DP-2014-060
To:

Mayor and Members of Council

From:

Development Approval & Planning Policy Department

Meeting:

2014-06-24

Subject: Bolton Residential Expansion Study (BRES): Selection of
Preferred Settlement Expansion Area.

RECOMMENDATIONS
1. That Option 3 (lands north of King Street and west of the Canadian Pacific
Rail lines) be approved as the preferred area to expand the existing Bolton
settlement area boundary;
2. That the proposed expansion area include the Rounding-Out Areas (ROA),
the three areas outside the Greenbelt Plan located west of Duffy’s Lane, west
of Regional Road 50, and along Chickadee Lane;
3. That staff be directed to prepare and submit an application to the Region of
Peel for a Regional Official Plan Amendment (ROPA) to expand the Bolton
settlement area boundary; and,
4. That a copy of report DP-2014-060 be provided to the Region of Peel, City of
Brampton, City of Vaughan, Township of King, and Toronto Region
Conservation Authority for their information.

EXECUTIVE SUMMARY
The Bolton Residential Expansion Study (BRES) was initiated to identify a total of
190 hectares of lands to accommodate 10,348 additional people and 2,635
population-related jobs by 2031. It constitutes part of the Town’s municipal
comprehensive review as required by the Growth Plan, the Provincial Policy
Statement and the Region of Peel Official Plan.
Directed by Council on July 9, 2013, the BRES has focused on detailed review of
Option 1 and 3 areas. Based on further studies completed and overall planning
principles to build a strong and healthy community, promote wise use of
resources, and protect public health and safety, staff has concluded that Option 3
is the most preferred settlement expansion areas to 2031.
The proposed new growth area is also to include three pockets of areas outside
the Greenbelt, known as the “Rounding-Out Areas” (ROA).
DISCUSSION
Purpose
This report explains the planning process and seeks Council approval of a
preferred settlement expansion area boundary.

Page 1 of 8

DP-2014-060
Background
The BRES implements the policy requirement for a settlement area boundary
expansion of the Town’s Official Plan Amendment (OPA) 226. It is to plan for a
total of 10,348 people and 2,635 population-serving jobs on a total of 190
hectares of new Greenfield lands by 2031.
The BRES process commenced on April 17, 2012 when Council adopted the
Terms of Reference for the study and directed staff to retain a principal
consultant for the Study. The Terms of Reference required the BRES to be
completed in the following five phases:
1. Development of Selection Criteria for Boundary Expansion Alternatives
2. Selection of Preferred Boundary Expansion Area(s)
3. Component Studies on Preferred Boundary Expansion Area(s)
4. Plan Development
5. Official Plan Amendments
Phase 1 and Phase 2 of the BRES focused on the identification and selection of
possible settlement expansion area(s). However, the BRES phases, identified
above, were modified in July 2013 to reflect Council’s direction to conduct
detailed assessments of the Option 1 and 3 areas.
Process
On July 9, 2013 Council directed staff to further examine Options 1 and 3 areas
and the three Rounding-Out Areas (ROA) (Schedule A) to determine the
preferred area of growth.
Building a strong and healthy community, wise use of resources, and protecting
public health and safety are planning principles for staff in undertaking the
detailed analyses. Earlier consultations with Council, stakeholders and
members of the public resulted in ten evaluation criteria identified and presented
to Council on July 9, 2013 (DP-2013-091). These ten criteria are further
summarized in the following five categories:






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

With these criteria in mind, further studies have been undertaken in the areas of:





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

The detailed studies undertaken have concluded that the Option 3 land is the
preferred site for the Bolton settlement area boundary expansion. Below is a
summary of the studies which informed the selection process and provided basis
for the recommendation in this report:
Topic Area
Retail Market
Analysis

Transportation

Servicing &
Infrastructure

Environmental
Impact Assessment

Fiscal Impact
Assessment

Archaeological
Assessment
Cultural Heritage
Landscape & Built
Heritage
Assessment

