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1.0 
INTRODUCTION 

 
 

1.1 Purpose of the Application 
 

MacNaughton Hermsen Britton Clarkson Planning Limited (“MHBC”) has been retained by Airfield 
Developments, Airfield II Developments Inc. (hereinafter the “Owner”) to seek approval of an Official Plan 
Amendment (“OPA”) and Zoning By-law Amendment (“ZBA”).  The applications would facilitate two one-
storey industrial buildings on the lands located at the northeast corner of Airport Road and Mayfield Road, 
municipally addressed as 6034 Mayfield Road as shown on Figure 1 (hereinafter “the Subject Lands”) 
 
The proposed development will contribute to the 
overall development of the Tullamore settlement 
area. The Subject Lands are in proximity to a 
variety of industrial, commercial and residential 
uses. The Subject Lands are within 100 m of the 
Brampton Transit Route Bus 30 route, which 
connects to Zum Transit Routes and Malton GO 
Station.  
 
The Owner is seeking an amendment to the 
Caledon Official Plan and Zoning By-law 2006-50 
(“ZBL 2006-50”) to permit employment/industrial 
uses and site specific development standards.  
 
The proposed amendments will permit two one-
storey industrial buildings with a total gross floor 
area of 44,535.19 sq. m (479,375.78 sq. ft.). 
Additional details on the proposal can be found in 
Section 1.3.  
 
This report has been prepared in support of the 
OPA and ZBA application. Based on the review of analysis contained herein, we conclude that the proposed 
request is consistent with the Provincial Policy Statement; conforms to or does not conflict with the Growth 
Plan; conforms to the Region of Peel and conforms to the Town of Caledon’s Official Plans. The proposal has 
had regard to matters of Provincial Interest. 
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1.2 Subject Lands and Surrounding Area 

 

1.2.1 Subject Lands 
 
The Subject Lands are approximately 9.43 hectares (23.31 acres) in size and are located on the northeast 
corner of Mayfield Road and Airport Road (Figure 1). The Subject Lands are currently vacant.   The Subject 
Lands are in proximity to a variety of industrial uses and are within 100 m of the Brampton Transit Route Bus 
30 route, which connects to Zum Transit Routes and Malton GO Station.  
 

1.2.2 Surrounding Area   
 
A summary of the uses that surround the Subject Lands (Figure 2) include the following:  
 

NORTH: Immediately north of the Subject Lands is Parkview Transit Yard, Pepsico South Yard and 
DHL Warehouse Store.  

 

WEST: Immediately west of the Subject Lands is Airport Road and restaurant, further west is a range 
of commercial and industrial uses.  

 

EAST: Immediately east of the Subject Lands is a range of industrial and agricultural uses.   
 

SOUTH: Immediately south of the Subject Lands is Mayfield Road, further south is a range of 
residential and agricultural uses.   

 
Currently there are no active development applications within 500 m of the Subject Lands.   

 
 
 

 
 
 
 
 

 
 
 
 

 

Figure 2: Context Plan 
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1.3 DESCRIPTION OF THE UPDATED PROPOSAL  
 
As noted above, the proposed amendments will permit two one-storey industrial buildings with a total gross 
floor area of 44,535.19 sq. m (479,375.78 sq. ft.).  The overall density is 0.47 times the lot area.  
 
The proposed industrial buildings will provide opportunities for future accessory office uses within the 
industrial building up to a maximum gross floor area of 2,034.6 sq. m. (21,900.3sq. ft.), 5% of the total 
proposed gross floor area.  
 
Building 1 will have a total gross floor area of 23,482.19 sq. m. (252,763.18 sq. ft.) which consists of 22,488.12 
sq. m. (242,063.10 sq. ft.) of industrial use and 994.07 sq. m. (10,700.08 sq. ft.) of accessory office use.  
 
Building 2 will have a total gross floor area of 21,053 sq. m. (226,612.6 sq. ft.) which consists of 20,012.47 sq. 
m. (215,412.43 sq. ft.) of industrial use and 1,040.53 sq. m. (11,200.17 sq. ft.) of accessory office use.  
 
Parking will be provided at grade, along the frontages of Airport Road, Mayfield Road and internally to the 
Subject Lands. A total of 426 parking spaces are proposed. A total of 83 dock-high doors are proposed on 
the south façade of Building 1 and north façade of Building 2, internal to the Subject Lands, to screen loading 
from the public realm.   
 
 

1.4 POLICY CONTEXT 
 
The following is an overview of the status of the Provincial and Town planning documents that affect the 
Subject Lands, namely, the Region of Peel Official Plan, the Town of Caledon Official Plan, and the Town of 
Caledon Zoning By-law. The Provincial Policies along with the Region and Town Official Plan policies will be 
used to evaluate the proposed Official Plan and Zoning By-law Amendments to determine if it represents 
good planning and is in the public interest. This evaluation can be found in Section 3.0 of this report. 
 
The proposed development supports the matters of Provincial Interest as outlined in Section 2 of Planning 
Act by: 
 

• Protecting the ecological system, the proposed development will not have any negative impacts 
on the environment; 

• The proposed employment/industrial buildings will be supported by the existing higher order 
transit and will promote patterns of development that reduce impacts on climate change; 

• The proposed buildings will be constructed in accordance with the Ontario Building Code, AODA, 
and all required accessible standards; 

• The proposed development will efficiently use land that is currently vacant, and will further 
contribute to the employment nature of this area of the Town; 

• The proposed employment/industrial buildings will contribute to the mix and range of uses within 
the Tullamore Settlement Area. The proposed development will assist the Town in meeting its long-
term needs for growth; and  

• The Subject Lands are located in an area designated for growth and development, and not located 
in an area subject to any environmental, public health or safety concerns. 
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1.4.1 Provincial Policy Statement & Growth Plan for the Greater Golden 
Horseshoe 
 
The Provincial Policy Statement (“PPS”) and Growth Plan for the Greater Golden Horseshoe (“Growth Plan”) 
directs development to establish built-up areas where there is existing municipal infrastructure. 
Intensification and redevelopment is encouraged as is a range and mix of employment uses in a compact 
urban form.  
 
The policy direction set out in the PPS and Growth Plan requires municipalities to undertake planning for 
the Industrial/Commercial Centre such that they are protected and enhanced. Furthermore both 
documents call for the efficient use of land and the optimization of infrastructure.  The proposed 
development will support the investment of infrastructure that has been put in place within this area. 
 

1.4.2  Region of Peel Official Plan  
 
The Subject Lands are designated “Prime Agricultural Area” on Schedule B – Prime Agricultural Area 
(Figure 3) and “Rural System” on Schedule D – Regional Structure (Figure 4) within the Region of Peel 
Official Plan (“RPOP”). Prime Agricultural Areas are to support and permit normal farm practices and a full 
range of agricultural, agriculture-related and secondary uses within the prime agricultural area. Further, the 
Rural System has diverse natural and rural landscapes. The Rural System is to promote healthy rural 
communities that collectively contains living, working and recreational opportunities, and respect the 
natural environment and resources.  
 
The Subject Lands are also designated “Settlement with Undelineated Built Boundary” on Schedule D4 – 
The Growth Plan Policy Areas in Peel (Figure 5). Rural Settlements as identified on Schedule D4 comprise 
of Villages, Hamlets and Industrial/Commercial Centres located within the Rural System. 
Industrial/Commercial Centres play a supportive function to the Rural Service Centres and provide at a small 
scale, opportunities for industrial and commercial developments.  
 
1.4.3 Town of Caledon Official Plan  
 
The Subject Lands are designated “Agricultural and Rural Area of the Growth Plan” with an identifier as being 
located within an “Industrial/Commercial Centre” on Schedule A1 Town Structure (Figure 6) within the 
Town of Caledon’s Official Plan (“COP”).   More particularly, the Subject Lands are located within a “Settlement 
Area” on Schedule F Rural Estate Residential Areas (Figure 7).  The Industrial/Commercial Centre 
designation provides for a range of general industrial uses and a range of commercial uses, including but 
not limited to warehousing, office related industrial uses and service commercial uses.  
 
The majority of the Subject Lands are designated “Highway Commercial” and the strip of lands at the 
northeast corner are designated “General Industrial”, and subject to OPA 239 on Schedule N Tullamore 
Land Use Area  (Figure 8). In addition, a conceptual road network is planned to go through from the north 
to east boundary of the Subject Lands. Lastly, the Subject Lands are also located within “Settlement with 
Undelineated Built-up Area” on Figure 1 Growth Plan Policy Area in Caledon. The Tullamore Secondary 
Plan Area is intended to serve primarily industrial uses.  
 
The Town of Caledon Council adopted Official Plan Amendment No. 239 to re-designate a portion of the 
Subject Lands (Part of Lot 1, Concession 1 (Albion) in the Town of Caledon, located at the northeast corner 
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of Mayfield Road and Airport Road) as “Highway Commercial” and include additional policies within the 
Highway Commercial designation pertaining to the site within the Tullamore Secondary Plan, to permit retail 
and service commercial centre on the Subject Lands.  
 
An Official Plan Amendment is sought to permit the proposed employment/industrial use and 
redesignate the Subject Lands to one designation (Highway Commercial) as the Subject Lands currently 
have a split designation in the Caledon Official Plan.      
 

1.4.4. Town of Caledon Zoning By-law  
 
The Subject Lands are zoned Highway Commercial (CH-556-H19 and CH-480-H13) and Service 
Industrial (MS-483-H13). The Highway Commercial Zone permits a range of commercial uses while the 
Service Industial Zone permits a range of industrial uses.  
 
A Zoning By-law Amendment is sought to permit the proposed employment / industrial uses, outdoor 
storage and site specific provisions to rezone the entire Subject Lands one zone.   
 
1.4.5. Tullamore Community Design Guidelines   
 
The Tullamore Community is located on the north side of Mayfield Road at the intersection of Airport Road 
and Mayfield Road. The Tullamore Community is currently occupied by agricultural land, commercial, 
industrial and residential uses.   
 
The purpose of the Tullamore Community Guidelines is to establish a coordinated approach to landscaping 
in the area that will assist in creating an attractive and desirable community. In addition, the guidelines are 
to provide direction to individual developers and their landscape architect when preparing detailed plans 
for each subdivision and site plan.  
 
A full analysis of the key Tullamore Community Design Guidelines that are directly engaged in the review 
of the proposed development can be found in Appendix G. 
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2.0 

PLANNING AND DESIGN 
EVALUATION 
 

2.1 OVERALL CONTEXT 
 
The overall design direction of the Tullamore Secondary Plan Area is to allow for the planned concentration 
of industrial, commercial and service industries as an important component of the Town’s overall rural 
settlement structure. The Tullamore Secondary Plan Area policies that the area is a prestigious area and is to 
be integrated in a compact form, be pedestrian-oriented accessible by public transit and promote an 
efficient and effective use of land.  
 
The Subject Lands are immediately adjacent to a range of industrial uses, in this context the proposed 
industrial buildings will contribute to and will be complementary to the Tullamore Secondary Plan Area.  
 
Additional review and analysis of the proposal relative to the Tullamore Secondary Plan Area can be found 
in Appendix F.  
  

2.2 SITE DESIGN, BUILT FORM AND MASSING 
 
The proposed development has been designed to improve the existing pedestrian environment and public 
realm along Airport Road and Mayfield Road. The primary entrance of the industrial buildings will be 
accessible from Airport Road, Mayfield Road and the proposed pedestrian walkways along Airport Road and 
Mayfield Road. Landscaping will be adjacent to pedestrian walkways to further create an inviting public 
realm for employees and visitors.  
 
The primary vehicular accesses (Airport Road) for employees is separate from the primary vehicular access 
(Mayfield Road) for trailers to help reduce conflict between pedestrians and vehicular traffic. The proposed 
design will provide an animated streetscape at the ground-level through the proposed accessory office uses 
along Airport Road and Mayfield Road.  
 
The proposed two one-storey industrial buildings are consistent with the planned character area of 
Tullamore Secondary Plan Area, by establishing a street wall along Airport Road and Mayfield and to improve 
the existing condition.  
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The massing and scale of the proposed building is appropriate to the employment context of the area. The 
proposed buildings provide a prominent presence for a corner lot, establishing a street wall and extending 
the built from present along Airport Road and Mayfield Road.   
 

2.3 ARCHITECTURAL DESIGN 
 
An attractive architectural design and range of materials will be achieved to reflect a high level of quality 
and contribute to the existing and future employment use architectural character of the area. Specific details 
will be determined through Site Plan.  
 
The proposed façade design will be animated and articulated by incorporating breaks in the façade. Along 
the Airport Road and Mayfield Road frontages, the proposed building provides wall projection and recesses, 
utilizing relief and rhythm to enhance the visual interest of the proposed building design.  
 
The loading area is proposed centrally between both buildings thereby screened from Airport Road and 
Mayfield Road. Overall, the proposed design of the building is compatible and complementary to the 
existing surrounding employment conditions through the use of materials, colours, fenestration and 
articulation. The building design conforms to the vision and design direction of Tullamore Secondary Plan 
Area which encourages employment uses. As such the proposed building will be compatible and 
complimentary with future industrial and commercial buildings within the immediate area.  
 

2.4 LANDSCAPE DESIGN 
 
Enhanced landscaping will increase visual interest and wayfinding signage will be used to direct people to 
the employment area. In addition, the street-level design will be further defined through a mixture of 
landscaping to act as a focal point. Together the proposed development will support a comfortable 
pedestrian realm within the Subject Lands. High-quality landscaping will be provided in order to screen and 
enhance visual interest along the street edge, softening the existing hard edges. The plantings around the 
active edges of the site that will be consistent with local tree and plant species, as well as be native, drought 
tolerant species, withstanding seasonal changes and road side conditions. 
 
 

Attractive light standards and fixtures will be located around the pedestrian walkways and driveway to 
enhance safety. Light standards will be of a similar design and style to existing light standards within 
Tullamore Secondary Plan Area to further integrate the proposal with the high quality designs proposed and 
existing. Cutoffs will be used to ensure light spillage onto adjacent properties will not occur. 
 

2.5 ACCESS, PARKING AND SERVICING   
 
The majority of parking is located at the front and side yard of the proposed building due to the shape and 
orientation of the Subject Lands and proposed building. The proposed building and parking layout will make 
efficient use of the property. The proposed vehicular parking supply satisfies the Town of Caledon’s 
minimum requirements for both warehouse and industrial uses. 
 
Four vehicular access points is proposed within the Subject Lands, two on Airport Road and one on Mayfield 
Road. The site is expected to generate a total of 142 and 109 trips (including both truck and vehicle trips) 
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during the weekday a.m. and p.m. peak hours, respectively. All movements to/from the Subject Lands will 
operate within the existing capacity of Airport Road and Mayfield Road.  
 

2.6 CONCLUSION  
 
Based on our review of the proposed design, the employment mixed use context, applicable Provincial, 
Regional and Town policies, it is our opinion that the proposal adheres to the design direction of the Caledon 
Official Plan based on the following: 
 

• The design of the Subject Lands will focus on the improving the pedestrian environment along 
Airport Road and Mayfield Road will ensure safe connection from the proposed buildings.  
 

• The proposed building will be appropriately massed along both frontages and will create a strong 
street wall presence along Airport Road and Mayfield Road which is appropriate for an 
Employment Area. The proposed industrial buildings will incorporate office uses to provide 
animation at grade.  

 
• The massing and scale of the proposed building is appropriate to the existing employment context 

and will compliment future employment uses within the area.  
 

