APREAR

TOwN OF CALEDON
PLANNING AND DEVELOPMENT DEPARTMENT

Policy Section

Report 2005-43 — As Amended

To: Mayor and Members of Council
From: Heather Konefat, Director of Planning and Development
Meeting: June 7, 2005

SUBJECT: MAYFIELD WEST: SELECTION PROCESS RECOMMENDATIONS -
AMENDED UPDATE

RECOMMENDATION Requires Action Izl For Information Only D
That the Council for The Corporation of the Town of Caledon:

1. Receive Planning Report 2005-43 —- As Amended; Mayfield West: Selection Process
Recommendations — Amended Update;

2. Direct Planning Staff to proceed with the preparation of the Mayfield West Community
Development Plan, in accordance with the Ontario Municipal Board decision on August 1,
1997 which required the completion of Caledon’s tri-nodal strategy by 2007, and for the Plan
to be based on lands east of Highway 10, and to include approximately 7,500 people and
related employment, commercial and institutional land uses;

3. Authorize Town staff to enter into negotiations with the Kennedy-Heart Lake Owner’s Group
for the preparation of Terms of Reference for the Plan, including ensuring that the Mayfield
West planning and design principles will be achieved and including the preparations of any
other relevant agreements; and

4. Direct that copies of this report be forwarded to the Region of Peel, City of Brampton,
Mayfield West Advisory Group, Valleywood Residents Association, TRCA, CVC, Region of
Peel School Boards, Brampton Christian School, Ministry of Transportation of Ontario, the
Kennedy-Heart Lake Owner’s Group and the Mayfield Station Development Group.

BACKGROUND

On May 17, 2005, Council referred Planning Report 2005-43 back to staff in order that
three matters could be addressed, and directed staff to report back to Council on June 7,
2005, pending:

e Further community consultation at a stakeholder meeting hosted by the Valleywood
Residents Association;

e Further information from the Ministry of Transportation on the proposed pedestrian
footbridge; and

» Further financial background information addressing the cost of the development.
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Stakeholder Meeting

On May 31, 2005, the VRA hosted a meeting at the Brampton Fairgrounds that was
attended by representatives from the VRA, Councillors, the Town’s Planning Department,
the Mayfield Station Development Group and the Kennedy-Heart Lake Owners Group.
The purpose of the meeting was to provide the Valleywood Residents Association with
an additional opportunity to comment on the options for Mayfield West. At this meeting,
there was an open dialogue and discussion that was informative for all attendees.

Pedestrian Bridge

On May 18, 2005, a request was sent to the Ministry of Transportation of Ontario (MTO)
by the Town’s Public Works and Engineering Department (PWE) for a non-binding
preliminary response to the proposed pedestrian bridge to see if MTO would permit this
structure at this location. MTO provided a verbal response to PWE staff on May 25, 2005
and indicated that MTO do permit pedestrian bridges over their corridors subject to
certain conditions which can only be identified upon formal application for
encroachment.

PWE staff has also reviewed the concept and has provided comments to Council under
separate cover. The following is a summary of the review:

¢ The length of the pedestrian bridge will be about 180 metres; this is excessive for a
pedestrian bridge and causes some safety and cost/benefit questions. The bridge that
the Town is constructing over Highway 10 at the Caledon Trailway is 80 metres in
length and is considered to be approaching the maximum length for a pedestrian
bridge. A 180 metre long bridge will not be inviting for public use; close confinement
of that length poses security concerns as well as possible phobia problems with the
height and associated length.

e Maintenance of the structure during the winter will be difficult and relatively
expensive. Either the bridge will not be maintained, or will require manual snow
removal as plowing will not be feasible.

¢« The Town would require a low maintenance design. No open steel truss designs will
be acceptable due to maintenance concerns, cross-wind issues for the users,
aesthetics, and safety concerns with falling debris. The cost of this type of structure
is estimated to be $1.6 million to $2.0 million.

e The cost/benefit ratio is considered poor. The Town’s long term liability of
maintenance and replacement is considerable while the benefits are minimal; the
connection is proposed to employment lands on the West side of Highway 10 which
generally is not a high pedestrian demand. Pedestrian routes with destinations in
mind are usually planned based on a 5 minute walking distance rule. The majority of
the pedestrians using the bridge would be employees of the employment/commercial
area and there would be very little capture area within Valleywood that is within the 5
minute walking rule of this area.
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e ltis likely that the termination of the west side ramp will protrude beyond the semi-
circular roadway and the termination of the east ramp will be protrude into the
parking lot associated with the commercial area.

Financial Background Information

Further to Council’s referral, on May 19, 2005, a request was sent to each proponent for
any supplementary information that they would be interested in submitting in this regard.
The responses were circulated to Council on May 24, 2005.

