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ABSTRACT

Rural lané uses in the western Toronto Centred
Reqion were studied in order to determine whether trends
were in accordance with the gtated public policy for the
area. Three types of land ugse were studied, agricultural,
reéreational and nop-farm rural resideﬁtial. withiq the

study period. aqriculthre in the commutershed townships

-

experienced chahges in structure as well as decreases in’

scale. Many acres of the western Toronto Centred Region

. . 4
were under recreational uses, but a large number had access
| <

restfictions or financial ‘deterrents to use by the general
*public. TLot, fragmentation and rural residence construction

trends indicated a significant increase in the number of

land owners and residences, especially in\théée éreasmadja-

. cent to metropolitan Toronto. Past land uses were found ’

, / . .
not to be in acecordance with desired-land-use patterns and

. a ré~evaluqtion of policy or a greater intervention in land-

.

~

. use controls is urged. : <!
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CHAPTER I o

INTRODUCTION

Land-use patterns in the rural areas. surrounding
lqrqelsanadian cities have been qpanging rapidly in the
last decade. Nowhere has this been mo;e evident than in
the Toronto area of southern Ontario. where the rapidly
growing metropolis and its satellite centres{have been
spreading onto some of the best agriculthral land in
Canada.

The ineffficient use of land has been‘a major
probler of unguided ?rban growth. The premature removal
of adricultural land from production for speculative or
urban usges, and tﬁbﬁprivage.ownership of land ideal for
recreational use by the general public haye been topics
of Speci;l concern. The idéa that the 1ahd surrounding
large urban centres should be used in such a way that %J
society as a whole, rather t@an individuals, benefits, has
been a common theme in rural-urban studies and it will be
discussed in detail in the review of literature.

' The government of Ontariq@in 1970 published a

>
report entitIéd Design for Development: The Toronto

Centred Reqion which acknowledged the existénce of these *

lagg-useAproblems and outlined a general scheme to quide
3 - )



urban growth in the 37,760 square ﬁilomet:es‘sﬁrrounding
metropolitan Toronto (Figure. 1). The developmeﬁt policy-
for the rural commutershed, Zone 2, stated that this
zone should be reta;ped as much as possible for agricul-
ture, for recéeatio; and oqen space uses.l Thereforé,
the government has decided that interference in the land
market is necessary in order to protect these thipee types
of land use in the urbanizing area surroundina Toronto.
The main hypothesis of this research is that past
and present trends in land use and land owﬁership in this
area of the Toronto Centred Regio%,are not in line with
the above-stated public policy. éhree sub-hypotheses will
be examined which correspond to the desired agricultural,
‘recreational fnd open space policies of the provincial

gqovernment. These are: »

1) Agricultural activity has declined in
‘. Zone 2.

2) Provision of recreatiogal space in Zone
2 for use by the general public has been
minimal. ’ 5 '

3) Lot fragmentation and rural residence
.construction have been interfering
with the preservation of open space
in some parts of Zone 2.

The study period begins in 1955 and extends to

1977. The year 1955 was selectéd as the starting date

».

-

1 .
v : T
Region, (Toronto: Ministry of Treasury, Economics and
Interqoverhmental Affairs, 1970), p.20,

) 1 .
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because of the'availability of pir photo coverage. Empiri-

cal data used to test these hypotheses were obtained for

the Town of Caledon, the Regional Municipality of Peél

and several other Toronto Centred Region townships.?

Several minor hypotheses were deéeloped in order
to prove or disprove each of the three sub-hypotheses.
To determine whether agricultural activity was declining,

five minor hypotheses were formulated.
1) Decline in agricultural activity varies '
spatially among Zone 2 townships.

2) Farmland loss is positively‘related to
urban population growth, rural population
growth and Hon-farm rural residential
growth and is negatively related to

- agricultural land capability.

3) variables measuring changes in the
number of farms, farm population and
agricultural land uses can be related
to variations in the amount of farm-
land loss.

4) The ratio of the number of farms to the
area of farmland differentiates town-
ships according to the size of their
farm units,

5) Areas of Zone 2 which have experienced
large losses of farmland would tend to have
a high proportion of remaining farmland
in non-intensive agricultural uses e.q.
pastureland. ) v

2rhe term township is used to refer to all
county and regional municipality sub-divisions although
some, as a result of regional municipality formation,
' are actually regional towns or cities._

52
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Fiv? furfher minor hypotheses were formulated to

examine the trends in the provision of recreational space:

1) The ratio of recreational land to total
land area varies by township., The total
area of recreational land also varies
greatly by township.

2) Areas of surplus or deficit recreational
space can be identified by the ratio be-
tween the local population and the avail-
able acreages.

3) The total area of recreational:.land is
insufficient for the population of the
growing metropolitan Toronto area.

4) Many recreational sites have access '
restrictions or financial deterrents
which limit their potential use by the
general public.

2

5) Recreational land uses do not exhibit a
" preference for areas.with high recrea-
tional capabilities,

The changes in the open space character of Zone
2 were analysed with the use of the following minor
hypotheses covering three areas of interest; 1) lot frag-
mentation, 2) rural non-farm residence construction and
3) growth in the rural non-farm populatioﬂ:
1) The number of individually-owned land
_parcels has increased significantly by
the'fragmentation of 100-acre lots:

2) Greater lot fragmentation activity has
occurred since 1965.

3) The tendencyafor a lot to remain stable ™

with regard to the number of parcels it
+ contains decreases through time. Lots .
with the greatest number of parcels will
be- the least stable.

4
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4) Lot fragmentation activity varies spa-
tially, with townships nearest to Toronto
having the higher rates.

5) Physical, loecational and land-use charac-
teristics of a 100~acre lot are related
to the number of individually-owned
parcels contained in that lot.

6) Spatial variations in the size of parcels
exist, with a greater number of small
parcels being found near Toronto.

7) The number of residences per 100-acre
lot has increased throughout the study
period.

8) Spatial variagions in residence construction
exist, with more homes being built near
Toronto.

9) Residence construction has not occurred at

the same rate as lot fragmentation but has.
M been accelerating since 1965. '

Y
N

10) The dispersed rural non-farm population
has greatly increased in numbers and as a .
percentage of' the total pOpulatlon.

The loss of open space is very 1mport¢nt in influ-

encing, future land uses as it also affects agrioulturol
activity and the provision of recreational space. The
fragmentation of land holdingé, in order to create small
residenttal parcels, affects ag:ioulture in two ways.
There is an actoal loss of farmland to other uses but, more
importantly, a loss in efficiency b§ making farming on the
fomgining land more difficult. 'For example, poorly placed
severances may~interfere with farming operatioos and also

make it more difficult for a farmer to.expénd his operations

by purchasing neighbouring land. Agricultural activity may
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1 information on the research topic and the study area.

also’ suffer from the juxtanosition of non—compatible land

uses such as livestock operations an® non-farm residences.

The Ontario Agricultural Code of Practice’ is an attempt
to minimize these conflicts,

The fragment;tion of land holdings, especially in
the mo;e scenic, low agricultural capabiiity areas, mafes ;t
‘more difficult and more expensiye for government agencies
to purchase land for recreational uses.

The examination of these minor hypotheses will
determine whether or not the three sub—hygotheses as well
as the main research hypothesis will be accepted or rejected.
If the research hypothesis is accebted and land-use trends
are found not tp be in line ;Itn\desired policies for the
,area, planned public policy intervention may be justified.

~ The thesis is ditided into nine éhapters.,mmhe two

chapters following the Introduction provide ckground

o

Chapter IT summarlzes the relevant literature. The topics
covered are 1) land uses around 1arge urban‘centres,

2) rural land-use planning, 3) declining agricnltural ac-
tivity in‘nroanizing areas 4) provié;on‘of recreational
space ncar‘large urban centres and 5) the loss ofnopen

space in rural areas due to 1ot'fragmentation and rural .

residence. construction. s

3Agr5cultufa§?<:ode of Practice, (Toronto: Ministries
of Agriculture and Féod, Environment and Housing, 1976). '
. o i -
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Chapter III explains why the Town. of Caledon was
selected as a study area and briefly describes _the physical
4 characteristics of the area which affect land uses. The
settlement history. is summarized and a brief ﬁiscussion 9f
gecent land-use, and recreational 1and—usq planninag affecting
the"Town is included. Chapter IV describes the types of
data and methods of collection used in the research. \\
Chapters V. VI, VII and VITI investiacate the three sub-
hvpothéées dealing with agricufture, recreatioﬁal land uses
and the decline in bopen space. Chapter IX surmarizes the
major findings and discusses whether the research hypothesis
and its sub-hypbtheses should be‘acceéted or rejected. The
trends in land use are discussed in.terms of present land-
use planning aogls and the provision of future recreational

G A

space.
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. CHAPTER II

REVIEW OF LITERATURE

. The review of literature summarizes research rep9rts
"and government publications related to the research problem.
The first two sections grovide backaround materialcon two
topicé, land uses around large urban centres and rural land-
" use planning. The>philosopby of land usé and methods used
to acquire desired patterns of la?d use are discﬁssed. The
last three ;ections deal‘speqifically with aqricuitural ac-~
tivity, the provision of recreational space and the dec®ine
ig open space, The literature reviewed in these sections

gave direction to the formulation of the hypotheses.

i. Lané Use in Areas Surrounding Large Urban Centres

The concentration of an ever increasing-eropprtion
of the population on small areas of land in cities has
caused a chanage in theuperception of rural areas surroundina
these urban centres. When most of the population lived in

rural areas, br in dispersed small settlements, the rural

environment was part of day-to-day life buﬁj today, access
to the countryside‘is a critical problem for_fhose desiring
to participate in rejuvenating recreational bursuits (Kando

(63))% or to view a relatively natural environment,

. 1'I‘he numbers in brackets refer to the bibliographic

entry of that number. “

. ——



Land adjacent to urban areas is Giewed as a scarce,
and tﬁerefore valuable commodity, but one that owes its
inflated value to the existence of the neighbouring city
and its large population, Research in rural areas by
Biggs (8), Jameson (61) and Punter (107) has indicated that
access to nearby countryside is host often restricted to
those who ‘can afford to purchase this expensive rur;1
property. Little attention has been g}ven to the needs of
the majority of the pépulation,or thelcosts and benefits
to society as a whole. However, as Platt (102) pointed
out, the decision to mxovide public open spacé rests on
the perception of need by those having legal authority
over the land. Benefits derived from non—developmegt or
public ownership mugt exceed the costs of prevepting con-
version‘té other,'mor%'profitable, uses. Costs are usually
borne locally by the loss of tax revenue if the land is

’withdrawn from urban or urbaaneléted development but the
benefits to users extend over a larger area. A "buck-
passiﬁg" situation then develops, as municipalities whole-
heartedly approve of open space as long as it is situated
in their neighbours’ jurisdiction.

As van Vuuren (133) pointed out, for society as a
whole, an‘economic’optimum lahd use does not equal a true .
-optimum, In simple terms of numbers served, public_recre-

,aﬁional space benefits a larger group than that‘provided by

private ownership and development,

)Q # Q
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The theory and practice of public access to the
countryside often differ. The Preliminary Proposals‘of
the Niagara Escarpment Commission (8l1) have, as one of
their major objectives, the need to provide public. access
to land for recreation. Developmeht control land-use
planning is the tool which hopefully will fulfil this
goal. However, actual land-use planning, with restrictiéns
on small lot residential developqent, is often used as a
rationalization of present land uses réther\than as an
instrument to arrange land uses in a more socially-desira-
ble .form (Biggs (8), Punter (107)). TIn addition, those
already owning rural land near urban areas are often not
overly eager to éhare‘this resource for several reasons -
some well-justified (§gm£1tog Spectator (106)5. Rural

areas are voicing their objections to becoming the back-

\\yérd playgrounds for urban populations (Regional Municipal-

ity of Peel (1Q9)). Land holders also will often oppose
government’ élans to forbid land development in Areas where
the protection of a unique natural environment for society.
as a whole interferes with their perceived righ}s as
property owners (Windgor Star (}00Y?. |

: In summary, conflicts over the proper use of
‘valuaple rural lahd near large urban centres gxist between

those who have and those who have not.

- ¥
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ii. Rural Land-Use Planning
Reports published by government ministries concerned
with rural land-use planning provide an optimistic view of

attaining desired land-use patterns through ¢ontrols

(Desian for Develdgment: The Toronto Centred Region (137),
4 -
Green Papef on Planning for Agriculture (53)), but analyses

of planning policies are not as. favourable, espedially when
- the land market is seen to be at variance with the object-
ives of public plapninq (Martiﬁ (71)) . _Punter (107) claimed
that the Toronto Q;ntred Region Zone 2 concept is trying to
‘protect what does not exist, and what land-use controls will
actually be protecting, is an elite group of property owners
who can afford high land prices. Controls will also tend

té increase the investment value of their land joldings.
O'Riordan (83) echoed this sentiment.

One consensus has been reached by the many who are
discussing, ‘or, who are active in rural land-use pglanning
(Biggs (8) , COLUC (28), McLaren (74), Special Committee on
F;rm Income (123)): that planning for rural areas must be
approached from a rural viewpoint to benefit rural dwellers.
Rural land uses, such as agricdulture, must no longer be
viewed siﬁply as a "hol@iﬁg" use until the land is needed
for urban development. Biggs spgcifically‘criticized the
common mqnicipal view of land simply as a ﬁnggenerating
comodity which leads to What he termed “dollarjplanhing.”

Such an outlook was apparent in the 1970 Caledon Official

»



Plan which zoned large areas as suitable for estate resi-
dential development., which coincided with several large
landholders' applications for sub-division (Punter (107)).
Wallace (136) viewed the qeed'for rural land-use
pléﬁnfng as the inevitable result of poor urban planning
and deteriorating urban environments which would encourage
people to look towards outlying areas for.cheaper land,
privacy(&nd.recreation. He saw the need for policy inte-
gration to ensure soc;aily, rather than economically
effective allocation processes for these valuable lands,
. C oA major problem of rural land-use planning is the
r need to accommodate many differen£ and sometimes conflicting
uses. Pearson and Dhanms &9§) listed the numerous roles
that a regi;iijsuch as the Regional Municipality of York
just north of Toronto. must supply. Among these are
specialised food products, buildinq.ﬁaterials, public and
private fecreation, disposal siteées, drainage basin control
not to mention a rbse;ve for‘disperée&fgr concentrated _
urban developmegt. found and Morley (45) also recoagnized |
the complexity of the rural area and the problems caused
by over-generalization in policy making. .\
_Despite tﬁese mult%gle use possibilities, McLaren
(74) stressed tﬁe need for ; pefsgective approach tp planning
» in which all land uses are evaluated with respect to their

supportive. neutral or detrimental relationship to one pre--’%

ferred land use.



Two schools of thought exist concerning the best
way to ensure controls over land use within a large area.
One, supported by Biggs (8), by Rodd (111) and, partially,
by the Conservation.gouncil of Ontario (29) and by the
Regional Municipality of Peel (32), urges stronger upper
level government policy formation, especially implementation
through legislation to ®nsure a more uniform achievement
of desired land-use goals. Girt (49) also supported strong
upper level government action, but at the regional rather
than provincial level. The problem is, in Ontario at least,
ther;~is no effective level of governm%ft to f£fill the space
between provincial and county levels.

The Government of Ontario expresses a contrary
viewpoint tq Biggs and the otheri:sources cited abové, pre-
sented in the Str;tegx for Ontario Foodland Report (125) and
the Green Paper on $éggning for Agriculture (53). The
government places primary responsibility for'landfuse plan~

‘ning with the numerous local governments, subject to loosely-
worded provincial guidelines. The government does not
anticipate problems aﬁé~in its Toronto Centred Region PFogram
Statement (ZB) stated that devef&gment in the TCR since 1971
ﬁad been consistent with provincial policies. . 1’

It would appear that land-use planning in Ontario
during the sevepties has not progressed vegy far except for
the fact tﬁat local municipalities must noﬁ conceal their

: tax~-generating developments under an Official Plan.

-
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iii. Agricultural Activity in Urbanizinq Regions®
Five topics related to agriiu&ﬁhral land uses in

dybanizing areas were examined. These were 1) farmland loss
iv urbanizing areas, 2) farmland loss relatad to population
growth, 3) farmland loss :elated to land capability, 4) farm
size trends in urbanizing areas and 5) the role of hobby
farms in urﬁanizing areas, \

. Gierman (48), Nelson and Nicholson (80) and Noble
(85) dqcuﬁented actual decliﬁés in farmland acrea;eg in
some parts of Ontario affected by urban growth préssures.
.. However, Bryant (14) and Punter (107) would argue that de-
creases in agricultﬁral activity are as much the result of
changes within agriculture as urban influences, and, in
some instances, pre-date intense development pressures.

The ﬁ&ovincial Green Paper on Planning for Ag;iggl

ture (53) aéﬁributed the decrease in agricultural activity

~

in the rural-urban boundary zone to land speculation, land
fragmentation, conflicting land uses, competition for land
and uncertain agricultural prospects in areas where urban

uses outnumber rural uses. Several authors discusseq in

detail the conflicts of land use’ which lead to decreased
agricultural activity, for example Brown (13) and McLaren
(74) . Maas and Reeds (68) discussed the re-location of

farmers in the Toronto Centred Region as a response to urban

L

pressures. Rodd (liO) stated that the cosf/brice squeeze,

4

whigh is greatly affected By“laﬁd values and taxes ip ghé

»
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L

rural-urban boundary', was forcing farmers. to%ncreaée
their productivity or to sell tO'non;farm users.

Although there was general agreement that the
gfount of agricultural land has decresed, some felt that
this trend is reversible. McKay (73) claifted that a number
of hobby farmers in ;he Town of Caledon are merely cusiodi-

ans of agriculturalwiand which will be needed for production

in the future. The Strateqy for Ontario Foodland report /

(125) also claimed that urkan fringé lands were not being
permanently remomgd_from agriculturé but would be retriev-
able in the fupure\wﬁen demand warranted increased acreages.
Studies by Chapman and Putnam (24), Crerar (33) and
Pearsdn (93) related farmland losses directly to urban
population growth. Girt (49) found that‘the least stable
rural uses were associated with easy éccessibility to urban

areas. Van der Linde (132) was uqable‘tp okRtain a signi-

rrelation betwggn farmland loss and the increase
the non-farm rural population but attributed his diffi-
culties to his sampling me{%odology. pinter (107) attribu-
ted the largestaproportion of idle farmland to residential'
uses which were forced, under severance contng;s, to be

“situated on l0-acre or 25-acre parceils.