• The proposed development is adjacent to existing transit facilities along Mayfield Road, including 
Zum bus stations, supporting existing and future transit infrastructure within the area.  

 
• Design considerations have been made for proposed development due to the shape and 

orientation of the Subject Lands. The proposed building, parking layout and access onto Airport 
Road and Mayfield Road will make efficient use of the property.  

 
Overall, the proposal represents good design and will build upon the existing and planned 
employment mixed use context.  
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3.0 
PLANNING ANALYSIS 
 
The following section sets out our analysis of the proposal in relation to Provincial, Regional and Local 
Policies.  More specifically, the proposed development is evaluated against polices within the Provincial 
Policy Statement, Growth Plan for the Greater Golden Horseshoe, the Region of Peel and the Town of 
Caledon Official Plans including the Tullamore Secondary Plan. The following sections summarize our 
analysis of key policies and how they are addressed through the proposed development. A detailed analysis 
of each policy documented can be found in Appendices C to F. 
 

3.1 PROVINCIAL POLICY STATEMENT 
 
The 2020 Provincial Policy Statement was approved by the Ministry of Municipal Affairs and Housing on May 
1st, 2020 and is applicable to the Town of Caledon. The PPS provides general policy direction on matters 
relating to land use planning and development. The PPS outlines policy for Ontario’s long term prosperity, 
economic health and social well-being. These directives help to inform Municipalities’ Official Plans and 
Zoning By-laws, which then allow for the efficient use of lands and development patterns that support 
strong, livable and healthy communities that protect the environment and public health and safety, and 
facilitate economic growth.  
 
Building strong healthy communities is one of the key policy directives of the PPS as found in Section 1.0. 
It helps to inform the management and promotion of efficient development and land use patterns for 
accommodating an appropriate mix of residential, employment, institutional, recreation, park and open 
space uses and improving accessibility by removing land use barriers in order to create livable communities. 
The policies support the promotion of healthy, livable and safe communities through such matters as, 
intensification, land use compatibility, provision of housing, and the efficient use of public services and 
infrastructure.  
 
Section 1.3 promotes economic development by providing an appropriate mix and range of employment, 
institutional, and broader mixed uses to meet long-term needs.  
 
In addition, Section 1.5 promotes healthy, active communities by providing a full range and equitable 
distribution of publicly-accessible built and natural settings for recreation, including parkland, public spaces, 
open space areas, trails and linkages. Furthermore, by providing safe public streets, spaces and facilities that 
meet the needs of pedestrians, foster social interaction and facilitate active transportation and community 
connectivity. 
 
The policies in Section 1.6 deal with the efficient use of existing water, storm water, sanitary sewer, and 
transportation infrastructure. New developments are encouraged to utilize and support existing municipal 
infrastructure and support and enhance existing and planned transportation networks and corridors. 
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Section 1.7 focuses on how to achieve and support long-term economic prosperity. The policies recognize 
that promoting development that can optimize the use of land, resources and infrastructure. 
 
Section 1.8 provides policy directions to support energy conservation through appropriate land use and 
development patterns. 
 
A full analysis of the relevant Provincial Policy Statements in relation to the proposed amendments can be 
found in Appendix C. In summary: 
 

1. The proposed Official Plan Amendment and Zoning By-law Amendment will allow for the efficient 
development of underutilized (vacant) lands within the existing rural settlement area of the Town 
of Caledon.  
 

2. The proposed Official Plan Amendment and Zoning By-law Amendment will allow the 
development of approximately 37 jobs per hectare to the Town’s employment stock and assist the 
Town in providing a mixture of employment opportunities.  

 
3. The proposed Official Plan Amendment and Zoning By-law Amendment will allow for an 

appropriate employment built form that optimizes existing infrastructure and efficiently utilizes the 
land for employment purposes.  

 
4. The proposed development permitted by the Official Plan Amendment and Zoning By-law 

Amendment does not cause undue environmental or public health and safety concerns.  
 

5. The proposed Official Plan Amendment and Zoning By-law Amendment will ensure that the Subject 
Lands are developed in a manner that is supportive of the adjacent existing and emerging 
commercial and industrial uses.  
 

6. The proposed development area will be developed in a manner that is compatible with existing 
and future employment uses through appropriate design. 
 

7. The proposed development permitted by the Official Plan Amendment and Zoning By-law 
Amendment will comply with all applicable Provincial legislation, including the Ontario Building 
Code and Accessibility for Ontarians with Disabilities Act (AODA). 

 
In our opinion the proposed Official Plan Amendment and Zoning By-law Amendment are 
consistent with the 2020 PPS. 
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3.2 GROWTH PLAN FOR THE GREATER GOLDEN 
HORSESHOE, 2020 
 
The Growth Plan for the Greater Golden Horseshoe was approved by the Province of Ontario on June 16th, 
2006 and amended July 1, 2017, May 16, 2019 and August 28, 2020 (“Growth Plan”). The Growth Plan sets 
out policies to manage growth in the Greater Golden Horseshoe to achieve compact, complete 
communities in the future. The Growth Plan 2019 as consolidated with amendment 1 (2020) will be referred 
to as the “Growth Plan” in this analysis.  Under the Planning Act, the proposal must conform to or not conflict 
with the Growth Plan. The management of growth in existing areas, and where it should be taking place, is 
guided through the Growth Plan as it recognizes the importance of intensification and the way 
municipalities plan that growth.   
 
The Subject Lands are within the built-up area of the Growth Plan, an area prioritized for intensification by 
the Growth Plan. The policies within Section 2.2 discuss the management of growth to accommodate a 
greater number of people and jobs in order to build complete, compact and transit-oriented communities 
through the better use of land and infrastructure. Policies within the Growth Plan require development to 
support and achieve complete communities, within walking distance and accessible for residents and 
employees. 
 
A full analysis of the relevant Growth Plan policies in relation to the proposed amendments can be found in 
Appendix D, in summary:  
 

1. The proposed Official Plan Amendment and Zoning By-law Amendment will provide for an 
appropriate employment built-form within a defined intensification area which contributes to 
creating a complete community. The proposed compact built form of an industrial building is an 
efficient and appropriate utilization of land.  
 

2. The proposed industrial building is compatible with surrounding land uses and implement the City’s 
intensification vision for Tullamore Secondary Plan Area at a density of 37 jobs per hectare.  
 

3. The proposed amendments will permit the development of two industrial buildings that will allow 
for the efficient use of the Subject Lands and optimization of infrastructure.  
 

4. The development permitted by the proposal by the proposed amendments will incorporate green 
design measures to minimize the developments energy consumption and greenhouse gas 
emission. Specific details will be determined through detailed design.  

 
In our opinion, the proposed Official Plan Amendment and Zoning By-law Amendment conform to 
and/ or do not conflict with the Growth Plan.  
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3.3 REGION OF PEEL OFFICIAL PLAN  
 

The Region of Peel Official Plan (hereinafter as “RPOP”) was adopted by Council on July 11, 1996 and 
approved with modification by the Minister of Municipal Affairs and Housing on October 22, 1996. The 
Region of Peel recently completed the Peel Region Official Plan Review to bring its Official Plan policies into 
conformity with provincial requirements.  
 
The Subject Lands are designated “Prime 
Agricultural Area” on Schedule B – Prime 
Agricultural Area (Figure 3) and “Rural 
System” on Schedule D – Regional 
Structure (Figure 4) within the Region of 
Peel Official Plan (“RPOP”). Prime 
Agricultural Areas are to support and permit 
normal farm practices and a full range of 
agricultural, agriculture-related and 
secondary uses within the prime 
agricultural area. Further, the Rural System 
has diverse natural and rural landscapes. 
The Rural System is to promote healthy 
rural communities that collectively contains 
living, working and recreational 
opportunities, and respect the natural 
environment and resources.  
 
The Subject Lands are also designated 
“Settlement with Undelineated Built 
Boundary” on Schedule D4 – The Growth 
Plan Policy Areas in Peel (Figure 5). Rural 
Settlements as identified on Schedule D4 
comprise of Villages, Hamlets and 
Industrial/Commercial Centres located 
within the Rural System. 
Industrial/Commercial Centres play a 
supportive function to the Rural Service Centres and provide at a small scale, opportunities for industrial and 
commercial developments.  
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A full analysis of the key Regional OP policies that are directly engaged in the review of the proposed 
development can be found in Appendix E. In summary: 
 

1. The proposed amendments will facilitate the efficient use of the development site by permitting an 
employment development within a settlement area at a density of 37 jobs per hectare.  

 
2. The proposal conforms to Regional OP policies regarding development within Rural System and 

Settlement areas, as it encourages a more land-efficient and cost-effective use of land and 
infrastructure. 
 

3. The Subject Lands will be developed in a manner that is compatible with existing and proposed 
uses through appropriate design, buffering and separation to ensure no adverse impact to future 
employees and visitors. 

 
4. The proposed amendment will permit a transit-supportive employment development (at a density 

of 37 jobs per hectare) that is within walking distance to the Zum bus station along Mayfield Road. 
Transportation demand management measures are proposed to further assist with the reduction 
of single occupancy vehicle use, including but not limited to allocating parking stalls for car pooling. 
 

5. The proposed employment development as permitted by the proposed amendments will 
incorporate low impact development and other sustainable measures to assist the Region and the 
Municipality to become resilient to climate change. 



   
6034 MAYFIELD ROAD  14 
PLANNING JUSTIFICATION AND URBAN DESIGN REPORT   JULY 2021 
 

 
6. The proposed amendments will have no negative impact on existing road networks as determined 

by WSP. 
 
In our opinion the proposed Official Plan Amendment and Zoning By-law Amendment conform to 
and /or does not conflict with the Regional OP. 
 

3.4 TOWN OF CALEDON OFFICIAL PLAN 
 
The Town of Caledon Official Plan (“COP”) came into effect in 1979. Since that time, the Town OP has been 
reviewed and amended to keep it current and reflect changing community needs and to respond to new 
Regional and Provincial planning policies and legislation. The Town OP has been updated to include Region 
of Peel and Ontario Municipal Board (“OMB”) decisions and Town Council approved Official Plan as of June 
8, 2010.  
 
The Subject Lands are designated “Agricultural and Rural Area of the Growth Plan” with an identifier as being 
located within an “Industrial/Commercial Centre” on Schedule A1 Town Structure (Figure 6) within the 
Town of Caledon’s Official Plan (“COP”).   More particularly, the Subject Lands are located within a “Settlement 
Area” on Schedule F Rural Estate Residential Areas (Figure 7).  The Industrial/Commercial Centre 
designation provides for a range of general industrial uses and a range of commercial uses, including but 
not limited to warehousing, office related industrial uses and service commercial uses.  
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The majority of the Subject Lands are designated 
“Highway Commercial” and the strip of lands at 
the northeast corner are designated “General 
Industrial”, and subject to OPA 239 on Schedule 
N Tullamore Land Use Area (Figure 8). In 
addition, a conceptual road network is planned 
to go through from the north to east boundary 
of the Subject Lands. Lastly, the Subject Lands 
are also located within “Settlement with 
Undelineated Built-up Area” on Figure 1 
Growth Plan Policy Area in Caledon. The 
Tullamore Secondary Plan Area is intended to 
serve primarily industrial uses.  

The Town of Caledon Council adopted Official 
Plan Amendment No. 239 to re-designate a 
portion of the Subject Lands (Part of Lot 1, 
Concession 1 (Albion) in the Town of Caledon, 
located at the northeast corner of Mayfield Road 
and Airport Road) as “Highway Commercial” and 
include additional policies within the Highway 
Commercial designation pertaining to the site 
within the Tullamore Secondary Plan, to permit 
retail and service commercial centre on the 
Subject Lands. 

Section 7.8 of the Town OP provides specific polices for lands within the Tullamore Secondary Plan Area. 
The Tullamore Secondary Plan is a result of review and analysis of land use designations and applicable 
Official Plan policies to lands within the Tullamore Industrial/ Commercial Centre. The Tullamore Secondary 
Plan Area is to serve primarily as an industrial centre and to a lesser extent as a highway commercial centre 
in accordance with the Official Plan policies 

An analysis of key policies of Town OP that are directly engaged by the proposed development can be found 
in Appendix F. In summary: 

1. The proposed amendments conform to the policies of Town OP to permit an employment 
development within an Industrial/ Commercial Centre.

2. The proposed development of 37 jobs per hectare1 on underutilized (vacant) lands supports and 
adds to the mixture of employment options in the Town of Caledon.

3. The proposed development represents an appropriate employment built form that supports the 
intensification goals of the Town. 

1 Region of Peel, Development Charges Background Study 2020 (Town of Caledon: 160 sq. m. per employee). 
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4. The proposed amendments will allow for a development that will efficiently utilize and support the 
optimization of existing and planned infrastructure, including municipal water and sewage services, 
utilities, roads and public transit. 

 
The proposed development contributes to the vision of the Tullamore Secondary Area of the Town 
OP, focusing on providing employment opportunities. In our opinion, the proposal conforms to the 
vision and policies of the Town OP, with the exception of amendment being sought to permit an 
industrial use on the Subject Lands.  
 

3.5 TOWN OF CALEDON ZONING BY-LAW  
 
The Subject Lands are zoned Highway Commercial 
(CH-556-H19 and CH-480-H13) and Service 
Industrial (MS-483-H13) (Figure 9). The Highway 
Commercial Zone permits a range of commercial uses 
while the Service Industial Zone permits a range of 
industrial uses.  
 
A Zoning By-law Amendment is sought to permit the 
proposed industrial buildings and site specific 
provision.  
 

 
 
 
 
 
 
3.6 RATIONALE FOR PROPOSED AMENDMENTS 
 
3.6.1 Rationale for Official Plan Amendment  
 
The majority of the Subject Lands are designated “Highway Commercial” and the strip of lands at the 
northeast corner are designated “General Industrial”, and subject to OPA 239 on Schedule N Tullamore 
Land Use Area. In addition, a conceptual road network is planned to go through from the north to east 
boundary of the Subject Lands. 
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The proposed amendment will designate the entire Subject Lands “Highway Commercial” and remove the 
conceptual road network as shown on Schedule N of the Town OP. Highway Commercial uses permit large-
scale business, professional office uses and high quality prestige industrial type of use.  
 
Overall, the proposed development is in keeping with the vision of the Tullamore Secondary Plan as the 
proposal will assist the Town to achieve the planned concentration of industrial, commercial and service 
industries within this area.   
 
It is our opinion that the proposed amendment is in the public interest. A copy of the draft Official Plan 
Amendment can be found in Appendix A. 
 
3.6.2 Rationale for Zoning By-law Amendment  
 
Height 
 
The proposed building height meets the intent of the Caledon Official Plan and is generally in keeping with 
other 1-storey employment/industrial buildings built in the area. The proposed height will enhance the 
Airport Road and Mayfield Road corridor and supported by existing and future transit infrastructure.  
 
Lot Coverage 
 
The general intent and purpose of a maximum lot coverage requirement is to ensure that the sizes of the 
proposed uses are appropriate for the development of the Subject Lands. The proposal contemplates a 
total maximum GFA of 56,590 sq. m. The proposed gross floor area is in keeping with existing, recently 
approved and proposed industrial buildings within the immediate area. The proposal seeks a lot coverage 
of 60%, as the proposed industrial buildings are 1-storey to provide a feasible gross floor area at grade for 
future operations.  
 
