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Town of Caledon Growth Management Phasing 
Plan and Financial Impact Assessment 

In association with:



Importance and Purpose of the Growth 
Management & Phasing Plan
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• A substantial and unprecedented amount of growth expected in 
Caledon to 2051

• A sound growth management plan is needed to be prepared for 
this growth in a strategic, responsible, logical way

• Plan will prioritize and phase the growth in an optimal manner to 
ensure “Caledon plans Caledon”

• Prioritization of growth is based on sound, defensible criteria that 
supports the development of complete communities, a balance of 
jobs and housing, efficiency in the timing and cost of 
water/wastewater servicing and roads, and community 
infrastructure (parks, community centres, fire stations, etc.)
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• Plan will be supported by a Financial Impact Assessment that 
demonstrates how the growth can be paid for

• Consideration is given to existing Ontario Land Tribunal approvals (i.e. 
ROPA 30) and Ministers Zoning Orders

• The Province revisiting approval of the Peel Official Plan urban 
expansion, may necessitate revisions to the work completed as the basis 
for the Growth Management & Phasing Plan
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Components of the Growth Management & 
Phasing Plan
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• Background review of planned infrastructure, watershed planning, 
Regional growth allocations and other relevant information

• Identification of Secondary Plan boundaries for more detailed land 
use planning and subwatershed planning, based on planning, 
infrastructure and environmental considerations

• Prioritization/phasing of Secondary Plan areas based on sound, 
defensible criteria informed by Provincial and Regional policy
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• Analysis/modelling of water and wastewater servicing for the draft 
Plan, including initial costing

• Financial Impact Assessment, including physical and community 
infrastructure

• Final Growth Management & Phasing Plan to be implemented into 
the Official Plan as appropriate
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Phasing of Population and Employment Growth 
in Caledon
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Town of Caledon Population, Housing, and Employment 
Forecast, 2021 to 2051
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Population: 

220,000
Employment: 

93,000
Households: 

67,000



Town of Caledon Settlement Area Boundary 
Expansion (S.A.B.E.) Phasing
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Period Region of Peel
Town of Caledon 

Adjusted

2021 to 2031 6% 7%

2031 to 2041 45% 59%

2041 to 2051 49% 34%

Period Region of Peel
Town of Caledon 

Adjusted

2021 to 2031 9% 16%

2031 to 2041 36% 44%

2041 to 2051 57% 40%

S.A.B.E. Population

S.A.B.E. Employment



Phasing Principles & Criteria
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Provincial and Regional Directions – Phasing Plan Should 
be Designed to:

1. Achieve complete communities;

2. Place priority on development near higher order transit;

3. Support the introduction of transit;

4. Support new development adjacent to existing built up areas;

5. Optimize existing infrastructure; and

6. Prolong agricultural uses as long as feasible.
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Draft Phasing Criteria

1. Is the development area a logical extension to the current built-up area?  

• Logical means – lands within 800 metres of already developed lands – lands 
under development could be considered.

2. Will the selection of the development area provide for the completion of 
an existing urban area in the Town of Caledon?  

• Completing existing communities in Caledon has been a long-standing 
planning principle.

3. Will the selection of the development area make the most efficient use of

existing and planned water and wastewater infrastructure?
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Draft Phasing Criteria

4. Will the selection of the development area make the most efficient use of 

the existing and planned Regional and Town transportation network?

5. Does the location of early phases support the early establishment of the 

Caledon GO Station?  

6. Does the location of the expansion area minimize impacts on active 

agriculture? 

7. Is it feasible for new employment uses to develop in the short term?  
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Town of Caledon Draft Priority Areas and 
Phasing Plan

14



Town of Caledon Draft Priority Area Boundaries
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Initial Water and Wastewater Servicing 
Considerations
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Existing Water System
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A map to show Regional Master Plan projects and updated Caledon growth areas.



East System - Water
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• Overall, the impacts are 
significant on the east 
system.
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M Planned Region of Peel Master Plan 
Projects are shown in Blue.

All required by 2036.

“Phase 2” Projects (2036 to 2051):
Shown in green.

“Phase 1” Projects to 2036:
Shown in purple.

Major additional upgrades 
necessitated to support two new 
Pressure Zone 7 areas north of 

King Street / Columbia Way.