Summary of Findings/Recommendations
 Approximately 576,000 sq.ft of retail space would be required in Bolton
by 2031. Of these 80,000 to 100,000 sq.ft. would be in the new
expansion area.
 The impact on established retail in south Bolton would be negligible
regardless whether new settlement area is located within Option 1 or 3.
 Option 1 will have slightly more impact on existing and future retail
establishment than Option 3.
 The selection of either of the Options will require road improvements and
grade separation at the King Street and Coleraine Drive.
 Option 3 would require less road improvement cost.
 Option 3 is preferred due to its southerly location involving less travel
distance, less impact on the existing communities, and opportunities to
use existing roads to the west and south.
 Both options 1 and 3 lands are able to be serviced by water and sanitary
 Option 3 requires less water infrastructure than Option 1
 Option 3 will provide more opportunities than Option 1 to augment
existing service areas in the local northwest Zone 6 area to Zone 7, by
virtue of the location of the Zone 7 booster pumping station
 Option 3 will have the ability to oversize elevated tank to service potential
growth areas to the south, west and north within Zone 7.
 Option 3 is less complex than Option 1 in wastewater servicing
 Option 3 is less complex (fewer SWM ponds) in stormwater management
strategy than Option 1
 Option 3 could be staged to support servicing of Option 1 at a later time
should future growth be allocated to this area.
 Option 3 is less costly than Option 1 for all infrastructure.
 Options 1 and 3 both contain environmental features requiring protection.
 Further work needed (requiring additional field work to prepare the
Comprehensive Environmental Impact Study and Management Plan
(CEISMP) as part of the Secondary Plan.
 Development Charge projections to 2029 show that both options are
comparable for the Town.
 Both options may require some interim up-fronting of growth-related
capital works in the early years.
 Both options result in approximately the same amount of annual
operating budget expense impacts.
 Based on the preliminary fiscal impact assessment, both options are
projected to have a net positive impact to the Town’s operating budget
over the long term.
 Options 1 and 3 areas identified similar archaeological characteristic
 Further work is required prior to any land disturbing activities. The Town
is required to conduct a Stage 2 assessment of the area.
 Both Option 1 and 3 lands contain built heritage and cultural resources.
 Further work is required prior to any land disturbing activities. The Town
is required to conduct further assessment of the area.
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The recommendation of the preferred settlement expansion area, as outlined in
the Executive Summary of the Recommendation Report (Schedule B) has
synthesized the findings of the studies relating to the planning principles as to
how they contribute to the building of a strong and healthy community, the wise
use of our resources, and the protection of public health and safety. Option 3
excels in the following areas:
1. It has potential for the development of a broader mix of residential forms
that would integrate well with public transit. Option 3 offers the opportunity
to create a walkable, transit supportive and complete community based
on the implementation of a number of healthy community principles as a
result of the location of Option 3 lands adjacent to a planned GO station.
2. It is a more logical and contiguous growth area as it enhances growth
potential for areas to the west of Bolton making efficient use of land,
infrastructure and public services.
3. It provides strategic advantages by providing opportunities to service
existing industrial lands, as well as possible future growth in the vicinity
that may be justified in future municipal comprehensive review for
settlement area boundary expansions.
4. It has the benefit of using available capacity of existing roadway in the
short term resulting in less disruption of the community as the new
settlement area develops. Also, Option 3 will minimize the length and
number of vehicle trip by residents due to its southerly location and the
range of choices of routes within the community. It provides additional
support for the establishment of the GO Station at the proposed
Metrolinx’s location and would provide an opportunity to create a transit
hub with options for future Bolton residents to walk to.
5. It offers lower costs and less complexity in meeting infrastructure
improvement requirements.
The BRES has been a thorough, transparent and comprehensive planning
process conducted in accordance with Provincial, Regional and Town policies,
including consultations with the public and stakeholders. As part of the process,
an additional Public Open House was held on March 4, 2014 for the consultant
team to provide an overview of initial findings on studies related to natural
heritage, servicing and transportation and seek additional input from members of
the public. Staff supports the Study’s conclusion in selecting Option 3 area and
the three ROA as the preferred settlement expansion area to 2031.
Emergency Response & Public Safety
During the BRES selection process there was discussion about issues related to
emergency response to residents in the new settlement area if Option 3 were
selected. In accordance with policy 1.6.4 of the Provincial Policy Statement
(PPS), infrastructure and public service facilities are to be strategically located to
support the effective and efficient delivery of emergency management services.
The transportation study completed by Paradigm Transportation Solution for
BRES noted that both Options 1 and 3 will have an impact on the rail crossings
at King Street and Coleraine Drive. Both of these rail crossings will each exceed
the “exposure index” to warrant a grade-separation regardless of which option