Setbacks and Landscape Buffers  
 
The general intent and purpose of a front setback and landscape buffers is to create orientation of a building 
in relation to the development area property line. The proposed setback reductions will maintain adequate 
separation between buildings and the property line. Furthermore, the proposed landscape buffers will 
provide adequate and high quality landscaping to ensure no adverse impact on adjacent uses and create 
an active street frontage. 
 
Additional Permitted Use 
 
The proposed addition of industrial, warehouse, accessory office and open storage uses are permitted uses 
that are consistent with policy objectives within the Regional Official Plan and Town of Caledon Official Plan 
of providing employment uses in an Employment Area. The proposed uses will accommodate economic 
growth within the City at an appropriate density of 37 jobs per hectare. 
 
The requested Zoning By-law Amendment, provided in Appendix B, and adds the site-specific provisions 
above. 
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4.0 

SUMMARY & CONCLUSIONS 
 
MHBC has prepared this Planning Justification Report in support of a request for an Official Plan Amendment 
and Zoning By-law Amendment Application by the Owners to set in place the policy framework for the 
proposed development.  
 
The proposed development will contribute to the overall development of the Tullamore settlement area. 
The Subject Lands are in proximity to a variety of industrial, commercial and residential uses. The Subject 
Lands are in proximity to a variety of industrial uses. The Subject Lands are within 100 m of the Brampton 
Transit Route Bus 30 route, which connects to Zum Transit Routes and Malton GO Station.  
 
The proposed amendments will permit two one-storey industrial buildings with a total gross floor area of 
44,535.19 sq. m (479,375.78 sq. ft.).  
 
This Planning Justification Report concludes that the proposed OPA and ZBA will achieve an industrial 
development within a higher order transit area, is in the public interest and represents good planning for 
the following reasons: 
 

1. The proposed development has regard to matters of Provincial interest as outlined in Section 2 of 
Planning Act. 
  

2. The proposed amendment is consistent with the Provincial Policy Statement. 
 

3. The proposed amendment conforms to and / or does not conflict with Growth Plan for the Greater 
Golden Horseshoe. 

 
4. The proposed amendment conforms to and / or does not conflict with Peel Region Official Plan. 

 
5. The proposal conforms to and / or does not conflict with the Town of Caledon Official Plan and the 

vision of the Tullamore Secondary Plan Area.  
 

6. The proposed employment building is compatible within the existing and planned land uses of the 
surrounding area within the Tullamore Secondary Plan Area. 
 

7. The proposed employment building is meets the general intent of the Tullamore Community 
Design Guidelines. 
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8. The proposed Official Plan Amendment and Zoning By-law Amendment will support the utilization
of land and the optimization of existing and planned municipal infrastructure at an appropriate
employment density of 37 jobs per hectare.

9. The proposed development is transit supportive and will take advantage of, and enhance the
viability of multi-modal transportation available to, and proposed for this area: Zum and the local
road network.

10. The proposed development is or can be readily serviced, including water, sanitary, stormwater and
transit / traffic infrastructure.

11. The proposed Official Plan Amendment and Zoning By-law Amendment will conform to policies on
sustainable development and promoting a sustainable community by incorporating low impact
development measures, and transportation demand management measures.

Based on our analysis it is our opinion that the proposed OPA and ZBA should be approved. 

We certify that this report was prepared jointly by the identified authors and under the supervision of a 
Registered Professional Planner (RPP) within the meaning of the Ontario Professional Planners Institute Act, 
1994. 

David A. McKay, MSc, MLAI, MCIP, RPP Celeste Salvagna, B.U.R.Pl 
Vice President and Partner  Senior Planner   



 

 

 

 



 
 
 
 
 
 
 

AMENDMENT NO. ____ 
 

TO THE OFFICIAL PLAN FOR 
 

THE TOWN OF CALEDON PLANNING AREA 

DRAFT



 

THE CORPORATION OF THE TOWN OF CALEDON 
 

BY-LAW NO.  2021- ___ 
 

A By-law to adopt Amendment No. ____ to the Official Plan for the Town of 
Caledon 
 
WHEREAS the Council of the Corporation of the Town of Caledon, in 
accordance with the provisions of the Planning Act, R.S.O. 1990, as 
amended, HEREBY ENACTS AS FOLLOWS: 
 
1. Amendment No. ____ to the Official Plan for the Town of Caledon 

Planning Area shall be and is hereby adopted. 
 
Read three times and finally passed in open Council this ___ day of _____, 
2021.  
 
 
 
 
 

 
Alan Thompson, Mayor 
 
 
 
 
 
Carey deGorter, Clerk 

 
 

DRAFT



 

THE CONSTITUTIONAL STATEMENT 
 
PART A - THE PREAMBLE -   does not constitute part of this 

amendment. 
 
PART B - THE AMENDMENT - consisting of the following text and 

Schedule "A" constitutes Amendment No. 
_____ of the Town of Caledon Official 
Plan. 

 
 

 
 

DRAFT



 

AMENDMENT NO. ____ 
 

OF THE TOWN OF CALEDON OFFICIAL PLAN 
 
PART A - THE PREAMBLE 
 
Purpose of the Amendment: 
 
The purpose of this Amendment is to amend Schedule “N” Tullamore Land 
Use Area of the Town of Caledon Official Plan by redesignating the lands 
subject to this Amendment from Highway Commercial and General Industrial 
to Highway Commercial and to eliminate the conceptual road network shown 
thereto. 

 
 
Location: 
 
The lands subject to this Amendment, as indicated on the attached Schedule 
"A", northeast corner of Airport Road and Mayfield Road. 
 
Basis: 
 
The basis for this Amendment is contained in Planning Report PD ____-
____, as adopted by Council on ______. The applicant, Airfield 
Developments Inc., Airfield II Developments Inc. has requested an 
amendment to the Town of Caledon Official Plan to permit Highway 
Commercial uses in addition to industrial uses on the property in order to 
facilitate the construction of two one-storey industrial buildings. In support of 
the application, the applicant submitted the following reports: 
 

• Functional Servicing and Stormwater Management Report;  
• Preliminary Geotechnical Investigation;  
• Phase 1 Environmental Site Assessment;  
• Stationary Noise Feasibility Assessment; 
• Traffic Impact Study;  
• Arborist and Tree Inventory and Preservation Plan Report; and 
• Planning Justification and Urban Design Report.  

 
The proposed amendment to the Official Plan to permit two one-storey 
industrial buildings within the Town of Caledon is consistent with the 
objectives established in the Strategic Direction and General Policies of the 
Official Plan.  The location of the two one-storey industrial buildings 
addresses an identified need for additional employment uses within the 
Tullamore Secondary Plan Area. 

 
PART B - THE AMENDMENT 
 

DRAFT



 

This part of the document, entitled "Part B - The Amendment", and 
consisting of the following text constitutes Amendment No. _____ of the 
Town of Caledon Official Plan. 
 
Details of the Amendment 

 
The Town of Caledon Official Plan is amended as follows:  
 
1. “Schedule N” Tullamore Land Use Plan of the Town of Caledon Official 

Plan shall be amended for the lands described as northeast corner of 
Airport Road and Mayfield Road in Town of Caledon, Regional 
Municipality of Peel, from Highway Commercial and General Industrial to 
Highway Commercial subject to Section 7.8, in accordance with Schedule 
“A” attached hereto. 

2. “Schedule N” Tullamore Land Use Plan of the Town of Caledon Official 
Plan shall be amended for the lands described as northeast corner of 
Airport Road and Mayfield Road in Town of Caledon, Regional 
Municipality of Peel, to delete the conceptual road network.  

3. Notwithstanding Policy 5.4.1 employment/industrial uses and open 
storage shall be permitted.   

 
Implementation and Interpretation 
 
The implementation and interpretation of this Amendment shall be in 
accordance with the policies of the Town of Caledon Official Plan. 
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THE CORPORATION OF THE TOWN OF CALEDON 
BY-LAW NO.  20xx-xxx 

 
 

Being a by-law to amend Comprehensive Zoning By-law 2006-50, as amended,  
with respect to 6034 Mayfield Road, PT Lt 1 CON 1 ALBION as in RO829323, 

Town of Caledon, Regional Municipality of Peel. 
 
WHEREAS Section 34 of the Planning Act, as amended, permits the councils of local 
municipalities to pass zoning by-laws for prohibiting the use of land or the erecting, 
locating or using of buildings or structures for or except for such purposes as may be set 
out in the by-law; 
 
AND WHEREAS the Council of The Corporation of the Town of Caledon considers it 
desirable to pass a zoning by-law to permit the use of 6034 Mayfield Road, Town of 
Caledon, Regional Municipality of Peel, for employment/industrial purposes. 
 
 
NOW THEREFORE the Council of The Corporation of the Town of Caledon enacts that 
By-law 2006-50, as amended, being the Comprehensive Zoning By-law for the Town of 
Caledon, shall be and is hereby amended as follows: 
 

1. The following is added to Table 13.1: 
 
 
Zone 
Prefix 

Exception 
Number Permitted Uses Special Standards 

CH  <insert 
exception 
#> 
 
(# to be 
provided by 
Planning 
Staff) 
 
(<insert by-
law #>) 

- Animal Hospital 
- Automotive Store 
- Business Office  
- Clinic  
- Communication 

Equipment Outlet 
- Drive-through Service 

Facility 
- Dry Cleaning or Laundry 

Outlet 
- Farmers Market  
- Financial Institution   
- Fitness Centre 
- Funeral Home 
- Grocery Store 
- Home Improvement 

Centre 
- Hotel 
- Laundromat 
- Medical Centre  
- Merchandise Service 

Shop 
- Motel 
- Motor Vehicle Gas Bar 
- Motor Vehicle Sales 

Establishment 

Front Lot Line:  For the purposes of this zone, 
the lot line adjacent to Airport Road shall be 
considered to be a front lot line.  
 
Yard, Interior Side (minimum):  6 m  
 
Yard, Exterior Side (minimum): 2 m  

a) Adjacent to Mayfield Road: 4.5 m  
 
Yard, Front (minimum): 2 m  

a) Adjacent to Airport Road: 4.5 m  
 
Yard, Rear (Minimum): 10 m  
 
Building Height (maximum): 

a) Hotel: 18 m 
b) All other uses: 15 m  

 
Gross Floor Areas Total Maximum:  56,590 sq. 
m. 
 
Maximum office gross floor area shall be 5% of 
total non-residential gross floor area. 
 
Lot Coverage Total Maximum: 60%  
 

DRAFT



Zone 
Prefix 

Exception 
Number Permitted Uses Special Standards 

- Motor Vehicle Service 
Centre 

- Motor Vehicle Rental 
Establishment 

- Motor Vehicle Repair 
Facility 

- Motor Vehicle Used Sales 
Establishment 

- Outdoor Seasonal 
Garden Centre, 
Accessory 

- Outside Sales or Display 
Area, Accessory  

- Outdoor Storage Use 
- Accessory Office use  
- Industrial Use 
- Personal Service Shop 
- Place of Assembly 
- Place of Entertainment  
- Public Transit Depot   
- Private Club  
- Supermarket 
- Restaurant 
- Retail Store 
- Sales, Service and Repair 

Shop 
- Shopping Centre 
- Training facility 
- Video outlet/rental store 
-  Warehouse, Retail  
- Warehouse  
- Wellness Centre 

Parking Space Setbacks (minimum):  
a) Airport Road: 4.5 m  
b) Mayfield Road: 4.5 m  

 
Landscaping Area (minimum): 15% 
 
Planting Strip (minimum):  

a) Adjacent to Airport Road: 4.5 m 
b) Adjacent to Mayfield Road: 6 m 
c) Adjacent to all other Lot Lines abutting a 

street: 1 m 
 
Planting Strip encroachments are permitted 
adjacent to a public road for a Building or 
Outdoor Patio to the applicable minimum yard 
requirement.  
 
Driveway Setback (minimum) 

a) From any Interior Side Lot Line: Nil  
b) From any other Lot Line: Nil  

 
Pedestrian Street Entrance 

a) A Pedestrian Street Entrance shall be 
provided where a building is located 
within:  

a. 26 m of Airport Road; 
b. 26 m of Mayfield Road.  

 
   

HXX   Deleting H-13 and H-19 in its entirety and 
replacing with the following:  

a) With respect to lands shown on 
Schedule “A” a Fiscal Impact Analysis 
will be required to support the lifting of 
holding symbol.  

 
Schedule “A”, Zone Map 4 of By-law 2006-50, as amended is further amended for 6034 
Mayfield Road, PT Lt 1 CON 1 ALBION as in RO829323, Town of Caledon, Regional 
Municipality of Peel from Highway Commercial (CH-556-H19 and CH-480-H13) and 
Service Industrial (MS-483-H13) to Highway Commercial (CH-XX-HXX) in accordance 
with Schedule “A” attached hereto. 
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Read three times and finally 
passed in open Council on the 
XX day of XXXXXX, 20XX. 
 
 
 
 

 
Allan Thompson, Mayor 

 
 
 
 

Carey Herd, Clerk 
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SCHEDULE "A"

By-Law 2021-XXX-XX

Airport Road & Mayfield Road

Part 1 Lot Concession 1 Albion

Town of Caledon

Regional Municipality of Peel
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APPENDIX C: Provincial Policy Statement Analysis, 2020 

The Provincial Policy Statement, 2020 (“PPS”) was approved by the Ministry of Municipal Affairs and Housing 
on August 28th, 2020 and functions as the policy foundation for regulating the development and use of land 
in Ontario. 
 
The PPS, 2020 aims to facilitate the construction of healthy, livable, safe communities by encouraging 
efficient use of land, resources, and infrastructure that in turn contribute to citizens’ well-being, economic 
vitality and environmental protection. The following is a summary of policies within the PPS, 2020 that are 
applicable to the proposed development and how the proposal addresses these policies. 
 
The following is an analysis of the proposed Official Plan Amendment and Zoning By-law Amendment in 
relation to the 2020 Provincial Policy Statement. 
 
Section 1.0 – Building Strong Healthy Communities  
 
Policy 1.1 – Managing and Directing Land Use to Achieve Efficient and Resilient Development and 
Land Use Patterns 
 
Within Section 1.0 Building Strong Healthy Communities, Policy 1.1, Subsection 1.1.1, describes how 
healthy, liveable and safe communities are sustained. The following is a review of the relevant policies and 
how the proposed amendments addresses them.  
 