New major facility & 
Transmission to 

support growth in 
Pressure Zones 6 & 7

Major transmission 
upgrades through 

Brampton to support 
overall increased growth 
in Pressure Zones 6 & 7



West/Central System - Water
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• Overall, the impacts are 
moderate on the 
west/central system.
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Planned Region of Peel Master Plan 
Projects are shown in Blue.

All required by 2036.

“Phase 2” Projects (2036 to 2051):
Shown in green.

“Phase 1” Projects to 2036:
None required.



Cost Estimate – Water
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Category Cost ($ 2023 Dollars)

Phase 1 (Before 2036) $273M

West/Central: Additional Distribution Upgrades -

West/Central: Additional Pumping, Storage & Transmission Upgrades -

East: Additional Distribution Upgrades $18M

East: Additional Pumping, Storage & Transmission Upgrades $75M

East: Major Upgrades south of Caledon to support overall growth $180M

Phase 2 (2036 to 2051) $485M

West/Central: Additional Distribution Upgrades $40M

West/Central: Additional Pumping, Storage & Sub-Transmission Upgrades $38M

East: Additional Distribution Upgrades $17M

East: Additional Pumping, Storage & Transmission Upgrades $245M

East: Major Upgrades south of Caledon to support overall growth $145M

Phase 1 & Phase 2 Total $758M

Note: Table does not include projects previously identified in 2020 MP. Remaining MP projects, within Caledon, are 
expected to be an additional $200M to 2036.



Existing Wastewater System
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A map to show Regional Master Plan projects and updated Caledon growth areas.
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• Overall, the impacts are 
significant on the east system.

• Required upgrades total ~$612M
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Airport 
Road 
Trunk 
Sewer

McVean 
Trunk 
Sewer

The 
Gore 
Trunk 
Sewer

Coleraine 
Trunk 
Sewer

Humber 
Station 
Trunk 
Sewer

Albion-
Vaughan 

Trunk 
Sewer

East System - Wastewater

Project #9 (Bolton 
local sewer upsizing)

Project #10 (Diversion sewer 
to The Gore trunk sewer)

Project #6 (Airport Road 
trunk sewer upsizing)

Project #4 (Caledon East 
Pump Station Upsizing)

Project #7
(Mayfield & 
Bramalea sewer 
upsizing)

Project #5 (New sewers 
in growth areas)

Project #8 (North Bolton (East) 
SPS, Forcemain and sewers)



West/Central System - Wastewater
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• Overall, the impacts are moderate
on the west/central system.

• Required upgrades total ~$217M.
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Credit Valley 
Trunk Sewer

Fletcher’s Creek 
Trunk Sewer

Etobicoke Creek 
Trunk Sewer

Dixie Road/Spring Creek 
Trunk Sewer

Project #1 (New sewers 
in growth areas)

Project #3 (Etobicoke Creek 
Trunk Sewer upsizing)

Project #2 (Dixie/Heart Lake 
pipe upsizing)
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No. DESCRIPTION Cost ($2023)

WEST / CENTRAL

1 New Sewers Required (West of Kennedy Rd) $90M

2 Dixie Road & Heart Lake Road
Pipe Upsize on Dixie Rd from Old School & Heart Lake Rd (450 mm existing) to Dixie & Sandalwood Pkwy E (750mm existing)

$120M
(~$2M of project in 2020 MP)

3 Etobicoke Creek Trunk Sewer Upsizing
Pipe upsize required on Etobicoke Creek, from Tremont Ct to Sandalwood Parkway East (750mm existing)

$7M

West/Central Total: $217M

EAST

4 Caledon East Sewage Pumping Station (SPS) $2M

5 New Sewers Required (East of Kennedy Rd) $100M

6 Airport Road
Pipe upsize on Airport Rd from Sandhill (600 mm existing) to Sun Pac Blvd & Ward Rd intersection (1050mm existing)

$270M

7 Mayfield Road & Bramalea Road
Pipe upsize required from 500 metres east of Dixie Rd & 1,475 metres south of Old School Rd (450mm existing) to intersection of Airport 
Road & Eagle Plain Dr (525mm existing).

$90M 
(~$10M of project in 2020 

MP)

8 North Bolton SPS, Forcemain, & Gravity Sewers
New North Bolton SPS, 1.4 km length 300mmø forcemain to Humber Station trunk sewer, and 3.1 km length of 525mmø sewer.

