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TOWN OF CALEDON

PLANNING AND DEVELOPMENT DEPARTMENT
Policy Section

Report 2004-71 As Amended

To: Mayor and Members of Council
From: Heather Konefat, Director of Planning and Development
Meeting: September 21, 2004

SUBJECT: MAYFIELD WEST MARKET AND TRANSPORTATION STUDY

RECOMMENDATION Requires Action

[x] []

For Information Only

That the Council for The Corporation of the Town of Caledon:

1.

Receive Planning and Development Report 2004-71: Mayfield West Market and
Transportation Study; and

Direct Planning and Development Staff to forward Planning and Development Report
2004-71 and the Mayfield West Market and Transportation Study to the Region of
Peel and City of Brampton.

BACKGROUND

The Town of Caledon is in the process of preparing a Mayfield West Community
Development Plan.

A vision and guiding principles and goals for the new Mayfield West Rural Service
Centre are contained in Planning Report 2003-69 endorsed by Council on September

22,

a)

b)

2003. Important components of the Mayfield West Vision are the need to:

Develop a compact, mixed-use community that provides a variety of living and
working opportunities for a changing population and encourages social interaction;

Minimize commuting to other communities and provide a positive economic impact
for the Town by maximizing live and work opportunities within the new rural service
centre;

Minimize travel be automobile by creating a compact urban development pattern that
would encourage walking, cycling and public transit use;

Maximize connections between the various components of the Mayfield West
community; and

e) Develop a distinct, healthy and economically viable economy.
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With the adoption of Planning Report 2003-69, Council authorized the initiation of a
Transportation and Connectivity Analysis and a Market Feasibility Study.

The transportation analysis was needed to provide “an understanding and determination
of the linkages (pedestrian, transit, and vehicle) that would support the type of
community envisioned in the Summary Report”.

The market feasibility study was intended to “determine the diversity/types of
employment opportunities that should be planned for in Mayfield West.”

Understanding these market and transportation dynamics was felt critical to building a
viable Mayfield West community.

Council directed staff to initiate the analysis and study on the basis of the principles,
goals and objectives identified in Planning Report 2003-69.

On January 20, 2004, Council authorized staff to retain Paradigm Transportation
Solutions Limited in association with Tate Economic Research Inc. and GSP group to
undertake the Mayfield West Market and Transportation Study.

The full Final Study is attached as Appendix 1 (distributed under separate cover).

It should be noted that within the Study and this planning report, reference to ‘town
centre’ refers to the central activity areas described in the workshops as a town common
or town square surrounded by a mix of uses — in effect the ‘downtown’ of the new

community.
DISCUSSION

Many excellent planning and design ideas were generated in the Mayfield West June
2003 Planning and Design Workshops. To implement the evolving Mayfield West vision,
there existed a need to test many of the market and transportation/connectivity ideas.
Some of the Study findings are presented as follows. For full details of the findings,
reference should be made to the Mayfield West Market and Transportation Study.

Summary of Study Findings:

1. Land Use and Transportation Interactions

One of the major constraints to the creation of a self sustainable Mayfield West
community is the location of the future rural service centre within its regional context on
the border of Brampton and within the GTA with numerous external live, work, shopping
and recreation opportunities within easy commuting time. The future Highway 410
extension and other provincial initiatives (e.g. the potential new road corridor as outlined
in the Growth Plan for the Greater Golden Horseshoe) will only serve to improve this
accessibility and promote working/shopping outside the community.

By investigating the live and work characteristics of other smaller municipalities in the
GTA, the Study reveals that a high employment to labour force ratio does increase the
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amount of live/work activity in a community. However, even in a community like Milton,
that has 0.84 jobs for every resident in the labour force, only 45% of these jobs are taken
by local residents. Therefore, even a 1:1 ratio of employment opportunities to employed
labour force within Mayfield West will likely only achieve a 50% internal live/work
scenario due to the amount and variety of competing employment opportunities within a
relatively easy commuting distance.

In planning for Mayfield West, it will be important to maximize the amount and range of
employment opportunities locally and early in the development phasing in order to
minimize outbound commuting.

