelt 
are not supportable. Further, requests for 
inclusion that are not contiguous with existing 
candidate expansion options or with the proposed 
study area boundary will not be recommended for 
inclusion. 
 
The Region has received requests for inclusion 
within the study area boundary from the Wildfield 
properties including 7674 Mayfield, 7690 
Mayfield, 7728 Mayfield, and 7712 Mayfield 
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Road. These properties will be recommended for 
inclusion within the proposed study area 
boundary.  
 

TOPIC 3 - ENVIRONMENT & AGRICULTURE 
Environment: 
 
A few comments regarding the environment 
were received, almost all of which preferred 
Option 3 in consideration of community 
sustainability, addressing health, and 
natural heritage issues. 
 
A resident agreed with the points Ken Ursic 
(of Beacon Environmental) presented at the 
September 29, 2016 Statutory Public 
Meeting, particularly with regards to 
preventing the evaluation criteria related to 
financial costs from trumping environmental 
criteria. Comments on the environment 
noted that the environmental evaluation 
theme should not be ignored, and cost 
should not be the deciding factor. 
 
Beacon Environmental, environmental 
consultant for Option 3 Landowners Group, 
argues that there was a lack of 
consideration for the Town’s Municipal 
Comprehensive Review for the Option 3 
lands, whereas the MCR requirements were 
not met in the Proposed ROPA that went to 
the Public Meeting.  
 
SGL Planning and Design noted that Option 
6 scored higher in the background work 
conducted by the Town’s consultants in a 
Report by Meridian Planning dated July 21, 
2013 due to its lack of complexity. SGL 
further noted that in the Town’s study, there 
were limited features on Option 6 lands. 
Primarily, there is a stream corridor that has 
already been protected under the Local 
Official Plan as well as under the proposed 
zoning framework for the lands designated 
under ROPA 28.  Savanta peer reviewed 
the analysis on behalf of Option 6 
landowners and concurred that Option 6 
ranked higher than Option 3 with regards to 

 
 

Theme 1 of TPP’s evaluation considers the 
protection of natural heritage features and their 
associated functions. TPP’s evaluation was 
conducted in tandem with the Natural Heritage 
Evaluation undertaken by the Region of Peel. 
The evaluation is based on data provided by the 
Town of Caledon’s consultants Duggan and 
Associates, Region of Peel Public Works staff 
Water and Wastewater Servicing Evaluation, 
discussions with the TRCA, and a review of 
stakeholder comments. Criterion 1 evaluated the 
impact that the natural heritage feature/function 
would have on the development potential of the 
Expansion Option, while Criterion 2 evaluated the 
impact of infrastructure development on the 
environment. Overall, Options 1, 4, 5, and 6 
scored ‘some’, Option 2 scored ‘least, and Option 
3 scored ‘most’.  
 
The completion of a Municipal Comprehensive 
Review (MCR) is a requirement of an expansion 
to the Bolton Rural Service Centre. Both the 
Growth Plan for the Greater Golden Horseshoe 
and the Region of Peel Official Plan require an 
MCR to be completed for a settlement area 
boundary, including an expansion to a Rural 
Service Centre. In September 2012, the Region 
retained Malone Given Parsons to assess the 
MCR process for settlement expansions in 
Caledon. The consultant concluded that the 
Town’s OPA 226 addresses part of the 
requirements of a MCR, and that the remaining 
requirements must be addressed through the 
individual expansion applications. TPP has 
reviewed the Evaluation Table prepared by 
Malone Given Parsons. Regional staff has 
concluded the MCR criteria have been met for 
this proposed expansion to the Bolton Rural 
Service Centre Boundary. Stakeholder comments 
raise questions regarding the status of the 
identification of a natural heritage system for 
some options. Regional staff in consultation with 
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natural heritage. 

In a submission dated September 28, 2016, 
SGL Planning and Design had suggested 
revised boundaries for Option 6 and 
Triangle Lands for development. They had 
suggested that the Schedules of the draft 
ROPA be refined to reflect the revised 
boundaries that reduce the draft ROPA 
area. SGL found that the draft ROPA lands 
contains more than 185 hectares of 
developable land.  
 
Your Voice For Bolton noted the 
development of Option 6 would have the 
least impact on climate change. 
 

TRCA find the information available satisfies the 
requirements of an MCR at the Regional Official 
Plan level combined with a policy framework to 
provide for completion of a Comprehensive 
Environmental Impact Study and Management 
Plan (EIS and MP) as part of a local land use 
planning process and prior to completion of a 
local official plan amendment.  
 
TPP notes that once an Expansion Option has 
been selected through the ROPA process, the 
identification and protection of the comprehensive 
Natural Heritage System will be appropriately 
carried out during the preparation of the 
Secondary Plan. 
 
The technical suggestion is acknowledged in this 
regard. It may appear as if the draft ROPA lands 
were more than 185 hectares of developable 
lands. The boundaries should remain as is to 
ensure robust protection of natural heritage 
features on site.  

Agriculture: 
 
One comment received in this topic noted 
preference for Regional staff’s 
recommendation of Hybrid Option 4/5 as 
the land is not in the prime agricultural area. 
This comment further suggested that sprawl 
on agricultural land should be taxed or 
responsible for replacing agricultural 
production in another location to preserve 
local goods and prioritize climate change 
investigation. 
 
The Peel Federation of Agriculture (PFA), 
representing more than 350 farming family 
members, in a letter to the Region noted 
that operating a farm in Caledon with large 
equipment sharing busy roads is extremely 
challenging as local road volumes are being 
increased in the area due to commuters 
from municipalities surrounding Peel. 
Through the GTA West Corridor EA, they’ve 
noted their want for the GTA West Corridor 
area to operate and draw traffic off of local 
roads to alleviate this conflict with 
agricultural activities. The PFA worries that 
should Option 6 move forward, the province 
will believe there is no support for the GTA 

 
 

As TPP has noted, all the Expansion Options 
have areas considered prime agricultural lands. 
Based on Criterion 15, represent an alternative 
that uses lower priority agricultural lands. The 
planning justification and Agricultural Impact 
Assessment confirm there are no reasonable 
alternative locations that avoid designated Prime 
Agricultural Areas. Because there are no 
Expansion Options that appropriately avoid Prime 
Agricultural Areas, a tax cannot be applied. A tax 
for expansion on agricultural land is not being 
considered in this exercise and ROPA. 
 
Criteria 14 within Theme 5: Protect Agricultural 
Lands, evaluates whether the Expansion Options 
minimize land use conflicts with existing farm 
operations. The proximity to operating farms as 
well as the requirement for Minimum Distance 
Separation setbacks were considered. The 
Region has outlined policies around GTA West 
Corridor protection in the draft recommended 
ROPA. 
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West Corridor. 
 

TOPIC 4 - TRANSPORTATION 
Vehicular Transportation: 
 
Support for Option 3 was directly stated by 
residents, stakeholders, and Landowners’ 
Groups due to its proximity to existing 
transportation routes. The location of Hybrid 
Option 4/5 was noted as potentially 
distributing traffic through Healey Road, 
King Street, and Humber Station Road by 
one resident 
 
Access to Emil Kolb Parkway to 
accommodate potential population was 
noted as a positive attribute for the Duffy’s 
Lane Community of Rounding Out Area A 
and Hybrid Option 1/2 by Larkin Associates 
Inc. and Bolton North Hill Landowners 
Group, respectively. 
 
Development in Option 6 was noted by SGL 
Planning Inc. as having great access to the 
existing transportation network and would 
create only short vehicular trips to 
employment lands, therefore minimizing 
congestion. This was also echoed by the 
community group Your Voice for Bolton. 
One resident suggested that residential 
development should occur near Mayfield 
Road (considering its future widening to 6 
travel lanes) where residents could also 
utilize nearby routes as travel alternatives 
to Highway 50 for commuting. Contrarily, 
residents stated traffic issues as a detractor 
of Option 6 due to potential conflicts 
between commercial/industrial vehicles 
from the area to the east. 
 
The area of York Region (City of Vaughan) 
proposed for expansion through annexation 
by Former Regional Chair Emil Kolb was 
noted to be bounded by an existing arterial 
road system with access to the major 
transportation network. 

 

 
 
The Region of Peel report, Transportation 
Assessment for the BRES ROPA of June 2016, 
assessed the transportation infrastructure and 
road network in Bolton. It is noted that the overall 
Bolton transportation system was also reviewed 
through the Bolton Transportation Master Plan 
(BTMP), 2015. Given the current planning 
exercise, Regional Transportation Planning staff 
have evaluated projected traffic volumes, areas 
of conflict, and the need for improvements or 
grade separation at rail crossings. 
 