POLICY  EVALUATION 
a) Promoting efficient development and land 

use patterns which sustain the financial well-
being of the Province and municipalities over 
the long-term; 

The proposed amendments will permit 
development of employment/industrial uses with 
an existing urban settlement area, within the 
Town’s limits. The proposed development 
represents efficient development and land use and 
will help support the financial well-being of the 
neighbourhood, Town and Province over the long-
term. 
 

b) Accommodating an appropriate affordable 
and market-based range and mix of 
residential types (including single-detached, 
additional residential units, multi-unit 
housing, affordable housing and housing for 
older persons), employment (including 
industrial and commercial), institutional 
(including places of worship, cemeteries and 
long-term care homes), recreation, park and 
open space, and other uses to meet long-term 
needs; 
 

The proposed development will contribute 
employment opportunities to a range of uses 
within the industrial/commercial centre, meeting 
the long-term needs of the residents and 
employees within the area and Town.  

c) Avoiding development and land use patterns 
which may cause environmental or public 
health and safety concerns; 

The Subject Lands are located in an area 
designated for growth and development, and will 
not cause environmental, public health or safety 
concerns. 



 
d) Avoiding development and land use patterns 

that would prevent the efficient expansion of 
settlement areas in those areas which are 
adjacent or close to settlement areas; 

The Subject Lands are located within a settlement 
area and are designated for growth. No expansion 
to the existing settlement boundary is required to 
accommodate the proposed development. 
 

e) Promoting the integration of land use 
planning, growth management transit-
supportive development, intensification and 
infrastructure planning to achieve cost-
effective development patterns, optimization 
of transit investments, and standards to 
minimize land consumption and servicing 
costs; 
 

The proposed amendments will permit the 
development of an underutilized site within 
industrial/commercial centre, which is serviced by 
existing transit and infrastructure, thereby 
optimizing transit investment and minimizing 
servicing costs to the Town.  

f) Improving accessibility for persons with 
disabilities and older persons by addressing 
land use barriers which restrict their full 
participation in society; 

The proposed building will meet and be 
constructed in accordance with the Ontario 
Building Code, Accessibility of Ontarians with 
Disabilities Act and all other required accessible 
standards.  
 

g) Ensuring that necessary infrastructure and 
public service facilities are or will be available 
to meet current and projected needs; 

The proposed development will utilize the existing 
municipal infrastructure that is available to the 
Subject Lands, reducing servicing costs. 
 

h) Promoting development and land use 
patterns that conserve biodiversity; and 

The proposed development will make more 
efficient use of an underutilize site, will promote the 
use of transit and utilization of existing 
infrastructure, and will provide a compact 
sustainable urban form. 
 

i) Preparing for the regional and local impacts 
of a changing climate. 

The proposed development will not cause any 
undue environmental concerns. 

 
 
Policy 1.1.2 states that sufficient land shall be made available to accommodate an appropriate range and mix 
of land uses to meet projected needs for a time horizon of up to 25 years. 
 

Evaluation: The proposed development will provide employment/industrial uses that will 
contribute to the range and mix of land uses within a settlement area, especially the industrial and 
commercial centre and will assist the Town in meeting its growth projections.  

 
Policy 1.1.3 – Settlement Areas 
 
The Provincial Policy Statement is applicable to the proposed development as it states that: 
 
“The vitality and regeneration of settlement areas is critical to the long-term economic prosperity of our 
communities. Development pressures and land use change will vary across Ontario. It is in the interest of all 
communities to use land and resources wisely, to promote efficient development patterns, protect resources, 



promote green spaces, ensure effective use of infrastructure and public service facilities and minimize unnecessary 
public expenditures.” 
 
Within Policy 1.1.3, the following is relevant: 
 
Policy 1.1.3.1 states that settlement areas shall be the focus of growth and development. 
 

Evaluation: The Subject Lands are located in a settlement area. The proposed development 
expands the range of permitted uses supporting the vitality of the Industrial/Commercial Centre.   

 
Policy 1.1.3.2 states that land use patterns within settlement areas shall be based on densities and a mix of land 
uses which: 
 

a) Efficiently use land and resources; 
b) Are appropriate for, and efficiently use, the infrastructure and public service facilities which are planned or 

available, and avoid the need for their unjustified and/or uneconomical expansion; 
c) Minimize negative impacts to air quality and climate change, and promote energy efficiency; 
d) Prepare for the impacts of a changing climate; 
e) Support active transportation; 
f) Are transit-supportive, where transit is planned, exists or may be developed; and  
g) Are freight-supportive. 

 
Land use patterns within settlement areas shall also be based on a range of uses and opportunities for 
intensification and redevelopment in accordance with the criteria in policy 1.1.3.3, where this can be 
accommodated. 
 

Evaluation: The proposed application supports Policy 1.1.3.2 as the proposal will allow for infill 
and intensification of underutilized lands with a higher density built form and will connect to 
existing municipal infrastructure. The proposed application will provide for an efficient use of land 
and resources by maximizing the developable area of the property. Furthermore, the proposed 
industrial development will contribute to the range of industrial employment opportunities and 
uses within this settlement area, in proximity to a variety of existing businesses and residential 
neighbourhoods, and promotes minimal travel distance to reduce carbon emissions. The proposed 
development is supportive of existing transit infrastructure given the Subject Land`s proximity to 
existing bus routes along Mayfield Road and Airport Road that provide further connection to City of 
Brampton and City of Mississauga; providing Town-wide and cross regional transit connections. 
Accordingly, the proposed development is supportive of existing transit infrastructure that will 
promote sustainable methods of transportation to minimize negative impacts to air quality and 
climate change.  

 
Policy 1.1.3.3 states that planning authorities shall identify appropriate locations and promote opportunities for 
transit-supportive development, accommodating a significant supply and range of housing options through 
intensification and redevelopment where this can be accommodated taking into account existing building stock 
or areas, including brownfield sites, and the availability of suitable existing or planned infrastructure and public 
service facilities required to accommodate projected needs. 
 

Evaluation: The proposed development represents an industrial intensification opportunity on a 
site within an established settlement area where intensification in the form proposed is permitted. 



The proposed development also utilizes and supports existing municipal infrastructure in the form 
of water, wastewater, stormwater, road, and transit.  

 
Policy 1.1.3.4 states that appropriate development standards should be promoted which facilitate 
intensification, redevelopment and compact form, while avoiding or mitigating risks to public health and safety. 
 

Evaluation: The proposed amendments provide for the proposed two (2) industrial buildings, 
consisting of a total of 44,535.19 sq. m. (479,375.78 sq. ft.), representing a more efficient and compact 
development of lands. The proposed intensification is in keeping with the Industrial/Commercial 
Centre objectives and will maintain appropriate levels of public health and safety issues.  

 
Section 1.3 Employment  
 
Policy 1.3.1 states that planning authorities shall promote economic development and competitiveness by: 
 

a) Providing for an appropriate mix and range of employment, institutional, and broader mixed uses to meet 
long-term needs; 

b) Providing opportunities for a diversified economic base, including maintaining a range and choice of 
suitable sites for employment uses which support a wide range of economic activities and ancillary uses, 
and take into account the needs of existing and future businesses; 

c) Facilitating the conditions for economic investment by identifying strategic sites for investment, 
monitoring the availability and suitability of employment sites, including market-ready sites, and seeking 
to address potential barriers to investment; 

d) Encouraging compact, mixed-use development that incorporates compatible employment uses to 
support liveable and resilient communities, with consideration of housing policy 1.4; and 

e) Ensuring the necessary infrastructure is provided to support current and projected needs. 
 

Evaluation: The proposed employment/industrial development contributes to the mix and range of 
employment uses in the area and meeting long-term needs. The amendments will allow 
employment/industrial use on underutilized lands which are already designated for industrial and 
commercial uses. The proposed industrial space will provide further opportunities for a diversified 
economic base in the area and will support the needs of businesses and residents in the immediate area 
and Town as a whole. The proposed buildings will be designed in a compact and sustainable form.  

 
Section 1.6 Infrastructure and Public Service Facilities 
 
Policy 1.6.3 states that before consideration is given to developing new infrastructure and public service facilities: 
 

a) the use of existing infrastructure and public service facilities should be optimized; and 
b) opportunities for adaptive re-use should be considered, wherever feasible.  

 
Section 1.6.6 of the PPS 2020 addresses sewage and water infrastructure and states that planning for 
sewage and water services shall direct and accommodate expected growth in a manner that promotes the 
efficient use of existing municipal sewage services and municipal water services. Municipal services are 
established as the preferred method of servicing new development.  
 

Evaluation: The proposed development will make efficient use of and support the optimization of 
the existing public service facilities and infrastructure.  

 



Policy 1.6.7.2 states that efficient use should be made of existing and planned infrastructure, including through 
the use of transportation demand management strategies, where feasible. 
 

Evaluation: The proposed development will make efficient use of the existing infrastructure. In 
addition, the Transportation Impact Assessment prepared by WSP recommends the following 
transportation demand management initiatives: 

• it is recommended that 2 parking spaces, conveniently located near employee entrances 
to the building be reserved for carpooling; and  

• it is recommended that 16 bicycle parking spaces be provided in a convenient location.  
 
Policy 1.6.7.4 states that a land use pattern, density and mix of uses should be promoted that minimize the 
length and number of vehicle trips and support current and future use of transit and active transportation.  
 

Evaluation: The proposed industrial development will provide for a range of employment uses that 
will support the use of current and planned transit and active transportation corridors.  

 
Section 1.6.8 Transportation and Infrastructure Corridors 
 
Policy 1.6.8.3 states that new development proposed on adjacent lands to existing or planned corridors and 
transportation facilities should be compatible with, and supportive of, the long-term purposes of the corridor and 
should be designed to avoid, mitigate or minimize negative impacts on and from the corridor and transportation 
facilities.  
 

Evaluation: The proposal is compatible with and will promote the type of industrial development 
contemplated for the Airport Road and Mayfield corridors. Further, the proposal will allow for greater 
utilization of existing transit facilities.  

 
Policy 1.6.10.1states that waste management systems need to be provided that are an appropriate size and type 
to accommodate present and future requirements, and facilitate, encourage and promote reduction, reuse and 
recycling objectives. 
 

Evaluation: The proposed development will provide for waste management systems that are of an 
appropriate size to accommodate the requirements of this development. This will be further defined 
at the Site Plan approval stage.  

 
Section 1.7 Long-Term Economic Prosperity  
 
Policy 1.7.1 states long-term economic prosperity should be supported by: 
 

a) promoting opportunities for economic development and community investment-readiness; 
b) encouraging residential uses to respond to dynamic market-based needs and provide necessary housing 

supply and range of housing options for a diverse workforce;  
c) optimizing the long-term availability and use of land, resources infrastructure and public service facilities;  
d)  maintaining and, where possible, enhancing the vitality and visibility of downtowns and mainstreets; 
e) encouraging a sense of place, by promoting well-designed built form and cultural planning, and by 

conserving features that help define character, including built heritage resources and cultural heritage 
landscapes; 
 



Evaluation: The proposal takes advantage of the lands designated as Industrial/Commercial area. 
The proposal introduces a use that is complementary to the surrounding commercial, residential 
and industrial uses. The proposed development represents an intensification of the subject lands 
and will utilize the existing infrastructure available for the site, taking advantage of infrastructure 
investments. 
 

Policy 1.8.1 Energy Conservation, Air Quality and Climate Change  
 
Policy 1.8.1 states that planning authorities shall support energy conservation and efficiency, improved air 
quality, reduced greenhouse gas emissions, and climate change adaptation through land use and development 
patterns which: 
 
 

POLICY  EVALUATION 
a) Promote compact form and a structure of 

nodes and corridors; 
The proposed buildings will provide for compact 
built-form. 
 

b) Promote the use of active transportation and 
transit in and between residential, 
employment (including commercial and 
industrial) and institutional uses and other 
areas; 

The proposed development will utilize planned 
and existing transportation connections and will 
create a pedestrian friendly environment with 
linkages to the surrounding neighbourhoods and 
industrial offices. 
 

c) Focus major employment, commercial and 
other travel-intensive land uses on sites which 
are well served by transit where this exists or is 
to be developed, or designing these to 
facilitate the establishment of transit in the 
future; 

The Subject Lands are currently serviced by existing 
transit stops along Mayfield Road and Airport Road. 
The proposal will take advantage of existing 
facilities connecting the proposed industrial 
buildings to the surrounding residential, 
commercial and employment uses.  
 

e) Encourage transit-supportive development 
and intensification to improve the mix of 
employment and housing uses to shorten 
commute journeys and decrease 
transportation congestion; 

The proposal will diversify employment 
opportunities, therefore shortening commutes to 
work and decreasing traffic congestion. 

f) Promote design and orientation which 
maximizes energy efficiency and 
conservation, and considers the mitigating 
effects of vegetation and green infrastructure 

The energy efficiency requirements of the Town 
and the Province will be encouraged to maximize 
energy efficiency and conservation.  

 
Section 2.6 Cultural Heritage and Archaeology  
 
Policy 2.6.2 of the PPS states that development and site alteration shall not be permitted on lands containing 
archaeological resources or areas of archaeological potential unless significant archaeological resources have 
been conserved. 

 
Evaluation: Should any archaeological resources be found during construction, the appropriate 
authorities will be notified.  

 



Section 3.2 Human-Made Hazards  
 
Policy 3.2.2 of the PPS states that sites with contaminants in land or water shall be assessed and remediated 
as necessary prior to any activity on the site associated with the proposed use such that there will be no adverse 
effects. 
 

Evaluation: No contamination has been identified from previous uses on the Subject Lands.  
 
In our opinion, the proposed Official Plan and Zoning By-law Amendment are consistent with the 
policies of the 2020 Provincial Policy Statement.  
 



 

 

 

 



APPENDIX D: Growth Plan Analysis, 2020 
 
The Growth Plan for the Greater Golden Horseshoe 2019 was prepared and approved under the Places to 
Grow Act, 2005 on May 16, 2019. Amendment 1 (2020) to the Growth Plan for the Greater Golden Horseshoe 
2019 was approved by the Lieutenant Governor in Council, Order in Council No 1244/2020 on August 28, 
2020. The Growth Plan, 2019 as consolidated with Amendment 1 (2020) will be referred to as the “Growth 
Plan” in this analysis. Under the Planning Act, the proposal must conform to or not conflict with the Growth 
Plan. The management of growth in existing areas, and where it should be taking place, is guided through 
the Growth Plan as it recognizes the importance of intensification and the way municipalities plan that 
growth. 
 
An analysis of the Growth Plan policies has been conducted.  In our opinion, the applications for Official Plan 
and Zoning By-law Amendments conform to and/ or do not conflict with the Growth Plan policies. The 
following is a summary of key policies that are directly engaged by the proposed development. 
 
Section 1.2.1 states that the successful realization of this vision for the GGH centres on effective collaboration 
amongst the Province, other levels of government, First Nations and Metris communities, residents, private and 
non-profit section across all industries, and other stakeholders. The policies of this Plan regarding how land is 
developed, resources are managed and protected, and public dollars are invested are based on the following 
principles: 
 

• Support the achievement of complete communities that are designed to support healthy and active living 
and meet people’s needs for daily living throughout an entire lifetime. 

• Prioritize intensification and higher densities in strategic growth areas to make efficient use of land and 
infrastructure and support transit viability. 

• Provide flexibility to capitalize on new economic and employment opportunities as they emerge, while 
providing certainty for traditional industries, including resource-based sectors. 

• Improve the integration of land use planning with planning and investment in infrastructure and public 
service facilities, including integrated service delivery through community hubs, by all levels of 
government. 

• Provide for different approaches to manage growth that recognize the diversity of communities in the 
GGH. 

• Integrate climate change considerations into planning and managing growth such as planning for more 
resilient communities and infrastructure – that are adaptive to the impacts of a changing climate –and 
moving towards environmentally sustainable communities by incorporating approaches to reduce 
greenhouse gas emissions. 
 
Evaluation: The proposal optimizes the use of existing water, wastewater and stormwater 
infrastructure to support growth in a compact and efficient form. The proposal will also provide 
industrial uses to the surrounding area, offering additional services to local residents in the 
immediate area and Town of Caledon, and contributing to a compact, vibrant, and complete 
community.  

 
Section 2.2.1 Managing Growth  
 
Policy 2.2.1.1 provides that population and employment forecasts contained in Schedule 3 or such higher 
forecasts as established by the applicable upper- or single-tier municipality through its municipal comprehensive 



review will be used for planning and managing growth in the GGH to the horizon of this Plan in accordance with 
the policies in subsection 5.2.4. 
  

Evaluation: The amendments will permit the development of employment/industrial uses which 
will assist the Town in achieving the planned growth of the Town’s settlement area.  