The Ontario Population Trends report'(881 using
data from the 1976 census, reported.a shift in population
from central urban areas to outlying townships, especially

in the?{?ronto area. Future research will perhaps be able

2
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to relate'these populatiqg/sﬂéfts to even greater farmland
losses.

Studies by Brookbank (11), Found and Morley (45).
Greaves (52), Michie and Found (79) and Troughton.(130) have
discovered that rural residential construction, especially
the lacrge estate type, was common‘on.poor agricultuf;l land.
However, gaccessibility to urban centres appeared to be a
key factor in some areas and all of Ehe above studies found
evidence of this criterion pushing residential development
onto better agricultural land immediately adjacent to urban
boundaries. Greaves (52) and Rodd (1113 in particuiar,
found significant amounts of "suburban" residential develop--
ment on good farmland. Girt (49) found greater instabil-
ities of land use in areas with poorer agricultural soils.:

The general trend in farm size in Canada is towards
fewer, larger farms (Centre for Resources Development (23),
Federal Task Force on Agriculture (44)). However, the
former report found that the smallest ‘increases in farm size
were occurring‘in éownships around Toronfo, except where
development or investment companies were consolidating their
holdings and renting them to farmers until development
occurred. Goldsmith and Copf (50) also found that farm size
tended to increase as distance to a large .urban centr; in-
creased. «

Small farﬁs weré found to be closely associated with

hobby farming practiced By many commuters in the rural-urban

-



18

boundary zone by McKay (73), Punter (107) and Troughton -
{130). "Equine agriculture" was a common type of hobby
farm in both the Toronto and London areas of Ontario.
These small farms aiso tended to have a small annual income
from sales of agricultural products. Fuller and Mage (45)
discussed the under-utilization of farmland and resources.
by these part-time operators whose major income sources .
were not agricultural.

In summary, both the scale and type of agricultural
“activity may be affected by the presence of a large urban

centre in the area.

t

iv. Provision of Recreational Space . _
The literature discussing the ﬁrovision of recreaF
tional space near urban areas is closely related to the
general public versus private land-use controversy dis-
cussed in the first section of this chapter. The growing
demand for outdoor gecreationél opportunities has been
well-documented by Brooks (12), Clawson (27), Laplante (66{,‘
Loomer (67) and Pearson (96). They attributed increased |
‘demand to growing populations, rising incqmes;'greater
amounts of leisure time and greater mobility. Kando (63).
was the only author to queétion the notion of greaté& )
leisure ti;e. Hendee (55) specificallé’;élated increased w

interest in outdoor recreation to increased urbanization

levels in North America.
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Pearson (95) questioned the adequacy and distri-
bution bf present and future recreational space in Canada,
especially in Ontario, as the nation moves towards an
80% urbanization level. The Conservation Council of
Ontario (29), as early as 1960, discussed the lack of any
sizable park on Lake Ontario between St. Catharines and
Oshawa. B .

Clawson (27) discussed the problems of land'acquis-
ition for publi; use in the future as demand for recrea-
tional épaéé increases, costs of land rise and competition
for space intensifies. He advocated a ratio of 30 acres
of parkland per.l1,000 people. Like Clawson, Pearson (96)
felt the néed for land banking "around urban areas to ensure
future recreationai land supplies_and remarked that in
Canada, only the National Capital Commission of Ottawa had
embarked on such a programme, Héwever, he félt ;hat the
10 acres per 1,000 people ratio, a standard developed in
1923 and commonly used more than fifty yvears later by
planners, was an cutdated one given increased participation
in outdoor fecreation, but suggested an increase to 6nly
" 15 acres per 1,000 people. ‘ _

The high costs o;/lgﬁﬁnacquisitions wvere illﬁétrateé
by Punter (107) who claimed that the Government of Ontario
- paid six times the 1945 price an& twice the 1969 price in |
1971 when it éurchasedqsbﬁ acres in' Caledon, about 48 "



20

kilometres from Toronto. , . .

-~

David (35) found thht.ﬁublic bodies are often slow
to fellow trends and preferences of society expressed in
the privaie market. Barbichon {5) discussed éwo stages in
recreational developments in Fraﬁce, the‘first where rural
people offered oééortunities_to urban dwellers and the
second, where urban dwellers purchased and developed rural

areas themsel{es. Public interests then were forced to

operate in an‘hiqhly competitive recreational land market.

A

The inherent characteristics of an area are impor-

tant in determining recreationél'uses.’ The Special )
Committee on Farm Income report (123) recommended that
poorer recreational land hear urban centres be developed
for publ@c.recreational use. Loomer (67) arguéd that this
land should be reserved for such use as they then becomé
multiple use areas, e.g. recreation, forestry, wildliée
sanctuary, drainage basin control, etc..while most private
owne:ship is geared towards only one type of usé.

& Gierman (47), howevgrf found only a low correlation
betweén better quality recreational land and the land gcfu—
ally developed for recreational use in the Ottawa-Hull
regigi. "Despite locational advantages, Wolfg (138) found
a recreational "bridge” extending up to 50 gilbmetres from
Toronte where recreational gevelopments were minimal. This

situation has persisted since Wolfe's"$§udy in 1955; the

@
B

)
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to that discussing ihe decline in agricultural activity
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‘Outdoor Recreation Opporturnity Ouotient (19) of the Quebec

City to Windsor axis showed that the Toronto Umland had one-

of the lowest potentials in the entire corridor. Today's

preferences in outdoor recreation are largely for water-’
— .

based activities and’' this area does not have any large

inland water bodies (ARDA Land Capability Classification

for Outdoor Recreation (18), Ontario Recreation Survey (128).

The Government of Ontario and various regional

. agencies within the province have started to deal with the

problem of providing recreational space near urban areas.
The Niagara Escarpment Commission (81) prbpoéed to estab;ish
a framework for recreational developments which would
increase pﬁblic access, integrate compatible uses and mini-
mize environmen£al impacts. “The Ontario Provincial Parks
Council (89) is currently developing its policies on open
space near urban areas, but those such as Pearson (96)

fe;l that this concern has come too late. Another question
is whether these studies and recommendations will actuall§

be translated into action through a willingness to pay for

the large and expénsive acreaqesfneedéd (Wallace (136)).

N
v. becline in Open Space Character of Rural Areas

The literature discussing the problems caused by

the fragmentation of large rural holdings is qiosely related

relateé to urban growth"pressures.' Punter (107) claimed
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’
that the fraqméntaéion of property was the best indicator
of the extent and impact of exurban deveIOpmént. The
fragmentation procésses preceding d;velopment were seen to
drive up‘lgnd prices, increase the numbér of owners which
local administrators haQe to deal with ;nd make future large
land’assemblies more costly'and.difficult. This latter
point was echoed by Troughton {130). Martin (71)Aalso
pointgd‘out that fragmented'land holdings lead to higher
1and'price§ for bona fide developers.

The rural residence constructiop which usually
accompanies land fragmentation in urban fringe areas is an
evident transition of land from open space to ‘urban uses.
Rus swurm (117)‘Btated‘that_country residential developrient
was the fas£est-growinj&seqment of the population in
Canada's metropolitan.éreas during the last decade.

The proliferation of immovabie‘structu;es (resi- }
dences) in some of thé more scenic parts of an urban fringe
aiga tends perﬁanently'to remove v;luable land from future
_recreational use (Michie and Found (79); Found and Morley
(45) in fact viewed fufal residence construc¢tion:- as an ex-
pressi;n of private recreational activity and of the desire
to own rural’propérty. Thus the choice of living site wag
much more than simply a choice of living Spacé. The'con-.

struction of rural residences on better agricultural land

within easy commuting distance to Toronto, .documentrd
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by Greaves (52) and Wiltshire (137) was also seen to be a

misuse of land and a transformation of rural land.
1

Punter (107) believed that the problems of lot

fragmentation and rural residence/ construction do not lie

in the number of small lots being created but in their
location on either\ potent valuable recreational land
or on actually wvaluable a ltural land. Punter's
study near Toronto, showed that qurbanites had” a marked
preference for sites for their houses in the ‘true country-
side fathér than adjacent to e£}§?§ng hamlet;. The
Regional Municipality of Peel (32) and McLaren (74) both
expressed the.opiﬁion that rural resident%al developnent
is non-supportive in either agriculturél or recreatio;él
land-use areas. ’. -

The problem which theé confronts planners is how
to accomficdate the growina demand for residential sites
within policy frameworkd geared towards agricultural:

recreational and open space policies.

/ s
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CHARTER IIX

r THE TOWN OF CALEDON

The Town of Caledon\in the Regional Municipality |,
N——
of Peel was selected as a study area because it possessed
many locat10na1 and physical characteristics judged
necessary for the investication of the research hypothesis.
First of all, the Town of Caledoq is situated in
Zone 2, the commutershed of the Toronto Centred Region
(Figure 1, page 3). As its northern boundary is %ess than
80 kilomentres from downtown Toronto, it offers rural resi-
dential sites ?or commuters. The Tow; is also located to
the northwest of metropolitan Toronto in the area experienc-
ina the most intensivg_gfowth pressures.1
The Tewn is reqqifed to, and is in the process of,
drafting an Official ?Ién. _An examination of proposed land-
useiﬁﬂﬁiqnatibns'wc d indicate the manner in whiph local
government offic¥als-plan tggéounteract development trends.
The varied‘landsc;bes*of the Town, including flat,

well-drained plains, rolling morainic slopes_and the Niagara

Escarpment offer environments suitable for uses such as

‘ .
. B -
b ]
4
f

1 for Dev onment‘ The Toronto Centred Region
(Toronto. Ministry of Treasury, Economics and Intergovern-

. mental Affairs, 1970). p.2. . ,

-

‘e . 24
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agriculture, rural residential estates and outdoor recrea-
tion. g N
In addition to this scenic landscape, the designation

of Zone 2 as a recreational area, and the location of the
Town relaéivsnto metropolitan Toronto, make it a prime area
for future pﬁglic recreational developmentsi fhe proximity
to Toronto would allow urban residents to visit the area

for one-day recreational outingg, which comprise the majozr-
ity of recreational excursions; Curreﬁtly,'land asseﬁbly
_programmes for the Forks of the Cred;t‘Pﬁovincial fark near

Belfountain are under way in the Town.2

o
i. Location and Physical Characteristics

The Town of Caledon is the most ﬁortherly municipal
" sub-division of the Regiohal Municipality of Peel wh;ch was
created on January lst, 1974 by the internal reorganizatidn
of municipal boundaries in the Cougty of Peel. It is‘loca—

ted approximately 40 kilometres to the northwest of down-,

4 , “ s
town Toronto and covers approximately 700 square kilometres.‘

It is bordered by the Regional Municxpality of Haltdﬁ and
Wellington County on the west, Dufferln andNSimcoe Counties/\
on the nérth, the Regional Municipality of York On the east.

and the City of Brampton on the south.: Figure ‘2 illustrates (

- A .k -y —

- -
«.5 -

ZQnggzig Provigci§1 Parks Qtatmstlcs, (Torqpto-
Ministry of Natural ,Resouxces, 1976). = s

k3
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FIGURE 2
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the three former townships (Albion, Caledon and northern
Chinguacousy) which were amalgamated to form the Town.
- There are several distinct landscapes in the Town.
Four physiographic regions descgibed by Chapman and Putnam3
are found; the Guelphldrumlin field, the Oak Ridges moraine,
the South SIOpe‘and tﬁé Niagara Escarpment. nk\
In the northwest corner is the Guelph drumlin field,
a sloping plain 310 to 430 metres.above sea level on which
are‘found widely—spdE;ET loamy, calcareous till drumlins.
separated by alluvial deposits. ‘e
The knob and basin relief of the 0Oak Ridges inter-
lobate moréine lies in the northwestern corner of the Town
gpput 310 metres above sea level. This moraine divides the
north gnd south flow?ng waters of the area. The sandy,
gravelly soils of tﬂe moraine cause runoff to drain verti-
cally, rather than horizontally, resulting iﬁ a lack of
surface water in ﬁhis part of the Town.
“ The South Slope is the southern slope of the inter-
lobate moraine and rises from a height of approximately
125 metres to 310 metres above sea level frém south to
north. The clay plain has little relief, making it an
ideal ggricultﬁral area,
5
- 3L.G. Chaéman ané D.F. Putnam, The Physiography of

Southern Ontario, (Toronto, University of Toronto Press,
1973) p pp. 217-92. °

»
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The Niagara Escarpment separates the northwestern

s

Guelph drumiin field from the rest of the Town. It Tises
from approximately 450 métres to 490 metres above sea
level, but over much of its length in the Town, it is Y
partly buried by hummocky, bouldery'moréinic ridges and ///'—\\\
deposits of sand and gravel. ;d//
The surficial deposits of the physiographic regions
vary ?nd so d; the soils which Qavgkdeveloped n them. 1In
the northern areas, soils of the Pdptypool, Caledon and
Dumfries catenas have developed on the poorly-sorted and
well-sorted outwash deposits and the coarse, stony tills.
On the southern plain, soils of the Woburn and Oneida
catenas have developed on medium and hedvy-textured lime-
stone and shaley tills derived from the unde;lyinq Paleo-
zoic bedrock. Along the Escarpment, shallow soils such as
those of the Lockport catena, have developed on the bedrock

parent material.

The forest vegetation varies according to the
drainage characteristics of the soils. Oaks, sugar maples,
beecheéﬁ'pines and spruces are found mainly on the Qell-
.drained soils, soft ;aples and elms on imperfectly drained
soils and ash ahé cedar stands on the poorly drained soils.

The varying physical chgracteris cs ' of the Town .
are<sﬁmﬁar12ed in the ARDA so0il capability for agriculture

map, Figure 3. The variations in soil wapability reflect
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l ‘FIGURE 3
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Gariations in relief, water regimes, parent material,
vegetation and climate. 1In this graphic presentation, a~
single value is used to denote areas Qith a mixture of

soil cl#sses. For example, an area with 60% class 6 soils
and 40% class 4 soils would be cohsidered a class 6 soil
are: (Gtk 6/10) + (4 x 4/10) = 5.2. The classﬁranges are
shown in Table 1 with the ?otegtial far general agricultur;
of each class: '

N4
ii. Settlement History of Peel and Caledon

4v
éy 1802,.the’area whi&h was_to become the fown of
'‘caledon had heen inciuded in the Fome Administ;ative
District of British North America but the land itself was
not ogened for settlement until 1818 when it was purchased
as part of the Mississaugé Second Pﬁrchase, . By 1825,
16,055 acres in Peel had been patented but only 7,263
were occupied by settlers. Unoccupied land was scarce in
the south but common in Caledgn until a wave of European
immigration between 1826 and 1835 opened the area for "
settlemént. in 1849, Peei, together with York and Ontario,
formed one large county but by 1866 Peel had become a separ-
ate county.- ' @

The economic development of &g;s part of Ontario,

like many others, was related to changes in agriculture.

4 nt His f Peel, (Brampton. Ont.: ]
Regional Municipality of Peel Planning Department, 1977).

e A~
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Table 1: Soil Capability for Agriculture Classification

class range of

values

agricultural capability

1 e -

no significant limitations
in use for crops

moderate limitations that
restrict the range of crops

- or require moderate conserva-

tion practices
\

moderately severe ' limitations
that restrict the range of
crops or require severe
conservation practiges

\

severe limitations that
restrict the range of ‘crops

A\
Ry

very severe limitations that
restrict the capability of
producing perennial forage
crops \

A

capable only of producing épme
forage crops and improvement
practices are not feasible

no capabiliéy for arable .
culture or permanent pasture

v
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The development of a railway syst 1in'the 1850's through
Brampton just to the soutﬁ, reliejZ; the dependency on

local mills fdf the processingkof Lhe major commodity,
wheat. Close economic ties with Toronto continued through
this century and causedNthe decline of the many small ham-
lets settled as local service centres in the early part of
the century. The proxlmlty to Toronto also prevented the
development of a large regional centre.

Through: the early 1900's, the trends in agriculture,
such as the emergence of."dairying-and vegetable growing ’
areas, reflected the needs of the growing urban population.
Post Vorld War II suburban growth greatly altexred the
charecter of the County, but to a lesser degree in Caledon
which had only a 64% gropéh rate between 194 and 1960,
while Brampton and Mississauga’had 367% and 693% growth

-

levels respectively. )
| Growth in the last decade, especia%ly in spuihern

Chinguacousy, has involved planned community developments
such as Bramalea and Meadoﬁvale.'apreposals for restructpr—
ing‘the local government to deeliyith increased urbanization
levels date back to the‘ﬁid-sixties and on January }sg, 1974
the Regionai Municipality 6f Peel was .created. .

' In 1951, 16% of Peel's labour force waé’engaged in
agriculture but by 1971 this percentage had dropped to l 9%.

In the future, the Town of Caledon will become the main
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agricultural area of Peel as developments such as the
SOuth(Peei Sewer and Water Scheme allocate urban uses to

a large part of the southern sector of the municipality..
Dairying and beef producfion,will remainmimportant agricul-
tural activities in the Town, althougﬁ the growth in the
number of hobby farms and l&nient éeveggnce regulations

in the past, have created the potential for conflicts

between agriculture and other uses.

b4

iii. Land-Use Planning *

The future pattern of land uses in the Town of

>

Caledon will be the result of provincial, regional and
municipal policies and priorities in land-use controls.

The Town has been included in recent broad-based planning
'goncepts e.qg. MTARTSS, the Toronto Centred RegionG, &

2

COruC’ and the foythcoming Official Plan of the Regional

Municipality of Peel.

5Metrop_olitan Toronto and Reaion Transportation
Study, (Toronto: Department of Transport, 1966).

.Sopz cit.

7COLUC Tésk Force, ﬁgggrgkto the Advisorvy éommittée
1d ] [o1 [a

on_Urban and Reaional Planning of the Central Ontarxrio
Lakeshore Urban Complex, (Toronto: Ministry of Treasury,
. Economics and: Intergovernmental Affairs, 1974).

y
L
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The increase in the number of individually—qwned
properties through severances and registéred plans of sub-
division since the end of World War IT has led to increas-
’ingiy stricter controls on land sales, Theée controls
are well-documented by Punter8 for the forﬁéf?township of
Caledon. .