The Region of Peel report, Transportation 
Assessment for the BRES ROPA of June 2016, 
assessed the transportation infrastructure and 
road network in Bolton. A modified Option 4, 
compared to Option 3 or 4, may reduce or delay 
the contribution of traffic to the need for a grade 
separation of King Street and the CP rail line.  
The timing of a grade separation is contingent to 
a cost sharing agreement between the Region 
and the rail operator, and also subject to an 
Environmental Assessment process. 
 
Costs of providing regional infrastructure are 
addressed in TPP’s criterion 5. Regional Staff 
retained CIMA Canada Inc. to look at potential 
site-specific intersection improvements 
associated with each expansion option without 
the GTA West Corridor. No additional Regional 
Road widenings are being recommended through 
this exercise. It is noted that the overall Bolton 
transportation system was reviewed through the 
Bolton Transportation Master Plan, 2015.   
 
The lands in York Region suggested for 
annexation were not part of the Town of 
Caledon’s or Peel evaluation process. As the 
proposed expansion area is also outside of the 
Region of Peel’s boundaries, it would require a 
separate municipal process and would require 
careful strategic consideration including 
consultations with the Town of Caledon, City of 
Vaughan and Region of York. There has been no 
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direction from Peel Council to initiate such 
consideration or consultation. 
 

GTA West Corridor: 
 
The potential reservation of land for the 
GTA West Corridor was a key concern in 
relation to moving forward with Option 6 
and the Triangle Lands. Many residents 
considered this a reason to position Option 
6 as least preferred. It was asked how the 
GTA West Corridor would be addressed in 
the triangle lands, and the City of Brampton 
noted TPP’s recommendation to not 
consider the Triangle Lands for the 
expansion until the GTA West Corridor 
Environmental Assessment process is 
complete. 
 
It was noted in a number of comments by 
the supporters of Northern Options that the 
areas do not interfere with the GTA West 
Corridor area. 
 
One resident noted that Hybrid Option 4/5 
would be positively impacted by the GTA 
West Corridor as traffic generated by the 
residential expansion would be 
accommodated by the new transportation 
route. Another resident stated that the 
project’s abandonment would exacerbate 
congestion on local roads and expressed 
concern that should Regional Councillors 
decide to move Option 6 forward; the 
Province would believe there is no support 
for the GTA West Corridor. 
 
The area of York Region (City of Vaughan) 
proposed for expansion through annexation 
by Former Regional Chair Emil Kolb was 
also noted as entirely avoiding conflict with 
the GTA West Corridor area.  

 
 
Regional staff are currently proceeding under the 
expectation that the GTA West Corridor EA may 
still move forward and will continue to work with 
the Province and local municipalities to protect 
lands for potential infrastructure uses. Staff also 
continue to defend appealed Section 5.7 of the 
Regional Official Plan which protects for a 
Strategic Infrastructure Study Area (SISA) within 
the general alignment of the GTA West Corridor.  
It is noted that the SISA is not only contemplated 
for a highway, but also a dedicated transit-way 
and/or hydro corridor.   
 
Protection of lands for the potential GTA West 
Corridor was dealt with through evaluation 
criterion 18.  The GTA West Corridor is not 
required from a traffic capacity perspective to 
service this growth in Bolton, but is critical to 
service growth for other areas in Peel such as 
northwest Brampton. The Region continues to 
support the protection of lands for the GTA West 
Corridor.  
 
The lands in York Region suggested for 
annexation were not part of the Town of 
Caledon’s or Peel evaluation process. As the 
proposed expansion area is also outside of the 
Region of Peel’s boundaries, it would require a 
separate municipal process and would require 
careful strategic consideration including 
consultations with the Town of Caledon, City of 
Vaughan and Region of York. There has been no 
direction from Peel Council to initiate such 
consideration or consultation. 
 

Transit Opportunities: 
 
Residents, consultants, and Landowners 
Groups gave many statements of support to 
Option 3 for its potential future GO Rail 
service, which consisted of the bulk of 
transit discussion in the comments. It was 
noted that GO Rail service has been set in 

 
 
The assessment of detrimental impacts on ability 
to promote development in proximity to potential 
high-order transit was encompassed under 
evaluation criterion 17. Criterion 6 looked at the 
potential for a full range of transportation mobility 
options, including public transit, with the 

APPENDIX V 

BOLTON RESIDENTIAL EXPANSION REGIONAL OFFICIAL PLAN AMENDMENT 

– RECOMMENDATION FOR COUNCIL ADOPTION (ROPA 30)

8.1-59



 
 

 

Metrolinx’s 2023 or possibly 2033 Big Move 
timeframes. It was stated in a few 
comments (by residents, Glen Schnarr 
Associate Inc., and the Option 3 
Landowners Group) that residential 
expansion in the Option 3 area would offer 
an incentive to implement GO service 
sooner.  
 
An inquiry was made by a resident 
regarding existing plans to improve public 
transportation which may affect their 
preferred Options (3 and 4). 
 
Support for Rounding Out Area A was also 
noted by Larkin Associates Inc. in relation 
to its proximity to Option 3 and the rail line.  
 
Hybrid Option 1/2 was supported and 
promoted for its existing access to GO Bus 
service. 
 
The area of York Region (City of Vaughan) 
proposed for expansion through annexation 
by Former Regional Chair Emil Kolb was 
noted to have access to GO Bus services 
on Highway 50 and proximity to potential 
future GO Rail or Bus service 
enhancements. 

possibility for GO Rail service as one component 
of this analysis. As a part of the 2015 Bolton 
Transportation Master Plan, transit services were 
considered in the transportation network in and 
around Bolton recommendations were made:  

 Advent of GO Rail services to Bolton within 
the 2031 time frame  

 Continued liaison with GO Transit 
regarding increased frequency on existing 
bus routes and the potential for new and 
more direct services 

 Encouraging and pursuing discussions with 
Brampton Transit, York Region Transit for 
the potential to extend services to Bolton 

 Discussions with Metrolinx, Region of Peel, 
Brampton and York Region Transit to 
integrate transit services from the existing 
Car-pool lot located at Mayfield Road and 
Highway 50  

 
During the preparation of the secondary plan to 
implement the settlement area boundary, the 
Town of Caledon will plan for a range of 
transportation options including transit service. 
The existing GO Bus service and current 
Provincial discussion around GO Rail service has 
been taken into consideration by Regional Staff.  
 
The lands in York Region suggested for 
annexation were not part of the Town of 
Caledon’s or Peel evaluation process. As the 
proposed expansion area is also outside of the 
Region of Peel’s boundaries, it would require a 
separate municipal process and would require 
careful strategic consideration including 
consultations with the Town of Caledon, City of 
Vaughan and Region of York. There has been no 
direction from Peel Council to initiate such 
consideration or consultation. 
 

Active Transportation: 
 
Many resident, stakeholder and consultant 
comments noted that residential expansion 
in the Option 3 area would make accessing 
potential future GO Rail service possible via 
active transportation modes.  
 
A few comments noted Option 3 as the best 
opportunity to create a community 

 
 
Regional Staff have noted the desire for active 
transportation connections to be made in the 
expansion. Evaluation criterion 6 addressed the 
potential for a full range of transportation mobility 
options, including active transportation. TPP’s 
Health Assessment also evaluated each of the 
expansion options based on their implications on 
Density, Service Proximity, Land Use Mix, and 
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connected to parks and trails. One resident 
thought that community members would be 
less likely to use GO Rail service if they had 
to drive to the station, and another 
specifically opposed any Option that cannot 
support walking to a future GO Station.  
 
Larkin Associates Inc. stated that Rounding 
Out Area A’s walkability to existing 
community services and pedestrian links to 
Edelweiss Park and Jack Garratt Soccer 
park would be explored. 
 
Option 6 was noted to have a proposed 
design creating walkability within it and to 
employment lands by SGL Planning Inc. 
 

Connectivity. Of the 17 health criteria used in the 
evaluation, Options 1 and 3 scored ‘most,’ 
Options 2, 4, and 5 scored ‘some,’ and Option 6 
scored  ‘least.’ 
 
During the preparation of the secondary plan to 
implement the settlement area boundary, the 
Town of Caledon will plan for a range of 
transportation options including active 
transportation, and carpooling. The overall desire 
for active transportation use is noted and was 
studied though TPP’s Health Assessment.   