 
Policy 2.2.1.2 states that forecasted growth to the horizon of this Plan will be allocated based on the following: 
 

a) The vast majority of growth will be directed to settlement areas that: 
i. Have a delineated built boundary; 

ii. Have existing or planned municipal water and wastewater systems; and 
iii. Can support the achievement of complete communities; 

 
c) Within settlement areas, growth will be focused in: 

i. Delineated built-up areas; 
ii. Strategic growth areas; 

iii. Locations with existing or planned transit, with a priority on higher order transit where it exists or 
is planned; and 

iv. Areas with existing or planned public service facilities; 
d) Development will be directed to settlement areas, except where the policies of this Plan permit otherwise; 
e) Development will be generally directed away from hazardous lands; 

 
Evaluation: The proposal supports the Growth Plan’s intensification directives by being located 
within a settlement area with existing or planned transit and where intensification is promoted. The 
proposed amendments will provide for an appropriate built-form and will contribute to creating a 
complete community. In addition, the proposal adds additional uses to the existing mixture of 
employment uses, within proximity to public transit. Lastly, the proposal is located away from 
hazardous lands.  

 
Policy 2.2.1.4 states that applying the policies of this Plan will support the achievement of complete communities 
that: 
 

a) Feature a diverse mix of land uses, including residential and employment uses, and convenient access to 
local stores, services, and public service facilities; 

b) Improve social equity and overall quality of life, including human health, for people of all ages, abilities, 
and incomes; 

c) Provide a diverse range and mix of housing options, including additional residential units and affordable 
housing, to accommodate people at all stages of life, and to accommodate the needs of all household 
sizes and incomes; 

d) Expand convenient access to: 
i. A range of transportation options, including options for the safe, comfortable and convenient 

use of active transportation; 
ii. public service facilities, co-located and integrated in community hubs; 

iii. an appropriate supply of safe, publicly-accessible open spaces, parks, trails, and other 
recreational facilities; and 

iv. healthy, local, and affordable food options, including through urban agriculture; 
e) provide for a more compact built form and a vibrant public realm, including public open spaces; 
f) mitigate and adapt to the impacts of a changing climate, improve resilience and reduce greenhouse gas 

emissions, and contribute to environmental sustainability; and 



g) integrate green infrastructure and appropriate low-impact development.  
 

Evaluation: The proposed development will contribute to achieving complete community by: 
• contributing to a diverse range of non-residential land uses; 
• providing non-residential uses that are appropriately located to serve the needs of existing 

and future residents and businesses; 
• Providing conveniences to the community through the following: 

o Connect with the community through local and regional transportation modes, 
including public transportation and the existing network of sidewalks; 

o Locating within the industrial/commercial centre and in proximity to a range of retail, 
commercial and service uses; 

• Proposing a high-quality built-form with high visual interest, and a frame work that will 
achieve an attractive and vibrant public realm; 

• The proposed development on the Subject Lands will reduce the demand of vehicles by 
being located in proximity to transit options, thereby reducing travel demands and thus 
greenhouse gas emissions; and 

• The proposal will include green infrastructure and low-impact development measures that 
contribute to sustainable development. 

 
Section 2.2.5 Employment  

 
Policy 2.2.5.1 states that economic development and competitiveness in the GGH will be promoted by: 

 
a) making more efficient use of existing employment areas and vacant and underutilized employment lands 

and increasing employment densities; 
b) ensuring the availability of sufficient land, in appropriate locations, for a variety of employment to 

accommodate forecasted employment growth to the horizon of this Plan; 
c) planning to better connect areas with high employment densities to transit; and 
d) integrating and aligning land use planning and economic development goals and strategies to retain 

and attract investment and employment. 
 

Evaluation: The proposed development is located on vacant and underutilized lands within the 
industrial/commercial centre and will provide high-quality employment opportunities to help 
achieve the employment goals and strategies of the Growth Plan. Further, the development will be 
connected to planned and existing public transit connections.  

 
Section 3.2.2 – Transportation – General 
 
Policy 3.2.2.2 states that the transportation system within the GGH will be planned and managed to: 
 

a) provide connectivity among transportation modes for moving people and for moving goods; 
b) offer a balance of transportation choices that reduces reliance upon the automobile and promotes transit 

and active transportation; 
d) offer multimodal access to jobs, housing, schools, cultural, and recreational opportunities, and goods and 

services; 
 



Evaluation: The proposed development will supports the Growth Plan’s employment policy 
directives by a proposing non-residential building that will add employment opportunities to an 
existing employment area, as well as uses that support the function of the employment area. 

 
.Section 3.2.4 – Moving Goods 
 
Policy 3.2.4.1 states that linking major goods movement facilities and corridors, international gateways, and 
employment areas to facilitate efficient goods movement will be the first priority of highway investment. 
 

Evaluation: The proposal will facilitate efficient goods movement to the employment lands via 
Mayfield Road and Airport Road which fronts the Subject Lands. 

 
Section 3.2.7 – Stormwater Management 
 
Policy 3.2.7.2 states that proposals for large-scale development proceeding by way of a secondary plan, plan of 
subdivision, vacant land plan of condominium or site plan will be supported by a stormwater management plan 
or equivalent, that: 

 
a) is informed by a subwatershed plan or equivalent; 
b) incorporates an integrated treatment approach to minimize stormwater flows and reliance on 

stormwater ponds, which includes appropriate low impact development and green infrastructure; 
c) establishes planning, design, and construction practices to minimize vegetation removal, grading and 

soil compaction, sediment erosion, and impervious surfaces; and 
d) aligns with the stormwater master plan or equivalent for the settlement area, where applicable. 

 

Evaluation: The proposal will integrate stormwater management best practices, such as low impact 
development techniques to meet subwatershed planning requirements of the Town as further 
outlined by the Stormwater Management Report prepared by WSP. The development proposal will 
utilize planning, design, and construction practices to minimize vegetation removal, grading and 
soil compaction, sediment erosion, and impervious surfaces on the Subject lands. 

In our opinion the proposed Official Plan Amendment and Zoning By-law Amendments conform to 
and/or do not conflict with the Growth Plan.  
 
 



 

 

 

 



APPENDIX E: Region of Peel Official Plan Analysis  

The Region of Peel Official Plan (hereinafter as “Region OP”) was adopted by Council on July 11, 1996 and 
approved with modification by the Minister of Municipal Affairs and Housing on October 22, 1996. The 
Region of Peel recently completed the Peel Region Official Plan Review to bring its Official Plan policies into 
conformity with provincial requirements.  
 
An analysis of the Region OP policies has been conducted to demonstrate the proposed development 
applications are in keep with the direction of and thus conformity with the Region OP policies. The following 
is a summary of the policies applicable to the proposed development.  
 
The Subject Lands are designated “Prime Agricultural Area” on Schedule B – Prime Agricultural Area and 
“Rural System” on Schedule D – Regional Structure. The Subject Lands are also designated “Settlement 
with Undelineated Built Boundary” on Schedule D4 – The Growth Plan Policy Areas in Peel. Airport Road 
and Mayfield Road are designated “Major Road” on Schedule E – Major Road Network and the Region OP 
calls for a right-of-width of Mayfield Road of 50 m. (165 ft.) and Airport Road of 45 m. (150 ft.) on Schedule F 
– Regional Road Mid-Block Right-of-Way Requirements.  
 
In addition, the Subject Lands are located within Humber River area on Figure 3 – Watershed. Furthermore, 
the Region OP identifies that wastewater facilities – trunk sewer is available on Airport Road and water 
facilities – transmission main is available on Mayfield Road on Figure 9 – Existing Water and Wastewater 
Facilities.  
 
Section 1.3.5 Themes of the Plan  
 
Policy 1.3.6.3 states to recognize the importance of vital, competitive and diverse economy and a sound tax 
base, and manage and stage growth and development in accordance with financial goals and overall fiscal 
sustainability of the Region.  
 

Evaluation: The proposed employment/industrial use buildings will support long-term economic 
diversification by proposing uses which are complementary and compatible within built-up area 
and the surrounding areas and Region as a whole.  
 

Section 2.2.4 Watersheds  
 
Policy 2.2.4.1 states that the proposal should work jointly with the area and neighbouring municipalities, 
conservation authorities, and other provincial agencies in regards to watershed plans and subwatershed plans, in 
order to assess and analysis of cumulative effects of land use changes and the implementation of subwatershed 
plans. 
 

Evaluation: The applicant will work with the Town, conservation authority and other provincial 
agencies to ensure that the proposed development will not have a significant immediate or 
cumulative impact on water resources and related natural systems in a watershed or subwatershed. 

 
Section 2.2.10.4 Geographic Specific Policies in the Protect Countryside  
 
Policy 2.2.10.4.1 states for Council to direct the Town of Caledon to include policies in its official plan that will 
support and permit normal farm practices and a full range of agricultural, agriculture-related and secondary uses 



within the prime agricultural area of Protected Countryside. Further, Policy 2.2.10.4.3 prohibits the 
redesignation of prime agricultural areas for non-agricultural uses except for: (b) settlement area expansion subject 
to the settlement area policies of Section 2.2.10.4 of this Plan and Section 3.4 of the Greenbelt Plan.  
 

Evaluation: The Subject Lands are designated “Settlement with Undelineated Built Boundary” on 
Schedule D4 – The Growth Plan Policy Areas in Peel. Rural Settlements as identified on Schedule D4 
comprise of Villages, Hamlets and Industrial/Commercial Centres located within the Rural System. 
The Town of Caledon has identified the Subject Lands as being within an Industrial/Commercial 
Centres which are intended to play a supportive function to the Rural Service Centres and provide 
opportunities for industrial and commercial developments. The proposed amendments will permit 
an employment/industrial use on the Subject Lands meeting the overall intent of Regional policies 
for the Subject Lands. We note the Subject Land are not located within the Protected Countryside 
designation of the Greenbelt Plan.  

 
Section 3.2 Agricultural Resources 
 
Section 3.2 of this Plan provides agricultural resource policies for the Region of Peel, specifically land 
designated Prime Agricultural on Schedule D. The Region Official Plan notes that Prime Agricultural Area 
excludes existing settlement areas as identified in the area municipal official plans.  As the Subject Lands are 
within a “Settlement with Undelineated Built Boundary” the Town of Caledon has identified the Subject 
Lands as an Industrial/Commercial Centre within a settlement area. Policy 3.2.2.11 states that direct the 
Town of Caledon, in the Prime Agricultural Area, only to permit a non-residential use, subject to an area municipal 
official plan amendment and provided that: 

a) there are no reasonable alternative locations which avoid the Prime Agricultural Area; 
b) there are no reasonable alternative locations in the Prime Agricultural Area with lower priority agricultural 

lands; 
c) there is a demonstrated need for the use, which has been justified in the context of applicable growth 

management policies; and 
d) impacts from any new non-residential use on surrounding agricultural operations and lands are minimal 

or will be satisfactorily mitigated. 
 

Evaluation: The Subject Lands are located within an Industrial/Commercial Centre and further 
designated Highway Commercial and General Industrial. As noted above, the Subject Lands are 
designated “Settlement with Undelineated Built Boundary” on Schedule D4 – The Growth Plan 
Policy Areas in Peel. Rural Settlements as identified on Schedule D4 comprise of Villages, Hamlets 
and Industrial/Commercial Centres located within the Rural System. As the Town of Caledon has 
identified the Subject Lands as being within an Industrial/Commercial Centres. the proposed 
amendments will permit an employment/industrial use on the Subject Lands meeting the overall 
intent of Regional policies for the Subject Lands.  
 

Section 4.2 Population and Employment Forecasts 
 
Policy 4.2.2.1 states that Regional Council should use the population, household and employment forecasts 
shown in Table 3 as the basis of this Plan. Furthermore, Policy 4.2.2.3 states that cooperation with the area 
municipalities, the population, household and employment forecasts shown in Table 3 for determining Regional 
services and establishing requirements to accommodate growth to the year 2031. Forecasts beyond the 2031 
planning horizon may be used for long-term infrastructure planning, as well as community planning within the 
urban boundary, undertaken by the Region and the Region and/or Area Municipalities, as long as they maintain 
consistency with the objectives and intent of the provincial Growth Plan and the Regional Official Plan. 



 
Evaluation: The proposed development will contribute to the planned employment targets in the 
Town of Caledon as the Subject Lands are located within the industrial/commercial centre. The 
amendments will promote land uses at a height and density that is consistent with the industrial 
uses in the surrounding neighbourhoods.  

 
Section 5.4 The Rural System 
 
Policy 5.4.2.7 states that direct the area municipalities to require, as appropriate, proponents of development, in 
the absence of municipal servicing, to provide a comprehensive assessment of alternative methods of providing 
water and sewer servicing for the proposed development. The preferred servicing option will ensure that 
groundwater quality and quantity is protected, is financially feasible for the Region and is most suitable to the 
characteristics of the site and existing communities. 
 

Evaluation: The proposed development will take advantage of the existing water and sewer 
servicing, as confirmed by the Functional Servicing and Stormwater Management Report prepared 
by WSP.  

 
Policy 5.4.5.2.3 states consider development in rural settlements, as designated in the Town of Caledon Official 
Plan, consistent with the policies of this Plan and if applicable, the Niagara Escarpment, the Oak Ridges Moraine 
Conservation Plan, the Greenbelt Plan and the Growth Plan.  
 

Evaluation: The amendments will permit a land use which is in keeping with the Town of Caledon’s 
Official Plan employment land use designations. A detailed analysis is provided in Appendix F of 
this report.   

 
Section 5.5 Growth Management  
 
Section 5.5 states that growth management objectives are achieved while achieving the sustainability 
objectives, this Plan identifies specific growth management policies area such as urban growth centres, built-up 
area and designated Greenfield areas.  
 
Policy 5.5.1.6 states that to support planning for complete communities in Peel that are compact, well-designed, 
transit-oriented, offer transportation choices, include a diverse mix of land uses, accommodate people at all stages 
of life and have an appropriate mix of housing, a good range of jobs, high quality open space, and easy access to 
retail and services to meet daily needs.  
 

Evaluation: The proposed employment/industrial use buildings will support long-term economic 
diversification by proposing uses which are complementary and compatible within built-up area 
and the surrounding areas. The employment/industrial use will help achieve employment forecasts 
of the Regional and Town Official Plan by creating intensification on vacant land within 
industrial/commercial centre. The proposed development will enhance existing pedestrian’s 
connections within the area and will support transit initiatives by a proposed development that is 
accessible to workers.  

 
Policy 5.5.2.1 states that direct the area municipalities to incorporate official plan policies to develop complete 
communities that are compact, well-designed, transit-oriented, offer transportation choices, include a diverse mix 
of land uses, accommodate people at all stages of life and have an appropriate mix of housing, a good range of 
jobs, high quality public open space and easy access to retail and services.  



 
Evaluation: As noted above, the proposed development will create an intensified built-form within 
the built-up area on lands which are currently vacant. The proposed development will meet the 
intensification policies of the Region and Town by providing industrial buildings at an appropriate 
density and height along Airport Road and Mayfield Road.  

 
Policy 5.5.2.2 states that direct a significant portion of new growth to the built-up areas of the community 
through intensification.  
 