The,varying restrictions governing parcel creation
and the varying strictness in the application of zoning
by—-laws among the many communities affected by ﬁfban growth
pressures forced the Ontario qovegpmént to améni the Planning
and Development Act in 1973. This Act forces huniéipalities
t;'adogt a more orderl& and planned approach to development.
‘Under the Act, each bunicipality is obliged to prepare an
Official Plan which reflécts provincial policies for devel—'
opment while dealing wiéh local problems and concerns. The
province has provided only gene?al guidelines for develop-
ment; ultimate responsibility over land use and land—yse
' change remalns in the hands of the munmclpalltleq. ®

‘ The’ Town of Caledon,*> as part -of the Regional Munici~
pality of Peel, has been obllged t£0 prepare a plan in line
with the goals specified for the Zone 2 cqmmg}ershed ‘of the

Toronto Céntred Region -and the more formalized COLUC report.
. .

< ) 87. punter, The Impact of Exurban Developments on
4a dsc in Toronto ntred Re -
- 1971, (unpublished PhD. thesis, Department of ”eography, -
York Unlver81ty, 1974}, appendix.

N
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In addi;iop} much of the Town is included in the Niagara
Escarpment Planniﬁq and Development Area And, on completion
of the Niagara Escarpment Commission's official Plan, the

Town's land-use designations and controls must be adjusted

where neceséary to conform with thosé of the Escarpment

Pian.9 . \ '

¥

Several reports have been published by the Regional .

Municipality of Peel documenting areas of research leading
to the preparation of the Regional Official Plan which will
" be compiled once Brampton, Caledon and Migsiﬁsauga‘have’
compleﬁed their local plans. These re§o§§; are not inteheal
agreement as té future\m&ture-state population levels in éhe
Town of Caledon which will:be reached some time after the
year 2000. Pr;aictioﬁs range from 48, 000. to 60, 600 or even:
higher depending on the growth rates of the more urbanized
*parts. of the Regional Municipality. The 60,000 popula?igg,
estimate was used‘as the Qasi} for land-use pldﬁning in the
Tq&ﬁ. , ﬂ ’ | ﬂ . )
On December 3rd . 1975, the éa&edon Official Plan
Steerinq Committee presented the Draft. Official Plan to the .
Town Council and in April 1978 the Off:.cial plan which '
guides growth to 1988 was produced. The major’ 1and—dse

desiqnations.are shown in Figure 4, The major problem

EY

s 9of jcial Plan of the Town of Caledon Plannin

Area, (Regional Munxcxpality of Peel, Ont Town of Caledon '
Planning Department , 1978), p. 76.

-

L R Lty et -
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which had to be overcome was the accommadation of several

landuses i.e. agriculture, recreation desired by the

.

provincial government while accommodating the anticipated

37,205 new residents.>®

The ﬁlap guarantees the continued "existence of
agriculture on the better soils in the south and north-
west with very limited non-farm residential construction
permitted. Open space areas qge to be formed by the
hgzard lands along waterways and the existing'park facil-
ities. Proposalé for parkland in the Town suggeét a ratio

of two hectares (4,94 acres) per 1.000 people in settle-

ment areas and four hectares (9.88 acres) per 1,000 people

*11

throughout the Town,, These figures appear to be based

$ .
on the 1923 standard discussed in the previous chapter

(page 19) and do not take into account the recreational

space‘agmandé of the more populated areas of Bramptoﬁ;

ississauga or Toronto.

The Toronto Centred Region plan stated that
population growth in riral areas should be  limited to12
existing settlements but thé proposed, populatlon distribu-
tions for 1988 show an lncrgase of only 5,500 in the

.. . -

. 1°0ff1c1a1 Plan of the Town of Caledon Planning

Area, (Regional Municipality of Peel: Town of Caledon !

Planning Department,.1978)., p< 17.

1lhia., p. 62.

1zop.'cit. P21,



settlement areas with an increase of nearly 16,000 in the

agricﬁlturai and rural area.l3

sThe pian itself suggests
'that the Toronto Centred Region concept of limited growth
encourages the continued dependencg of Zone 2 communities
on Toronto. .
A large part of the Town has been zé§g§egf rural
areas wifh possibilities for rural estate resi tial
development (minimum'lot'size‘to be one hectare = 2.47
acres created under regisﬁered plan of éubdivision) or
country estate regidential (minimum lot size to be.four
hegtarésr; 9.88 acres created under registered plan of
subdivision). Individual severed lots have a minimum size
restriction of 11 ﬁectafes or 27.17 acres. " In both
aéricultural.;nd rural areas, no more than three consents
: péé‘originél land‘holding are permitted and this is retro-

14

active, The lafge’lot dééigﬁations in the past have been

criticized (see review of literature) as being elitest and _
ﬁthe new régt;ictions seem to continye this trend, The design-
agioh of large'greas of land as being suitable for estate
developﬁeht has also been criticized as a political move to
placate large land dwners and a finanéial move to ensure areas

 of residential tgx‘reveﬁﬁe withqu£ the problems of re-zoning,

.t

130ff1c1a1 Plan of the Town of Caleddﬁ Planning Area.
p. 17. ’ N ~ R

-

Ibid., pp. 23 - 37.. «

3

14
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Re-zoning is a possibility though,/even within tﬁe
planning perI;d. If a private interest éesires to develop
land designated as major open spéce, and if no public body
is able or willing to purchase the property, the ihnd;hay'

be re-zoned to permit development.ls

In a time of public
spending restraint, this option could have serious effécts
on éhe‘maintenance of large areas of open space.

iIn summary, the land use in the Town will depend
on the intérpretation‘and:gnforcement of these policies by
zoning administrators, the Land Division Committee and the
Committee £ Adjustﬁent_esbecially as grahtﬁ‘pressures
increase in the future as Braépton andkMississauga approach

their mature state populations.

\

‘l

iv. Recreational Land-Use Planning

During the 197Q0's, there has been a growing concern

~5;Er the lack of outdoor recreational opportunities in the

h RN
\
highly\qggggized areas of southern Ontario. The high cost

of land in these parts of the province make the provision
of recreational space;i.e. parkland a pfovinbial responsi-
bility, as lpéal municipalities do not have the financial
resources to assemble the large tracts of land needed for

non-intensive recreation, and commercial interests are more

-
-

LI .

3 ’ . ﬂ )
'§0fficial Plan of the Town of Caledon Planning

-

Area, p. 38. . : _ ‘ .



Resources (Table 2). Although provincial land holdings

40

concerned with higher revenue~generating uses thaﬁ with
becoming involved in long term recreational developments.
) The current imbalance of recreational space in
Ontario is well illustrated by parkland and reserve park-

land statistics published by the Ministry of Natural .

tripled between 1966 and 1976, in 1976, 82% of the park-
land and 87% of tﬁe reserve land was concentrated in thé
northern districts. Only 0.06% of the parkland and 2,98%
of the reserve land was in the highly urbanized Central
District. Within this district., which contains such popu~
lation centres as Toronto, Oéhawa, Kitchener-Waterloo,
Hamilton and St. Catharines, nearly thfeevquartefs of tﬁé
réserve land was in the most northern Huroniamsu§;distrigt.
In contras&, the southern districts during 1976 had 76%’of
the total number of park visitors. . )

This discrengéy has been ;ecognized by tﬁe Minis-
try of Natural Resources. ® The adequac present and
future land holdings for a g;owing populﬁgzzg is eurrently
being analyzed as part of a long term 25-year plan. There
are no plans for future land acquisitionsﬂdhtil this Master

Plan is’ completed, sometime within the next two years. The

need for more recreational .land adjacent to southern

3
-
A

16

Interview with Gordon Rogers, Ministry of

" Natural Resources, April 1978.

et

.« 8
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Table 2: Distribution of Recreational Land in OntariQ;17
Provincial Parkland

A

~

northern districts % visitofs % reserve: € parkland
North Central 6.60 23.30 15.61
North Eastern 9.00 11.92 5.29
North Western 4.20 . . 27.75 » 0.20
Northern . 4.20 ' 23.77 60.06

TQTAL 24.00 86.74 8l1.16

A

southern districts % visitors % reserve %'parkland

Algongquin 14.40 7.25 18,27
Central - 20.90 2.28 0.06
Eastern 13.80 ' 1.32° 0.26
South Western 26.90 2.39 0.25
¢ .
TOTAL 76.00 7 13.24 18.84
£
17Ontario Provincial Parks - Statistics 1976, .

- {Toronto: Ministry of Ndtural Resources, 1977). ,
Statistics 1977, (Toronto:Ministry of Natural
Resources 1977). .

e

.){ L )
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Ontario's population centres is viewed as a serious problem,

18

but recent severe land acquisition budget cuts preclude

further maior land purchases similar to those of the early
'70's. One alternative will be to sell northern reserve
laﬁd to increase southern Ontario land. acquisition budgets.

The major problem is the high cost of the lands
which are most needed. The loéation of these lands in the
hinterlands of large cities tends to increase their value
and recreational uses have to compete with higher revenue
producing uses. Budget restrictions could even interfere
with the purchase of land deemed essential for the preser-
vation of the Niagara Fscarpment. Also, the large number
of potential sellers in the south tends to increase the
overall price of a major land purchase.

In the future,.in areas of!high lanﬁ_pricéé, empha-~
sis will be placed on avoiding‘outriqpt purchase of land,
and instead, user riéhts will be leased and easements used
in order to satisfy th%goal of providing more recreational
space wﬁthoﬁt incurrin§ large financial costs.

The Ministry-of: Natural Resources to some degree
works with the Cons?rvation Authorities in providing recrea-
tional space, but they, as autonomous bodies, view 5Peir.
roles dif;erently with not all giving the samg priority to
outdoor récreation. ~

Y

18 ) nnual Reports 1973 - 1977, (gpronto: Ministry of

?f;Natural Resources, 1973 - 1977).
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The Metropolitan Toronto and Region Conservation

Authority is currently reviewing its land-use policies and

has identified certain lands, some on the Niagara Escarpment,

which are suitable for acquisition. Some of their existing
recreational sites were found to be inadequate fo; the )
number of users during the summer of 1976 but no major
developments of new sites are anticipated. As witﬁrthe
p;ovincial government, the need t&™ficrease the number .of
water-based recreational opportunities near large urban |
centres is the most important problem presently facing
regional recreational planners.19
~ No provincial parkland has been developed within
the Town of Caledon but a large reserve is located near
Belfountain which will become the Forks of the Credit
P;rk. At present, non—intepsive use is permitted but only
very rudimentary facilities exist. The Master Plan for

this park is tentatively scheduled for’completipn within

five years and actual site development within seven years.

A )

-y
. »(

‘ 19Metropolltan Toronto and Region Conservatlon
"Authority, personal letter, November 20 1977, :
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o “CHAPTER IV

"DATA_COLLECTION

Data used in the mnalysis of rural land uses in
the Town of Caledon between 1955 énd 1977 were gathered
by the author and also were obtained from secoﬁdary sources,
Data used tq study agriculture and recreational facilities
were gathered from a.wider area than the Town. Cengus
endherat‘onﬂgreas within the Town did not provide a-qood
framework for the stﬁdy of spatial variations. In the:
agricultural analysis, 16 townships representlng Zone 2 of
the Toronto Centred Reqion were studied. Census data from
1956 and 1971 provided information on agricultural land uses,
, In the recreational analysis, 13 townships representing a
_cross-section of Zones l, 2 and 3 were used in order to
detérmine if, at preéegt, Zone 2 townships are a major suppli-
/~\er of recreational space, Data were obtained from the T RPS1
gtudy initiated in 1974. Additional parklﬁnd‘information was
obtained from’an interview wif% a provincial fecreational
planper apd statistics providedgb? the Metropolitan Toronto

and Region Conservation Authority. - .

-

¥
&

1Tourism aﬁﬁ Outdoor Recreation Planning Study
Committees, Qntario Recreation Survey: Tourism and Recresation

glgnning,sgggv - Pr gess Regort No, _(Toronto, 1974). «
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A -set of sample'loo-acre lots was selected from the
Town of Caledon for the land fragmentetion and residence
construction analysis. Lots included were those contained

within 70 random UTM one kilometre square grids on 1:50,000

' topographic maps. This produced an areal coverage of 218

lots in 70 clusters. This method was used in order to .
produce a study area containing many cohtiguous lots so
that the effects of neighﬁouring land uses could be examin-
ed in relation to the }and—use’charge of a particular lot
(Figure 6). _ '

Fiel®d research in 1977 recorded types of lang, use
and the number ©f residences on each sample lot. Analysis
of 1955, 1964, 1969 and 1976 air photographs provided .
similar data for previeus years. An analysis of 1976:
assessment rblis and land registry documents provided

N .

information on the n er of owners, their placeiof resi-

dence and the as se vaiﬁe of all land holdings from 1955

onwards, ormatlonisoncerning land sales was also
recorded includlng seller,‘purchaser date of sale and the
acreage of the land'transfer.

Several land classifications describing physxcal
characteristics and planning areas were examineg,,,These

were the Canada Land InVeﬁtory's Land Capability series
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maps for Agricu;ture ~and Recreation3; the Niagara Escarp-

ment Planning Area maps4 and the Town of Caledon Draft and

Official Pians.s il . R

<

G

' Canada Land Inventory, Soil Cagabiiitx for
fff%gg%;ure Mags 30M and 40P. "

3Canada Land Invento;y, Land Cagabilgtg for Outdoor
ngzgg;;gg Maps 30M and 40P.1

4Niaqara Esca ment Study: Cons ‘ d Ré -

ation Regor L. Gertler, chairman, (Toronto: Treasury
Department Regional Development Branch. 1968) :

o
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. CHAPTER V o

ANALYSIS OF AGRICULTURAL ACTIVITY

4

An analysie of the variations in‘agricultural land
*use among Zone 2 townships was undertaken using publisﬁed
census data'from 1956 and 1971. ,ZOne 2 of the Toronﬁo
Centred Region covers 16 townships but reqional munici-
pality fbrmation after 1971 changed several boundaries and
so the two areas are not identical (FiguLe 6) . For this
reason, the 1976 census could not be used as the census’
sub-divisions ‘were not comparable.eo those of previous

. census reports. In addition, .all data from tﬁie latest
census were not yet,available at the sub;division level of
aggéegation. more major difficu%}y, however, was the
Jact  that the definition of a census farm had been changed.

Ls

The new criteria eliminated a number of farms which had -

previeusly been included in the eéricultural enumeration,
A common heasure°bf agficultural activity is the

proportion of the total land area in agricultural use,

i.e. the land arei oanll census farms. "During the past

25 years, in scme parts of Ontario, the area of fa;mland

" has decreased in size ‘in conjunction with urban growth,

pressures on the land but in others, agricultural activity

has declined because of the inherent low productivity of

LY

48 : ; ‘
A o .
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 emm— COI.;“*Y line .
———— townshlp" line n )
" Wellington Co. " Peel Co. _ . York Co; -
1 Eramosa : 5 Caledon 11 Gwillim. E. -
2 Erin ‘ 6 Albion . - 12King -
X Chinguacousy 13 Whitchurch >
" Halton Co. . L \ . ‘ :
3 Nassagawaya Simcoe Co. “Ontario Co.
4 Esquesing 8 Adjala 14 Scott
S . T AR, 9 Tecumseth 15 Uxbridge

10 Gwillim.W. 16 Reach .
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the laﬁd. Some townships have remained areas of relatively
str;nq°agricultgral activity.

Eight types of data were gathered from the census *
{gpérts aqd a Canada Land Inventory capability report.1
They measured farm population, number of farms, area of
farmland, size of farms, land use on farms, horse and'

pony populations. economic class of farms with regard- to

the value of products sold and agricultural capability.

fhe land use variables measured the amounts of improved
land and woédlots’as percentages of éotal farmYand area.

' The improved categéry was further sub-divided intp crop-. -
land agﬁ pastureland. In total,Azz variables were\produced

measuring the level of agricultural activity in 19 and

the deqgree of change between 1956 and 1971 for each of the’
16 ﬁownsﬁips. These variables are listed in Table 3.
The decreases in farmland the variable DELAND.
are listed in Table 4. The usé of percentages rather than
absolute acreages made later combargsonq among different .
sized townships more meanianulf \ ‘ '
) a1l townships had a smaller proportion of their
‘ hotal land area in agriculture by 1971. By this date.
there was: a greater range in the percentaqe of farmland

A Lo
]

v ‘ ren Land Gapability for
Bgriculture, op. cit. S '
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" hor'ses’ and ponies between °
1956 and 1971

‘Table 3: Variables Used in the Agricultural Analysis
o ‘ . expected
variable explanation relationship to
name dependent vakx.
DELAND ° Perpcentage decrease in the dependent
amount of farmland between variable
1956 and 1971 ‘ ] A
FARMPOP Farm population as a per- negative
centage of total rural
population in 1971
FARMPOPC Change in the percentage of negative
farm pOpulationsbetween
1956 and 1971
LANDCAP Percentage of total area negative
classified as class 1 to 3
agricultural .soils
NOFARMC . Percentage decrease in the positive
number of farms since 1956
FARMLAND Percentage'of“total'land negative
classified as farmland in
1971. ‘
FARMSTZE Average farm size in acres negative
in 1971
FARSIZCH Change in average farm size negative
between 1956 and 1971 .
SMFARM . Percerntage of ‘total farms positive
‘ ‘ 1l to 69 acres in size ' :
. MEDFARM Percentage of total farms positive
. 70 to 239 acres- in size ‘ .t
. LARFARM - ‘Percentaqe of total farms .. - negative
) 240 ac:es or larger in size S
‘ EQUINECH Chayge in the number of positive¥
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total farms which had sales

-less than $2400 (non-commexr-

cial farms)

o=

. 52
Table 3: continued .

. expected
variable explanation. relationship to
name . dependent var.