Mr. Cam Watson from C.N. Watson & Associates (C.N. Watson) completed the Mayfield
West Fiscal Impact Analysis (refer to Appendix 1) with assistance from Town staff. As a
result, a preliminary fiscal report has been prepared that addresses the following:

a) The way in which any fundamental and intrinsic differences in the two
proposals can be expected to impact the Town financially;

b) The way in which development at Mayfield West, generally of the amount
and type proposed, can be expected to impact the Town’s operating budget
(and tax rates), as it builds out; and

c) The way in which development at Mayfield West, generally of the amount
and type proposed, can be expected to impact the Town’s development
charge program financing, including broad reference to the potential need
for landowner front-end financing and/or municipal debt and tax-supported
funding to compensate for Development Charge Act/by-law exemptions,
deductions and timing considerations.

DISCUSSION

The Mayfield West Community Development Plan process was initiated in July 1996. The Town
retained Macaulay Shiomi Howson as the lead planning consultant and project manager for the
Plan. A number of background studies related to natural features, land use and design,
transportation, hydrogeology, water and wastewater servicing, agricultural and fiscal impacts
were completed in the course of 1996 and 1997. While the early studies generally looked at the
whole Mayfield West Study Area, studies done in 1997 evaluated three land use options that
were generated by the planning consultant. The consulting team recommended a land use
concept plan that located a new community on Kennedy Road. The concept also proposed an
employment land “special study area” located west of Highway 10 which was to be reviewed in
more detail during preparation of the Community Development Plan. The consultant’'s
recommendation was not finally endorsed by Council. In addition, it is important to observe that
the planning consultant involved in the 1996/1997 process acknowledged that a potential case
could be made for east or the west, although their recommendation was that the stronger overall
opportunity was on the east.

Staff resources were directed to other planning projects and priorities between 1997 and 2003
and, as a result, no substantial additional work on Mayfield West was completed. The planning
process was re-energized in 2003 by a Caledon Council initiative that directed Caledon staff to
organize a two-day Mayfield West planning and design workshop.
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Caledon’s Growth Management Strategy

The Ontario Municipal Board approved the Caledon’s growth management strategy (Official
Plan Amendment 114) on August 1, 1997. In approving OPA 114, the Board confirmed
Caledon’s right to manage and direct growth in a manner considered appropriate to its
communities and residents. Fundamental to the growth management strategy was the “tri-nodal
concept”, whereby the majority of new growth and development within Caledon would be
directed to three “Rural Service Centres” — Bolton, Caledon East and Mayfield West.

In 1997, the Board concluded that:

“The Town should be allowed to pursue its “tri-nodal concept” for at least ten
years. This should allow for a fair test of the concept over varied market and
economic conditions”.

In accordance with the tri-nodal strategy, a series of secondary plans were required to be
completed for the Rural Service Centres to provide further policy direction in each specific
growth area. This included the preparation of a Community Development Plan for the Mayfield
West Rural Service Centre. The approval of a Mayfield West Community Development Plan
prior to 2007 will complete Caledon’s tri-nodal strategy within the ten year timeframe identified

by the Board.

Caledon’s growth strategy is not a market driven approach to managing growth, rather it is a
planning approach to managing growth that, among other things, takes into account Caledon’s
capacity to accommodate additional growth and the desire to see growth occurin a
geographically balanced manner between east and west. Caledon’s growth management
strategy and the Official Plan policy set a population of 84,444 for 2021 for Caledon in total.

Within this framework for managing growth, Caledon’s Official Plan allocates a total population
of 13,100 to Mayfield West. Today, Valleywood accounts for approximately 2,800 people. The
potential population associated with Residential Policy Area A (Snell’s Hollow Secondary Plan)
is approximately 2,500. This leaves approximately 7,500 people to be accommodated in the
Mayfield West together with sufficient employment lands, commercial and institutional uses.

Policy Summary

Completion of the Mayfield West Community Development Plan is a requirement of both the
Region of Peel and Town of Caledon Official Plans.

Region of Peel Official Plan

In the Region of Peel Official Plan, policy 5.4.3.2.3 under the heading Rural Service Centres
states that it is the policy of Regional Council to:

“Direct the Town of Caledon to prepare a Community Development Plan
to identify the future role and form of Mayfield West, and provide the basis
for amendments to the Town of Caledon and Region of Peel Official
Plans”.
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Town of Caledon Official Plan
Caledon’s Official Plan, in Section 5.10.4.3.1 with respect to Mayfield West, states that:

“Mayfield West has been designated a Rural Service Centre. A growing
community, it represents a significant opportunity to effectively provide a
wide range of facilities and services, including housing, and employment
opportunities, in the west part of Caledon. The provisions for these
opportunities will be addressed in a comprehensive manner in the
Mayfield West Community Development Plan”.