TOPIC 5 - FINANCE 
Lowest guaranteed fiscal impact: 

Some comments noted that the scoring of 
Theme 3 and the costs of development 
should not be the primary or only factors in 
the choice of Options.  

Two resident comments were in support of 
Option 6 lands because it was fiscally 
responsible and cost-effective. These 
comments noted that existing servicing 
infrastructure and major road systems are 
already there and further that home prices 
and property taxes could be kept lower due 
to the infrastructure savings. There was 
preference for an option that has the least 
burden on tax payers, for an option that has 
the lowest fiscal impact. The Caledon 
Chamber of Commerce also noted 
preference for the Option 6, as it has the 
least amount of public expenditure. A 
representative of parts of the Options 4 and 
5 Landowners Groups noted that Option 6 
is supportable for its low fiscal impact. 

 
 
TPP evaluated financial risk as well as the cost 
effectiveness of regional infrastructure through 
Theme 3: Promote Fiscal Responsibility. Option 
5 and 6 scored ‘most’ in both fiscal responsibility 
criteria because these options required a 
relatively low investment for water and 
wastewater infrastructure, as well as incremental 
operating maintenance cost. Options 1 to 3 
scored ‘least’ and Option 4 scored ‘some’ in the 
financial evaluation theme. The results of the 
evaluation of Theme 3 formed a part of the 
reasoning for staff recommendations and 
Regional Council’s direction in conjunction with 
the other five Themes.     

Development Charges and Municipal 
Revenue: 
 
There were comments that rejected the 
analysis that presents Option 6 as the 
cheapest option in the long term. Many of 
these comments further question the impact 

 
 
 
Staff have calculated the developable land area 
of Option 6 and the Triangle lands within the 
GTA West Focused Analysis Area at 
approximately 95 hectares (about 51% of the net 
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on development when the GTA West 
Corridor lands will be frozen; these 
comments state that the wait time on these 
lands will result in a loss of development 
charges. They noted that it may also 
prevent further development on other option 
lands. Another set of submissions in this 
comment topic consider the future 
municipal revenue from reserving existing 
serviced lands for employment 
(commercial/industrial). These comments 
note that commercial uses will help to 
relieve pressure on the residential tax base.   

developable land area). Based on this 
calculation, about $87 million of DC revenue is 
potentially at risk.  
 
The Region of Peel has long supported strong 
policies protecting the GTA West Transportation 
Corridor.  Despite the uncertainty around the 
current Provincial Planning process, Region of 
Peel Council has included strong policies in the 
Region of Peel Official Plan around the Strategic 
Infrastructure Study Area (SISA) and is 
defending those against Ontario Municipal Board 
appeal.  Designating significant portions of these 
lands for development as a settlement area 
could be inconsistent with corridor protection 
objectives.  

Area-Specific DC & Front-end Financing: 

Residents in support of Option 3 note that 
cost for servicing and transportation could 
be paid for by development charges, stating 
that they don’t necessarily come out of 
municipal budget. These residents state 
that it will be more difficult to finance the 
more northern options years from now due 
to inflation and regulation changes. 
Resident supporters for Option 3 
landowners note that landowners are willing 
to bear the cost of additional expenses and 
urge the Region to consider this offer. 

On October 10, 2016 Glen Schnarr and 
Associates submitted a Draft Early Payment 
and Front-end Agreement, an Area Specific 
By-law, as well as an Area Specific 
Development Charges Study on behalf of 
the Option 3 Landowners Group. This 
landowners group commits to paying 
infrastructure costs upfront by entering into 
an Area-Specific Development charges and 
Front-End Financing Agreements to 
eliminate financial risk. Rounding Out 
Option Areas A and B are agreeable to 
participating in financial agreements to 
remove financial risk. These groups have 
noted that the agreement would be 
removing the Region’s risk in financing 
infrastructure (approximately $22,000 
additional per single-family unit). Cost 
savings from the developer offer to absorb 

 

The potential financial impacts and risks of 
“pulling forward” the expenditures associated with 
developing the Option Area 3, particularly the 
water infrastructure needed for pressure zone 7, 
are largely off-set by receiving up front funding 
along with the continued payment of the Regions 
general DC by-law.  

The calculation methodology appears to be 
reasonable but actual charges would need to be 
fully assessed by consultants undertaking the 
Region’s background study. 

The overall amount collected by the Region from 
DCs will not increase due to area specific DC 
rates being implemented. The burden will shift 
however and some developers will pay more, and 
some will pay less. 

The draft Early Payment and Front End 
Agreement indicates that the developers would 
be responsible for doing design work, tendering 
and managing the construction of the required 
infrastructure. Should an EPFE Agreement be 
pursued, Regional staff may be better to manage 
these functions to ensure regional oversight and 
standards of regional infrastructure with costs 
reimbursed. 

Documents indicate that the developers would 
not take on all the financing required to put in 
place the entire cost of a grade separation at 
King Road. The proposal is that the developer 
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infrastructure costs.  would pre-pay transportation DCs in the amount 
of $12.8 million and be given DC credits for these 
payments (plus interest of 3%) when the DCs 
would normally be payable. Whereas, the total 
cost of the work including the grade separation is 
estimated at $25.1 million. 

With respect to $7.0 million EPFE Agreement to 
be used for life cycle costs, it is unclear exactly 
how this amount was derived, and when it is 
suggested that the Region would be able to draw 
on these securities. However, it should be noted 
that the enforceability of agreement provisions 
regarding life cycle costs may be subject to 
challenge as a charge related to development not 
permitted by the DC Act. 

If Council were to direct staff to begin 
negotiations with Option Area 3 proponents then 
a more exhaustive examination of the 
agreements (including legal review) would be 
required. At such a time all facets of the Regions 
existing front end financing policy could be 
explored in relation to the proposal. 

TOPIC 6 - INFRASTRUCTURE 
Servicing: 
 
Many comments (residents and SGL 
Planning Inc.) stated Option 6 as having the 
most efficient and cost-effective use of 
existing servicing infrastructure. The 
statements of preference for Option 6 were 
typically anchored on cost savings and 
utilizing existing municipal servicing for 
residential uses. A representative of parts 
of the Options 4 and 5 Landowners Groups 
noted that the existing servicing 
infrastructure in Option 6 can also service 
the Option 5 lands with no further upgrades. 
 
The establishment of Water Pressure Zone 
7 was presented in multiple comments as 
an opportunity to upgrade servicing for 
existing residents in north Bolton (and 
servicing the GO Station), as prompted by 
the development of Option 3 and Hybrid 
Option 1/2 (by their respective Landowners 
Groups and consultants).  Hybrid Option 
1/2 was noted by Bolton North Hill 

 
 
The provision of Regional infrastructure will be 
staged and financed in a manner that is 
consistent with the financial management and 
capabilities of the Region. Option 4/5 was 
recommended by Regional Staff to eliminate the 
need to service Water Pressure Zone 7 at this 
time as the establishment of a Water Pressure 
Zone 7 would incur significant servicing costs. 
Water Pressure Zone 7 is also a precursor to 
proceeding with the development of the Rounding 
Out Areas, as established through upgrades for 
Options 1, 2, 3, or the whole of Option 4. 
Rounding Out Area C could proceed with service 
from Water Pressure Zone 6 with on-site 
adjustments if Options 1 or 2 are selected.  
 
The costs of providing regional infrastructure to 
the assessed Options and Hybrids are addressed 
in TPP’s evaluation criterion 5, which was 
informed by the Region of Peel’s Water and 
Wastewater Program Planning Report, June 8, 
2016. Servicing costs (in millions) for each option 
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Landowners Group as having the most 
long-term benefits (and would not limit 
future development on Coleraine Drive) 
regardless of its more complex servicing 
strategy. 
 
A resident noted Option 4 and Hybrid 
Option 4/5 as preferred as they do not 
require a new water pressure zone. 
 
One resident recommended that existing 
servicing in the Option 5 and 6 areas be 
dedicated to supporting the development of 
industrial uses.  
 
Larkin Associates Inc. noted that 
extensions of existing water and 
wastewater infrastructure could service 
parts of the Rounding Out Area A 
community at no cost to the region. Filling 
or pumping will allow for servicing of other 
parts of the site area, and should Option 3 
be selected, the site would be serviced 
through the Option 3 servicing scheme. 
 