RATIOCH2 Ratio of shift of farms from negative
medium size class to large
or small size.class

IMPROLAN Percentage of total farmland negative

: classified as improved in 1971

PASTURE Percenéage of total farmland positive
classified as improved pas-
tureland in 1971

WOODLOT .. Percentage of total farmland positive

b classified as woodlots in 1971 N

CROPLAND Percentage of total farmland negative

- classgified as cropland in 1971 - -

IMRROCH Changevin‘the pexcentage of negative
improved land between 1956 ’
and 1971 ,

PASTURCH Change #n the percentage of positive

NPT pastureland between 1956 }
and 1971

WOODCH Change in the percentaqe of positive
woodlots between 1956 and ~
1971 ;

CROPCH Change in the percentage of negative
cropland  between 1956 and
1971 -

.'NONCdCH Change in the percentage of pesitive-'

: "2Between 1956 and 1971 the medium size class of
farms declined in pPPYoportion in all ‘townships. This vari-
able measures whether ‘the .small or large class grew the

most at the expense of the medium class. -

R
<

<«



53

Table 4: Farmland Loss 1956 to 1971

township % f;rmia $ farmland %t change
1956 1971
Nassa.qawaya 79.24 40.45 38,79
wWhitchurch = | 84,67 52.85 . 31.82
Uxbridge 68.83 41.49 27.34
Erin \ 86.87 59,67 27.20
Adjala 83,20 57.06 .. 26.14
Caledon ©74.37 49.68 24.69
King . 82.44 . 59,27 23.17
Albion ™ 74.12 54,68 19.44
Esqgesinq‘ 81.73 ) 63.69 18.04
Gwillimbury E.  69.60 ~  53.48 " 16.12
Chinguacousy 94,23 79.04 . 15.19
Eramosa ' 85.87 73.85 : 12.02
ée:;mseth' | 89.36 ° =~ 77.90 ® 11.46
" Gwillimbury W. 81.94 71.75 : 10.19
', Scott - 82,92 .74.15 K .8.77
Reach - 76.06 67.54 - 8.52
Table 5: P;arson Correlgticn Coefficients‘ ‘ '
" LaNDcAp NONURBAN RURALRES _°_ URBAN.

DELAND r= -.25
Cam | (.203)

© .07~ .66
(.408) ’//tk,op75




emong the townshipe; 79% to 40% in‘}971 compared to 94é
to 69% in 1956, Therefore, deprease? were not uni?ogm
over Zone 2, Four townships, Whitchhrch, Erin, Adjala
.and King had relatively high percentgge; of farmland in
. 1956 and also large decreases between 1956 ane 1971.
| A Pearson product-moment correlatiop analysis
wasuperformed to determine whether population growth (i.e.
" urban growth pressures) or a small proport{on of good
. aericultural soils was related to the variations in the
- amounts of farmland lost. The'prowth in the rural, .rural
non-farm,,urban populations and the percentage of class.
1 to 3 soils for each towhspip were correlated separately
Ywith each respective DELAND variable. The correiation
coeffic1ents are shown in Table 5 (page 53) -
Only the growth in the urban population was
correlated signifieantly with the percentage deorease in
agricultural land with a coefficient of 0.66. Although
the relationship between t%e growth in:the rural non-farm
population and farmland loss was positive, the strangth of
the'relat;onship vas veryiweak; Rural population growth,
which includes ferm, hamlet. and non-farm regidential
populations, was, unexpectedly, negativelyerelated-to \
farmland loss. Growth in this populetion group is affected
by the decrease in the number of farm ana hamlet residents
. as well as the increase in the non-farm residential popula-

tion. Therefore, areas of low rural population,growth
£ “ L .,
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could be areas where large decreases in the farm'and ha;ietdgg
populations counteracted incréases in the rural non-farm
residential population, producing low overall qrowth
figures and a neqative relationship. *However the poor
RURALRES/DELAND Jorrelation ‘disproves thigﬁgpeory

The correlation betﬁhen farmland loss and the land
capabiiity was ihsignificantjbut areas with la;ger agricul-
tural land losses did tend to be areas having a smaller
percentage of good agricultural soils, AN

\ The townships with re}atively large losses of
farmiand did not represent a distinct geographic area., ..
such as an(;rc around metropolitén Toronto (Fgouré?7).
As 1o¢ationai‘or land capability variables were not able

the variations in farmiaﬁd loss, other variables

describing\aqricultural activit§ were used. A stepwise
ression analysis was used to determine over
s which of the 21 variables listed in Table 3

could explain the‘larqest amount of variation. Initially\

o )
the var;abl s were tested to determine which were inter-

correlated.
LY

kh Pearson product moment correlation analysis

produced significant correXation coefficients for 11
: ‘ v MRS )
pairs of variables. These are shown in Tdble 6 with a |

shdart inferpretation of eacb.gela;}onship. Many correla-
tions were expected e.g. average farm size in 1971 was

negatively correlated to the peioengaqe of small farms.

-
-
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FIGURE 7
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Table 6: Slaniflcantlv Correlated Agricultural Land-Use

increases in the percentagg.of
pastureland -

e

Variables
variables interpretation r
- £
DELAND Greater percentage of farmland in —0.83
FARMLAND 1971 associated with sma¥l de-
.creases in the percentage of
farmland between 1956 andl971
DELAND Larger decreases in farmland 0.88
NONCOCH associated with a large
percentage of non-commekcial farms
LANDCAP Larger percentage of good soils 0.76
CROPCH associated with increaseg in the
percentage of cropland
FARMLAND Larger percentaye of farmland -0.92
NONCOCH associated with a smaller per-
centage of non~commercial farms
FARMSIZE~' Larger average farm size associat-" -0.85
SMFARM ed with a smaller percentage of
i small farms
FARSIZE . Larger average farm size accociat- 0.88
LARFARM ed with a. larger percentage of
large farms
SMFARM /fJ Larger percentage of small farms -0.94
MEDFARM ' associated with a smaller per-
’ centage of medium farms
SMFARM Larger percentage of small farms 0.69
EQUINECH associated with increases in the
‘ horse and pogy population
IMPROLAN Larger perceptage of improved land -0.77
WOODLOT associated with a smaller percentage-
) of wobdlots . .
. r... -. ‘I
. IMPROLAN Larger percenehgefdf improved land Q. 92
' CROPLAND associated with a larger percentage }
. of cropland Iy
IMPROCH Increases in the ﬁereehtage of 0.73
PASTURECH 1mproved land associated with



%

Other relationships included a negative correlation between
the percentage of farms in the non-commeicial class and the
area of farpland in 1971 and a positive relag{enship between
the percentage of small-sized farms and increases in the
horse‘and pony popuiation. A small loss of farmland was
a39001ated with a small percentaqe of small-sized Farmss
These three rélat;onshlps all suggest that areas experlen01ng
high levels of farmland loss are ¢&haracterized by a number

i

of small, party\time hobby farms,
Ner

- The 16 ftownships were roughly divided inte two
groups representinco areas of above and below average farm-

land loss between 1956 and 1971 (Figure 7. page 56). The

Y

means of each variable were compared, but the criterion
used in the group creation was not sufficiently rigid to

allow statistical Eesting. However, the townships forming

@

Group.l, representing areas with above average farmland

~

loss, consistently had mean values expected of an area
with a greater amount of agrigultural change (Table 7). For
example, these townships tenéed to have a smaller percentage
of their populatldn cla831f1ed as farm in 1971, a smaller

proporticn of ClaSS 1 to-3 aqucultural soils, decreases in
. .

average farm size'ﬁuring the study period and a larqe per-

centage of land under pasture, a non-1ntensxve agr1cultura1

use.' These values also supported the relationships listed
L .

in Table 3,
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Table 7: B
Emrmland Loss - Mean Values of Varjables
Group 1l: townshipd with above average farmland loss
Group 2: townships with below average farmland loss
variable group 1 ¢ Group 2 @
DE;;QQ 28.45% 13.308
FARMPOP 21.40% 25.%0
FARMPOPC -35.00% -25,60%
LANDCAP 57.80% 70.90%
. NOFARMC -31.70% -19.80%
N FARMLAND 51.50% 68.50%
FARSIZCH =-7.00 acres 4.00 acres
SMFARM .36.00% 30.60%
RATICH 0.20 0.90
IMPROLAN 71.30% = 77.40%
PASTURE 15.90% 13.,30%
IMPROCH 1.50% 0.50%
WOODCH . =2.70% -2,30%
FOUINECH . 241 .00 horses 83.00 horses
'd . S
Table 8: Myltiple Reagression Coefficients - Agricultural \\\‘\~—
analysis ’
variable B r mal. r r2 r2 chané;>
NOFARMC .70 .54 .54 .29 - w29
~ FARSIZCH ~.49  -.41 .97 .94 .66 .
. FARMPOPC - =07 .05 © . .97 .95 <01 ;

: PASTURE .89 - .22 .98 .96 -.01
LANDCAP .03 =25 .98 .97 .01
WOODCH -1)90  -.40. .98 .97 - .00 .
IMPROLAN 44 -.45. .99 ,99 .02
IMPROCH -.83 .10 .99 .99 . .00
FARMPOP .89 .-.43 . .99 . .99 . 500, ]
SMFARM .00

.10 .28 .99 -, .99

v intercept = -49.50 - s

e e s et i
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« S .
The general form of a multiple regrgssion equation
' » \ . r
is: . S
* - . .
- Y = a + blxl + b Xz + b3x3 + ... ¥+ e

where Y = the dependent vaiiable

a = the y interéept

xif the independent variables

b,= the coefficients indicating the
amount of change in the independent
variables associated with a unit

N g change in the dependenbsvariable
e = the error term

The ten variables which were not siqnificantly
intercorréiated were used in the stepwise multiple
rggreésion analysis'and they are 113ted in Table 8 (page
‘Sé) TwO variables» the percentage change in the number of .
farms since 1956 (NOFARM%} and the" change in average farm
\size (FARSiZCHf&togethar expla@ned 97% of the variation .
\;in the de§endent variable. Tﬁgéﬁragictiqe equation sﬁo&iﬁg
‘the reiationahip betWeén‘thése two variables ana DELAN@ was:

.-

Y = - 49. 5.+ 0.70 (MOFARMC) ~ 0.49 (FARsizcn) + k

MR - 4

where k - the contﬁibution of non-siqnlficant
N vpriables and the error factor

”\The coéfficients are shown iR\Table 8. The overall F
statistic was sig 'ficant at 0. 000 and the Durbin-Watson
statiaﬂic‘indicaté Athat there was no signlficant anto-

' correlation of ‘esiduals.
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The equation predicted that areas with large ,.
percentage decreases in the number of farms. since 1956

and decreases in averace farm size would be areas with large
decreeses in the percentage‘of farmland. This indicaées
that changes in the structune of agricuitune waried among

Zone 2 townships, as well as the scale of agricultural
- “ .

*

activity. In 5 of the 16 townships (Adjala. Erin, Esquesing,
Nassagawaya and Uxbridge), the decreases in thelamounts of
farmland exceeded the decreases in the number of farms and
so the remaining farm units were forced to reduce'their~s}ze{
This could occur when 50 acree of a 100-acre hclding is sold
to other uses and the remeininé'acreageuis diviéed into. two
small hobby farms. These typesrof structural changes differ
from the Canadian tgeﬁ@:whére'fatm Sizee.are increasing on a .
reduced land base. .
. Of the 10 independent variables used only three wvere
not asaociated with the dependent variable in ‘the expected
manner; ‘The percentage~cf farm population in 1971 and the
percentage of improved land were positxvely'related to the

amount of farmland lcst while the change in the percentage

of woodland was' negatively related.\'Arees w%thqhigh levels

‘of farmland loss did noﬁ EAvé small farm pbbulations'by 1971,

perhaps due .to- the fact that there were reigtlvely mor

'smaller farms in these areas. The 1arge farm}and losses

asaoci&ted‘with a large percentage~of imprcved land in 1971

S - « ~

_‘;.“_. . (Y
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indicate that these losses have removed unimproved Jland.

This is_supported by the fact that high levels of farmland

loss fwere asspciated with decreases in the percentage of

woodland. an improved égricuitural use. C

g The failure.of many of the original variables to
explain any significant variation in DELAND is not obvious.
Eleven variables were not entered in the final reqression;
their higﬁ correXations with the remaining variables en-
sured that no explapation would be lost if they were not
included. fhe simple coefficients (r) in Table 8 show tQat
no variables had a)stronq independent relationsﬁip to
DELAND, but the two variables, NOFARMC and FARSIZCH, appear
ko cemplement each other almost pe;feetly i.e. the variation
that NOFARMC does not expLain, FARSIZCH does. If these
variables were ﬁot included, the contribution of the remain-
ing eight variables could Eg\geterminea ﬁere'cle;L%y. witﬁout
the ;;wempingh effect of NOFARMC and FARSIZCH, nggcon-
sistent differences between the mean values of the township
groups with above or below farmiand loss (Table 7) support

-

the theory that the variables are.related to variations

7

in'farmland ioss.
n Another posgibility is that when the variables were

intercorrelated the wrong variables were chosen to repre~

sent each group. By trial'ang error, theleombination_of

Y

,yagiepies thqh contributes the greatest amount of'yariation



could be reachedB=5
In conclusion, the aggibulturel“analyeis s@bwed that
all Zone 2 townships exPerienced fafmland loss'between 1956
and 1971; losses ranged from 38. 79% in Nassaqawaya tp 8.52%
_in Reach. Variations in fa;mland loss were significantly
correlated with urban populetiddigrQch in each townshipl
but not ﬁo rural popdlation growth or agricnltural land
Eepability‘ High levels of farmland loss were associated
with large dgcreases)in the num:ir of farms since 1956 and

decreases in average farm size tween 1956 and 1971.

' TownshiPQEWhich experienced decreases in averége'farﬁ size
were those whose ratios of farmland to farms ih 1956 and
1971 indicated that the rate of farmland loss exceeded the
_rate of decrease in the number of farms. Remaining agri-
cultural land then became fragmented intorsmaller holdings.
An aﬁalysis of the intercorrelated variables shoWed that

farms in areas of high farmland loss were more 1ikely to

e in the non-commercial class and would have increased

e number of horses and panies during the study pe;iod.
‘Nese are characteristics often'assd%;;ted with part-time

hogbby farmé." The results of the analysis supported gﬁe
,indiﬁés cf Punter3 that chanqes in agricdlture in urbanizing

areas are as much changes in the sérubture of agriculture as

=

the scale .of activity. e “

o -

. ) ?J, Pupter; op. ei%,,ip. 360._

- i



\ CHAPTER VI

ANALYSIS OF RECREATIONAL SPACE -

The - inventory of recreational space in the Town
of Caledon and other western Toronto Centred Region town-
ships used data compiled from the Ontario Ministry of
" Natural Resources' TORPS survey. All tyﬁes of land uses
dealing directly and indirectly with.eutdoor recreation
anq.sporté'were listedﬂe.g. parks,:playing fields, moeeL >
" accommodation, etc. Information inclhded the exact
location 6f each site, the jurisdiction of each land owner,

-

user restrictions, jser capacity and the facilities avail-

able, Thirteen to hships. which represented Zones 1. 2 and
3 of the Toronto Centred Region, were selected for the
analysis (Figure’ 8).; Table 9 lists .the townshlps, their
TCR zone. the perceptaée of the;f total land. area deveted .
to recreational_nses aqdrthe abeelutejacreages of recrea-
tional -land. - | -

In 1977 there were 51, 518 acres of recreational
land in these 13 tcwnships. At 10. acres per 1, 000 people.
this land coula supply recreational space(for 5 151 780
apeople. or at 15 acres per 1, 000 people, for 3, 451 693
‘people. six townehips. Oakville, Milton, Mono Vaughan,u

" Brampton and Caledon pad‘;elativeiy large proportions of

~ N ’ S . NG
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TOWNSHIPS USED R JIONAL AN
s=mn coupty line
. ==~ township line
Halton . ‘ Peal .
1 OakviHe - 8 Caledon
2 Mijton - ; ‘9 Brampton '
3 Halton Hills 10 Mississauga .
" Dufferin _~ .. York . ‘ . -
"4 Garafraxa East 11 Vaughan
8" East Luther °~ 12 King : -
6 Amaranth .~ 13 Gwiltimbury East
7 . Mono R . -



Table 9: Recreational Space in Sample Townships
tow;iship zone rec. land . % total popP.
; {acres) area ‘1976
Amaranth 3 1,376.8 2.10 2,358
Brampton 1 4,087.0 6.79 103,459
f/
Caledon o2 11,363.7 6.49 22,434
East Luther 3 . 79.9 0.21 860
Garafraxa E.. 3 192,8 0.48 11.546
: , ] .
Gwillimbury E. 2 2,250.0 3.71 10,635
Halton Hills 2 9‘2 2,619.4 3.95 '34.477
King 2 2,949.7 3.52 14.030
Milton 2 10,423.4 12.36 20,756
Mississauga 1 2,921.7 5 ' 4.32 250.017
Mono - 3 " 5,212.7 7.23 '3,780
cakville  * 1 - 3,111.4 13.45 68.950
‘ IE: ° e - . . ) - - .
Vaughain 2 -4.929.3 7.24 17,7827
. \J N ‘.:‘” ) ”
j - - L
e T o - L ear T . ) i >
' SN - s T e
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land in rec:eapional uses and the largeetxabso ute acreages‘
of recreaeional land. The Town of Caledon‘ﬁad_
twice the acreage ofiail but one other area. Milton.
Table 10 shows the distribution of acreage
according to which type of jurisdiction provided the, land. \
All those townships mentioned above had high péerceéntages
oé public recreftional land. Townships with low fe@er 1.
piovincial or reoional recggational space also tended t:
have low municipal contributions. §i£es in these town-
srips were provided maip1§ by commercial enterprises: with
the exception of King, which had a high institutional
coﬁponent.; There was no apparent relationship between the
. size of the local "‘population and the jurisdiction of the
, majority.of the recrEational land. Both smali and 1ar§e

population areas had high and low levels of public and

commercial facilities.
' It was_not the intent of this analysis to produce
any sogt of supplysdemand index that WOuld,haﬁtho in-

-cbfporate'ihe effects of distanbe,.alternage,Qpportunities,

: anﬁ site—attractiveness., A simple'tabulatioﬁ of aEreages .

and the 1976 population for “each towﬁship indicated areas

-,

__of relaﬁiVe$¥~high or low“recreational Space wxxh regard

“to potential demand.’ " q‘i.f - TS C-

PR —

-

" Areas with large populations, as expected ‘Wad. the . :f_u‘

. L

1owest per capité acreages. The ratios rangéd‘?%om‘Iess - 5‘*“~~.