$75M

9 Bolton Local Sewer Upsizing $30M

10 Humber Station Road  
Divert flow from Humber Station Rd to The Gore Rd trunk sewer with new 1200mm pipes along Mayfield Rd

$45M

East Total: $612M

TOTAL: $829M

Cost Estimate – Wastewater

Note: Table does not include projects previously identified in 2020 MP. Remaining MP projects, within Caledon, are expected to be an additional $130M to 2041.



Transportation Assessment for GMP Land Use
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Transportation Analysis

• Review of the Land Use forecasts for 2031, 2041 and 2051 to identify 
transportation network improvements. 

• The road widening needs were identified using the Region’s strategic travel 
demand model. 

• The Capital Cost of road widening assumes a complete street cross-section.



Road Improvement Phasing

Kick-off 
meeting



Capital Costs for Road Network Improvements ($ 2023)

Note: *- Road widening/road extension with urban cross-section with sidewalk or MUP

Item
Phasing Plan

Total
2023 - 2031 2032 - 2041 2042 - 2051

Proposed Length of Road network 
improvement (km)*

26.55 41.1 15.5 83.15

Construction Costs ($ million) $ 185M $ 288M $ 109M $ 581M

Soft/Design Cost (15%) 
($-million)

$ 28M $ 43M $ 16M $ 87M

Total Capital Costs ($ million) $ 213M $ 331M $ 125M $ 668.6M



O&M + Life Cycle Costs for Road Network

• The Operating and Maintenance costs for transportation infrastructure were 
estimated based on the current costing provided by the Town for routine 
maintenance, yard maintenance, and traffic signals.

• The annual life-cycle costs for roads and structures were estimated based on 
the Town’s Asset Management Study. The life-cycle costs are expected to 
increase from $33.5 million in 2024 to about $36.3 million in 2051 (estimated 
in 2023 $ value). This results in total requirements of about $986.4 million 
(from 2024 to 2051).



Fiscal Requirements for Road Network from 2024 to 2051 
(in $ 2023 value)

Road Infrastructure
Total

($-million)

Capital Costs $668.6 M

Operations and Maintenance Costs $700.9 M

Life Cycle Costs $986.4 M

Total Costs (in 2023 $ value) $2,355.9 M



Fiscal Requirements for Transit

Based on the current service 
levels, with about 12 hours of 
service on weekdays and 6 hours 
of service on weekends with an 
average of 45 minutes of 
headway, providing transit 
services on key corridors as 
identified in the Town’s recent 
MMTMP. 



Fiscal Requirements for Transit

• Transit capital and operating costs were estimated based on the current 
costs paid by the Town for the Brampton transit service. Buses were 
assumed, at a cost of $760,000/vehicle, with an average life span of 12 
years (source: Brampton Transit). 

• Based on the current service levels, the Town is assumed to operate 18 
buses by 2051. 

• The total capital costs and operating costs are expected to gradually 
increase from $500k in 2024 to $11M in 2051. The total fiscal 
requirement for Transit is about $156M for the next 28 years. 



Total Fiscal Requirements for Transit from 2024 to 2051 
(in $ 2023 value)

Road Infrastructure
Total

($-million)

Capital & Life-Cycle Costs $16.5 M

Operations and Maintenance Costs $140.0 M

Total Costs (in 2023 $ value) $156.5 M



Fiscal Impact Analysis
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Fiscal Impact Analysis Work Plan
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• Assess the financial impacts of growth incurred by the Town of Caledon to 
determine how the growth-related development costs will be funded (e.g., 
through development charges, community benefit charges, parkland 
charges, property taxes, debt funding, etc.). 

• The analysis will include an assessment of operating impacts, in 
combination with the capital financing forecast to determine the financial 
impacts of growth on property taxes, user rates, and debt capacity. 

• As an outcome of this study, the Town will be provided with a working 
model that will allow Caledon staff the ability to update the underlying 
assumptions utilizing actual growth patterns, annual budgets, and other 
financial policies. 



Next Steps
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Final Draft 
OPA -GM 
policies

Public 
Consultation

Draft OP 
Policies/ 
Mapping

Final Draft 
GMPP to 

PDC / 
Council (for 
approval)

GMPP 
finalization/Fin 

Impact 
Assessment 
Completion

Developer 
Consultation

Council 
Presentation 

of Draft GMPP

Process & Timelines
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November 21, 2023

Nov 2023

Dec 2023

Jan/Feb 2024

Feb/Mar 2024

Jan/Feb 2024 March 2024

GMPP OP
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