It was also noted  by Larkin Associates Inc. 
that a water-servicing scheme for Rounding 
Out Area B could be achieved using the 
existing watermain on Chickadee Lane, and 
serviced regardless of which expansion 
area is selected. Utilizing existing 
infrastructure with local extensions to 
service the site means there would be no 
financial impact upon the Region. 
 
The area of York Region (City of Vaughan) 
proposed for expansion through annexation 
by Former Regional Chair Emil Kolb was 
noted to have existing and planned 
servicing on Mayfield and on Albion 
Vaughan Road that would address the 
needs of the development. 
 

are as follows: 
 

 
The lands in York Region suggested for 
annexation were not part of the Town of 
Caledon’s or Peel evaluation process. As the 
proposed expansion area is also outside of the 
Region of Peel’s boundaries, it would require a 
separate municipal process and would require 
careful strategic consideration including 
consultations with the Town of Caledon, City of 
Vaughan and Region of York. There has been no 
direction from Peel Council to initiate such 
consideration or consultation. 
 

Option / 
Hybrid Water Wastewater Total 

1 63.1 m 29.3 m 92.4 m 
2 68.7 m 29.7 m 98.4 m 
3 46.9 m 22.1 m 69.0 m 
4 27.4 m 23.4 m 50.9 m 
5 3.6 m 15.6 m 19.2 m 
6 5.4 m 7.4 m 12.8 m 

3/4 47.8 m 27.0 m 74.8 m 
4/5 4.4 m 21.7 m 26.1 m 
5/6 4.1 m 9.8 m 13.9 m 

Solmar 6 5.4 m 7.4 m 12.8 m 
Solmar 5/6 5.4 m 7.4 m 12.8 m 

*Peer-reviewed figures, as of July 21, 2016. 

Road Network: 
 
Preferred Hybrid Option 4/5 as it does not 
require a grade separation on King Street. 
 
It was noted that the development of Option 
3 would not cause grade separation on 

 
 

The Region of Peel report, Transportation 
Assessment for the BRES ROPA of June 2016, 
assessed the transportation infrastructure and 
road network in Bolton. A modified Option 4, 
compared to Option 3 or 4, may reduce or delay 
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King Street to be needed as the project was 
identified as warranted based on existing 
traffic in Metrolinx’s Bolton Commuter Rail 
Feasibility Study completed in 2010.  
 
Option 6 was stated as having the most 
efficient and cost-effective use of existing 
transportation infrastructure. Option 6 was 
noted as preferred due to its existing major 
road infrastructure by one resident, while a 
number of resident and stakeholder 
comments considered the GTA West 
Corridor necessary infrastructure to 
accommodate future growth and delay 
improvements being required of the local 
road network. A preference for Hybrid 
Option 4/5 and opposition to Option 6 was 
noted with regards to these GTA West 
Corridor comments.  
 

the contribution of traffic to the need for a grade 
separation of King Street and the CP rail line.  
The timing of a grade separation is contingent to 
a cost sharing agreement between the Region 
and the rail operator. 
 
Costs of providing regional infrastructure are 
addressed in TPP’s criterion 5. Regional Staff 
retained CIMA Canada Inc. to look at potential 
site-specific intersection improvements 
associated with each expansion option without 
the GTA West Corridor. No additional Regional 
Road widenings are being recommended through 
this exercise. It is noted that the overall Bolton 
transportation system was reviewed through the 
Bolton Transportation Master Plan, 2015.   
 

TOPIC 7 - PROCESS 
Municipal Role: 

Many of the resident submissions in this 
comment topic noted their support for 
Caledon’s thorough evaluation of options 
for BRES. They further stated that Caledon 
has achieved a high degree of planning 
proficiency and capability. These comments 
expressed support for the Town’s BRES 
process, including their evaluation and 
consideration of public submissions through 
that process; as well as the Town’s ultimate 
selection of the ‘Option 3’ lands and the 3 
Rounding Out Areas for Bolton’s future 
residential growth area. 

A variety of stakeholders (residents and 
consultants) had complimented the 
Region’s role and hard work in presenting 
information on the option issues and 
opportunities. One commenter noted that 
the Hybrid Option 4/5’s evaluation through 
the 6 themes is stronger than the single-
option rating. A few disagreed with the 
Region’s recommendation and process; 
they had stated that the current process 
with Regional Staff and Council is not the 
best use of public resources. Another 
comment noted concern that public input is 

 

The Region is the established approval authority 
for Rural Service Centre Boundary Expansions in 
the Region of Peel Official Plan. Upon receipt of 
the Town’s application to amend the Regional 
Official Plan, the Region conducted its review in 
accordance with the Planning Act, the Provincial 
Policy Statement, Places to Grow, the Region of 
Peel Official Plan, the ROPA 28 facilitated 
settlement, and all other applicable Provincial 
laws, plans, and policies.  

Peel Region’s review was based on the 6 Options 
and 3 Rounding Out Areas considered by the 
Town of Caledon, along with the triangle lands. 
The 6 evaluation themes and 18 criteria had 
regard to the criteria used by the Town of 
Caledon. The Region’s consultant considered all 
of the Town’s prior work, recent submissions and 
technical analysis submitted by stakeholders, 
members of the public, and Regional staff to 
provide supportable recommendations on 
boundary expansion to the Region of Peel.  

Through TPP’s evaluation process, Expansion 
Options 3 and 4 were most preferred. Regional 
staff’s recommendation for Hybrid Option 4-5 is 
based on these suggestions, with an emphasis 
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being involved but public experts are not 
being listened to as infrastructure and 
capital costs are not the only criteria to be 
used for decision-making. 

on evaluation themes Promote Fiscal 
Responsibility and Long-Term Urban Structure 
Implications. 

Numerous technical studies were prepared in 
support of the Region’s evaluation of Caledon’s 
application, including: 

 Water and Wastewater Program Planning 
 Transportation Assessment for the Bolton 

Residential Expansion Regional Official 
Plan Amendment 

 Fiscal Impact Analysis for the BRES 
ROPA 

 Health Assessment of Proposed 
Expansion Options for Bolton 

 Natural Heritage Evaluation 
 Assessment of Agricultural Policy 

Requirements 
 

The Region conducted an extensive public 
consultation process including an initial public 
meeting held in February 2016, a request for 
comments on a draft Discussion paper that 
summarizes stakeholder input and proposed 
Regional evaluation criteria, a request for 
comments on the proposed ROPA, as well as a 
non-statutory Open House and a statutory Public 
Meeting in September 2016. Through the entirety 
of the process, the Region has committed to 
openness and transparency and posted all 
available information to a project webpage. 

Regional Council: 

Numerous comment submissions 
questioned the interests and decision-
making process of Regional Council. One 
submission asked for help understanding 
why the Regional Council disagreed with 
two extensive studies and chose an option 
that was least preferred in two extensive 
studies. There was a general question 
about motivations associated with Regional 
Council and whether they had considered 
all the criteria appropriately, particularly 
concerning the amount of focus dedicated 
to cost and fiscal impact. Many of those 
comments had noted that Regional Council 
direction for the Public Meeting on the draft 

 

On November 12, 2015 Regional Council 
endorsed a planning process for the 
consideration of the Town’s Bolton Residential 
Expansion ROPA application. The endorsed 
planning process lays out a number of tasks and 
milestones to ensure an open, fair and 
transparent public process that provides all 
stakeholders, agencies, and members of the 
public with an opportunity to provide their input.  
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ROPA was short-sighted and did not listen 
to the qualified opinions. A number of 
residents questioned the choice of Option 6 
for public consultation, considering the 
potential industrial activity and the GTA 
West Corridor for those lands.  
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The discussion below provides an overview of the various comments from consultants, 
businesses, landowners, agencies and other stakeholders that included substantive 
submissions. The technical submissions contain detailed information and analysis regarding the 
development of the Option Areas, Rounding Out Areas, and other lands of interest. The 
submitted documents are available on the project webpage. 

 
Stakeholder Submissions 
 
 Peel Federation of Agriculture (PFA): The PFA highlighted the importance of an effective 

transportation network for residential expansion.  They noted that operating a farm with 
large equipment in Caledon, with its increasing local road volumes is difficult. The group 
supports the protection of land for the GTA West Transportation Corridor, and does not 
support the development of Option 6 for this reason.  
 

 Emil Kolb, Former Regional Chair: Provided a submission which recommends the 
annexation of land southeast of Bolton (in the City of Vaughan) to accommodate the 
boundary expansion on the basis that this option. Noted the available infrastructure, 
proximity to Bolton’s existing commercial area, existing transportation network, and location 
outside of the GTA West Corridor study area as a rationale for expansion into the area. 
 