2. Town Centre Development

The Study surveys the town centres of several new communities and finds that some
communities (e.g. Angus Glen in Markham) have little or no commercial space but have
residential development ringing a town common type park space. Other town centres
(e.g. Kentlands and Lakelands project in suburban Washington D.C.) have a greater
retail orientation and serve as a regional shopping area.

A number of factors for success are viewed as important to creating a vibrant town
centre. Some of them include:

A strong sense of place and character for the town centre.

A mix of uses to create a wide range of activity at various times of the day and night.
Location of public facilities in the town centre to serve as significant draw.

A focal point (plaza or town common) to serve as gathering place and character
defining element.

Residential uses and higher densities located near the town centre to maximize
people living within a 5 to 10 minute walking distance.

A grid street system provides for ease of access from all parts of the community for
pedestrians, cyclists and motorists.

If retail is the focus of a town centre, the Study indicates that retail and commercial uses
typically are most successful when located near high volumes of traffic.

V ¥V VYVVYV

3. Retail and Service Space Development Potential

The Study forecasts that approximately 100,000 square feet of retail and service space
is warranted within the Mayfield West community based on local use alone.

The Study observes that it is important to recognize the influences of competing retail
and service interests in surrounding GTA communities such as Brampton. For example,
it is noted that the development potential of a Mayfield West retail centre anchored by a
supermarket is limited because of existing competition in neighbouring Snelgrove Plaza
that includes a Sobeys supermarket. If retail is to be a focus of the future Mayfield West
town centre, the Town will need to capitalize on any potential drive-by traffic using
Highway 10 and the proposed Highway 410.
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While the retail and service component of Mayfield West as set out in the Mayfield West
Vision may be different from nearby strip shopping centres, the Study points out that
accessibility, signage, street frontage, visibility, parking and traffic, among others remain
important planning considerations for a successful retail component of a town centre.

The Study also notes that there are two 15-acre sites within the Mayfield West Study
Area that could potentially limit the opportunity for the retail component of the town
centre. One site is located within the Valleywood neighbourhood and is designated
General Commercial. The second site is proposed for ‘Arterial Commercial’
development in the Snell’s Hollow Secondary Plan proposal currently being reviewed by
the Town. While the Official Plan permits commercial development as a right within the
Valleywood site, the current review of the Snell’s Hollow Secondary Plan needs to
consider this finding and assure that the appropriate designation and policies are
incorporated in the Secondary Plan to protect the retail and service development
potential of the future Mayfield West town centre.

4. Employment and Industrial Lands Development Potential

The Study finds that the near-term employment and industrial lands development
potential of Mayfield West is influenced by its location in the NW portion of the GTA.
Mayfield West must compete geographically with communities near Highways 401, 407,
410 and 427 and immediately the City of Brampton. The Study observes that Brampton
has a significant supply of employment lands. There are approximately 11,000 acres of
employment land designated in the City, of which approximately 7,000 acres are
occupied. The 4,000 acres of existing supply of land is forecast to be adequate for
Brampton’s needs for the next 25 to 30 years.

Having noted the above influences, the Study acknowledges that the Town of Caledon
has the potential to capitalize on the exposure, access and visibility of the proposed
Highway 410 extension. Sites that are visible from the Highway 410 and provide direct
and easy ingress/egress will be the most marketable to employment users. The Study
points out that single use, owner operated buildings that have unique locational
requirements, provide the most likely opportunity for industrial land parcels in Mayfield
West in the shorter term. There may exist significant opportunity for a major design-
build development capitalizing on Highway 410 frontage.

In addition, unique employment opportunities such as a university campus or research
and technology park may exist for Caledon if it has a ‘champion’ to lead the initiative and
may require a contribution by the Town or an interested group (i.e. business). By way of
example, Cambridge and Kitchener recently provided significant funds ($7 million and
$6.5 million, respectively) to assist in relocating university facilities to their downtowns.

In evaluating and identifying a land use concept plan for Mayfield West, it will be
important to consider the employment and industrial development potential of land
fronting on or easily visible and accessible from the future Highway 410.