N .
' than one person perg\ére in ﬁopo Township, Dufferin C,pun.tyw N

o - -
N
X - PR,
. - N 3 O
.- ’ ‘ . \ E
- d - -
- .- , . . . \



T Table 10: Juyrisdiction of Recreational Land - Percentaqgesl

. township' _ fed, - prgv. . rey, . mun, comm, priv, insti,
" amaranth . -~ 0.3 99,97 - - . -
.. Brampton - - 49,99 23,65 21.45 4,82 -
, Caledon - 14,64 52,50 . 0,38 18,16 . 10,91 3,41
‘ afﬁé;/i - - 28,91 4,13 _ 62,58 4,38 -
arafraxa E. - - 70,54 19,02 . 0,20  9.34
Gwillimbury E, - - 34,71 1,20 55,64 8,31 0,13
Halton Hills - - -~ 62,18 2,41 22,12 4,20 5,34
King | - - 21,92 4,29 - 21,02 0,62 53,72
' . Miltonm - 0.24 39,56 1,58 12,96 44,22 1,44
. Mississauga .1,57 3,78 24,27 20,56 49,47 0.34 -
Mono - 44,76 21,58 - 19,49 6,46 7,73
6aky111e 0.01. 61,71 3,67 10,79 16,71 3,79 3,21
Vaughan -~ & 0.47 77,44 0,62 20,25 0.57 0,65

v

1Tourism and Outdoor Recyeatior Planning Study Committee,

! : T 4 _outd e
Progress Rpport No, 2,.(Toronto, 197%),
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(Zone 3) tqQ, 86 people per acre in Mississauga, Regional

Municipality of Peel (Zone 1). The Town of Caledon was
tied for second rank with only two people per acre.

What these figures do not show is the effect of
the large urban,pOpulation of metropoligah Toronto, or
for that matter, Hamilton, Guelph or Kitchener-Waterloo
whose people could easily use these sites for one-day
recreational ogtings. The combined population of the 13
townships in 1976“was only 551,084 but the total population
of the counties gppiined in Figure 8,was 4,030,968 witﬁ
over 90% claésified as urgan.' Admittedly, these areas
would supply addifioﬁal récieagional space but the total
acreage needed to supply methpolitén Toronto alone would

be 31,864, or 21,243 acres, débending which space standard

-

was utilized. ,
The 51,518 acres ap;arently meet the recreational
Space requirements of this heavily-urbanized part of Ontario.
Pearson stated that a recreational seace‘deficit already
existed in.Southern Ontario but he based his calculations
solely on provincial park acreages and did not consid r other

sectors which supply recreational ogportunities?

However, this appéoaéhqmi@hﬁ be more accurate. .The
acreages of the TORPS survey must be analyséd more cardqfully

\ -
) 2N.RL Pearson, \ -
Qntdnnn.xscrsmnn. (Guelph , On

. N - e
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-

in order to ascertain whether the total area was actually
available for recreationai use by the general public. These
acreages included parking areas, conservation areas not used
for recreation, reforestation areas and provincial park
reserve lands as yet undeveloped for intensive use. Infor-
mation provided from éersonal communication gith the Metro
Torénto and Reéion Conservation Authority statqg that ofy,
10,599 acfes, only 10% or 1,060 acres were actually used T

for'recreation.3

Table 10 shows that pgivate and institutional‘acre—
ages represented 9,744 acres or 18.9% of the total 51,518
‘ pecréational aq;és found in tﬁe 13 townships. Subtracting ‘
these acres which hfd restricfions against use by the general
pub;iﬁ. 41,774 acres remain. .On average, Zone 2 townships
had a higher proportion of recreational land under private
ownership than either Zone ¢ or Zone 3 townships.

Other &cfeages had another type, K of'restriction on
users, in this‘casé\financial. Althbugh'chérges for such
activities as campiﬁg are usﬁally minimal at ;Bmmerbial L
establishments, fees for such activities as 961fing, horse-
back riding and.plgasﬁré flying are often not, and thg;e )
a:é all extensive users of recréatiphal }an% in the study

townships. 7In addition. these sports require some exﬁeri— -

'en&e 6r—iﬂfestment in lessons which mapylpeople do not have,

e
< .

.3

e

MTRCA, personal letter, November 20, 1977.

-
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can not afford, or have no interest in acquirinq These -

S

are also sports which are not participated in by many
population égoups. ‘'In a survey by’ Yewer and Heit golf,

) horseback riding and equestrian sports rankéd 12¢h, 18th’ J
and 43rd respectively among 45 sports with 13.9%, 9. 6%
and 0 3% of the respondents“ha’!hg participated once in
each sport in the 12 months prior to the survey. In,the.
acreage survey,'no figures\wereéavailabli differenti;Einq/
between horseback-riding establishments which .catered to a
pay-as-you—ride type of clientele or more experienced riders

1

participating in show—jumping or dressage (equestrian

N

o

sports) . In the 13 townships, golf courses. equestrian facil—

ities and small a;rports covered 5,781 acres, or 52,.3% of

" the commercial ecreaqe and l{q?Z% df the total recreational
. . Vd * ~ ~ . " o

acreage.

s

In total, approximete;y 15,525 acres or 31.6% of the
recreational spéce in the 13‘sehp1e towhshiszuwerefinaccess~
ible to the general public due to user or financial restric-
tidns. This figurd does not include undeveloped park sites
‘such as the 506 acre reserve for the Forks of‘the.Credit

QProvincial Park in the Town.of‘Caledon or Conservation
8

Authority land not ‘useqd for recreation. PerhAps,_with these

N

acreages included, lend which was completely ineccessible or

L ] A

>

© - » B - . L0 . (3
N .

4

™

M. Yewer ‘and M, Heit,;R creation Pa
(Toronto. Ministry of
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had limited acoessibility oould comprise up to 50% of the
_recreational acfeagéh., Thovremaigihq,28,759 acres could
provide recreational space for only 2,575,900 or 1,725,853
people, depending which space standard was usedj “i} '
The number and the pe}cehtagerof total‘facil ties
b§ t;pe are 1isted in Table 11 for the Town of Caleqfn.
The Regional Municipality of Peel had 247 sites or 22:.3%
of all recreational facilities and these were evenly.
divideo among the three municipal sub?diy;sions. These:
figures are slightly misleading, though,‘os a large nurber
" of small urban parks in Mississauga anﬁ Brampton contributed
the majority of sites in these area.s. '
The Town of Caledon was well-supplied with aolf
courses and,downhill sﬁiing centres relative to the other
- t?"nShipﬁ' Thexe.were 655 sites ava;lable to the general
publio in thquown s campgroundg.‘~Eight vacation camps were
located here ont énly cne was operaﬁed on a commercial basis.
An above average number o!?fishing areas was found here, but
only one was open Fo thejpublicf The trails located in the
Town provided a va;iety of‘oports opportunities; 11 for ° ‘
hiking. 9 for cross-country skiing, 9 for horseback riding g
and 2 for snowmobiling. . B
Many astablishments were available only to specific
Tu:orl: 14 or Es; of the qotak facilitios in the Town and

.'14 3! ot the acreage-ﬁéll in this catogo:y. Caledon had

.
|
e, .
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Téb%giil: Recreational Facilities in the Town of Caledon
.!———'.-—_r———'-—— —e——————

tyvpe number $ of total

"golf 4 21.1.
downhill skiing, 2 16,7 ‘
camping 9 . 16.4
vacation camp 8 7 16.0
nature exhibit 4 13.3
. £i'shing 3 13.0
.(/ fairérounds "2 12,5
racetracks 1 '1}.1
trails 22 9.3 )
picnic areas 18 ' 6.3
l beaches J‘w 7 : \ - 5.2 ’
. boat rental. 1 .3.9 . /
accommodations' v 5 3.6
hunting ‘. 0 0.0
_ﬂ*j boat docking . 0 “-. 0,0

o
e
¢,

_ 2
Table 12- mimumumhilmmnd_ﬂsgd_fng_mugn

’ class’ tal acreages gublic comm gr[inst.
. . R

¥

kv 1=3v 7 49.ssl - 44028 (69.0% . 66.0%
o ass . 315y 0 alse 31.08 . 7.8%
6.7 ‘&“O,_Ig,”,, 12.7% " B 14,38 1.0v 26.2%

= g S



~one f the highe?t percentages of land inaccessible to the
genera. public, after Kinq and Milton which had very high

. percentag s of institutional and private acreages respect- |
ively (Ta le 10). In additlon four commercial golf clubs
representing 931 acres had substaﬁtial membership fees and
the Credit Forks Park Reserve and other undeve10ped parkland

(746 acres) and negional forests (2,022 acres) had some

’

restrictions on use. Thisg represented 3,699 or 3%, 2%-0of the

Town's recreational Space. Therefore, in: total 45.5% of

the recreational 1and in the Town of Caledon had some

restrlctlons on use.

Figure 9 shows the spatial distrmbution of all
{-
recreational sites in the Town of Caledon which Were 25

acres or larger in size. of the 48 sites, almost db 0%
were situated on class l to 3 agricultural soils (Table ,
vlf).% Nearly 40, 0% were on class 4 or 5 soils., Only approx-~
imately 10 0% were on land with very little or no agricul»
tural value or organic so;ls, : ' ‘

l

_The 1argest percentaae of recneational 1and 66 2%,

was publicly owned while 18 33 was in commercial recreational

use and 1s5. 4% was owned by private or iggtitutional groups.

These three types of ownership had.different agricultural .
1and—use patterns., Publioly owned 1and had the most even .

)= 2Py

;;distrihntion ambngfthe thxee c;asses but evpn Ehese recre-'

%
ae "“*»-‘

. a:ional sites were eoncentrated‘on clas# i to 3.soils.

T iw, PR
., - o il

re¢



‘.‘@_"éjﬂ.ba:_‘g‘ﬁn soils ~ ® public 6wii§,r§ﬁ;j:

: €1.4&5 agr. soifs - © commercial ownership -

k§ @%ei.ﬁ,"? &organic X priv./instit. ownership -
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Cohnercial sites and'ofiVate/inétitutipnal sites had -even
qreaoer concentrationé on,théee soils:&BQ.O% anJIGQUQ%
‘respectively. Publiolyfooned sites and commercially
operated sites had their second\greatesg'oonoentrations on 4
class 4 ané)S soilsiwnile the private/institutional group
had their, Second highest concentration on very poor agri-
cultural soils, Q \
' These fignres show that recreational .space in the )
-Town of Caledon is heavily concentrated on the better’ s
agrlcultural soils, althouqh the area is amply supplied
with poor agricnltural soils._
J?fj .. The 1nventory of recreational space in the western'
’ﬁﬁection of the Toronto Centred Regioﬁ indicated that the .
,:araw agreages were adequate to serve the 1oca1 and metropoli- .
li:&oronto populations. Zone 2 townships were major

J

ssuppliers of recreational space with -an average of 6.0% of
their total areas’ under recreational use However. the —
‘inclusion of many restrioted-access institutional and pri— ..f
‘vately-owned acreages masked the fact that a 1arge amount
ﬁof recreational space was not.avamlable to the general _ .
"puinc. other acreaqes hag finanoial restriotions and/or
were geared to sPecific "elite" sports e. g. golf. equestrian

sports oraflying.' In addition. manY'park aoreﬁges were

,.«——

- noq yet in nse and CQnsqxvaéion Authority figures inoluded

- a T e -t
. . RN « 4
2 e Lo PR R - ot

_ ;‘,l'large‘achageS'not used for recreation*
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,"/ ‘v ‘v .
_ The Town of Caledon had ar atively large ptoPOr-

tion of all facilities, but agaiﬁ, a large number ofsacres
were inaccessible to the*general pub ic.

_ A 1ange pe &
age, 49 8s, #of all sites 29 acres of Iarggr in sfz; e

situatedeonlclass 1 to 3 aqricultural sgiT@.

“”I“‘“ .t
Puh
\;»&‘ = ¥
commercial anﬁ privagg or institutiopgg sit&f :
“c0ncentrated on these SOils, gépeciglly thef'*>
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gggff' gmentatianwaf lﬁoggcre Iots “into : a numbex

a—.,/«-

&’t’

of smaiiér‘barcels islonedgﬁﬁthé‘mﬁre noticeable resglts

‘w’ AV
v

,/(éi~ﬁrbanizat¥6nﬂp§5§§g:es in‘anrural,area~as non-residents

/ \ -
- {:”vﬁ = E—"EP"- =
el T SR

ﬂagurchaseélgb ettherﬁas an investment or as a site for L

.‘..-,' ,,f:

- deveIoPS ia’ﬁg/eree*fit/harks a. transitlon from a situation

e T - &» wem &7

a rura;<home. If this<&zpew¢f 1and‘ownerehip pattern

- Z - . x,
ET . JAﬁE?UéIatiVélnyéw land_holdings ggrmany holdings more char-"
\-.;3‘.):‘ f;:’i,// G e B
= = aetexistic of“an zbgg;tﬁén rural area‘ uff ft iS'desirable‘
C 0 ko keep an,area essentlalgxgrar’} “in character it is
- *. . - . ot ""A" - WWW

neﬁessery to ¢ fgrtail such land fragmentation activities.~

. . «r.u .

‘13 the Town of Caledon has been designated~aa"rural ‘open - ) .

Snee

4%;5 spece” area inﬂtne mqrbnib Centred Region, a deNcription - ;“

"*\#

e, ™

».‘-, e s
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35%\(62£lot : Caledop East 22% (40 1ots), Caledon Wést S -
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Branching tree diagrams were drawn in order to trace

land holdings back to the origiﬁal 1955 owner or owners.

The paréel sizes and names of the 1976 owners were compared
to assessment data for that y:?r to ensure accuracy. In
addition, the'nuMber.of parce. per semplexio; were gathered

for the year 1877 from Pope 8

ann;z4“_n;§;19 to determine the amount of fragmentation

which had occurred over the 88 years prior to the\study

f-period

The frequency distributions of numbers of parcels

", per lot is given in tabular form in Table 13 and Ain graphic

form in Figure 10 for the years 1877 1955 1960, 1965 1970

and 1977 ‘ . IR o "y
k‘r ' i - . .o
-7 .

1. Changes in Proportion of Parcel Classés

w4
In order to justify planning intervention i.e.

controls on_ land sales, a Significant increase in the number

of land holdings had first to be proven. Tﬁe frequency .

L
.
\
L

-

histograms of Figure 10 indicate a marked‘decreaSe in the ‘
nnmber of Qnerparcel lots and a ccrre3ponding increase in >

the number of 1ots with more than two parcels._ A test of J

' difference of proportion was nsed to determine the siqnifi-

2 h g
BRSO TR
P
R T

by
‘.‘

e i * ‘_ - * P R - g . 0 ” .
dance of thﬁQS chanqes.2,~"'¥"~: . Q»L:?,_u-,g; e
\‘ \ - . i .. ., -, B
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Table 13:

1877

e
R
4 .
.
B . l
¢
-
.
. -
x ‘ .A
~ i
- .
. g
. LR .
F IR vea
. .
L] b
., 2
LA h
L PV

E equency Distribution of No.’
N = 179

dggg _ parcels/ no. 3 _date Earcels/

146 81.56
29 16.20

1
2
3
4
5
6
7
8

*‘l+4481:41 R aﬁq

-

~

© 80

of Parcels per Lot

2.24

!l'!liilltlllb

I BN B B B R B B

114 63.69

38 21.23
13 7,26
3.91
2.24

6‘56

0.56

-

0, 56,

_69 38,56 .
41 722.91

21 11,73 -

19n“L9161 :
5";3 25-:
J}f" 2.2 -
3 ,53 e
3
1

1. ~0 56
- - "
- ; ;“
. L&
L -
o - .-
- -
- 4 3,
. g T,
P ) >
* fen,
3 B

2 R

1955

- 1965

1977’,’11

WOOIAUH WN -

ngo .

130
36
1l

PLh e

72.63
20.11

© 6,15

0.56

.0.56

11ty 1181

,;i
0,56 .
12,85 ,
4.47
0.56" (
2.28 . .
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two parcels. A test of di erence.oféprOpquion showed that
statistically, the proportions’ £ one—parcel ;ots at both ‘
dates had been drawn from the same pop ,
z score of 1.5 fell below the critical value at ihe 95%

confidence level. During the 88-year time period land

owne:ship patterns in the Town had remained remarkedly
_stable.. ’ e

Significant changes in ‘the- proportion of one~parcel

1ots were axpected within the 22—year study period However,
‘\comparisone of prgbortions at five—year intervals did not *

show significant differences as all z scores fell below the -
‘cr1tica1 value. The null hypothesis that these pairs of A
'proportions were drawn from the same population had to be .ﬁ | )/"f
accepted‘ significant d;fferencea'in proportion did exist.
however, hetween dates marking the beginning and end of. ten~

year periods.A i" a‘.f/ .'“gja 'T R .

. '_' Changes in the proporticns of one-parcel lots through\

“"out the study'period were not éh&ractérizeﬂ by 1arqe de-" f“‘v;ﬁf;‘
*"1creases in short periads, but by a slower steady‘ﬁecrease T

1111

in their numbers which_peruced a very different-pattern of

?iand ownefship in 1977 than what had ex%ste& in 1955. 9[ o

's-‘:"'

*'-“’i’j The 1977 distribntien (Eiguxe 10), deepite fragmen- =
taticn processes, still was heavily skewed ﬁq the left B

eI, N ~
“.’ . . -
S M . - R J



indicating a high roportiOn of lote with one, two or tLree .
parcels- 87% ‘of the sample 100-acre 1ots contai five or//’“\*“
fewer parcels but, 74.3% had more than one parcézdand 56. 42%
haﬁ more than two' ?he percentage of one~parce1 lots had
decrease& by 49.63% since 1955 and the percentage of lots .
with more than two parcels had increased by.49.15%,

. ‘ _ The: 1argeat decreases and increasezkz;\sroportion
occurred in the last half of the studyhpenibd, The pro-
portion’ of-one-parcel lots did. not decrease as much’between ,

~1970 and 1977 as in the previous five-year period but the
proportion of lots with more than two parcels continued to
X\ "increase (Table 14).' Perhaps the Town is slowly proaching
\\ a base population of ownefs who do not want to fragment
‘. eir loo-acre holdings at the present time.’ Increases ‘K - f
" th number of parcels in ‘the Euture then, would‘b: the result -
of ¢ .tinued fragmentation.of prevaously-divided lots,. .To_
A determine whether this is the start ofca new trend, an analy- ‘.
sis of the 1977 “to 1980 Qeriod is needed. The. effeot of:

severance

l&%ions should also be eXamined in c%?junction
. with 1and fra _entation patterns. . "f - N ‘

[t

1 .
* . meac 4.2‘ ‘*‘.: 1

-

ii *Spatigi;?a - tion.of Lot angmentation Trends_' oL h'f,i

v ‘The pattern of 1ot fragmentation wasnnot uni{pf;'in ‘;'
the Town‘of Caledon, as shown.byxthe frequency histOg:ams |

Eor each of the four fo:mer townships (EigureSvll and 12), .
LR T <a .
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N Table 14+ Proportion and Changes in Provortion of One-Parcel
. Lots and Lots with more than Two Parcels
N C T .
. ‘ 5 |
date " % oflots with ® 8% of 6101:5 with more
_one parcel .__than two parcels
: ’ . - - 2
187 , 81.56 T - 2,24
1955 . 72.63 ' . 127
1960 63.69 LTt 15.08
. 1965 54.19 , 22.90
1970 38.56 ‘ 38.53
-~ 1977 . 25,70 . : R 56.42
: , } . . -
/ . i ' . { ( ‘ .
"% - l"'h ‘}\ - I
period - changeg in prop.‘éf - " change in prop. of lots o
: 3 Iots with one parcel with more than 2 parcels -
r . ! i E
. ' ; . .
1877-1955 . -8,93% Lo 5.03%
1955-1960 -7 =8.,94% . 7.82% -~
1960-1965 . .. =9.50% { 7.81%
1965-1970 -15.63% . 15.63%,
1970-L977 - -12.86% & 17.89%
, . - . e
<
These values are derived from Table 13.°' -
. . x 3 ' Ca - . .7 . - - - Q *>
- - , . - v A
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By 1977, the sample lots from Albion and " Chinguacousy
approached a norﬁar"distribution while thése of Qaledon

East and Caledon.West were stiil skewed to. the I;ft. Only .
‘3§u6§% of the' lots. inh Caledon West had mere than two parcels
w@ile Caledon East‘hag only 40.0% in is category, compared
to Albion with 75.18% and ChinQQacousy with 63.64%.