 Your Voice for Bolton: Preferred Option 6 for its low fiscal impact and creation of a complete 
community in South Bolton. Noted the development would have the least impact on 
congestion and climate change. A delegation was also made at the September 29, 2016 
Statutory Public Meeting.  
 

 De Luca Group on behalf of Rounding Out Area A Landowners: Stated that Rounding Out 
Area A should be developed regardless of which Option is chosen, as part of the existing 
community and not an ‘expansion.’ Otherwise preferred Option 3, and secondarily, Hybrid 
Option 3/4. 
 

 Mosaik Homes: Noted ownership of land west of Humber Station Road and north of King 
Street and supports Option 3 as recommended by Caledon staff. Stated understanding and 
support of the commitment by the Option 3 Landowners Group to enter into Area-Specific 
Development Charges and Front-End Financing Agreements. 
 

 Huron Wendat First Nations: Requested that a Huron-Wendat monitor be present during the 
archaeological phases and that every archaeological study be submitted for their review. 
Should artifacts or human remains be uncovered, the Huron-Wendat must be contacted 
directly. Consultation was requested during future development phases. 
 

 Curve Lake First Nation: Strongly suggested circulation to Williams Treaty First Nation 
Claims Coordinator. The Region had also circulated the Claims Coordinator in the statutory 
circulation; comments from the Claims Coordinator were not received. Curve Lake First 
Nation also noted that they are not currently aware of any issues that would cause concern 
with respect to Traditional, Aboriginal and Treaty rights. Stated that if evidence of a native 
burial site or any Archaeological findings is unearthed during excavation, they must be 
notified without delay.  
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 Caledon Chamber of Commerce: Noted that their report “Bolton Community: Business 
Attraction and Population Growth Study” supports residential growth as part of a business 
development strategy. Stated that residential growth is long overdue and should be 
expedited, with business communities properly supported with sound growth policies. 
Preferred the Option with the least amount of public expenditure while supporting the new 
employment area.  
 

 Goodmans LLP on behalf of Canadian Tire: Noted ownership of the land at the northwest 
corner of Coleraine Drive and Healey Road. Requested to be updated on the process and 
receive notification of the ROPA and any further public meetings. 
 

 Urban Tech, on behalf of Option 3 Landowners: Requested updated information on Region 
of Peel improvements to rectify low water pressure in Bolton’s northern limits. 
 

 Argo Land Development: Expressed interest in using the Healthy Development Assessment 
results to support the rationale for choosing Option 3. 
 

 Al Spizzirri on behalf of part of the Options 4 & 5 Landowners Groups: Noted support for 
Regional Council-directed draft ROPA for Option 6 and the Triangle Lands as fiscally 
responsible growth, a wise use of existing and planned infrastructure, and a logical land use 
pattern which could build a complete community structure for Bolton. Stated that Option 5 
can be serviced through the existing infrastructure in Option 6 with no further upgrades, 
including Option 4 lands. Encouraged Regional staff to reconsider their recommendation 
and requested that Option 5 be allocated residential growth as part of a future municipal 
comprehensive review associated with the 2031B and 2041 growth plan forecasts.  

 
 Rounding Out Area Stakeholders: Individual residents made comments on the Rounding 

Out Areas regarding general support for the these areas being included within the proposed 
expansion.  These comments were provided separate from consultant submissions on the 
Rounding Out Areas:  
 

o A resident owning a property on the west side of The Gore Road, south of King 
Street requested this property be included in a new Rounding Out Area for Hybrid 
Option 4/5 if it is chosen. 

o A resident owning a property in Rounding Out Area C supports the area being 
included in the residential expansion. 

o A resident supports Options 1, 2, and all the Rounding Out Areas being included in 
the residential expansion. 

o A resident owning a property in Option 3 supports the Option and all the Rounding 
Out Areas being included in the residential expansion. 

 
Agency Submissions 

 
 Town of Caledon: The Town provided comments on the council-directed draft ROPA before 

and after attendance of the Statutory Public Meeting. The November 22, 2016 Town of 
Caledon staff letter to the Region reiterates the continued support for the decision of 
Caledon Council on June 24, 2014 to approve lands within Option 3 as well as lands known 
as Rounding-Out Ares as the most appropriate location for the new growth.  This is based 
on the Town’s completion of a Municipal Comprehensive Review.  The November 22nd Town 
of Caledon letter attaches a planning opinion of Mr. Nick McDonald, RPP. It indicates 
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support for The Planning Partnership’s (TPP) recommendations, in particular he 
acknowledges that TPP recommended either Option 3 or 4 be selected, In his opinion 
Option 3 is most preferred.   It is noted that Option 3’s planning merits (compared to option 
4) include the potential to develop a broader mix of residential forms that integrate well with 
public transit, create a transit-supportive, walkable, complete community, and provide 
additional support for the establishment of the potential future GO Station in a timely 
manner. Mr. McDonald also supports the staff recommended Bolton Rural Service Centre 
Study Area, it is his opinion that the potential is very high that all of the lands within the 
proposed study area will eventually be developed. 
 

 Town of Mono: The Town had no concerns or comments regarding the Draft Proposed 
ROPA. 
 

 Regional Municipality of York (York Region): No objections were noted upon review of the 
proposed ROPA. 
 

 Peel District School Board: Noted their work with the Town of Caledon to identify future 
school sites within the expansion area.   
 

 Toronto and Region Conservation Authority: An initial letter noted Key environmental issues 
and raised concerns with respect to the status of a Comprehensive Environmental Impact 
Study and Management Plan (CEISMP) for the Draft Proposed ROPA based on the Option 
6 Area and Triangle Lands.  It was later confirmed that information available supports the 
selection of settlement expansion for Bolton and the proposed policy framework is 
appropriate to provide direction for the requirements of a CEISMP to be completed as part 
of the local land use planning process prior to completion of a local official plan amendment. 
In an update letter of November 11, 2016 based on further discussion with Regional Staff, 
the TRCA is satisfied that for this boundary expansion exercise the CEISMP will be 
completed as part of the Secondary Plan for the selected Option. Key environmental issues 
discussed in the previous submission would be addressed through this CEISMP. The TRCA 
noted that the CEISMP must be completed to their satisfaction prior to any land uses being 
endorsed by the Town of Caledon Council.  
 

 Ministry of Municipal Affairs: The Ministry has provided comments on the Draft Proposed 
ROPA expressing concern that the proposed policy regarding protection of the GTA West 
Corridor references the Focused Analysis Area (FAA) which has resulted from the EA 
process advance to date, whereas they suggested the policy should reference the original 
GTA West Study Area Boundary associated with the initiation of Environmental Assessment.  
It was stated that the lands within the study area should not be considered in the Draft 
Proposed ROPA until Stage 2 of the GTA West EA is completed, as the FAA is subject to 
change. Technical changes were noted for the Draft Proposed ROPA with this in mind. They 
also expressed concern with identification of a Study Area Boundary for considering post 
2031 growth on a schedule to the Region’s OP and stated that the Study area boundary 
should be removed. MMA noted that the Region could consider including general policy 
direction that focuses future growth to Bolton, subject to completion of a future MCR 
process. Concerning environment and agriculture issues: 

o It was was noted that it remains unclear how the findings of the Land Evaluation 
Area Review (LEAR) are being considered in evaluation of the expansion Options;  
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o A sub-watershed or similar study was recommended to be undertaken to identify and 

ensure appropriate considerations of water resources within the expansion area and 
help inform the existence of species at risk habitat; and  

o It was stated that the ROPA should identify all designated vulnerable areas on a 
schedule, including significant groundwater recharge areas and highly vulnerable 
aquifers through mapping and policy text.  

An appendix of technical comments on the Draft Proposed ROPA and Transportation 
Assessment of June 7, 2016 were attached. 
 

 Dufferin-Peel Catholic District School Board: The Board will be taking an active role in the 
development of the local secondary plan and had no objection to St. Michael Catholic 
Secondary School being incorporated into the Bolton Rural Service Centre boundary.  
 

 New Tecumseth: The Town had no concerns or comments regarding the Draft Proposed 
ROPA. 
 

Technical Submissions 
 

 Grogan Walsh Group and Bryon Wilson: Confirmed the intention of Mr. Wilson (owner of 
approximately 200 acres at the northwest corner of Healey Road and Humber Station Road 
in the Option 5 area) to donate 20.05 acres (8.11 hectares) for a future hospital site. 
Preferred Option 5 and described how its overall evaluation may change from “some” to 
“most” with a hospital accounted for in Evaluation Theme 4.  
 