The Director of Economic Development and Communications has recently
indicated that there is potentially greater opportunity for employment lands.
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These comments will be taken into consideration in the process of developing the
overall employment land component in the Mayfield West Community
Development Plan.

5. Farmer’s Market Potential

The Study finds that a Mayfield West farmers’ market is very viable. A Mayfield West
farmers’ market location would be able to capitalize on the growing community in the
immediate area and, with effective design and marketing, could attract customers from
Brampton and other parts of the GTA, capitalizing on the accessibility provided by the
proposed Highway 410.

In planning terms, the farmers’ market would serve the important functions of providing
customer support for other retailers and services in the town centre and creating a sense
of place for the town centre adding to its identity and character.

6. Transit

The Study finds that the future Mayfield West Rural Service Centre could support a
commuter-oriented bus service that could be integrated with Brampton Transit and GO

Transit.

To enable a general assessment of the potential of Mayfield West to support a public
transit service, the Study considered some examples of small town transit services in
Ontario. Based on this assessment, the Study concludes that the most likely form of
public transit services for the Mayfield West Community and the phasing of the transit
service development are likely to occur as follows:

Phase | -- Bus stops on the Orangeville GO bus route, providing connections to
Brampton GO Station and Downtown Brampton bus terminal. These bus stops are likely
to be on Highway 10/Hurontario Street or in the future Highway 410/Hurontario
interchange area.

Phase Il -- Local bus service within the Mayfield community as an extension of Brampton
Transit services or as a separate service (likely contracted) connecting to Brampton
Transit at established terminals (e.g. Heart Lake Terminal).

Phase Ill -- An express bus extension of local transit services within Mayfield West,
providing a direct connection to Brampton GO Station and Downtown Brampton
Terminal.  Full development to approximately 13,100 persons is likely required to
support a direct bus connection to downtown Brampton.

The key routes to consider as future bus routes linking to Brampton would be Kennedy
Road (linking to the Heart Lake Terminal) and Hurontario Street (linking to the
Downtown Brampton Terminal and Brampton GO Station).

In planning and designing for Mayfield West, it will be important to assure that roads
connect to future bus routes, residential development is located within a 5-6 minute
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walking distance of future bus routes, and trails and sidewalks provide linkages between
residential and employment areas and future bus stops and facilities.

7. Rail Line

While GO Transit bus service is a feasible transit option, the future development of a GO
Rail service or other commuter rail service on the Orangevilie CPR line does not appear
feasible. The Orangeville rail line has not been identified as a long term possible
commuter rail line by GO Transit probably because:

a) The line passes through the area of Brampton already served by the Brampton GO
station;

b) Beyond Brampton and Mayfield West there is no significant population planned that
could be served by a new GO Line;

¢) Introduction of GO train service would require a considerable capital investment. GO
Transit currently does not have sufficient funds available to proceed with identified

capital projects.

Based on these findings, the Orangeville rail line does not appear feasible and should
not be a major criteria in planning the Mayfield West community.

8. Brampton Airport

The Study explored noise impacts associated with the Brampton Airport and reports that
there are no available noise studies for the airport. An assessment of flight circuits for
pilot training that was undertaken would suggest that the area of greatest noise impacts
within the Mayfield West Study Area is to the north of Etobicoke Creek.

This preliminary assessment would suggest that sensitive land use such as residences
might best be located south of Etobicoke Creek.

9. Highway 10/410 Extension

The Highway 410 extension is intended to accommodate existing and future traffic
volumes related to urban growth in Brampton, Caledon and further north, as well as to
complete a major link in the province’s highway network. The necessary environmental
assessment studies have been completed to enable this project to proceed, detailed
design is well advanced, and negotiation to acquire the necessary property for the new
right-of-way is underway.