Further, Section 5.10.4.3.2.2 with respect to Mayfield West, states that:

“lan] overall community development plan will be prepared in the form of
an official plan amendment to address the specific role and function for
the Mayfield West Rural Service Centre including land uses, community
facilities, municipal services and other areas as deemed appropriate.

In this context, it is intended that Mayfield West will provide an important
new employment and industrial/commercial growth focus for the Town,
and a substantial employment land allocation has been reserved for the
community pending completion of the Community Plan”.

The Mayfield West Community Development Plan process will also identify the 2021 urban
boundary for Mayfield West and this will be reflected in the amendments to both official plans.

The boundary of the Mayfield West Community Development Plan Study Area, and the
geographic location of two development proposals are shown in Appendix 2.

Two developer/land owner groups have organized and submitted land use concept plans for the
balance of the Mayfield West community. The Kennedy-Heart Lake Owner’'s Group is
advocating the balance of the community be located to the east of Highway 10; the Mayfield
Station Development Group is advocating the balance of the community be located to the west
of Highway 10. For the purposes of this report, these submissions will be referred to as the East
proposal and the West proposal, respectively.

2004 Mayfield West Community Development Plan Process

As a result of the interest of the two groups in Mayfield West, Council endorsed, by Resolution
W-443-2004, a process for establishing a Mayfield West Community Development Plan that
provided each group with an opportunity to put forward their ideas, concepts and plans. The
process that Council endorsed, despite being somewhat different from the typical planning
process, nevertheless afforded both groups an open, fair and transparent opportunity to
communicate their plans to Council, staff and residents.

Planning staff met with representatives of both groups in the Fall of 2004 to discuss the
proposed planning process for Mayfield West. Both groups indicated that they were generally
content with the planning process. The West group, in particular, stressed the importance of
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clear, specific and complete submission requirements. Detailed submission requirements were
prepared by staff and given to the groups in January 2005. The process included the following

major steps:
Establishing Evaluation Criteria

In June 2003, the Town hosted a two-day Mayfield West planning and design workshop. The
purpose of the workshop was to develop ideas, principles, goals and objectives (hereinafter
referred to generally as “principles”) that would help determine where the new community
should be located, and what major design elements should be incorporated. Council, by
Resolution W-415-2003, endorsed the workshop principles.

The principles were refined and elaborated by Planning staff so as to make them sufficiently
explicit to give adequate direction to the two developer groups. Council, by Resolution W-530-
2004, endorsed the evaluation criteria as a basis for evaluating the two submissions.

Mayfield West Advisory Group

Council, by Resolution W-123-2004, endorsed the establishment of the Mayfield West Advisory
Group (MWAG) who were comprised of regional and local stakeholders, Caledon business
interests, agricultural community representatives, and existing Mayfield West study area
residents. The MWAG served as a voluntary advisory group who met on four occasions;
meetings were open to the public and generally well attended by various interested parties. The
MWAG reviewed the 2003 workshop principles and provided suggestions with respect to the
final composition of the evaluation criteria. The Advisory Group also reviewed the developer
group submissions against the evaluation criteria. The MWAG report is included as an appendix
in the Mayfield West Peer Review Team’s Report (see below).

Developer Group Submissions

In response to the submission requirements prepared by staff in January 2005, each group
submitted their detailed proposals in February 2005. The West side group submitted a planning
justification report together with supporting background studies related to servicing and
stormwater management, transportation, environment, fiscal impact, and noise and vibration.
The East side group submitted a comprehensive planning report together with supporting
background studies related to architectural design, transportation, environment and energy
conservation, servicing, noise, employment and commercial needs, marketing and phasing.

Each group made formal presentations of their proposal at a Special Council Meeting on
February 15, 2005 and to the Mayfield West Advisory Group on February 28, 2005. The West
side group and East side group land use concept plan is shown in Appendix 3 and Appendix 4
respectively. The geographic location of each proposal is shown on Appendix 2. A summary of
each proposal follows:

Mayfield Station Development Group (West side)

The West proposal comprises approximately 728 acres and is bounded by Highway 10 to the
east, Mayfield Road to the south, Etobicoke Creek to the north, and the valleylands and existing
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woodlots to the west of McLaughlin Road. The Snellgrove subdivision in the City of Brampton is
located directly south and east of the proposal.

Of the total land area included in this proposal, about 169 acres are identified as employment
lands (Institutional Campus and Technology Campus) and are located adjacent to the proposed
Highway 410/10 interchange. At the core of the proposal is a Town Centre located east of
McLaughlin Road and west of the Canadian Pacific Railway right-of-way.