 Loopstra Nixon LLP and Bousfields Inc. on behalf of Bolton North Hill Landowners Group: 
Preferred the development of a Hybrid Option 1/2 as a logical boundary infilling of Whitebelt 
lands, for its cost effectiveness (and possible cost sharing), establishment of servicing 
through water pressure zone 7, and proximity to existing community facilities, parks, Emil 
Kolb Parkway, and GO Bus Service. A technical feasibility analysis of municipal servicing for 
each Option Area was included, prepared by CF Crozier and Associates.  
 

 City of Brampton: From a land use planning perspective, preferred Hybrid Option 4/5 as a 
logical extension of the existing urban area and a balanced approach to planning for 
Regional issues. Preferred Option 6 from a financial perspective (with the least financial 
impact of initial capital investment on the City of Brampton) as long as the Draft Proposed 
ROPA addresses Option 6 together with the Triangle Lands. 
 

 SGL Planning and Design Inc. on behalf of Solmar Corporation: Provided information in 
support of the Draft Proposed ROPA for residential expansion in the Option 6 lands and 
provided technical suggestions for clarification in the document. A second submission 
responded to matters discussed at the public meeting including environmental evaluation, 
commercial impacts, and Option 6 benefits (other than the low servicing costs). 
 

 Glen Schnarr & Associates Inc.: Expressed support for Rounding Out Area A, and Option 3 
(Macville) on behalf of the respective Landowners Groups. Submitted a package containing 
documents detailing financial commitments to facilitate Option 3. These consisted of a Draft 
Early payment and Front-End Agreement (by Aird and Berlis LLP), an Area Specific 
Development Charges Study (by Urban Metrics), and A Draft Area-Specific Development 
Charges By-law (by Aird and Berlis LLP). In addition, the package included all presentations 
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and speaking notes related to the Option 3 Landowners Group delegations from the 
September 29, 2016 Statutory Public Meeting:  
 

o Aird and Berlis LLP 
o Argo Land Development 
o BA Consulting Group Ltd. 
o Beacon Environmental 
o Glen Schnarr Associates Inc.  
o McNeil Management Services 
o NAK Design Strategies  
o Urban Metrics 

 
 S. Corno on behalf of HS Bolton GP: Supported Option 3 and provided reasoning for 

investment and residential expansion in the area. Expressed full support for the Option 3 
Landowners Group commitment to Area-Specific Development Charges and Front-End 
Financing to alleviate infrastructure costs. Noted opposition to development in the Option 6 
lands. 
 

 Zelinka Priamo on behalf of Boltco Holdings: Supported the inclusion of the BoltCol property 
in the Triangle Lands of the Draft Proposed ROPA. Recommended that the BoltCol lands be 
included under a separate Town of Caledon Official Plan Amendment to form an extension 
of the designations and policies under OPA 243 and the Coleraine West Employment Area 
Secondary Plan. 
 

 Larkin Land Use Planners Inc. and MMM Group on behalf of CP Capital Investment Group, 
Rounding Out Area A and B: Provided Transportation Opinion Letters and Water and 
Wastewater Briefs (Prepared by MMM Group) for the Proposed Chickadee Grove and 
Duffy’s Lane communities, located in Rounding Out Area A and B. Noted their continued 
support for the development of the communities, and requested inclusion in the expansion. 
 

 Gagnon & Law Urban Planners: Provided a delegation at the September 29, 2016 Statutory 
Public Meeting and noted that Hybrid Option 4/5 does not have a “least” rank in any of the 
evaluation themes/criteria. Supported the Regional Staff’s recommendation based on Hybrid 
Option 4/5 meeting the various expansion criteria. A written submission constituted a 
response to a question posed by Councillor Groves during Gagnon & Law’s Public Meeting 
delegation. Information was provided regarding the Growth Forecasts Exercise undertaken 
by Caledon in connection with the 2041 growth numbers presented in Amendment 2 to the 
Growth Plan for the Greater Golden Horseshoe. The scenario assumes that Bolton will not 
undergo any additional settlement area boundary expansion between 2031 and 2041, with a 
new population of 7,700 persons accommodated through intensification – Bolton and 
Mayfield West will reach an equal population size of 47,700 persons by 2041.  
 

 Weston Consulting: Requested that a property owned by Gore and Healey Road 
Investments be included within Option 6 and that Option 6 be the preferred Option for 
expansion. Provided details on the results of the theme evaluation Option 6.  
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THE CONSTITUTIONAL STATEMENT 

Part A, THE PREAMBLE, does not constitute part of this Amendment 

Part B, THE AMENDMENT, consisting of amendments to the Text, Schedules, and 
Figures of the Region of Peel Official Plan, constitutes Amendment Number 30 to the 
Region of Peel Official Plan.  
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PART A – THE PREAMBLE 

Purpose of the Amendment: 

The purpose of this Amendment is to establish a Bolton Residential Expansion Settlement Area 
Boundary. 

This Amendment also provides an updated policy framework to guide planning applications and 
development approvals in the Bolton Residential Expansion Settlement Area.  

Location: 

This Amendment applies to lands in the Town of Caledon as legally described as Part Lots 7 to 
10, Concession 4 (Township of Albion) and Part Lots 7 to 9, Concession 5 (Township of Albion) 
for the proposed Residential Expansion Settlement Area. This Amendment also applies to lands 
in the Town as legally described as Part Lots 11 and 12, Concession 7 (Township of Albion) and 
as shown by the Study Area Boundary surrounding Bolton in Schedule D in the attachment in 
this Appendix PART B – THE AMENDMENT.  

Basis: 

Settlement Boundary Expansion in Caledon 

Regional Official Plan Amendment (ROPA) 24 is the Region’s Growth Plan conformity exercise. 
The growth management component of ROPA 24 was approved by the OMB in 2012 with new 
2031 forecasts for the Town of Caledon and introduced a minimum greenfield density target of 
42 residents and jobs per hectare. ROPA 28 (South-Albion-Bolton Employment Land and the 
North Hill Supermarket Expansion Area) and ROPA 29 (Mayfield West Phase 2) implemented 
ROPA 24. This Bolton Residential Expansion Settlement Area completes the 2031 ROPA 24 
population and employment forecasts for the Town of Caledon. The 2031 forecasts are known 
as 2031A from the Province’s Amendment 2 to the Growth Plan in 2013. The Province also 
introduced new forecasts for 2031 known as 2031B and new forecasts for 2041 which will 
require a ROPA to conform to Amendment 2.  

The expansion of the current Bolton Rural Service Centre boundary for primarily residential 
uses is a key component of Caledon’s growth management strategy of directing the majority of 
growth in the Town of Caledon to the Rural Service Centre settlements of Bolton, Caledon East 
and Mayfield West. This expansion will accommodate approximately 10,300 people and 2,500 
jobs. 

Bolton Rural Service Centre 

Bolton is located in the Town of Caledon and is identified as a Rural Service Centre in the Peel 
Official Plan. Rural Service Centres are developed on full municipal water and sewer services 
and provide a range and mix of residential, employment, commercial, recreational and 
institutional and community services to those living and working in Caledon.   
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Places to Grow, Growth Plan for the Greater Golden Horseshoe, 2006 (Growth Plan) 

The Growth Plan provides growth management policy direction and population and employment 
forecasts for single- and upper-tier municipalities within the Greater Golden Horseshoe. 

The proposed Bolton Residential Expansion Settlement Area implements the Growth Plan 
population and employment forecasts for 2031A. 

Regional of Peel Official Plan 

The Regional Land Budget from ROPA 24 assigns population and employment growth to the 
Growth Plan policy areas in Peel. For Caledon the 2031 population and employment totals are 
108,000 people and 46,000 jobs. The Regional Land Budget set the 2031 unallocated 
greenfield population and employment totals for Caledon at 21,500 people and 11,000 jobs and 
established the need for 609 hectares of land for all settlement area boundary expansions.  

Town of Caledon Official Plan 

The Town of Caledon is required to bring its Official Plan into conformity with Provincial Plans 
and Policies and the Peel Official Plan, in particular ROPA 24. The Town’s conformity exercise 
resulted in OPA 226 which was approved by the OMB in 2013. The population and employment 
forecasts from the Regional Land Budget are reflected in OPA 226.  