As observed in the Study, the Highway 410 will increase accessibility to the GTA for
future residents and businesses located in Mayfield West and will serve to stimulate
business and employment growth. It will also, however, form a major barrier making the
integration and connectivity of existing and potential development areas very difficult.
The Study explored a number of access and connectivity modifications that could be
considered related to the Highway 410 extension given the design work undertaken by
MTO to date.
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Four possible maodifications to the MTO plan were identified and explored to enhance
access for development in Mayfield West to the west side of Highway 10. The Study
notes that an EA addendum for Highway 410 would likely be required for three of the
conceptual modifications and additional traffic operational analysis and negotiations with
MTO and the City of Brampton would be required to obtain a preferred solution for all of
the concepts. To reopen the EA process to accommodate three of these potential west
side connectivity modifications could entail substantial delays in the construction of
Phase Il of the Highway 410 extension and could even potentially jeopardize the
realization of a Phase |l extension.

Based on the above-noted consideration and in appreciation that whatever future
decision is made about the location by of the Mayfield West Rural Service Centre it is
important to ensure access and connectivity to the west side of Hwy. 10 is not
precluded, the Town has been pursuing Concept 4 (fFigure 12e Of of the sStudy).
Concept 4 does not require significant change to the Hwy. 10/410 interchange. It does,
however, require a change in signalization (elimination of signalized intersection at
Collingwood Avenue), elimination of the 2 lane ramp to Brampton (in favor of a one lane
ramp), and an access road to the lands on the west side of Hwy. 10.

In the Concept 4 matter, Caledon planning staff will:

a) Coordinate agreement between Mayors Fennell and Morrison regarding traffic
signalization on Hwy. 10 between Mayfield Road and Valleywood;

b) Work with Brampton and Giffels (Hwy. 410 Phase Ill Consultant firm retained by
MTO) to review traffic operations of the two intersections based on the current
proposal with one or two southbound lanes from Hwy. 10; and

c) Prepare a brief Access Feasibility Review to confirm what modifications could be
required to the proposed intersection design to implement Option 4 and the required
geometrics for submission to MTO, Brampton and the Region.

Several eastside connectivity options were explored including an additional interchange
to be located at either Kennedy Road or midway between Kennedy Road and Heart
Lake Road and Etobicoke Creek crossing options. The additional interchange options
would require an EA or EA addendum and negotiations with MTO as would the grade
intersection at Highway 10. These improved connectivity features would have a
significant impact on the highway project and community development costs and given
these immediate costs to Caledon, an additional interchange is not being proposed
immediately. Rather projected land use plans will protect the option.

Planning staff will integrate these and further considerations with respect to Hwy. 410
matters into the analysis of concept plan alternatives.

10. Town Centre Development
Based on the June 2003 workshops concepts, the Study explores four possibilities for a

Mayfield West Town Centre location and provides commentary. The four ‘possibilities’
each have their own set of unique market and transportation/connectivity opportunities
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and challenges that need to receive consideration in the evaluation and identification of
a Mayfield West land use concept plan.

FINANCIAL

There are no direct financial implications as a result of Report 2004-71.
CALEDON COMMUNITY WORK PLAN

Completion of the Mayfield West Community Development Plan is an objective of the
Caledon Community Work Plan.

POLICIES/LEGISLATION
Region of Peel Official Plan
Town of Caledon Official Plan
CONSULTATIONS

A Public Meeting was held on June 9, 2004 to present the ‘Findings to Date’ of the
Mayfield West Market and Transportation Study. Notice of the June 9™ meeting was
provided to interested parties by circulation of a Mayfield West Newsletter and posting
on the Town of Caledon website. The ‘Findings to Date’ document was also placed on
the Town’s website for reference purposes.

ATTACHMENTS

Appendix 1: Mayfield West Market and Transportation Study (delivered under separate
cover).
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CONCLUSION

The Mayfield West Market and Transportation Study has been undertaken as a
component of the Mayfield West Community Development Plan. The Town
commissioned the Study to gain a better understanding of the market and
transportation/connectivity opportunities and challenges associated with implementation
of the Mayfield West vision.

The findings of the Study will be used as an input to the identification of a preferred
Mayfield West Land Use Concept Plan.
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Approve Appro%d By:

Dan Kennal Heather Konefat

Manager of Planning Pblicy Director of Planning and
Development

P‘repared by:
Maria Gatti
Senior Policy Planner
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