Evaluation: The proposed development will provide non-residential uses in proximity to existing 
and planned residential, employment, retail, employment, office and community uses. The 
proposed development will provide for employment opportunities to residents of the Town in an 
intensified employment development on the Subject Lands  

 
Section 5.6 Employment Areas  
 
Policy 5.6.2.1 states that direct area municipalities to designate in the area municipal official plans, an adequate 
supply of employment land within the Urban System and Rural Service Centres and Industrial/Commercial Centres 
in the Rural System to achieve the forecasts in Table 3. Policy 5.6.2.2 states that require the area municipalities 
to include a range of employment designations in their official plans for employment areas within the Urban 
System and Rural Service Centres, Industrial/Commercial Centres, as appropriate, to achieve the employment 
forecasts set out in Table 3 and to accommodate a variety of employment uses in accordance with the locational 
and market requirements of these uses. Policy 5.6.2.3 states that use the employment forecasts in Table 3 for 
employment land use planning in the Region. 
 

Evaluation: The proposed development will assist the Region in meeting employment targets 
within the built up area by providing 44,535 sq. m. of employment/industrial space on the Subject 
Lands.  

 
Policy 5.6.2.6 state that protect and support employment areas for employment uses, as defined and designated 
in area municipal official plans. For the purposes of this policy, the employment areas are those that contain lands 
designated: 

• In Caledon: Prestige Industrial, General Industrial and Dry Industrial. 
 

Evaluation: The proposed amendments will allow for further employment uses on the Subject 
Lands thus conforming to this policy.  

 
Section 5.9 The Transportation System in Peel  
 
Policy 5.9.2.5 states that to optimize the use of existing and new Regional transportation infrastructure to 
support growth in an efficient, compact form, and encourage the area municipalities to do the same for 
infrastructure under their jurisdiction. 
 

Evaluation: The proposed amendments will permit the development of industrial uses which will 
allow for the efficient use of the Subject Lands and available infrastructure along Mayfield Road and 
Airport Road. Further details are provided in the FSRSWM Report prepared by WSP and the 
Transportation Impact Study prepared by WSP.  

 



Policy 5.9.2.11 states that ensure, in accordance with the requirements of the Region and the area 
municipalities, that development only proceed with adequate existing or committed improvements to regional 
transportation capacity and, if necessary, development be phased until that capacity is or will be available. 
 

Evaluation: The Transportation Impact Study prepared by WSP states the site is expected to 
generate a total of 142 and 109 trips (including both truck and vehicle trips) during the weekday 
a.m. and p.m. peak hours, respectively. All movements continue to operate well within capacity. 

 
Policy 5.9.2.12 states that work with the area municipalities, adjacent municipalities, other levels of government 
and non-governmental agencies to develop and implement Transportation Demand Management programs to 
reduce trip distance and time and increase the modal share of alternatives to single-occupant automobiles. 
  

Evaluation: A Transportation Demand Management is included in the Transportation Impact Study 
in support of the proposed development.  

 
Policy 5.9.2.20 states that to work with the Province and area municipalities to support long-term economic 
prosperity by optimizing the long-term availability and use of transportation infrastructure. Furthermore, Policy 
5.9.2.23 states that work with the Province and area municipalities to encourage increased public and business 
awareness of activities and actions which will lead to increased use of sustainable transportation alternatives. 
 

Evaluation: As noted above, the proposed employment / industrial use will support long-term 
economic diversification by proposing a use which is complementary and compatible surrounding 
land uses. The proposed compact built form is an efficient and appropriate utilization of lands within 
an Industrial/Commercial Centre.  

 
Policy 5.9.4.2.11 states that control frontage development and vehicular access onto Regional roads consistent 
with relevant Regional By-laws. Policy 5.9.4.2.12 states that control access to Regional roads so as to optimize 
traffic safety and carrying capacity, and control the number and location of intersections with Regional roads in 
consultation with the affected area municipality. 
 

Evaluation: The proposed development provides appropriate vehicular access to the Subject Lands 
that will not affect the existing road infrastructure along Airport Road and Mayfield Road. Further 
details are outlined in the TIS prepared by WSP. 

 
Policy 6.4.2.5 requires new development to comply with the Peel Waste Collection Design Standards Manual to 
ensure safe and efficient waste collection and diversion through consultation with the same area municipalities 
and applicants.  
 

Evaluation: The proposed development provides garbage room for waste management on the 
Subject Lands. 

 
Based on our analysis, the proposed Official Plan Amendment and Zoning By-law Amendment 
conforms to and / or does not conflict with the Region of Peel Official Plan.  



 

 

 

 



APPENDIX F: Town of Caledon Official Plan Analysis 
 
The Town of Caledon Official Plan (“Town OP”) came into effect in 1979. Since that time, the Town OP has 
been reviewed and amendment to keep it current and reflect changing community needs and to respond 
to new Regional and Provincial planning policies and legislation. The Town OP has been updated include 
Region of Peel and Ontario Municipal Board (“OMB”) decisions and Town Council approved Official Plan as 
of June 8, 2010.  
 
The Subject Lands are designated “Agricultural and Rural Area of the Growth Plan” with an identifier as being 
located within an “Industrial/Commercial Centre” on Schedule A1 Town Structure within the Town of 
Caledon’s Official Plan (“COP”).   More particularly, the Subject Lands are located within a “Settlement Area” 
on Schedule F Rural Estate Residential Areas.  The Industrial/Commercial Centre designation provides for 
a range of general industrial uses and a range of commercial uses, including but not limited to warehousing, 
office related industrial uses and service commercial uses.  

The Town of Caledon Council adopted Official Plan Amendment No. 239 to re-designate a portion of the 
Subject Lands (Part of Lot 1, Concession 1 (Albion) in the Town of Caledon, located at the northeast corner 
of Mayfield Road and Airport Road) as “Highway Commercial” and include additional policies within the 
Highway Commercial designation pertaining to the site within the Tullamore Secondary Plan, to permit retail 
and service commercial centre on the Subject Lands.  

The majority of the Subject Lands are designated “Highway Commercial” and the strip of lands at the 
northeast corner are designated “General Industrial”, and subject to OPA 239 on Schedule N Tullamore 
Land Use Area. In addition, a conceptual road network is planned to go through from the north to east 
boundary of the Subject Lands. Lastly, the Subject Lands are also located within “Settlement with 
Undelineated Built-up Area” on Figure 1 Growth Plan Policy Area in Caledon. The Tullamore Secondary 
Plan Area is intended to serve primarily industrial uses.  

Mayfield Road and Airport Road are identified as “High Capacity Arterial” on Schedule J Long Range Road 
Network and identifies a road right-of-way width of 50 metres for Mayfield Road and 36 metres for Airport 
Road on Schedule K Road Right-of-Way Widths.  
 
The following is a summary of the policies application to the proposed development. 
 
Section 2.2.3 Goals  
 
Together the following goals provide the context within which the policies in this Plan should be interpreted (which 
include but not limited to):  

• To establish a growth pattern for the Town, including rates and location of population and employment 
growth that maximizes the overall quality of life for Caledon’s residents.  

• To strengthen the local economy and tax base. 
• To allow development in a manner that provides the best opportunity to optimize municipal service 

provision. 
 



Evaluation: The proposed development will contribute to these goals by directing employment 
growth to an appropriate location, which will assist in meeting employment targets within the 
Town. 

 
Section 3.1 Sustainability  
 
Policy 3.1.3.9.4 states proponents of new development shall be encouraged to minimize the percentage of 
impervious surfaces as well as adopt Low Impact Development (LID) or similar standards so as to reduce rates of 
surface water flow and run-off. In addition, Policy 3.1.3.11.2 states the proponents of new developments shall 
be encouraged to use green building guidelines and rating systems for new construction to promote the use of 
building materials and products that have minimal potential to radiate harmful emissions that affect air quality. 
 

Evaluation: The proposed development will utilize the existing municipal services as confirmed by 
the Functional and Servicing Report, prepared by WSP.  

 
Section 3.4 Fiscal and Economic Management  
 
Policy 3.4.2.1 encourages industrial, commercial, and other assessable non-residential growth in the Town, in 
particular through economic development in areas of competitive advantage. In addition, Policy 3.4.3.2 
recognizing the potential financial benefits of additional industrial/commercial development, the Town shall 
endeavour to: 

a) Commit an effective level of financial resources and staff effort to formulating and implementing 
promotion strategies that will attract such development; 

b) Streamline any necessary approval process associated with industrial or commercial development 
proposals; 

c) Ensure, at all times, the availability of an adequate supply of appropriately located, lotted, priced, and 
designated serviced and unserviced land for industrial or commercial purposes; and, 

d) Review its parking standards, building setbacks, landscaping and site plan standards, from time to time, 
considering changing market trends, to ensure that appropriate standards for industrial and commercial 
uses are maintained. 

 
Lastly, Policy 3.4.3.5 states individual developments requiring Official Plan Amendment, Rezoning, or Draft Plan 
of Subdivision approval shall be assessed utilizing a fiscal impact model designed to determine the net fiscal 
impact on the municipality, of each development, based on estimated assessment revenues and annual service 
costs. A fiscal impact analysis shall not be required for renovations or minor additions to existing industrial or 
commercial development, any application proposing ten or fewer residential dwelling units, nor to applications 
for new, or expansions of, gravel pits, pending the completion of the Caledon Community Resource Study. 
 

Evaluation: The proposed development will contribute positively to the Town’s revenue sources 
by providing for employment development on currently vacant and underutilized lands.   

 
Section 4.1 Town Structure  
 
Policy 4.1.1.2.1 states that to designate a hierarchy of settlements, where new growth and a range of services 
will be concentrated. Policy 4.1.1.2.2 states that to allocate growth according to the hierarchy of settlements to 
foster and enhance the distinct community character of settlements in Caledon, develop Caledon as a complete 
community, ensure equitable and efficient provision of services, maintain a high quality of life and promote 
economic development and employment. 
 



Evaluation: The proposed employment/industrial development will assist in promoting a healthy 
community by locating development in proximity to existing public transit and utilizing existing 
infrastructure. Being in proximity to transit, will encourage walkability and active transportation 
which will reduce the demand of private vehicles, thereby reducing travel demands and thus 
greenhouse gas emissions. The proposed development will further promote a live-work relationship 
with the existing community and support the local economy.  

 
Policy 4.1.1.3.1 d) states that Industrial/Commercial Centres – small, mixed-use settlements that provide at a 
small scale, a supportive function to the Rural Service Centres for industrial and commercial development. The 
Centres are located in the southern part of the Town in close proximity to the rest of the Greater Toronto Area and 
growing markets and are located at the intersections of Provincial or Regional transportation routes. The 
Industrial/Commercial Centres are Sandhill, Tullamore and Victoria. 
 

Evaluation: The proposed amendments will introduce employment/industrial use to the Subject 
Lands, and will provide both employment and be supportive of existing and future businesses in 
the Town.  

 
Policy 4.1.3 states Prime Agricultural Area and General Agricultural Area The Prime Agricultural Areas and 
General Agricultural Areas designated on Schedule A, Land Use Plan, Schedule B, Mayfield West Land Use Plan, 
Schedule C, Bolton Land Use Plan, and generally coincides with a relatively large area of high capability agricultural 
lands recognized as Classes 1, 2 and 3 agricultural lands according to the Canada Land Inventory of Soil Capability 
for Agriculture through the Region of Peel Official Plan. Smaller pockets of land with lower capability for agriculture 
have been included in the Prime Agricultural Area. The function of the Prime Agricultural Area and General 
Agricultural Area within the Town Structure is to protect and promote agricultural uses and support the 
conservation of agriculturally productive soils and lands. Specific objectives and policies for the Prime Agricultural 
Area and General Agricultural Area designations are contained in Section 5.1 of this Plan. 
 

Evaluation: The Subject Lands are also designated “Settlement with Undelineated Built Boundary” 
on Schedule D4 – The Growth Plan Policy Areas in Peel. Rural Settlements as identified on Schedule 
D4 comprise of Villages, Hamlets and Industrial/Commercial Centres located within the Rural 
System. The Town of Caledon has identified the Subject Lands as an Industrial/Commercial Centre 
which are intended to play a supportive function to the Rural Service Centres and provide at a small 
scale, opportunities for industrial and commercial developments. The proposed amendments will 
permit an employment/industrial use on lands intended for this use, thus meeting the overall intent 
of the Town’s policies.  

 
Section 4.2 Growth Management  
 
Policy 4.2.1.3.1 states that Caledon will encourage intensification within the built-up area and undelineated 
built-up areas shown on Figure 1 of this Plan and will work to overcome barriers to intensification, where consistent 
with Section 3 of the Provincial Policy Statement.  
 

Evaluation: The proposal consists of two (2) industrial buildings, comprised of accessory office use 
within an intensification area within Tullamore. The Subject Lands are currently vacant and 
underutilized, the proposed buildings will increase density within the built-up area.  

 
Policy 4.2.5.1 states that the 2021 and 2031 population and employment forecasts for the Town of Caledon over 
the Plan Period are detailed on the following Table 4.1. The 2031 population and employment forecasts and the 
population allocations assigned in Tables 4.2 through 4.6 will be used as a guide to: 



 
• Manage both population and employment growth within the Town; 
• Plan for the provisions of hard and soft services; 
• Establish land area requirements; and, 
• Enhance the relationship between local employment and population growth. 

 
The 2021 population and employment forecasts are included as reference numbers in order to monitor progress 
towards the 2031 population and employment forecasts.   
 

 
 
In addition, Policy 4.2.7.2 states that the Industrial/Commercial Centres population allocations in Table 4.6 
generally reflect the historically established populations for these settlements. The historically established 
populations will be used as a guide only in regulating the population to be accommodated within the existing 
settlement boundaries.  
 

 
 

Evaluation: The proposed development will contribute to the overall employment growth in the 
Town through efficient use of the Subject Lands. The proposed uses will be compatible with existing 
and future development in the Tullamore area.  

 
Section 5.4 Commercial 
 
Policy 5.4.3.2 states that commercial development of a small scale will also be encouraged in the 
Industrial/Commercial Centres of Sandhill, Tullamore and Victoria, and will be primarily focused on providing 
commercial services to the travelling public and local residents. Recognizing the transitional nature of the 
Tullamore Industrial/Commercial Centre at the gateway to Caledon, a wider range of retail and service 
commercial uses may be permitted to accommodate contemporary retail formats to adequately service the area. 
 

Evaluation: The proposed amendments will permit employment/industrial uses on the Subject 
Lands that will complement the Town’s vision of the growth of the intensification area at the 
intersection of Mayfield Road and Airport. The proposed development provides approximately 
44,535.19 m2 (479,375.78 ft2) of new industrial space to contribute to diversifying and strengthening 
the areas important economic role as a location for jobs and employment uses. Furthermore, the 
proposed development will attract new investment and business opportunities to increase the 
diversity of employment uses in the area.  



Section 5.4.5 Highway Commercial 
 
Policy 5.4.5.1 states that Highway Commercial applies to those commercial areas within the Rural Service 
Centres and Industrial/Commercial Centres that provide for a wide range of service opportunities for the travelling 
public. Such areas shall be located at key points along major highways/arterials for accessibility and visibility. 
Highway Commercial Uses shall include the following: tourist accommodation, automotive, recreation, 
restaurant, and other similar uses, and such uses shall be permitted subject to the general policies and general 
design policies in Section 5.4.3 and 5.4.9. 
 

Evaluation: The proposed amendment will permit employment/industrial use on the Subject 
Lands to contribute to the mix and range of employment uses in the area and meeting long-term 
needs. The proposed development makes more efficient use of underutilized lands that are 
consistent with the uses in the surrounding areas. The proposed industrial spaces will provide 
further opportunities for a consistent economic base in the area and will support the needs for 
businesses, local residents and employees in the immediate area and the Town of Caledon as a 
whole. 
 