Page 4 of 8

DP-2014-060
area is selected. This BRES findings corroborate the recently completed Region
of Peel’s study, entitled “Improvement at Grade Rail Crossings: Prioritizing
Crossings for Grade-Separation”. It is important to note that the two grade
separations with the CP rail at Coleraine Drive and King Street have been
identified as the next priorities of Peel Region regardless of settlement expansion
decisions.
The recommendation to consider Option 3 lands as the preferred settlement
expansion area, heightens the discussion related to emergency services as Fire
& Emergency Services’ response from the new Bolton Fire Hall to the preferred
Option 3 lands would be delayed by about six minutes if the rail crossing at King
Street is blocked by a train.
In recommending Option 3 lands as the preferred settlement expansion area,
staff recognizes rail crossings to be both a transportation and public safety issue
that should be resolved through proper planning and by adopting appropriate
policies in the future Secondary Plan for the new area as a condition of
development approval. In consultation with Caledon Fire and Emergency
Services Department, the following solutions can be explored:






Construction of a grade-separation at King Street will enhance traffic flow
and allow emergency services to provide adequate responses to future
residents in Option 3 lands as well as improve services to existing
industrial uses in the area. Since the crossing at King Street has been
prioritized by the Region (see above reference Regional report),
collaboration with the Region, CP Rail and Metrolinx regarding its
reconfiguration and funding would be necessary. The construction of a
grade-separation at King Street will benefit the entire community by
providing safe and uninterrupted access to points east and west within
the community.
An alternative that could be considered prior to the construction of the rail
grade-separation is sprinkler protection of the entire subdivision.
Protection by an automatic sprinkler system is designed to contain fire to
provide occupants time to evacuate the building. This innovative system
would be a first for Caledon, securing the municipality as a leader in
Ontario. However, a sprinkler system would not help in other emergency
situations, such as policing and medical emergency services.
The construction of a new fire station with career staff to service the
Option 3 lands is another possible solution to the rail crossing issues.