OPA 226 is being implemented through a series of settlement area boundary expansions as the 
Bolton Residential Expansion Settlement Area is required to accommodate growth from Bolton 
contained in OPA 226. This expansion will accommodate approximately 10,300 people and 
2,500 jobs.  

Region’s Consideration and Evaluation of the Town’s ROPA Application 

The Bolton Residential Expansion Study (BRES) was initiated by the Town of Caledon in April 
2012 to determine the appropriate location to accommodate growth in Bolton. After completion 
of several studies as part of the BRES process and identification of a preferred boundary 
expansion area, Town Council approved a proposed Bolton settlement expansion area 
(generally known at the time as Option 3) as recommended by the study. In October 2014 the 
Town submitted its Bolton Residential Expansion ROPA application to the Region of Peel. 

On November 12, 2015, Regional Council endorsed a planning process for the consideration of 
the Town’s ROPA application. The planning process lays out a number of tasks and milestones 
to ensure a fair, open and transparent public process that provides all stakeholders, agencies, 
and members of the public with an opportunity to provide their input. 

The Region retained a consultant to recommend criteria to assist in the consideration of the 
Town’s ROPA application. Following a period of public consultation, eighteen evaluation criteria 
were finalized and supported by staff. The criteria are organized into six theme areas for use in 
evaluating each expansion option from a Regional perspective. The themes include:   

Theme One: Protect Natural Heritage Features and their Associated Functions  

Theme Two: Promote Coordinated, Efficient, and Cost Effective Infrastructure  
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Theme Three: Promote Fiscal Responsibility 

Theme Four: Ensure Compact, Complete, and Healthy Communities 

Theme Five: Protect Agricultural Lands  

Theme Six: Response to Long-Term Urban Structure Implications 

The evaluation themes and criteria are based on a comprehensive review of Regional interests, 
the Peel Official Plan, the Provincial Policy Statement (PPS), the Growth Plan, and stakeholder 
input. Based on the results of the evaluation which provided more emphasis on Theme Three: 
Promote Fiscal Responsibility and Theme Six: Conformity with Applicable Policy Frameworks, a 
recommended expansion option area has been selected as shown on Schedule D in Part B – 
The Amendment. These two Themes reflect the current planning context for Bolton, the need for 
co-ordinated planning infrastructure and finance considerations, and the importance of 
considering the implications to the long-term future of Bolton and the Region of Peel. 

Municipal Comprehensive Review (MCR) Process 

In September 2012, the Region retained Malone Given Parsons (MGP) to review Caledon’s 
MCR process. MGP prepared a policy framework listing all relevant policies that should be 
reviewed for compliance to and conformity with settlement area boundary expansions in the 
context of the MCR process. MGP developed a list of 23 evaluation criteria which form the basis 
of evaluating whether a settlement area boundary expansion meet the requirements of an MCR. 
The Region retained The Planning Partnership to assist with the consideration of this application 
and has reviewed the Evaluation Table prepared by Malone Given Parsons. Regional staff has 
concluded the MCR criteria have been met for this proposed expansion to the Bolton Rural 
Service Centre Boundary.   

Draft ROPA Policy Framework  

This draft ROPA identifies a proposed Bolton Rural Service Study Area.  This component of the 
proposed amendment is important for establishing a policy framework that recognizes that, 
although the current exercise can be seen as allocation of Bolton’s next phase of residential 
growth, consideration is to be given for the further expansion of the Bolton Rural Service Centre. 

Based on the results of the evaluation, overall findings and proposed directions discussed in this 
report, draft ROPA 30 has been prepared that provides for the inclusion of approximately 185 
hectares of developable land. Lands within the Hybrid Option 4/5 are proposed for inclusion in 
the Bolton Rural Service Centre Boundary and provide a policy framework for the expansion 
lands while addressing a range of matters including infrastructure, financing, healthy 
development, transportation, natural heritage, and agricultural planning.  

A policy regarding GTA West Corridor protection has been included in the draft ROPA that 
requires the Town of Caledon to prepare official plan and secondary plan policies for the phased 
release of lands within the GTA West Study Area if such release does not predetermine or 
preclude the planning and/or implementation of the GTA West Transportation Corridor.  

The draft ROPA also includes proposed Schedule amendments to include a Study Area 
Boundary surrounding the Bolton Rural Service Centre and include the subject lands in the 
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Bolton Residential Expansion Area 2031 to be part of the Bolton Rural Service Centre on 
Schedule D of the Peel Official Plan. Other Schedules that are proposed to be amended include 
Schedule B (remove the subject lands from the Prime Agricultural Area), Schedule D1 (include 
the subject lands in the Rural Service Centre outside the Oak Ridges Moraine Conservation 
Plan Area), Schedule D3 (include the subject lands in the Settlement Areas outside the 
Greenbelt), and Schedule D4 (include the subject lands in the Designated Greenfield Area). 

The proposed Study Area Boundary in Schedule D and proposed Residential Expansion Area in 
Schedule D and Schedule D4 are identified by a series of arrows and boxes with rounded 
corners to indicate what has changed in those Schedules and are not part of the amendment to 
the Official Plan.  

A technical minor adjustment and correction is also recommended to include the existing St. 
Michael Secondary School into the Bolton Rural Service Centre Boundary which would update 
Schedule B, D, D1, D3, and D4. The school site which is currently located outside, but abutting 
the Bolton Rural Service Centre Boundary, should be included as this existing facility functions 
as part of the Rural Service Centre.  

Figure 2 Selected Areas of Provincial Interest is proposed to be amended by including the 
subject lands in the Rural Settlement Boundary as shown in the attachment in this Appendix 
PART A – THE PREAMBLE. Section 1.3.3 of the Peel Official Plan notes Figures may be 
changed by Regional Council, without requiring an amendment. Figure 2 will be approved by 
Regional Council and take effect when the ROPA is in effect. 
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PART B – THE AMENDMENT 

All of the Amendment entitled PART B – THE AMENDMENT, consisting of the attached text and 
schedules constitute Amendment Number __ to the Region of Peel Official Plan. 

Amendments to Text and Schedules 

1. Chapter 5, Regional Structure, is amended by inserting new Section 5.4.3.1.5 as follows: 

“To establish healthy complete communities that contain, living, working and recreational 
activities, which respect the natural environment, resources and characteristics of 
existing communities and services.” 

2. Chapter 5, Regional Structure, Section 5.4.3.2.1 is amended by inserting “employment,” 
after “providing a range and mix of residential,” as follows: 

“Designate three Rural Service Centres, as shown on Schedule D, as locations for 
growth outside of Peel's Urban System, providing a range and mix of residential, 
employment, commercial, recreational and institutional land uses and community 
services to those living and working in the Rural System.” 

3. Chapter 5, Regional Structure, Section 5.4.3.2.2 is amended by deleting the second and 
third sentences as follows: 

“Show on Schedule D the 2031 settlement boundaries for each of the Caledon East, 
Mayfield West and Bolton Rural Service Centres. The 2031 boundaries for Caledon East 
and Mayfield West have been established. The 2031 boundary for Bolton has been 
partially established and remains to be completed. The 2031 boundaries for the Mayfield 
West and Bolton Rural Service Centres will be designated on the basis of a municipal 
comprehensive review and will be consistent with Sections 5.4.7, 5.5 and 7.9 of this Plan 
and will require an amendment to this Plan. Accordingly, the Region, working with the 
Town of Caledon, will designate the 2031 boundaries of the Mayfield West and Bolton 
Rural Service Centres.”  

4. Chapter 5, Regional Structure, Section 5.4.3.2.7 is amended by inserting “and Bolton” 
after “additional growth for Mayfield West”, inserting “or Bolton Rural” after “Any 
settlement boundary expansion for the Mayfield West”, and replace “Service Centre” 
with “Service Centres” as follows: 

“The boundary shown as a red dashed line on Schedule D and designated in the legend 
“Study Area Boundary” is the area within which additional growth for Mayfield West and 
Bolton beyond the 2031 population target is anticipated to occur. Any settlement 
boundary expansion for the Mayfield West or Bolton Rural Service Centre Service 
Centres will be designated on the basis of a municipal comprehensive review and will 
require an amendment to this plan.”   

5. Chapter 5, Regional Structure, is amended by inserting the following new Sections 
5.4.3.2.9 and 5.4.3.2.9.1 after Section 5.4.3.2.8.3 as follows: 

“5.4.3.2.9 Bolton Residential Expansion Settlement Area 2031 

Appealed 
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The Bolton Residential Expansion Settlement Area within the Rural Service Centre will 
accommodate approximately 10,350 residents and 2,520 jobs and comprises 
approximately 185 hectares (of developable lands) as identified on Schedule D. The 
following special policies shall apply to the Bolton Residential Expansion Settlement 
Area. 