Kennedy-Heart Lake Owner’'s Group (East side)

The East proposal comprises approximately 962 acres and is bounded on the east by farmland
adjacent to Heart Lake Road, the proposed Highway 410 extension to the south, valleylands to
the north, and the Etobicoke Creek valleylands to the west. Valleywood is located directly south

and west of the proposal.

Of the total land area included in this proposal, about 136 acres of employment lands (Office
Village, Business Campus, and Prestige Employment) are identified in a first phase, and a
further 277 acres of employment lands are identified in a second phase. At the core of the East
proposal is a Village Centre located on Kennedy Road.

Mayfield West Peer Review Team

The Mayfield West Peer Review Team consists of experts with respect to matters such as land
use planning and policy, community structure and urban design, employment land needs, fiscal
sustainability, and development feasibility. The Team'’s role is to provide expertise and guidance
to Caledon Council and Staff with respect to key decisions concerning the Mayfield West
Community Development Plan, and specifically to assess the proposals and provide an
independent assessment and recommendation.

The Peer Review Team undertook a thorough analysis of each proposal using the evaluation
criteria. The criteria taken together capture Caledon’s intent with respect to the future design of
Mayfield West; all of the criteria are therefore important. The Team noted that in some respects
both proposals were similar or could be modified equally well to satisfy certain of the criteria.

On the basis of their review, the Mayfield West Peer Review Team has recommended that
Caledon proceed to prepare a Community Plan based on lands east of Highway 10 in
consultation with the proponents and other interested parties. The Team’s report is included as
Appendix 5.

The Mayfield West Peer Review Team'’s “draft” report was circulated to Council and the two
proponent groups on April 28, 2005. Staff and the Mayfield West Peer Review Team held
separate meetings with representatives from the two proponent groups on April 29 to discuss
the draft report’s findings and recommendation. Both groups were given an opportunity to
comment on the draft report; responses are included as Appendix 6. The Mayfield West Peer
Review Team has thoroughly considered each comment made by the proponents and re-
examined their report in the light of these comments to determine whether or not changes to the
Peer Review Team’s initial recommendations were necessary. The Team has concluded that
the basis on which their recommendations were made is sound, and that no changes to these
recommendations are required.
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Agency Comments

The two proposals were circulated to agencies and written comments have been received from
the Region of Peel, TRCA, CVC, and the Ministry of Transportation of Ontario. Comments were
also received from the Brampton Christian School located on Highway 10. While none of the
responses distinguish in favour or against the East or West submissions, and in fact largely deal
with process matters, they nevertheless will be helpful in the detailed planning and design
phase. Copies of the responses from the above noted agencies and the Brampton Christian
School were circulated to Council and the East and West proponents.

The City of Brampton Planning staff provided verbal comments and have indicated that they
have no preference for development on the east side or west side of Highway 10.

The Valleywood Residents Association circulated two letters to the Town on May 4 and May 5,
2005, regarding the planned location for the Highway 410 extension and the Valleywood
Residents Association support for the West proposal. The Mayfield West Peer Review Team
has reviewed the letters and the accompanying concept plan for growth in the area, and
concluded that there is no change to the Team’s recommendations on east or west as a result
of the Valleywood Residents Association letters.

Potential Future Population Growth

As has been already noted, the amount of population growth that is anticipated for Mayfield
West in the Town'’s Official Plan is approximately 13,100 through 2021. However, planning
jurisdictions are increasingly looking at population growth through 2031. Two recently released
initiatives of the Provincial Government, the 2005 Provincial Policy Statement and the Draft
Growth Plan for the Greater Golden Horseshoe, both recommend land use planning horizons of

2031.

The South Albion-Bolton Community Planning Process and the accompanying Population and
Employment Allocations exercise is the vehicle Council has established for examining
population growth for the municipality through 2031. This process will allocate population growth
across the Town, including population numbers for Mayfield West. In this regard, Planning staff
anticipates presenting population scenarios to Council in the Fall of 2005 and an Official Plan
Amendment for Council’s consideration and approval in early 2006.

Outline of Process for Preparation of a Community Plan

The terms of reference for the Community Plan will establish a number of key steps required
and the timing for completion of the plan. The following, as recommended by the Mayfield West
Peer Review Team, will be addressed in the terms of reference:

1. A detailed financial analysis to provide input to the detailed planning and negotiation of
community benefits;

2. Meetings with all the commenting agencies and other agencies important to the success or
approval of the community plan. These meetings will afford an opportunity to discuss
agency comments and obtain clarification and elaboration of agency comments and to
determine what additional information/study will be required; and
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