In staff’s opinion, the selection of Option 3 as the preferred growth area will
improve services to the existing industrial area located on Humber Station Road,
King Street and Betomat Court. The Fire and Emergency Services Department
has confirmed that this area currently does not have fire hydrants. The
development of Option 3 lands will ensure municipal water (fire hydrants) to
service the existing industrial establishments, which includes a propane-handling
facility, a lumber yard, transportation depot, and wood pressure treating facilities.
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Public Health
In 2005 Regional Council directed that developments in Peel include health
consideration. This leads to the inclusion of policy 3.3.8 in the Regional Official
Plan that requires Area Municipalities to “work with the Region in the preparation
of an assessment tool to evaluate public health impacts of proposed
development”.
In recognizing a direct relationship between land use planning and the health of
our community, municipalities are increasingly adopting healthy community
principles as a basis for long term land use planning. Caledon staff has consulted
with Peel Region Health Department throughout the BRES process regarding
public health concerns and development of a vibrant, safe and healthy
community. This includes site evaluation based on the promotion of health
through physical activity and fostering active transportation through walking and
cycling. Peel Public Health supports the selection of Option 3 lands because it
will allow for:
 Diversified land uses including a proposed Major Transit Station Area;
 Higher Greenfield densities;
 Connectivity to adjacent employment lands, therefore the option of
reducing sedentary behaviour with shorter commutes; and
 The opportunity to create a compact and complete community.
Rounding-Out Areas
The preferred settlement expansion area includes small pockets of areas (a
combined total of 31 hectares) that are contiguous to the current Bolton
settlement area and bordered by the Greenbelt Plan. In its July 9, 2013 direction,
Council asked staff to explore the possibility of including the rounding-out areas
in the settlement area boundary expansion.
Studies completed as part of BRES confirm that there would be capacity to
service all the three ROAs regardless of the option area selected. In staff’s
opinion, including the ROA would contribute to building a complete community.
Financial Implications
Future development following the study and planning process will result in
incremental revenues for the Town such as revenues from development fees,
building permit fees, property taxes, and development charges. Growth will also
result in incremental costs for the Town to provide services such as
indoor/outdoor recreation, library services, fire & emergency services, road and
winter maintenance services.
Findings from the preliminary fiscal impact analysis, prepared by the Town’s
consultant, are summarized in another section of this report (page 3). As the
BRES was conducted concurrent with the Town’s Development Charge
Background Study update, Town staff is assessing the congruency and
consistency of growth-related capital, timing, and other assumptions included in
each of the studies. While there may be adjustments following this review, it is
not anticipated that the overall findings will change materially.
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Applicable Legislation and Requirements
Planning Act, R.S.O. 1990, c. P.13
Places to Grow Act, S.O. 2005, c.13
Growth Plan for the Greater Golden Horseshoe, 2006
Provincial Policy Statement (2014)
Region of Peel Official Plan
Town of Caledon Official Plan
COMMUNITY BASED STRATEGIC PLAN

1.

Strategic Objective 2D: Manage growth and use land wisely by promoting
land use planning decisions that are rooted in innovative and sound planning
principles and ensure:
i. Caledon’s urban rural character is maintained;
ii. Growth does not compromise the character and stability of existing
residential neighbourhoods;
iii.
Growth is in keeping with Caledon’s ability to provide and maintain
appropriate infrastructure;
iv.
Growth contributes positively to Caledon’s image and economic
vigor; and,
v.
Development of new communities in new ways.

2.

Strategic Objective 2F: Connect neighbourhoods by promoting and building
physical and social connections, facilitating opportunities for people to meet,
connect, move around, and get involved in Caledon – using all available
forms to connect including electronic and physical modes such as high
speed internet, bike lanes or transit.

3.

Strategic Objective 4A: Preserve and promote cultural heritage, agricultural
and natural heritage landscapes, built heritage and archaeological resources

CONCLUSION
Based on the detailed assessments for the two potential expansion areas,
Options 1 and 3, as directed by Council, and the overall planning principles to
build a strong, healthy and complete community, promote wise use of resources,
and protect public health and safety, staff has concluded that Option 3 and the
three Rounding-Out Areas (Schedule C) are the most preferred areas for the
settlement area boundary expansion to 2031.
NEXT STEPS
Staff will prepare and submit an application to the Region of Peel for an
amendment to the Regional Official Plan to expand the Bolton settlement area
boundary based on the preferred area and the three ROA.
In the meantime, Staff will begin the next phases of BRES to complete additional
studies, design and public consultations necessary for the preparation of a
Secondary Plan and an amendment to the Town’s Official Plan. As part of this
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process, staff will embark on a new round of public engagement process, as
required by the Planning Act, to ensure there will be ample opportunities for all
members of the public to participate in the planning and design of this new
community.

ATTACHMENTS
Schedule A:
Schedule B:
Schedule C:

Schematic Map of the Refined Study Area
Executive Summary of Recommendation Report: Selection of
Residential Expansion Area by Meridian Planning, June 2013
Schematic Map of the Preferred Settlement Expansion Area

Prepared by: Ohi Izirein
Approver (L1): Haiqing Xu
Approver (L2): Mary Hall
Approver (L3): Carey deGorter
Approver (L4): Douglas Barnes
Approver (L5):
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