The Bolton Residential Expansion Settlement Area will contribute to the development of 
the Bolton Rural Service Centre to be a complete community by planning for an 
appropriate mix of jobs, local services, housing, including affordable housing, community 
infrastructure, and a full range of transportation options while ensuring natural heritage 
features are identified and protected. The provision of Regional infrastructure will be 
staged and financed in a manner that is consistent with the financial management and 
capabilities of the Region. Health considerations will be included in the planning process 
to facilitate physical activity through active transportation to optimize the health 
promoting potential of the community. 

5.4.3.2.9.1 In addition to the policies in this Plan that govern the Region’s Rural 
System, it is the policy of Regional Council to require the Town of 
Caledon to conform to the following policies: 

Phasing of Development, Staging of Regional Infrastructure and 
Financial Agreements 

a)  In accordance with Section 5.4.3.2.5 and prior to the Town of Caledon 
adopting an official plan amendment and the secondary plan to 
implement the settlement area boundary, the Town will prepare a 
phasing plan to the Region’s satisfaction that provides for the orderly, 
fiscally responsible and efficient progression of development that is 
coordinated with the Region’s Capital Plan, Peel Water and 
Wastewater Master Plan, and Transportation Master Plans. 

b)  In accordance with Section 7.8.2.12 prior to the Town of Caledon 
adopting an official plan amendment and the secondary plan to 
implement the settlement area boundary, the Town will prepare a 
financial and implementation plan to the Region’s satisfaction that 
includes the execution of any financial agreements for the provision of 
Regional infrastructure. This may require front-end financing or 
accelerated payment agreements and/or other cost-sharing 
agreements, and limitations to be placed on the development, 
consistent with a phasing plan. 

Transportation 

c) Prior to the Town of Caledon adopting an official plan amendment and 
the secondary plan to implement the settlement area boundary, the 
Town of Caledon will plan for a range of transportation options 
including transit service, active transportation, and carpooling. 
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   Affordable Housing Assessment 

d) Prior to the Town of Caledon adopting an official plan amendment and 
the secondary plan to implement the settlement area boundary, the 
Town of Caledon will prepare an affordable housing assessment in 
consultation with the Region in order to include policies for the 
provision of affordable housing.  The affordable housing assessment 
shall address: 

i) Contribution towards the achievement of Regional new housing 
unit targets; 

ii) The availability of an appropriate range and mix of housing types, 
densities, sizes and tenure that contribute to the supply of 
affordable housing; and,             

iii) Identification and conveyance strategy for affordable housing, in 
consultation with the Region of Peel. 

Healthy Communities and the Built Environment  

e) The Town of Caledon will conduct a health assessment of the 
secondary plan that implements the settlement area boundary in 
consultation with the Region, and that results are reported to Town 
Council prior to approval of the secondary plan. The health 
assessment must be completed in accordance with the Region of 
Peel’s Healthy Development Framework. 

f) The Town of Caledon shall include in the secondary plan, a policy to 
require the completion of a health assessment as part of a complete 
application for any development, and that results are reported to Town 
Council in consultation with the Region. The health assessment must 
be completed in accordance with the Region of Peel’s Healthy 
Development Framework. 

g)   Integrate the Region of Peel’s Healthy Development Assessment 
elements into the secondary plan to optimize its health promoting 
potential. 

h) The Region and the Town of Caledon shall conduct health 
assessments on Regionally or municipally developed, owned and 
operated public buildings, public squares and open space project 
applications. 

Natural Heritage 

i)  Prior to the Town of Caledon Council endorsing land uses for the 
secondary plan areas and prior to adopting an official plan 
amendment and secondary plan to implement the settlement area 
boundary, the Town will identify a natural heritage system to be in 
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conformity with a Comprehensive Environmental Impact  Study and 
Management Plan (EIS and MP) that is prepared and completed to 
the satisfaction of the Region and Town of Caledon in consultation 
with the Toronto and Region Conservation Authority and other 
relevant agencies.  The Comprehensive EIS and MP shall be 
prepared in accordance with terms of reference satisfactory to the 
Region, the Town of Caledon and the Toronto and Region 
Conservation Authority, in consultation with relevant agencies. 

j) The implementation of recommendations of the completed 
Comprehensive EIS and MP shall be incorporated into the Town of 
Caledon Official Plan and Secondary Plan in accordance with 
provincial, regional, local and conservation authority policy. Based on 
the results of the Comprehensive EIS and MP, the natural heritage 
system shall be designated in the Town of Caledon Official Plan. 

k) Minor refinements to the boundary of the community may be 
incorporated in the local official plan amendment and secondary plan 
to reflect the designation of the natural heritage system such that 
approximately 185 hectares of developable lands are included. 

Agriculture 

l)  Prior to the Town of Caledon adopting an official plan amendment and 
secondary plan to implement the settlement area boundary, the Town 
will prepare an agricultural impact assessment (AIA) to be completed 
in accordance with terms of reference prepared to the satisfaction of 
the Region and Town of Caledon, in consultation with relevant 
agencies.  The AIA will be prepared to provide a further detailed 
evaluation of potential impacts of non-agricultural development on 
agricultural operations adjacent to the Bolton Residential Expansion 
Settlement Area with recommendations to avoid, minimize and/or 
mitigate adverse impacts.  The implementation of recommendations 
of the AIA shall be incorporated into the Town of Caledon Official Plan 
and Secondary Plan, as appropriate, and will include policies, at a 
minimum, that will: 

i) Identify through mapping any Provincial Minimum Distance 
Separation (MDS) I calculated setback (the Setback Area) that 
extends into the Bolton Residential Expansion Settlement Area; 

ii) Prohibit development in the Setback Area.  If and when the 
livestock and manure storage facilities that are creating the 
Setback Area are removed, thus eliminating the Setback Area, 
development can proceed in accordance with the Bolton 
Residential Expansion Settlement Area Secondary Plan; 
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iii) Recognize that lands within the Setback Area will be considered a 
Type A Land Use for the purpose of applying Provincial MDS II 
Formula; and, 

iv) Promote land use compatibility where agricultural uses and non-
agricultural uses interface. 

v) Require mitigation of potential impacts of development on 
surrounding agricultural operations and land to the extent feasible. 

GTA West Preliminary Route Planning Study Area 

 l) During the preparation of an official plan amendment and the 
secondary plan to implement the settlement area boundary, the Town 
of Caledon in consultation with and to the satisfaction of the Region 
and the Province will prepare policies that address the following: 

 i) Identify through mapping, any portion of the GTA West 
Preliminary Route Planning Study Area (the GTA West Study 
Area) that extends into the Bolton Residential Expansion 
Settlement Area. The mapping will indicate the GTA West Study 
Area is located in portions of the Bolton Residential Expansion 
Settlement Area.  

 ii) Ensure that development applications for lands within the GTA 
West Study Area will not predetermine or preclude the planning 
and/or implementation of the GTA West Transportation Corridor.  
These policies may include provisions for the phased release of 
lands within the GTA West Study Area if such release does not 
predetermine or preclude the planning and/or implementation of 
the GTA West Transportation Corridor.”  

6. Schedule B Prime Agricultural Area is amended by deleting the subject lands from the 
Prime Agricultural Area as shown in the attachment in this Appendix PART B – THE 
AMENDMENT.  

7. Schedule D Regional Structure is amended by inserting the Study Area Boundary 
surrounding Bolton and including the subject lands in the Bolton Residential Expansion 
Area 2031 to be part of the Bolton Rural Service Centre as shown in the attachment in 
this Appendix PART B – THE AMENDMENT. 

8. Schedule D1 Oak Ridges Moraine Conservation Plan Area (ORMCPA) Land Use 
Designations is amended by including the subject lands in the Rural Service Centre 
outside the ORMCPA as shown in the attachment in this Appendix PART B – THE 
AMENDMENT. 

9. Schedule D3 Greenbelt Plan Area Land Use Designations is amended by including the 
subject lands in the Settlement Areas Outside the Greenbelt as shown in the attachment 
in this Appendix PART B – THE AMENDMENT. 
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10. Schedule D4 Growth Plan Policy Areas in Peel is amended by including the subject 
lands in the Designated Greenfield Area as shown in the attachment in this Appendix 
PART B – THE AMENDMENT. 
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