This trend of greaéer lot ffaqmentation activity in-
Albion and éhinguacousy can not be related to a higher ini-
;ial prqafrtion of lots with more than two parcels. 1In 1955,
AlBion énd Chinguacousy had the lowest proportions of lots
in ;his‘catéqory, 6.45% and 6.06% rgspectively while Caledon,
East and Caledon West had 10.00% and.6.83% respectively.

The greater amounts of fragmentation activity in these two
former townshiés perhaps may be explained by the greater .
accessibility that they have to metropolitan Toronto. If
this relationship is supported in the later regress}on
anéleis, it would suggest that ;ot fragmentation h:s been
éuided by potential commuter residence location rather

than less loéation-conscious investment interest.

Spatial variations in the numbé; of gércelsfher lot
were also found w@thin ?ﬁe former todnship of Albion. Al-
though a lérge amount of averaging was done in this analysis
té produce values for concessions (north/south oriented

blocks) and blocks (east/west oriented blocks), a pattern

emerged in the‘éouth and east, sections of the township

.‘(
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shoying higher fréqu?ncies of heavily fragmented lots.
Lowest values were founé in the northwest section whiéh also
has the greatest straight-line distance to downt;wn‘Toronto.
High values along the centre of the township perhaps can be
explained by the pgésence of Airport Road and Highﬁay 50,
two major highways leading to Toronto.

A brief analysislof the changing proportions of the
parcel per lot classes re-affirmed the belief that land
fragmentation trends in Albion Snd Chigg%acousy differed from
those in Caledon Fast and Caledon West., Fi@ﬁre 13 shows the
decreases and increases through time in the proportion of
one-parcel lots and lots with msre than two parcels for each
township. Decreases and increases in Albion and Chinguacousy
were more pronounéed, especially if the later periods. Only
Chinguacousy showed an increase in the proportion of one- |
parcel lots (betweén 1877 and 19551\pérhaps due to farm
consolidation in-this good agricultural area. However, in
the last two periods, ChinguaéousY had the most intense land
fragmentation activit&. This former township had both the
1érgést decréases in the proportion of one-parcel lots and
the largest increases in the proportion of lots with more than
two partels. From 1965 to 1977, Chinquaqousy increased its
proportion of lots in the latter category by 51.51% while
Albion's increased by 40.32%, Caledqn West's by 22.72% and

Caledon Fast's by only 15.00%. In addition, only
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FIGURE I3

CHANGING PROPORTIONS OF I-PARCEL LOTS
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Chinquacousy's lotg increased their rate of fragmentation
in the last period The other three townships showed a
decreasing rate of parcel creation. As the best agricul-
tural area'iﬂ the Town of Caledon. this land fragmentation
in Chinguacé%sy does not coincide with the stated government

§

policy of preserving large tracts of land for agriculture,.

iii. Stability of Lots with Regard to the Number of Parcels
Counter to’ the phenomenom of ins£ability in éhe
number of parcels per loo-ackéylot through time, is'the‘
fact that some lots did remain in the same state. Some lots
were m;intained as intact one-parcel lots or, when some
additional parcels were created. the fragmentation process
did nét continue and the number;ﬁf parcels femained constant
throughout the remainder of the Qtudy period. Tables of the
state oﬁ?ea?h lot were\coﬁpiled for five dates; 1955, 1960,
1965, 1970 and 1977 in order to study this phenomenom. From
these, transitioh matrices for each time period e.g. 1955 to
1950 were compiled which could be used to predict the proéa—
- bility of‘transitions froﬁ sfate to state The pfobabilities
of }ots rémaining in the éame staté are shown in Table 15.
The probability of a lot remaining in the same sﬁaye
~for all periods between 1955 and 1977 tended to decrease as
tﬁe nuriber of parcelé_per lot increased, until a certain
number of parcels éer lot was reached. Only those parcel

“classes with more than five sample lots were studied, which
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,in this analysis, were those lots with seven or feQer parcels
per lot.

The seben'states could be divided into three qroupé
of low, mgdiuﬁ or high stability. The average probability
of state stability'for the entire 22;year éeriod was used
for this classification. In general, those lots with the
greatest number of parcels were the most.Ftable, those with
one or two parcels per lot had mpdium stabilities and those
with three to five parcels per lot were the least stable
This supports the theory that once lot fragmantation has been
initiated, without controls on land sales, it will continue
to a certain point, which this Analysis suggests to be six
or seven paréels. ’

Through éime,'twp trend§ were evident. For lots
;ith'one to three @arce;s, the probability of remaining in
the same state decreased thxough time (Table 15). 1In contrast,

-

the lots with five or six parcels had a greater probability s
of remaining in the same state in the later periods. The" lots <'/-«
with seven parcels' vere equallv stable in.all time periods., -

These analyses through time and for varying num-
bers of parcels per lot indicated that today, the least
stable lots are those with three of four pafégls and the
most stable are those with flV?‘fg seven parcels.

The state stability of lots also varied among the four

‘former townships. Chinguacousy had the least stable lots with



Table 15: Probability of State Stability

N

,

1 -1 2 -

\¢

92

peri\c;d 2 3 - 4 - 4 5 - 5
1955—1§§§ .86 .78 .73 1.00 -
1960-1965, .85 .74 .54 .71 .25
« \ ) . M
1965-1970 .71 (: .61 .71 .54 .75
1970-1977 \67 .56 .62 .68 .91
¢
\\ .
period 6 - 6 7 - 7 g - 9 - 9 9+ - 9+
1955-1960 - ,\"\ . - - - -
1963-1965 - 1.b8\\ - - 1.00
1965-1970. .76 1.00 1.00 1.00 1.00
1970-1977 .83 1.00 -+ .33 .33 ,1.00
. N
\\
i . i
N = 179
- \\
. N
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an average state stability of 0.67 and Caledon East's were

the most stable with a transition probability of 0.717

Through tim?, average state stability for all states decreased
from a probability of .0.81 in the 1955 to 1960 pegiod to a
transition probability of 0.61 in the 1970 to 1977 period
{Table 16). Chinguacousy, the most stable area at” the be-
ginniné of the study period, became the least stable area by (

t

1965. Stability 3150 decrea;ed as the number of p%fcels per
lot increased. Agai%iggﬁinguac usy had some of the lowest
stabilities for one and two:par:;I\igts.@ 1 S//

Despite these variations in lot stability, through-
out the study period, the 1arge§t transition probabilities —
were thosé representing the probability of'a lot remaining
in the same state. In all transition matrices, the largest
frequencies were found alohg the diagonals indicating no
state change. In thg majority of caseg, the second highest -
probabilities were a transition to the next parcel class,
indicating the creation.of only one new parcef on the lot
in the five-year Period. For all time periods and all

]

initial states, the average probability of a lot remaining

'in the same’gb‘giior moving to the next one was 91%. This

suggests once again a process of gradual lot fragmentation
rather than an abrupt transition from one to many parcels
per lot.  This tendency for no or only-small state changes

has been stronger since 1965 than in the 1955 to 1965 period.



' Table 16: Iransigipn*?rgsabiiities :

A: state stdbility - states 1 to 3, varying time periods

1955-1960 1960—}965 1965-1970 1970-1977

Ching.ﬁ .88 Cal., W, .78 Albion ,69 ‘Cal. E. .67
Albion .88 - Cal. E. .78 Cal. ﬁ. 67 = Cal. W. .64
Cal, w. .75 ~ éhing. .76 -Cal. Ww. .64 Albion .:56

cal. E. .74 Albion .66 Ching. .47 * Ching. .55

»

% = .81 X = .75 X = .62 X = .61
B state stability --- entire study period, varying states
1l -1 2 - 2 3 -3

e

Cal. E. .84 Cal. E. .81 Albion .77
qal. w. 083 Calt wn '.65 Chinqa .65

- - Albion .71 Ching. .64 Cal. F, .63
Ching. .71 Albion .62 Cal. w, .61
X = .77 X = .68 X = .67
£
o .
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\;%Es perhaps indicates the importance of severance controls

on the land fragmentation process. &

iv. Size Class Distribution of Sample Parcels
‘The previous section described the changes in the

number of ind;vidually;owned parcels. An analysis of the
size §f the parcels provided additional information on the
pattern of land ownership in th Town of Caledon in=1977.

Trends in severance activiéy and the effects of
severance controls on land sales were evident i; the parcel
size distribution of the sample lots for the Town as a
whole and for the individual former townshigs (Table 17).
As expected, the largest percentage of the tptal number/fi\:L
of parcels, 42.3%, was 1in the smallest éizé class,-;zgfe-'
senting land holdings of 10 acres or less.. Relatively
larger percentagé; in classes 2, 3, 5 and 10 reflected the
1Q43Cre severance restriction, the 25-acre severance
restrictionB, lots with two SO—ac;;‘parceis originally and
relatively intact 100-acre lots, respectively.

As so many parcels were 20 acres or legs in size,
thé first two classes were broken down further‘(Table 18).

Once again, larger frequencies in the 10 acre size class

reflect the l0-acre severance restriction.

—

37. punter, op. cit., p. 161.
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‘- Pafffe 17: Parcel Size Distributions - Percentace of Township

Totals

size class Albion Ching. Cal. E. Cal. w.
(acres) n=62 n=33 n=40 n=44
o - 10t 49.2 49.0 30.0 32.5
10.1 - 20t 18.1 1.0 15.4 11.4
20.1 - 302 7.1 10.4 5.5 . 11.4
30.1 - 40 2.9 3.1 5.5 2.6
40.1 - 503 5.8 5.2 5.5 12.3
50.1 - 60 1.7 3.1 5.5 3.5
60.1 - 70 0.8 0.0 0.0 0.0
70.1 - 80 1.3 0.0 a:4 ¢ 1.8
80.1 - 90 0.8 2.1 5.5 0.9
"90.1 - 100% 8.8 24.0 15.4 14.0
©100.1 + 3.4° 2.1 7.7 9.6

l0-acre severance restriction

25-acre severance restriction

"lots with two 50-acre parcels originally
«original l100-acre lots

W N

3
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Table 18: Parcel Size Distribution - Percentaace of Township

Total *

size class Albion Ching. Cal. E. Cal., W.
(acreas) n=62 n=33 n=40 n=44
p 2 26.1 43.8 12.1 8.8
2.1 4 8.4 1.0 9.9 9.6
4.1 6 3.4 1.0 2.2 4.4
6.1 - 8 1.7 0.0 2.2 3.5
8.1 10 9.7 13.5 3.3 6.1
10.1 12 8.8 0.0 4.4 2.6
12.1 14 2.1 0.0 6.6 4.4
14,1 le 0.4 0.0 1.1 0.0
16.1 18 4.2 0.0 0.0 1.8
18.1 20 2.5 1.0 3.3 2.6

1

‘10-acre severance restriction
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General land—ﬁse descriptions were listed in the -
assessment for each parcel. Residéntial parcels composed
73.1% of the holdinas 20 acres or smaller in size; 64.4%
were non-farm residences (RU) while 8.7% were small farms.
(FRU) . .

A : .

As in the pattern of lot fragmentation, there were
spatiai variations among the former townships with regard
to the parcel size digstribution of their sample lots.
Albion and Chinguacousy had respectively 49.2% and 49,0%
of their sample parcels in the 10 acres or less élaq%.
while Caledon East and Caledon West had only 30.0% and
32.5%. Albion also had a relatively large percentage of
parcels in the 10.1 to 20 acre apd the 20.1 to 30 acre
classes. These were probably l§nd sales affected by the
severance restrictions mentioned earlier. Chingquacousy,
however, had very few parcels in any other class except
the 90.1 to 100 acreaclass. of the.49 small parcels
(smaller than 20 acres), 42 or 86% were two acres or ;
smaller in size. These fiqures show, that in this area of
the Town, the past pattern of land sales involved the
sgyggance of only one or two small parcels from 100-acre
héldinés._ Residences were fqund on 81.3% of these small
parcels compared to on;y‘63.1% in Albion. This indicates
that, at leaéz, there are not as many small, idle parcels
on the good_agricultural goils of Chinguacousy as there

A
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ﬁﬁareas of the Town nearest to Toronto. 4
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are on the poorer soils of Albion. Overall. the larace
number and proportion of small parcels in both these town-

[y
ships again indicate a more active land market in those

—

»

The townships of Caledon East and Caledon West <

had a relatively minor role in the provision of residential

parcelks. Their parcel size distributions were more unifqrm
with only about one third of their pa£cels in the 10 acres
or smaller class. Only 12.1%‘and 8.8% respectively of
their sample parcels were two acres or smallgr in sigze. 1In
both areds 78% of the small parcels had a residential

structure. .

-
(X

v. First Order'Markov Chain Analysis

The analysiixégstransition probabilities showed
that the number of parcels per lot in th§ Town.of Caledon
had a marked tendency to remain stable or to increase bf
only one parcel in each five-year period, Some rudimentary

analysis was undertaken to determine what processes govern
& s

; the transitions from state to state when they do occur.

A first order Markov chain énalysis was chosen as its pre-
dictive aEility, if this process was féund to exist,'would
be ugseful-in describing future land.fragmentation patterns
in the Town if development was allowed to continue under

-

thd present system of planning con;rols.
- BN
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 First order Marko§ chain theory4 states that the
state of a variable under study at time t + 1 is solely
dependent on the state at time t. For example, in this
study, the number of paf&e;s contained by a lot in 1960
would depend enti;ely on the number of parcels in that
lot in 1955.
Initially, the data set of 179 lots was tested
to determine whether the numbe£ of parcels at a certain
time was statistically independent of the number of
pércels per lot in the previous time period. If this
independence was proven. no further analysis on pro-
cesses controliing state tran;itiqna would be necessary. 0
Under the hypoﬁéesxs of, independence, the pros~:
portion of sample lots &Q\ph would make the transition from .
' state i to-state j between the time t and t + 1 would be
equal éo the produtt of the proportions of the total sample
in each respective state at time ¢t and ¢t + 1. This propor-

tion was then multiplied by the total number of sample lots

to determine the actual number of lots which would make .

X

&

this transition given the concept of independence. In this
mqnnerﬁ expected values xere‘generéted for four transition
tables representing the periods 1955 to 1960, 1960 to 1965,
1965 to 1970 and 1970 to 1977. One criterion which was’

4R A. Howard, Dvnam;gAProbabilistlc Systems: ¢
Markov Models, (New York: John Wiley and Sons, 1971), chap 1
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establisheq was that lots could only remafﬁ in the same
state or move into a ﬁiqher state. Lot c¢onsolidation was
not permitted (moving to a lower state) as allowing this
type of transition would greatly distort the transition
probabilities causing the expected values to differ very
greatly from the observed data.

The matrices of expected wvalues were then compared
to the matrices of the observed vaiues fof.each of‘the
four periods and chi-squared tests were performed.  All
chi-squared values exceeded the critical value and so
the null hypothesis, that state transitions were independent,
was rejected and further analysis to determine the processes
governing transitions was undertalen. |

In first order Markov chain analysis, the probabil-
ities'of state transition between time't and t + 1 are used
to determine the probabilities of state transition between
time t + 1 and t + 2 and therefQ;e the t + 2 distribution.
The t to t + 1 matrix is squared. to produce the t + 1 to
t + 2 matrix ana the resulting probabilities are converted,
in this case, to the number of lots which would make each
particul;r transition, X

Only four states weére used in this anaiysis, the one .
to four parcel étates, in order to eliminate non-accessible

states. If some state in the initial distribution had a

zero probabiliéy of heing entered, this would prevent entry

S
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into that state at any time in the future.

Preliminary analysis of lqt fragmentation trends
indicated that the trangition from few to many parcels éer
lot was not governed by a first order Markov chain process.
The number of parcels per lot at one time beriod did not
seem to determin; the number of parcels which existed by
the next period. Table 19 shows:that the 1955 to 1960
transitions were not good indicators of parcel state distri-
butions in 1965. A chi-squared goodness of fit.test was
used to.compare observed and expected values. The chi-squared
value fell below the critical value and the null hypothesis
that thesé probabilities were not governed-by.a Markov
process had to be accepted. The eXpecéed probabilities
under-estimated the number of lots which femained'in the one-
parcel state and over-estimated those which would move to a
higher parcel class.