The Subject Lands are located at the north of intersection of Mayfield Road and Airport Road, and is 
in proximity to existing local transit routes along Mayfield Road and Airport Road that provides 
further connection to existing and emerging higher-order transit services. The proposed 
amendment will create a transit-supportive development.  

 
Section 5.4.9 General Design Policies  
 
Policy 5.4.9.1 states that all commercial development permitted in Sections 5.4, shall be subject to the following 
General Design Policies to ensure that the development will have a high standard of site and building architectural 
design, appropriate buffering from possible adjacent residential uses, a safe and efficient design for internal and 
external vehicular/pedestrian circulation, and an adequate supply of parking/loading facilities on-site including: 
 

a) The architectural design and development of commercial districts shall encourage a variety of massings 
of commercial buildings, which shall be compatible with the scale of the surrounding community and 
shall discourage linear commercial strip development along roadways in commercial areas; 

b) The development shall have, wherever possible, consolidated access/egress on the site and with adjacent 
development(s), and also an integrated parking and vehicular/pedestrian circulation. Vehicular access 
and egress points to and from commercial parking areas shall be limited in number, as specified in the 
implementing Zoning Bylaw, and shall be designed to minimize danger to pedestrian and vehicular 
traffic, and conflict with adjacent uses; 

c) A high standard of landscape and streetscape features shall be provided for all commercial uses; and, 
d) Adequate off-street parking and loading spaces are to be provided for all commercial uses. 

 
Evaluation: The proposed amendments will focus on the pedestrian connectivity from the 
surrounding street network and the proposed buildings. The proposed massing and scale of the 
proposed buildings are appropriate and compatible to the existing and future employment context 
of the area and provides for an appropriate eight and density for Highway Commercial designation. 
Main entrances will be clearly visible and accessible from the sidewalk and limiting shadows wind 
impacts on neighbouring properties or public realm. The proposed Landscape Plan in support of 
the development will promote a high quality design by providing a range of landscaped features 
and plantings. Further details regarding landscape vegetation, sustainable elements, and 
stormwater techniques will be addressed at the Site Plan stage.  



Section 5.5 Employment Areas  
 
Policy 5.5.3.1 states that employment areas within the Town will be focused primarily in the Rural Service Centres 
of Mayfield West, and Bolton, and will also be permitted in the Industrial/Commercial Centres of Tullamore, 
Sandhill, and Victoria, in order to: concentrate industrial activities and employment opportunities within the Town; 
maximize use of available sanitary, water, and transportation infrastructure; and, provide locations for industrial 
growth proximate to larger markets to the south and east. 
 

Evaluation: The proposed development will be located in the Industrial/Commercial Centres of 
Tullamore and will provide new industrial activities and employment opportunities within the Town. 
Furthermore, the proposed development will assist the Town to meet growth forecast targets 
(which per the Growth Plan are to be planned for to 2051). The proposed development will utilize 
the existing sanitary, water, and transportation infrastructure. 

 
Policy 5.5.3.2 states that an adequate supply of employment land will be designated within the Rural Service 
Centres and Industrial/Commercial Centres to achieve the employment forecasts in Table 4.1. 
 

Evaluation: As noted above, the proposed development will assist in achieving the employment 
forecasts listed in Table 4.1 (and beyond to 2051). 

 
Policy 5.5.3.3 states that a range of employment designations will be provided to meet the locational and 
market requirements of a variety of employment uses. 
  

Evaluation: The proposed employment/industrial uses supports long-term economic 
diversification by proposing uses which are complementary and compatible with the surrounding 
land uses.  

 
Policy 5.5.3.4 states that Caledon will encourage the planning and development of employment areas in a 
manner consistent with the sustainability objectives and policies of Section 3.1 of this Plan. Energy efficient 
buildings that meet Regional green development standards, as may be prepared by the Region, will be encouraged. 
 

Evaluation: The proposed development will meet the sustainability and policies of the Town OP 
through the provision of passive and active energy consumption, bicycle parking, and proposed 
reduce parking spaces. 

 
Policy 5.5.3.13 states that employment areas will be developed either on full regional piped services, individual 
private services or a combination of both. The servicing requirements of employment areas are set out in each land 
use designation. 
 

Evaluation: The proposed development will utilize the existing municipal services as confirmed by 
the Functional and Servicing Report prepared by WSP. 

 
Policy 5.5.3.15 states that employment uses that are noxious by reason of the emission of noise, smoke, odour, 
and pollution shall be discouraged. 
 

Evaluation: The results of the proposal indicate that noise levels at nearby points of reception are 
expected to fall below the MECP noise criteria, provided that the assumptions and guidelines for 
noise control are followed. Further details are provided in the Noise Impact Study prepared by 
Gradient.  



 
Policy 5.5.3.21 states that employment Areas may be further classified as: Prestige Industrial; General Industrial; 
and Dry Industrial, with each type of land use being identified in separate industrial classifications in the 
implementing Zoning By-law. These designations are generally described as follows: 
 

b) General Industrial applies to employment lands with full municipal water and sewer services which 
provide for various industrial uses including manufacturing, fabricating, and accessory outside storage. 
 
Evaluation: As noted above, the proposed development will utilize the existing municipal services 
as confirmed by the Functional and Servicing Report prepared by WSP.  
 

Policy 5.9.4.3 states that this Plan recognizes that the primary mode of individual travel during the plan period 
will be the automobile although the Town shall endeavour to provide for a holistic transportation system 
comprising all modes and related elements. Policy 5.9.4.4 states that adequate transportation infrastructure 
shall be made available to service new development, in order to ensure the safe and efficient movement of traffic. 
 

Evaluation: The Subject Lands have direct access to Mayfield Road and Airport Road, major arterial 
roads, further supporting the proposed uses. The Subject Lands are located within a walking 
distance to the neighbourhoods in the surrounding area and promote creating a healthy 
community to encourage walkability and active transportation to serve the needs and reduce the 
demand of vehicles.  

 
Section 5.9 Transportation  
 
Policy 5.9.5.2.9 b) provides the following policies for High Capacity Arterials, which Airport Road and 
Mayfield Road are designated as: 
 

i. Are roadways under Provincial or Regional jurisdiction; 
ii. Serve high volumes of medium to long distance inter and intra-regional traffic at moderate speeds and 

will provide access to major attraction centres. 
iii. Will generally have a 30 to 50 metre road allowance width with 2 to 6 lane capability and limited property 

access. 
iv. On-street parking will be discouraged. 

 
Evaluation: The proposed development respects the intent of the High Capacity Arterials by 
providing two separated main accesses to the Subject Lands: an access on Airport Road for 
employees and an access on Mayfield Road for trailers, it will help to reduce conflict between 
conflicts between pedestrians and vehicle traffic. Furthermore, the main trailer access will be 
provided on the northeast of the Subject Lands to reduce the impacts on Mayfield Road and Airport 
Road that serve high volumes of medium to long distance inter and intra-regional traffic at 
moderate speeds. The Subject Lands will dedicate 1,951.48 sq. m.  of strip of lands for future Mayfield 
Road expansion. The majority of parking will be located at the front and side yard of the proposed 
buildings, and the parking layout will make efficient use of the Subject Lands. No on-street parking 
on Mayfield Road and Airport Road will be proposed for this development. The TIS prepared by WSP 
confirms all movements proposed on the Subject Lands will continue to operate well within existing 
capacity.  
 

Policy 5.9.5.2.11 states that the Town will seek to achieve the necessary right-of-way widths and provide the 
number of lanes within the range set in this plan. Necessary right-of-way widths will be acquired through 



Secondary Plan process and/or conditions of approval for subdivisions, severance, or site plans, or through 
purchase, expropriation, gift, be queathment or other appropriate means. Furthermore: 

a. Any road that has less than the minimum public right-of-way width requirements identified on Schedule 
K will be considered for widening pursuant to the relevant sections of the Planning Act, dealing with road 
widenings as a condition of development approvals. 

b. Intersection road allowances may be required in excess of the designated road allowances to provide for 
daylight triangles, lane channelization, or traffic control devices. 

c. Road widenings in excess of road allowance requirements may be required along roads to provide lands 
for environmental considerations, facilitate culverts, cut and fill requirements, bridges, overpasses and for 
auxiliary turn lanes to provide better access and improve traffic operations. 

d. In cases where a road widening is obtained by dedication through the development process, land will 
generally be obtained in equal amounts from both sides of the roadway. However, under certain 
circumstances, such as where there are physical constraints, such as environmental features or cemeteries, 
or other policy objectives to be considered, such as heritage conservation, off-set or single sided road 
allowance widenings may be considered. 

e. Where existing developments, road alignments, or topography make it impractical to obtain desired road 
widenings, road improvements may be designed within the existing right-of-way. 

 
Evaluation: The proposed development will accommodate and dedicate lands for the planned 
right-of-way expansion along Mayfield Road. The TIS prepared by WSP confirms all movements 
proposed on the Subject Lands will continue to operate well within existing capacity. 

 
Policy 5.9.5.2.12 states that to maintain and protect the traffic capacity of all arterial and collector roadways, 
the Town will: 

a) Minimize the number and restrict the location of intersections and driveways by: 
i. controlling driveway access and on-site circulation through the development review process; 

ii. encouraging, where appropriate, reverse frontage for residential lots on arterial roads; and, 
iii. encouraging common access for commercial and industrial development. 

a) Control future land uses that would have adverse effects on congested roads and intersections; and, 
b) Generally require submission of Traffic Impact studies for development proposals that the Town considers 

significant traffic generators, or that have proposed locations which contribute traffic to roadways which 
are experiencing congestion problems. 

 
Evaluation: Main access will be provided from Airport Road to provide an easy access from and to 
the surrounding area. Furthermore, the Subject Lands are located within a walking distance to the 
neighbourhoods on the east of Mayfield Road and Airport Road and promote creating a healthy 
community to encourage walkability and active transportation to serve the needs and reduce the 
demand of vehicles, thereby reducing travel demands and thus greenhouse gas emissions. The TIS 
prepared by WSP confirms all movements proposed on the Subject Lands will continue to operate 
well within existing capacity. 
 

Policy 5.10.3.6 states that provision of appropriate services, including transportation and municipal water and 
sanitary sewer infrastructure, fire and police protection, and health services, must be made when releasing land for 
development. Policy 5.10.3.8 states that the Town will endeavour to ensure, in consultation with the Region of 
Peel, that water and sewer services are planned, developed and utilized in an efficient manner, and the Town, in 
consultation with the Region of Peel, may impose conditions on servicing, including placing time limits on 
approvals that reserve servicing capacity. Policy 5.10.3.9 states that a comprehensive water and sewer servicing 
study may be required in any individual settlement, prior to the release of lands for development, to ensure 
adequate and appropriate water and sewer services are available. 



 
Evaluation: The Subject Lands will take advantage of the existing municipal servicers as confirmed 
by the Functional Servicing and Stormwater Management prepared by WSP.  
 

Section 5.10 Settlements  
 
Policy 5.10.7.2.1 states the boundaries of the Industrial/Commercial Centres are shown on Schedules N, R 
and T and Figures 13 and 15. Further, Policy 5.10.7.2.2 states Tullamore and Victoria will serve primarily as 
industrial centres and will also function, to a lesser extent, as highway commercial centres in accordance 
with the policies and related uses in Section 5.4.5 and 5.5. In accordance with the direction provided in Policy 
5.4.5.4, a wider range of retail and service commercial uses are permitted up to a maximum gross floor area 
of 24,500 square metres on the lands located at the northeast corner of Airport Road and Mayfield Road and 
legally described as Part of Lot 1 Concession 1 (Albion), Town of Caledon, Regional Municipality of Peel, as 
shown on Schedule “N”, Tullamore Land Use Area Plan. 
 

Evaluation: The proposed amendments meet the general intent of the Tullamore Secondary Plan 
as further evaluated in this Appendix.  

 
Policy 5.10.7.2.6 states that industrial and commercial development of lands adjacent to any residential uses in 
Sandhill, Tullamore and Victoria shall be developed in a manner to minimize any land use conflict utilizing such 
provisions as buffering, landscaping, berming and appropriate site design in accordance with the provisions of 
Section 5.4.9 and 5.5.7. 
 

Evaluation: The proposed development will provide adequate buffers, landscaping and berming 
to minimize any land use conflicts.  

 
Tullamore Secondary Plan 
 
A Secondary Plan has been completed for the Tullamore Industrial Policy Area. The Town of Caledon will 
review the function of Tullamore as an enhanced focus for employment growth that goes beyond its current 
function as an Industrial/Commercial Centre. The following policies for the Tullamore Industrial Policy Area 
are applicable to the Subject Lands.  
 
Policy 7.8.1.3 states the basis The Tullamore Industrial/Commercial Secondary Plan is a result of review and 
analysis of land use designations and applicable Official Plan policies to lands within the Tullamore Industrial/ 
Commercial Centre. In accordance with Official Plan policy 5.10.7.3.1, the Tullamore Industrial Policy Area requires 
the preparation of a Secondary Plan prior to the release of lands for development. The Plan was prepared in the 
context of: 

a) The need for Industrial /Commercial Centres to serve a complementary role to other settlements; 
b) To provide, at a small scale, a supportive function to the Rural Service Centres for industrial and 

commercial development; 
c) The strategic location of Tullamore in the southern part of the Town in close proximity to the rest of the 

GTA and growing markets; 
d) The accessibility/visibility afforded by its location at the intersection of two regional roads, Mayfield and 

Airport Roads 
 
Further, Policy 7.8.1.3.1 states Tullamore will serve primarily as an industrial centre and to a lesser extent as a 
highway commercial centre in accordance with the Official Plan policies as set out in Section 5.4.5 and 5.5. It is 
recognized that the Tullamore Industrial/Commercial Centre is transitioning toward a more urban development 



pattern. A wider range of retail and service uses shall be permitted at the northeast corner of Mayfield Road and 
Airport Road in the Tullamore Industrial/Commercial Centre in accordance with Policy 5.10.7.2.2. 
 

Evaluation: The proposed amendments will permit employment/ industrial uses on the Subject 
Lands meet the general intent of the Tullamore Secondary Plan as further evaluated in this 
Appendix. 

 
Policy 7.8.1.3.2 states that joint access will be encouraged for lands within the centre to limit conflicts with 
arterial roads. Policy 7.8.1.3.6 states that the principal means of access will be from Airport and Mayfield Road 
as well as from the internal collector road system. 
 

Evaluation: Main access can be provided from Airport Road and an internal driveway will be 
connected to Airport and Mayfield Roads to provide access into the Subject Lands. The TIS prepared 
by WSP confirms all movements proposed on the Subject Lands will continue to operate well within 
existing capacity. 
 

Policy 7.8.1.3.4 states that only prestige industrial and highway commercial development will be permitted 
along Mayfield Road. 
 

Evaluation: The proposed amendments will permit the proposed industrial use on the Subject 
Lands. The proposed development will provide high-quality architecture, attractive pedestrian 
experience and public realm and appropriate built form along Mayfield Road complimentary to 
existing employment/industrial uses within the immediate area.  

 
Policy 7.8.1.3.7 states that high quality industrial development can be achieved through the adoption of 
community design guidelines for land uses within the Secondary Plan. 
 

Evaluation: The proposed development will be designed to ensure adequate built form transition 
and safe, convenient, and efficient access to existing and future commercial, community, and transit 
facilities and services are provided for the stable communities. Specific detailed design standards 
will be implemented at the detailed design stage of the approval process. 

 
Policy 7.8.1.3.8 states that new development shall proceed by way of full municipal services.  
 