The data was again tested using tﬁe 1960 to'196§~‘
probability distribution as a starting point. The matrix
derived was a good predictor of the distribution in 1970
but it couid not be extended accurately to produce the
1977 distribution. The 1965 to 1573\§istribution, when used
as a starting point, under-estimated the stability of one-
parcel I;ts and over-estimated the probability of transition
of the othér states, as the 1955 td 1960 distribution had

done.
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Table 19: Generation of Expected Values in Markov

Analysis
1955 1960
parcel parcel class
class .
1 2 3 44 1. 2 3 4+
1l .86 .07 .02 .05 1l .74 .11 .04 119
5 2 .05 .78 .05 .12 2 .08 .61 .08 .23
P = -
3 0 0 .73 .27 =] 3 0 0 .53 .47
2 4+ 1 0 0 0 1.00 4+ 1 0 0 - 0 1l.00
. . r;\\
- ‘/-
- " 1950 to 1965 .
expectéd distribution »-observed distribution
1960 1965 1960 1965
1 2 3 4+ 1 2 3 4+
1 84 12.5 5 12.5 1 97 . 12 2 3
"2 3 23 3 9 2 0 28 5 5
"‘$ . 3 0 0 7 6 3 0 1 7 5
4+ 0 g 0 14 44 0 0 0 14
)
VA :
v X2 = 18.42

critical value at the 95% confidence level and 9 degrees
of freedom = 16.92
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From thi; brief énalysis, one could conclude that

" the transition of lots from one parcel class to another is
not governed by first order Markov chain proceéses. However,
the\tégz; of independence had shown that the transitions
were not independent. One possibility 4s that the transi- , -
tion probabilities are tﬁe results of a’higher order Markov .
chain seduence and that "waiting periods"i’before a change
in state occurs., are a major cont}oiling factor. _The first
order Markov chain analysié did tend to under-estimate the
étability of one~parcel lots. If éh@s process had been
proven tb exist in the fraamentation of lots in the Town of
Caledon, some predictions could have been made Ttoncerning
future trends in the Town. '

There are several reasons why a fir%t\order Mgrk?g
process using the’ngkber of parcels per lot as the transi-
tory &ariable, has‘proven @ifficult to apply to this lot |
' fragmentation-analysis.® First bf all, the tendency to
fragment was not constant through time. In the latter part @
of the time.period, there was.a greatef demand fok ru;al
land for resideéential devélopment. Also, the owner of a
100-acre parcel has several options available if he decides
to sell some property. Options include severing one lot.
severing several lots or selling one or more larger sections.
The actual numbei of parcels c?eaied dgﬁgnds on the circum-

‘'stance that the Sriginal owner (s) has‘(héve) decided to sell,
o .

~

-
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rather thi&n on the number of owners present. The number i
of sales which the owner decides to make reflects his
fipancial situation, the use.to which the land has been
put, the availability of buyers and cur;ent'controls on
land sales, among other influences. The same is true of
thg f}agmentatioﬁ of 100-acre land'iaeas which have more
than one landownér. The responsibility for further parcel
cr;;;ion often rests with tﬁe major.land holder and his
decisions. As more parcels exist in a l100-acre area. the
probability of furthgr fragmentation will decrease’rather
than iACrease due to ﬁhe\facﬁ that the major land holder has
received sufficient financial returns from past salgs and
no longe? needs to impro@e his financial position in this
mann?r, but this will vary among owners. Creation of any
more new parcels could interfere with the méjor land
holder's ggasons for ggﬁing tﬁe land, such as farming. Also,
owners of small sevéreé parcels would bé unlikely to fragment
their holdings. .

' Futﬁre éttempts to understand processes governing

land fragmeéntation trends should concentrate on identifying

similar "types" of sellers‘withkiimilar decision processes

J . e
R 2

rather than actual numbers of sellers. . —

-
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vi. Regression Analysis of Land-Use Variables Related to
Variations in the Number of Parcels per Lot in 1977.

A stepwise multiple regression analysis was per-
formed using the number of parcels per l100-aere lot as the
dependent vériable. The‘indepeﬁdent variables measured
certain locational, physical and land-use characteristics
of the lots believed to be linearlySrelated to variations
of thé dependent var}able. These variables are listed in
Table 20 with each expected relationship to the dependent
variable. Nominal variables were repreggnted in the analy—-
sis by dummy wvariables. These are explained in Table 21.
The iRDA agricultural capability'va;iable was transformgd
into ah interval scale with the use of Noble's index°.

Three sepafate regreséions were performed for each
of the three types of variables. The seven variables
contributing the greatest amount to the increase in their
respective r2 values were used in a final reggession -
analysis. The interval variébles_all exhibited the ex-
pected relationships to the dependent variable, The dumgy
variables used indicated that ailarger number of parcels
per lot would £e~associated with the presence of a stream
and a smaller number of parcels would be associateqw

with gravel roads and shrub woodland vegetation covering

.over 75% of- the, lot.

-

\ . . -
QH.F. Noble, An Economic ‘Classification of Farms in

Eastern Ontario, (Toronto: Department of Agriculture, 1971). .

o

‘JL “
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Table 20: Indegendent Variables Used in the Analysis of

Variations of the Numbér of Parcels per Lot

variable description type of relation._..
data to Y

1) physical characteristics

TOPO change in élevation interval positive
within the 100-acre lot :

WOOD' presence of a woodlot nominal’ r -

DRAIN presence -of a stream nominal -

; or lake ‘

AGRIC soil capability for interval negative
agriculture

REC land capability for ordinal positive
recreation

2) locational characteristics

ROADTY type of road- surface nominal -
on concession road

by :

NOROAD number of roads interval positive
bordering the lot

DCOMM - straight-line distance interval negative .
to nearést low order
goods commercial
settlement

DMETRO straight~line distance interval negative
to downtown Toronto

3) land-use characteristics M

LANUS intensiﬁy of agricul- nominal -

(continued onﬂpage 108}
. &

tural land--use

4
X <



Table 20: continued
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description type of relation
data to ¥
TRANS number of land transac- interval positive
tions since 1955
excluding inheritances
.NRES number of residences on interval positive
. 3 neighbouring lots
NLANUSA intensity of agricul- nominal -
NLANUSO tural land use on the nominal -
NLANUSB lots above, opposite nominal -
? and bélow (3 variables)
PRLANUS intensity of agricul- nominail - -
tural land use in 1969
Table 21: Dummy Variables
DRAIN 1 - no water bodies LANUS 1 - intensive
2 - stream N sa agriculture
3 - lake’ N 50 2 - non-inten-
. ‘ NLANUSB sive agric.
WOOD 1 - no woodlot PRLANUS 3 - idle land
2 - woodlot 4 - scrubland
5 - .woodland
ROADTY 1 - gravel 6 - recreation
. 2 - sealed 7" - urban
3 - regional road -
4 - provincial )
" highway

T
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The linear equation produced by this gnalysis was
Y' = 3,32 4+ .33 (TRANS) - .05 [DMETRO) + .04 (NRES)

+ .25 (DRA;N é) - .40 (ROADTY 1) -~ .27 (LANUS {)
The summary table ié presented in Table 22,

The. variable represeasting the number of land
transactions between 1955 and 1977 alone explained 55%
of the va;iation in the dependent variable. The stepwise ,
addition of the remaining variables raised the final
explanation to 64% with the variable Measurinq/gﬁa‘gyraight-
line distance to Toronto (DMET%O) contributding the sézapd
largest amount to the overall explanation. herefore, ibts"’"“\
with a greater number of oarcels would tend to‘ﬁgsé had a
large number of land transactions in the past and wodld
be located nearer to Toronto. ’// [“

The use of the trangactions variable might l
questioned. Lots with a large number of parcels would
need to have had an equal number of transactions in the

L]

past, but a large number of transactions does not necessar-

‘ily require the existence of a large number Tf parcels.

These transactions could have involved the transfer of
large, intact blocks of land. Invariably, the number of

transactions on lots with a large number parcels greatly

'exééedeq the number of parcels while lots with only a few

pa;cels_had, usually, only the number of transfers needed

to create the parcels. Therefore, the strong relationship

-



]

Table 52; Summary Table of Regression Coefficients

‘T

variable .~ B r {‘mult. r rz change r2 F

sign.
/ ]
TRANS .33 .74 .74 .55 .552  52.9 0.0
DMETRO  =.05 =.37 .79 .63 .074  35.1 0.0
NRES .08 .21 .79 .63 .004 23.2 0.0
NOROAD .29 .20 .80 .63 .004  17.3 0.0
DRAIN. 2 .25 .23 .8 .64  |.003  13.7 0.0
ROADTY 1 ~-.40 -.30 .80 .64 .002  11.2 0.0
LANUS 4 -.27 -.22 .80 .64 .001 . 9.4 0.0
P
1
3
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between parcels and transactions really indicated that

-those lots had been very active in the land market, more

so than was necessary to simply create the parcels.

o

vii, Summary

The fragmentation of 108-acre lots into a number
_of ind?vidually-owned parcels during the study period was
examined in order to study changes in land ownership
patterns. Little change in the land holding pattern occurred
between 1877 and 1955 but noticeable qhanges in the proPér-
tion of one-parcel lots and lots with more than two parcels
were’ found. in .the 22~-year study pefiod.' i

The largest increase in the number of lots with
more than two parcels occdrred after 1965. Dé%reases in

the proportion of one-parcel lots slowed after 1970, perhaps

suggesting the existence of a basg pépulation not interested

in fragmehting their holdings at the present .time. 'In‘the.

latest period, 1970 to 1977, the‘former towniship of
Chinguacouéy had the most intense fraqmentation activity.

In 1955 the maj?fity of the sample lots in all
former townships were in the one-parcel Siggs, but by 1977, -
the distributions in Albion and Chinguacousy were approach-
ing normal distributions, with modes in the five—parcgi
and three-parcel class respectively.

- The highest transitioq probability for all time
periods was for a‘lot to remain in the same state, but

<
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¥
these probabilities decreased through time, The secand

highest probabilities were for lots to increase tﬁeir,parcel

class by only one parcel, indicating processes of qrédual, -

rather than abrupt, fragmentation.

Lots with the greatest numbey ®f parcels, six or

s

\\_’////*Beqsn, were the most stable, fpllowed by one or two-parcel

lots Through time, the stability of one to four-parcel.
lots\¥ended to decrease while the stability of five and
six—pgiqsi/kéis tended to increase. Therefore, today,
‘those lots which are the least stable are those with three
or four parcels. Since 1965, of all the former townships,
Chinguacousy had the 1ow;st state stabilities, especially
for lots with two or three parcels.

) The largest percentage of all sample parcels was
in the 10 acres or less size cléss and a majority of these
were less £han two acres in size. ,Albion and esvecially

Chinguacousy, had large proportions of these very small

parcels. Relatively larger frequencies in the digtribution

marked the effects of minimum lat sizelseverance restrictions.

The proportion of parcels 20 acres or less in size

with residenti¥al structures varied among the townships from

fragmentation found_to exist in Chinguacousy, and this

relatively high incidence of residential structures on small

parcels, would indicate that newly-created parcels agé*b,‘ng_

F -7 SN

. : : ) - : ' ;f{

=

«

81.3% in Chihguacousy to 63.1% in Albion. The rapid lot
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put to residential uses immediately, rather than being-
left idle as the case appears to be in Albion. -

A first order Markqv chain énalysis did not ade-
quately predict parcel class disiributions. The 1960 to
1965 transition probabilities produced a distribution
similarnto the actual 1970 distribution, but could not be
extended to accurately predict the 1977 distribution. The
pfedicted distributions tended to-under-estimate the
probability of a lot refraining stable. One reason for the
failur2 of th}s technique in predicting land fragmentation
trends was perhaps éhe fact that the tendency for a lot to
fragment was not* constant, but increasing, throuah the latter

half of the study period, especially for lots with more than

two parcels. Also, the nunber of newly-created lots was not

b % '

. dependent on the number of parcels in the former time period.

ion processes of the individual land owners.
multiple regression analysis showed that the

of transaétions of land and the distance to{downtown
Toronto éxplained the largest amounts of variation in the
parcels per lot. Lotg with a large number of

=

ose land owners, past and present, a
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Caledon, was that the land is rapidly being divided into
small parcels which serve as residential sites. The in-‘
creased fragmentation since 1965, the large number of very
small parcels, the ac€ive‘1and market and the location of
logs with a large number of parcels near to Toronto indi-
cated that land ﬁgaqmengation in the Town has been geared

towards the provision of residential sites for commuters.

o



CHAPTER VIII

ANALYSIS OF RURAL RESIDENCE CONSTRUCTION TRENDS

o

Fragmentation of l100-acre lots usually brings about
a decline in agricultural activity as many parcels of i1and
remain idle after sub—division., However, actual urban
penetration into a rural area is not accomplished until
newly-created parcels become the sites for exurban resi-
dences. An analysis of the change in the number of resi;
dences per 100-acre lot was undertaken in order to determine
whether the new parcels created in the Town of Caledon were
being used for residential ﬁurposes, or, by remaining
vacant, represent at this time more of an investment inter-
est for their owners. _

The data used for this analysis were obtained from
provincial and federal aerial photography as well és field
survéys. Coverage was available for 1955, 1964 and 1976.

No attempts were made to distinguish farm and non-farm
hdusingt The diffe;ence in length of the two time périods
defined by tgese three datés did prevent a comparison of
tyends betwggn\time periods suchiﬁs was possible with the
1ot1ffégmg§tation data. 1‘ .
In iQES, by . far ghe'lérgest proportion of sample '

lots had .only .one parcel and one residence (Tables 13 and

115
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23). oOf thé 184 sample lots used in the residence analysis,
72.28% had one fesidence and 22.28% were vacant. By 1977,
the proportion of one-régidence lots had decreased to 34.24%
while the proportion of vacant lots decreased to 13.50%.
Two and three residence lots increased their proportions
most noticeably but the final éistribuﬁion (Figure 14) °
remained skewed to the left. The proportion of lots in each
" residence class had clearly been changing through time as
the number of parcels per lot incfeased. One obvious ques-
gibn is whether residence construction had proceeded at the
same rate as pérsel creaéion or whet@er there was a notice-
able difference in the‘rate of these tyo activities,

A simple ratio measure of Fhe nﬁmber of parcels to _o
the number of residences was used to study the rate of ’f;)ﬂ‘
residence construction. Between 1955 and 1977, the number'
of parcels increased by 313, or 129% while the numbef of
residences increased by only 128, or 89%. This slower rate
of residence construction produced increasing parcel té
residence ratios for the three dates: 1955 - 1.68, 1964 -
1.87 and 1977 - 2.04.

/)  The analysis of state stabilities and transition
probabilities concentrated on comparisons among frequency
classes within each time period, rather than between time

- periods kTable 24). Between 1955 and 1964, one-residence

lots had the greatest probability of remaining in the same

o
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Table 23: Frequency Distribution of Number of Residences

per Lot

no. of residgéces % 1955 $ 1964 $ 1977
0 22,28 19.57 13.59

1 72.28 63.04 34.24

2 5.44 10.87 21,20

3 - 4,35 16.30

4 - 1.63 6.53

5 - 0.54 2.72

6 - - 2.72

7 - - 0.54

8 - - . 40.54

9 - - 0.54

10 - ~ 0.54

more than 10 - - Q.Si

3
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Table 24: Transition Probabilities

T 119

.00

@

no. -of

residences no . of residences 1964

1955 . :

0 1 2 3 4 5 6 8 19+

) .78 .15 .02 .05 .00 .00 .00 .0 .00 .00
1 .03 .83 .10 .03 .005 .005 .00 .00{ .00 ‘.00
2 .00 :00 .60 .20 .20 .00 .06 .00\ .00 .0O
3 .00 .00 .00 .00 .00 .00 .00 .00 .00 .00

no. of .

residences no. of residences 1977

1964 -

0 1 2 3 4 55;5 6 7 8 9+

o0 .56 .17 .14 .06 .07 .00 .00 .00 .00 .00
1 .04 .48 .22 .17 ,03 .00 .10 .05 .05 .18
2. .00 .05 .45 .20 .10 .05 .10 .00 .00 .I05
3 .00- .00 .00 .50 .13 .37 .00 .00 .00 .00
4 .00 .00 .00- .00 -.66 .33 .00 .00 .00 .00
5. .06 .00 .00 .00 .00 1.00 .00 .00 .00 .00
6 .000 .00 .00 .00 .00 .,DO .00 .00 .00
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1

state, followed by wvacant and then two-residenée lots.
These one-residence lots had the lowest probabilityZof
increasing their number of residences while those lots
with two residences in 1955 had the greatest probaqglity
of increasing to three residences by 1964. Two-residence
.lots also had the greatest probability of adding two more

3

residences,

In the second, time period, 1964 to 1977, only those
lots with'three or fewer residences were studied as fhe other
residence states each had fewer than five lots which tended
to exaggerate transition probabilities.’ Lots with two res-
idences were the least stable in this period and vacant lots .
were the most stable. , .

A contradiction appears to have occurred in the ana-
lygis as,  on the one hand, the proportion-‘of vacant lots
declined; while, on the other hand, these lots are described
as being the most stable between 1964 and 1977, However,
this latter description is only a relative measure, indi-
cating that the one, ;&o and three-residence lots were
even less stable. . ‘ | =

Perhaps a similar situation té the lot fragmenta-
tion trends ‘exists. The proportion of’ﬁotal lots which
were'c1assifiea as vacant decreased by only 8.68% because
tﬁéir owners :epreseﬁt a groué which is not ‘interestead in

converting their land to residential uses. In 1977, 48%

»
’;r »

[l . -

v
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“ .
of these vacant lots contained only one parcel and 32% had

two parcels. Therefore, the oéen spéce character of the

¥

25 vacant lots was largely controlle? by 28 land ownexs,

i. Spatial variation in Resi@éREE‘EEEEtruction Trends

An analysis.of the spatial variation in residence
consérgction trends waé undertaken using data for the
former townships. Table 25 contains the ratio of parcels
to residences for each township at the three study da£es.
All but Chinguacousy had the highest ratio in 1964. This
indicates that b& 1977, residences had been erected as
parcels were created in addition to those erected on some
formerly vacant parcel;. Chihquacousy's rate of parcel
creation, as explained in Chapter Vi, continued to in-
crease throughout the’study period.

The total numbers of new parcels created, and
residences cons?ﬁﬂtted between 1955 and 1977 are shown in
Table 26. From these figures, yearly averages of parcel
"creation and residence coéstructlon could, be computed,
which show the universal t}end of greater parcel creation
and residence construction in the latter opart of thé study
period. Also noticeablg\§re the higher frequencies of )
these two‘aétivities in Albion, the former township nearest

to Toronfo. Albion also had the greatest potent1a1 for

future residence construction, as- 48 of its rcels
. . )
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~ Table 25: Rgﬁio of Parcels to Resgidences

, _1955 1964 1877
Albion ~  1.65 2.12 1.46
Ching. 1.60  1.53 1.56
cal. E. .. 1.67 1.79 1.39
’ cal. w.  1.80 .1.83  1.60
Table 26: Increases in the Number gf‘gg;gelg
Albion Ching. ~ Cal. E.  Cal. ¥,
total ho. 172 55 37 \ 49
;7 1955-1964 -7 12 12 23
1964-1977 118 43 . 25 26
(68.8%)  (78.28%) (67.6%) (53.1%)
average no. »
PEISIE, 60 13 L
1964-1977 9.8 T 3.6 2.1 T 2.2
Increases iﬁ the Number of Residences
total no. 124 37 33 . - 35 g
' 1955-1964 14 10 10. 12 -
1964-1977 110 27 23 ' 23
(88.7%)  (75.0%) (69.7%) (65.7%)
av;raqe no.
‘per year : ’

1955-1964 . 1.6 1.1 - 1.1 1.3
1964-1977 . 9.2 2.3 . 1.9 1.9
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remained vacapt, while Chinguacousy, Caledon East and
Caledon West had only 19, 4 and.14 new vacant lots respec-
tively. h
The transition probabilities for the individual

townships are summarized in Table.27 for those states
which had five or more .lots -at the in;tial daée. State
stabilities varied spaﬁially and temporally. In the
first time period, vacadtrlots were more stable in Albion
and Chinguacousy, while oqe—residence lots were more o
stable in Caledan East and Caledon West. By the second time
period, the stabilities for.all states had dropped consid-

ably, especially in Albion. ‘Both vacant and one-residence
lots were moré stable in Caledon East and Caledon West. As

-

a consequence of these lower stabilities, the average tran-
sition probabilities had increased in the secéond time éeriod.
Albion again had the highest transition probabilities im

this period.

ii. Changing Structure of the Rural Population *”\\

As the growth in the number of non-farm rural
residences affects the size of the rural population, changes
in this population group between 1956 and 1971 were examrined
using census data from these two years. ' Three bopulatiop
classes were aefiged - farm, fésiden;s of sﬁall unincorypor-

ated hamlets, and "others". The #fother" class represented



Table®27: Transition Probabilities ~ Townships

(4

Cal. W,

124

1955 - 1964 Albion "Ching. Cal. E.
state v )
¢change
0-0 .90 .86 73 .69
1-1 .81 ’§9~_ .85 .85
0-1 - .14 .18 .23
1-2 .13 .16 .04 .06
14;4 - 1977 .
state —
change
0-0 .30 .66 .66 .64
1-1 - .33 .43 .52' .68
0~1 , .30 .17 .11 .09
1-2 .23 .24 .32 .10
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the low dénsity, non-farm rural residence population.

In 1956; for all townships studied in the agricul-
tural analysis (Figure 6), the‘largest proportion of each
population was in the farm class. The farm residents on
average represented 58.67% of the total population of each
township. Unincorporated settlements represented an
average of 21.28% and the "other" categry, 22.13%. By
1971, the proportions averaged 25.77%, 24.77% and 49.46%
respectively.’ :

These figures indicate that the "other" category
‘experienced the largest proportionate growth while unin-
corporated settlements only grew slightly at the expense
of the declining farﬁ population.

By 1971, those townships with a low proportion
of farm population and a high proportion in the "other”
class were those immediately adjacent to metropolitan
Toronto: Esquesing, Nassagawaya, Albion, Caledon. Chingua-
cousy. King, Gwillimbury East, Whitchurch and Uxbridge.
The "outer"” townships had a higher average proportion of
their populationbliving"on farmé: 39.49% versus 18.15%
for the "inner" townships. 7

The total rural population in the 16 townships
increased by 24,838 people between 1956 and 1971, but the

number of residents in unincorporated settlemengg%increased

gy only 9,877. The number of residents in the ?oth%f"
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catedory meanwhile increased by,25;561 perigﬂgs' From these
figqures, it is eyident that new rural residents.-have shown
their preference.for non-urban locations, even if the
potential urban residential :reas were,small,hamléts.
usually with a population of less than 1,000 people and

low order goods e.g. gas, dgroceries were immediately

available in these ?ommunities‘

From this brief analysis, one can concluée that
rural non-farm residences were the new homes for almost
all the new residents in Zone 2 of the Toronto Centred -
Region between 1956 aﬁd 1971 and were nétijust part of a

more widespread building ‘trend.

-
-

iii, Summary

A significant decline. in the proportion of vacant
and one~residence lots occurred betweén 1955.and 1977 in
the Town of quedon. The number of parcels increased by

129% while the number of residences increased by only 89%.

In all areas of the Town, the yearly average rates of éarcel
creation and residence construction were hicher between

1964 and 1977 than between 1955 and 1964. Lots with two
residences were:the'most likely to increase their residences
throughout the study period, The vacant lots has th;?creat—
est state stability.'bﬁt only relative to the even less

stable one, two and three residence lots.

&

b
~
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The ratios of parcelg to residences peaked in 1964
for all areas but Chinguacousy whose nﬁﬁber of parcels
continued to increase at a faster rate than residence
construction. The smaller ratios dn 1977 for the other
areas indicated that residences w&re being constructed o;
parcels which had been vacant for@somé(tihe, as'weil as on
newly-created pafcels. Albion, the former township nearest
to metropolitan Toronto, had tﬁe highest overall rates of
parcel creat%%n and residence construction. ’

The proportion of the total rural population
classified as farm declined significantly between 1956 and
1971 while the unincorporated settlements increaséa their
proportion slightly. The largest proportionate growth was
' found in the number of non-farm residents. In 1971, those
townships with relatively small farm populations and larae
non-farm residence populations, were those iﬁmediapely ad-
jacgnt_to metropolitan Toronto. Absolute growth in the
small unincorporated settlements was small coﬁpared éo the
growth in the number of héﬁ-farm residents. ° Thecpolicy
directing residential growth in Zone 2 of the Toronto Centred
Region to settlement areas1 appears to be in ¢ trédicti;;
to the trends in residencé constructioh oécurJiZé during~the
last 22 years. Those who move to rural towpships probably

choose such a home site because they want to live in a rural

. 1Desicm for Development: The Toronto Centred Reaion.
op, cit. p.3." :

it
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environment. Also, as more and more people move to townships
lying in the hinterland of large urban céntres, small settle-

ments would quickly lose their distinctive character if they
i ;
were forced to absprb all the new residents.

1

%
i



CHAPTER IX

SUMMARY AND CONCLUSIONS

. This chapter summarizgs the findings of the rese;rch
and discusses the effects of the trends discovered on future
land-use and planning policies. ‘

y X Of the five minor hypotheses formulated regarding

trends in agricultural land use, three were substantiated,”®

-

one was partly substantiated and oné was reijected.

1) Farmland loss was nét uniform across Zone 2
townships.

#2) Farmland loss.was related to urban population
growth but could not be related to variations
in agricultural land capablllty or rural pop-
lation growth.

3) The percentage decline in the number of farms
since 1956 and the change in average farm
size were the census variables which explalned
the greatest amount of variation in the ’
amounts of farmland loss between 1956 and 1971.

4) The scale of the*remaining farm units varied
among Zone 2 townsghips. Decreases in the
number of farms oc Prred in all townships, but,
some areas had greater proportionate losses 1in
the area of farmL&nd than the number of farms.
Here, contrary (o) national trends, farms tended

- to remain smal .

5) There was no marked increase -in the proportion

. of land under non-intensive agricultural uses.
The .proportion of acres devoted to cropland,

¥ pastureland. and woodlots remained fairly stable.

The most‘important findinq was that changes in agri-

cultural land use have not been uniforin across Zone 2

-

| ' g 129
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towﬁsh?ps and therefore a single agricultural land-use
policy is not sufficient. The land area devoted to agri-
culture has decregsed in all townships and decreases in
agricultural activity can be inferred i.e, output of -
agricultural goods in absolute terms has alsd decreased.
However, 1971,.the remaining agricultural land was being
used in much the same way that it was in 1956. A zone

of non-intensive agricultare as defined by Sinclair1

has nQE/;;:;:i:I;:;QTB In f;ct, the opposite seems ‘to . ; k;
have occurred. Farmland which was remdvéd from production
tended to be non-improved land. . PR P

The regression analysis also showed that in some
areas of Zone 2, farm sizes are decreasing or rermaining
stggle, contrary to national trends. Agriqultgral pro-
ductivit?’tﬂggi would not 3? incréasinq as rapidly as-in
other areas of southern Ontario since the farm units a;e
not sufficiently large to take ayfull advantage of economies
of séale, mechanization and imgroveqytechnoloéy.

Major changes ih agriculture, aside'from EFE"Qe—
créasiné land base, indicated changes in structure. The
increases in the ngmber of small, éart-éime hobby farms
common in urbanizing areas are examples of this change in.

‘structure. There is a great need to study the role of

>

lR.’Sinclair, "won Thunen’ahd_Urpan Sprawl," Annals
of the Assoéiatiop of american Geqaraphegs'S? (1967) 72-87.

i
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" part-time or hobby farmers or will they bec@sf\ién farm

131

these types of farms in an urbanizing agricultural -area.

Of special concern is whether they are long-term or only
short-term custodians of agricultural land. When these

small farms change hands will they be purchased by othqr)

\

-
.

residences’

The decrease inaagricultural land and thé pre%alence
of’many small farms in urbanizing areas indicate that, if
agricultural production has not declined in some areas of
Zone 2, kt has failed to increase at #he same pace as othex

Canadian -agricultural areas not affected py.urban growth

pressures. The first sub-hypothesis should therefore be

’

accepted. ‘

Three of the five minor hypotheses related to
recreational land uses were found to be acceptable.

1) There were large differences in the percentages -
of total land area under recreational use in
Zone 1, 2 and 3 townships. Zone-2 townships -
had an average of 6.2% of theix land area .
under recreational use while Zone 1 townships
‘had 8.2% and Zone 3 had 2.5%.- These fiqures
were affedted by extreme values though, for
example, the 1,900 acre Bronte Creek Provincial
Park in Oakville, a 2one 1 township, Two areas
Milton and Caledon, had exceptionally hiah v
acr‘eageSQ S

2) Highly urbanized, largeﬁoopulation areas had -
deficits of - recreational land identified by

‘ " large number of people to acres ratios: N

3) Total raw acreages in this part of the Toronto

. Centred Region appeared to be suffic1ent for -
the people of southern Ontario. ’ ‘- .

< - ~
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4) More than a thifd of the sites had access
restrictions or financial deterrents which
1im;t their use by the general public.

5) Recreational land uses in the Town of Caledon
were disproportionately located on class 1
to 3 agricultural soils, especially those
run on a commercial 'basis.

If all the acres compiled in this survey were
actually available for recfeational'use by the general
public, the Toionto Centred Region would be very well-
supplied with recreational land. However, many areas ,
had access restrictions or financia; deterrents to use

-, ~° “' ’
and should not be included in a general recreation space
budget. Also. recreational uses appear to be competing
with agriculture for flat, wéll-drained iand. The highest
proportion - of sites situated on land best suited to
recreation were those held by private or institutional

ﬂgroups. :

!

On the basis f)the raw acreages, the sedbndﬁsubs
hypothesis. which gtat;d that the provision of recreational
spacé is in&deduate, should be rejected. waever, on
examining the potential use levels and the guality, of the .
recrgational land available to the general public, one can
conclude that pr&blems~in the amount and type. of regzea-

‘tional land‘supplied do existx The second hyﬁothesis is

acceptable.

) Most of the trends in land ownership and land use
. ¢ l

described in the final ten minor hypotheses were found to
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exist.

1)

2)

3)

4)

5)

6)

7) -

8)
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The number of individually-owned land parcels

.increased by %13 between 1955 and 1977 on the
. sample lots in the Town of Caledon.

Decreases in the number and percentage of lots
with one or two parcels were most marked after
1965 :

The tendency for a lot to remain stable with a
certain number of parcels téended to decrease
through time. Lots with the largest number*-
of parcels, however, were the most stable.
Least stable were those with three or four

parcels.

twa former townships nearest to Toronto, had
on averaqe, a larger number of parcels per
lot.” Decreases in the number and percentage
of lots with one parcel, and increases . in the
number and-percentage of lots-with more than
two parcels, were more pronounced in these
areas.

Sample lots in 2lbion and Chingchogsy; the

The two variables which explained the largest .. -

amount of variation in the number of parcels

per lot were the number of land transactions
between 1955 and 1977 and the straight-line °
distance to downtown Toronto.

Apﬁroximately 49% of both Albion's and Chingua-

cousy's sample parcels were 10 acres or less in
size compared to '30% and 33% of the parcels in
Caledon East and Caledon West!respectively. Of
these,  26% of the parcels in Albion and 44% of
the parcels in Chinquacousy were two acres or
less in siZe.

The number of residences on all sample lots. in-
creased by 229 between 1955 and 1977. >
Albion had the highest rates of both parcel
creation and residence construction throuqhout
the study reriod. . -

»
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9) 'The ratio of the number of parcels to the
number of residences decreased through time.
As the rate of parcel creation did not abate,
this decrease was due to a faster rate of
residence construction.

. 10) The dispersed non-farm rural residentiat
population showed the greatest percentage
increase of the. total rural population
groups between 1956 and 1971.

Rural non-farm residence construction and the land' :

~

fragmentation which must precede it, have been occurring

»

throughout the Town of.Caledon durip&tthe study period.

eépecially ig the former township o§ Albion which is
‘adjacent to metropolitan Toronto. As some lots here have.
up to six-.or sevén«residences, these areas are essentially
no_lbnggr rural in char;ctert-‘Those lots which have already

o £

R ) . .
experienced some fragmentation e.g. those with three or four &
- . - i’
parcels, or two residences, were found to be those most i
likely to move to a higher parcel or residence class. One-

parcel lots

y 1970 showed a decreasing tendency to fragment.
Therefore,.  controls over land fragmentation should be geared
towards those loty already exhibiting tendencies to increase

their number of rcels and/or regidencgs.

If thesé fragmentation and construction trends are
allowed to continue, much of the Town would have residential
.ngfip dévelopment élong the concession roads with agricul-
;ture.or woodlaﬁd occupying the back poftion of the lot.

Severance controls have checked the formation of new small

‘parcelé but éxisting vacant lots may be bui;t bn, - under the

g
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the_provisions of the Official Planz. . .
By these trends, the open space cheraceer of the
Town has been affected in some areas and the third sub-
hypothesis may be accepted. | , -9
The research has shown tﬁet the major hypothesis,-
that land-use trends in this part of the Toronto Centred \\£>
Regioen have not been in line with the stated public policy
objectives, can be accepted.~ If the Government of Ontario
wishes to have'a land-use pattern in accordance with the
agricpltural/recreationax/epens space cha:acte£ bropqsed
in 1970, it hnst realize that trends in‘lané se under the
free market wili not result in the realization o these

eg;éctives. _ ' ‘ T

Thegland marﬁét in the Town of Caledon if geared

towards the maintenance of small ineffic1ent farm units
“and’ the provision'of small, commuter residential sites.

3 clalmed that '

The TFrOnto Centred Region Program Statement
land-yse trends since 1971 have been consistent with provin—
cial goals, a statement which this research has proven to
be false, especially with regard to lot fraqmentation and

raral residence construction trends. Planning controls must

-
-

. 2Official Plan of the Town of Caledon Planning Prea .
op. cit.. p. 17. ‘ .
b,
3Desi for Development: The T _ 124 '
Sty , (Toronto: Ministry of Treashfy. Economics

‘and Intergovernmental Affairs, 1976). p.3.

¥
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be introduced to counteract these trendsL or. the poYicies
themselves mustkge“re-evaluated and re-formulated to reflect
present trends. 1f this latter option'is followed. the
. policy must be centred‘around the'rolé of this area as the
Toronto Centred Region cormmutershed. Otherwise. agriculture
in Zone 2 will be charaqperized by small land holdings which
only exist despite the cost/price squeeze, dué to the fact
that the majority ofnthe owners' incomes are generated in
other sectors. Despite high iénd costs, the government
must find the means to pro;ide access to recreational . land
for the growing urban éopulation. Most people would agree

that the provision'of recreational space does not mean

space for a select few, but the widest cross-section of the

» >

population possible.

The provision of résidential areas should be
secondary to othér4pses if present land-use objectives are
to be realized., Three residechs per lot on many lots, as
permitted by-the Official Plan4 does notﬁquaraﬁtee the
presexrvation of Open‘spaéé except perhaps in woéded areas
where the residences are we;l;poncealed. Population growth
and residence construction should be directed coﬁpletely
towards the existing settlements, or the open space concept

of Zone 2 shoulﬂ be abandoned. The Toronto Centred Region

Fa

Qﬁficial Plan of the Town of Caledon Planning Area.
op. ‘cit., p.22.
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~report called.for population growth to be concentrated in

the existing settlements, but interpretation of this goal.

as by the Town of Caledon, allows a large amount of popu-
‘lation growth te ke accormodated in the rural sections. This
approach would appear to be more realistic, as in the past,
new riral residents have exhibited a decided pfefereﬁbe for
“true" co;htryside. However, thg creation of ruéal estate
residential areas., despite small lot restrictions. continues.
to allow urban penetraéion into rural é;eas and moreover.
ensures that only the wealthy will be able to live in the
countryside, The pfeservation of open space and the accommé-

ansd ?

dation of more people in rural areas appear to be mutually
‘ exclusive goals. . . -
Policieg developed to guide and control land uses

and land-use chande must be tailored to deal with the g
existinag trends. Agricultural policies must realize .that
variations in agricultural activity in urbanizing areas
'exist. In some Sfegs, policies must be geared towards the
protection of srall farm,uhits, as the costs of expansion

in urban fringe areas are usually too high for most over-
ators. The government must realize that recreational use

of good agficulturél land might have to be discontinued in
the future if this land is neéde§ for food production.
Re-acquisitiﬁn éf poorer agricultural land for-these dis-
placed recfeational uses would be more difficult and more

-

expensive due to the large number of land owners found in

o ¢
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~

these éqenic areas.

- Althouah the intentigns of\the gOVerﬁment are
qommendable. under the present system of planning. where
land-use controls are delegated to individual municipalities,
the scope for individual iﬁterpretapion of the provincial
qoals\is too wide. The future pattern of land usaage will
depend upon the free market or on tight government ‘controls.
If the free maréet pattern is considered to be socially

undesirable, the provincial gqovernment must accept its

responsibility and act accordingly.
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