Evaluation: As noted above, the subject lands will utilize the existing municipal services. 
 

Policy 7.8.2 states that in general, the Tullamore Industrial/Commercial Secondary Plan promotes high quality 
industrial and commercial development in a comprehensive manner through the provision of appropriate policies 
respecting land use, environment, municipal servicing, transportation and community design. Although some 
complementary highway commercial development is anticipated in this Plan, including a wider range of retail 
uses located at the gateway location of Airport Road and Mayfield Road, it is not intended that this development 
shall compete with the retail uses planned for Caledon East. 
Specific goals for the Tullamore Industrial Commercial centre include: 

a. To provide for a mix of high quality industrial and highway commercial uses that would contribute to the 
Town¹s employment and commercial/industrial assessment base; 

b. To provide for logical and orderly development on full urban services; 
c. To ensure land use compatibility with adjacent uses both in the Town of Caledon and within the City of 

Brampton to the south; 



d. To ensure a high standard of community design is provided particularly on the frontages of Mayfield and 
Airport Roads; 

e. To recognize and protect significant environment features and functions within and adjacent to the 
secondary plan area, and, where possible, restore and enhance the environment 

 
Evaluation: The proposed development meets Policy 7.8.2 as follows: 

• The proposed development has been designed to improve the existing pedestrian 
environment along Airport Road. The primary entrance to the proposed buildings will be 
directly accessible to Airport Road.  

• Landscaping will be adjacent to pedestrian walkways, including enhanced planting along 
Airport Road and Mayfield Road to further create an inviting public realm and to integrate 
the sidewalk connections to the future public sidewalks. 

• The primary vehicular access to the subject lands is separated from pedestrian walkways to 
help reduce conflict between pedestrian and vehicular traffic. The proposed design will 
provide an animated streetscape at the ground-level through the provision of ground level 
office use in the proposed buildings. 

• The proposed buildings represents a compact employment built form that is consistent 
with the existing and planned character area of Tullamore Area The proposed buildings will 
help frame Airport Road and Mayfield Road, creating an attractive pedestrian friendly 
streetscape.  

 
Policy 7.8.3 states that the Tullamore Industrial/Commercial Secondary Plan promotes Tullamore primarily as 
an industrial centre; with a secondary function as a highway commercial centre, with a limited retail commercial 
focus. The Plan provides for highway and service commercial uses as well as prestige industrial uses without 
outdoor storage along the frontages of Airport and Mayfield Roads that can benefit from the high accessibility and 
exposure. Interior lands within the Secondary Plan boundary are planned for uses of a more general industrial 
nature with provisions for outdoor storage. 
 
Recognizing the transitional nature of the Tullamore Industrial/Commercial Centre at the gateway to Caledon, a 
wider range of retail and service commercial uses may be permitted to accommodate contemporary retail formats 
to adequately service the area. 
 
The collector road configuration throughout the Secondary Plan provides for appropriate circulation and division 
of property to provide for maximum flexibility of end users. The collector road pattern reflects the regional 
requirements for distance separation from the intersection of Mayfield and Airport Roads, as well as the land use 
considerations and access on the south side of Mayfield Road, within the City of Brampton. 
 
The land uses proposed will respect the features and functions on the east and west side of the Secondary Plan 
area, associated with Salt Creek and the west branch of the West Branch of the Humber River, respectively, and 
small tributaries, woodlots and hedgerows within the Secondary Plan area. 
 

Evaluation: An attractive architectural design and range of materials will be achieved to reflect a 
high level of quality and contribute to the existing and future employment use architectural 
character of the area. Specific details will be determined through Site Plan.  

 
Policy 7.8.4 states that in recognition of the location of these lands at the entrance to the Town of Caledon and 
at the intersection of two major regional roads, and the need for buffering of adjacent sensitive land uses, the 
streetscape and community design of the area shall be of a consistently high quality. To this end, the Town of 
Caledon shall adopt overall design principles and standards for the Secondary Plan Area. Policy 7.8.4.1 states 



that all development shall conform to the Tullamore Community Design Guidelines, prepared by Paul Cosburn 
Associates Limited, adopted by Caledon Council May 15, 2000, as may be amended by Council from time to time. 
This shall include the submission of Landscape Plans, prepared by a landscape architect, for approval through the 
subdivision and/or site plan approval process. 
 

Evaluation: Appropriate landscaping will be provided on the Subject Lands to reduce visual 
impacts from service areas on the Subject Lands. An attractive architectural design and range of 
materials are provided to reflect a high level of quality and detailed design will be prepared and 
provided at the Site Plan approval stage, per the Tullamore Community Design Guidelines. A set of 
Landscape Plans has been provided to support the proposed amendments.  

 
Policy 7.8.4.2 states that in order to address visual impacts, aesthetics and compatibility of uses, development 
adjacent to Mayfield and Airport Roads shall, in addition to conforming to the General Design policies of Sections 
5.4.9 and 5.5.7 and the Community Design Guidelines referenced in Section 7.8.4.1, be guided by the following 
general site design principles: 
 

a) Truck parking and truck storage, waste enclosures, overhead doors, accessory buildings, and 
loading/unloading bays shall be oriented away from Mayfield and Airport Roads, unless fully screened by 
a solid wall or a building; 

b) High quality building façades are encouraged and building elevation drawings may be required as part 
of the development approvals process. This shall include screening/enclosure of rooftop mechanical units, 
and limiting the height of buildings; 

c) Signage shall be co-ordinated and integrated into the landscaped areas, specific restrictions may be 
placed on signage in order to reduce visual impacts; 

d) Larger minimum lot sizes and wider frontages shall be required. 
 

Evaluation: The proposed development meets Policy 7.8.4.2 by: 
• As per the architectural plans prepared by Ware Malcomb, the proposed loading area is 

centrally located between both buildings thereby screened from Airport Road and Mayfield 
Road.  

• An attractive architectural design and range of materials are provided to reflect a high level 
of quality and contribute to the existing commercial, office and residential architectural 
character of the area. The proposed building design will provide visual interest through a 
mixture of façade materials, such as glass, curtain wall glazing, masonry, spandrel, concrete, 
back-lit glass, and aluminum and metal panels. The proposed design will incorporate a 
mixture of colours on all sides of the proposed building to further enhance visual interest.  

 
Detailed designs will be provided through the Site Plan application process. 

 
Policy 7.8.5.2 states that development shall only be permitted on full municipal services including sanitary and 
storm sewers, municipal roads, municipal water, hydro and other utilities. 
 

Evaluation: As noted above, the FSR report confirms that the Subject Lands will utilize the existing 
municipal services including sanitary and storm sewers, municipal roads, municipal water, hydro 
and other available utilities. 

 
Policy 7.8.5.3 states that no outdoor storage will be permitted in the Industrial designations adjacent Airport or 
Mayfield Roads. 
  



 Evaluation: No outdoor storage is be proposed on the Subject Lands.  
 
Policy 7.8.6.2 states that notwithstanding Subsection 7.8.6.1, a wide range of retail and service commercial uses 
are permitted up to a maximum gross floor area of 24,500 square metres on the lands located at the northeast 
corner of Airport Road and Mayfield Road and legally described as Part of Lot 1 Concession 1 (Albion), Town of 
Caledon, Regional Municipality of Peel, as shown on Schedule “N”, Tullamore Land Use Area Plan. In accordance 
with the goals of Section 7.8.2, a market impact assessment must be submitted to demonstrate that the proposed 
development will not compete with retail uses planned for Caledon East. 
 

Evaluation: The proposed amendments will permit two one-storey industrial buildings with a total 
gross floor area of 44,535.19 m2 (479,375.78 ft2) on an underutilized lands that are consistent with 
the uses in the surrounding areas. The proposal is not proposing any retail uses on the Subject 
Lands, therefore, a market impact assessment is not required as the proposed development will not 
compete with retail uses planned for Caledon East.  

 
Policy 7.8.9.2 states that new development shall only be serviced by full municipal roads and temporary access 
will not be permitted. 
 

Evaluation: The proposed development will be serviced by full municipal roads (Airport and 
Mayfield Roads). 

 
Policy 7.8.9.6 states that new direct access from individual properties to Airport and Mayfield Roads shall be 
limited to consolidated access points. 
 

Evaluation: The proposed development respects the Policy 7.8.9.6 by separating the two main 
accesses for employees and trailers to reduce the impact to the pedestrian and vehicle traffic.  

 
Policy 7.8.9.3 states that an industrial collector road shall provide internal access and circulation on the lands 
east of Airport Road. Policy 7.8.9.5 states that where roads are proposed to intersect with Regional roads, the 
transportation system shall also have regard to Regional requirements and standards. Policy 7.8.9.6 states that 
new direct access from individual properties to Airport and Mayfield Roads shall be limited to consolidated access 
points. 
 

Evaluation:  Given that adjacent development to the north would not allow this internal collector 
road to be developed in the short term, it is proposed that the industrial collector road be deleted 
from the schedule and that access be directly from Airport Road.  The TIS confirms that access to 
Airport Road is appropriate from a functional perspective and has had regard to Regional 
requirements and standards. 

 
Policy 7.8.10.1 and 7.8.10.2 indicate that all development in the Secondary Plan area are required to 
provide full municipal sanitary and storm sewers, municipal roads, municipal water, hydro and other utilities. 
The design of the above services are required to be complied with the Town’s standards.  
 

Evaluation: As noted above, the FSR report confirms that the Subject Lands will utilize the existing 
municipal services including sanitary and storm sewers, municipal roads, municipal water, hydro 
and other available utilities. 

 



Section 7.8.11 provides detailed stormwater management policies for the Secondary Plan Area. 
Developments of stormwater management infrastructure, including location, design, size and function of 
facilities shall be in accordance with the Secondary Plan Area Master Environmental Servicing Plan.  
 

Evaluation: The Functional Servicing and Stormwater Management Report prepared by WSP 
confirms that the proposed development will be serviced from the Region’s existing 300 mm 
diameter watermain on Airport Road and Mayfirled Road. Further the proposed sanitary sewage will 
be conveyed to the existing 750 mm dimeter sanitary sewer on Airport Road.  

 
Based on our analysis, the proposed amendments conform to and / or do not conflict with the Town 
of Caledon Official Plan.  
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APPENDIX G: Tullamore Community Design Guidelines Analysis 
 
The Tullamore Community is located on the north side of Mayfield Road at the intersection of Airport Road 
and Mayfield Road. The Tullamore Community is currently occupied by agricultural land, commercial, 
industrial and residential uses.   
 
The purpose of the Tullamore Community Guidelines is to establish a coordinated approach to landscaping 
in the area that will assist in creating an attractive and desirable community. In addition, the guidelines are 
to provide direction to individual developers and their landscape architect when prepared details plans for 
each subdivision and site plan.  
 
The following is a summary of the policies application to the proposed development. 
 
3.2 Private Lands  
 
The design of lands fronting Airport Road and Mayfield Road will include the following design elements: 

• Landscape Zones  
• Decorative Elements 
• Site Entrances  
• Building Façade Treatment  

• Landforms 
• Planting  
• Peninsulas  
• Sideyard Treatment  

 
3.2.1 Landscape Zones  
Highway commercial frontage along major roads shall have a 6.0m wide Landscape Zone. 
 

Evaluation: The proposed development will have a minimum 6.0 m landscape zone along Mayfield 
Road and minimum 9.0 m landscape zone along Airport Road, which meets the intent of this 
guideline.  

 
3.2.2 Landforms  

3.2.2.1 Height and Slope  
Landscape Zone within highway commercial properties and prestige industrial properties along major roadways 
will be dominated by 3: 1 slopes reaching heights between 0.6m to 0.8m and 1.2m to 1. 7m respectively. This 
landform treatment will reduce visibility of parking areas. The combination of sloping berms and decorative 
elements (ie. limestone ledgerock and granite stone) will be encouraged. 
 

Evaluation: The proposed development will incorporate appropriate grading and landscaping 
along major roadways to screen parking from the public realm.  

 
3.2.2.1 Style  

In both highway commercial and prestige industrial lands, the landform will have a rectilinear style. 
 

Evaluation: The proposed landforms and landscaping are rectilinear in style and provide screening 
along Airport Road & Mayfield Road. The rectilinear planting beds and tree spacing provide a 
continuous buffer resulting in an attractive development from the adjacent roadways. 

 
 
 
 



3.2.3 Decorative Elements  
3.2.3.1 Types  

Highway commercial and prestige industrial properties along major roadways will contain limestone ledgerock 
and granite stones as decorative elements within the landscape zones. 
 

Evaluation: Decorative armour stones have been provided in several planting beds/landscape 
zones along the major roadways. These armour stone accents provide visual interest from the street 
and contribute to the overall aesthetic of the development.  

 
3.2.3.2 Density  

The decorative elements will be used with a frequency of 5.0 lin.m. per 10.0 lin.m. of frontage for limestone 
ledgerock and 2.5 sq.m. per 10.0 lin.m. of frontage for granite boulders. The ledgerock may vary in thickness from 
250 to 750 mm in one or two bedding courses and have an average width of 1.0 m. The granite stones shall be 
arranged in well-defined beds. 
 

Evaluation: Decorative armour stone has been proposed throughout the roadway frontage 
planting beds and has been spaced accordingly to provide visual accents along the development 
frontage. 

 
3.2.4 Planting  

3.2.4.1 Size  
For highway commercial and prestige industrial properties along major roadways, all deciduous trees shall be 50, 
60 or 70 caliper in size and all coniferous trees shall be 1.5, 2.0, 2.5m in height (in equal proportions). 

 
Evaluation: All deciduous trees along the major roadways will be large canopy species and be 
70mm caliper as per Town of Caledon standards. All coniferous trees will be 2.0m height at 
installation to provide an immediate buffer from the roadways. 

 
3.2.4.2 Density and Style  

For highway commercial and prestige industrial properties along major roadways, deciduous trees shall be 
planted at a rate of one tree per 10 lin.m. of frontage, coniferous trees at one tree per 20 lin.m. of frontage and 2 
shrubs per lin.m. of frontage. Daylilies will be planted in a continuous double row at a spacing of 4 plants per lin.m. 
of frontage for all highway commercial properties. Daylily beds along prestige industrial properties will be planted 
at the discretion of the developer. For highway commercial and prestige industrial properties along major 
roadways, plantings shall be installed in a 'linear' form. 
 

Evaluation: Linear form planting beds inclusive of coniferous trees, deciduous trees, shrubs, and 
perennials have been proposed along the development frontage to provide screening from the 
major roadways. The plant material selected will be hardy species and a mix of flowering and winter 
interest varieties that will contribute to an attractive frontage all year long. In several areas, a double 
row of trees has been proposed along the development frontage with street trees proposed off 
property within the right-of-way and coniferous and deciduous species spaced throughout the 
planting strip on property. These trees will all be large canopy species providing adequate canopy 
cover along both planting strip frontages. 

 
3.2.5 Site Entrances  
All site entrances for highway commercial properties will provide accent areas with decorative features and 
planting. The density and style of the landscape treatment shall be an extension of the frontage design. All 
landscape treatment will be low in profile to ensure that visibility is not hampered. 



 
Evaluation: The proposed main entrance along Airport Road will consist of high quality 
landscaping including a range of plantings and trees. Further, decorative armour stone edges are 
proposed on either size of the main entrance highlighting the main access points. 

 
3.2.6 Peninsulas  
For highway commercial properties along major roads, peninsulas will be provided in the parking areas at the rate 
of one peninsula (5.0m minimum width) for every 25 parking stalls. 

 
Evaluation: High quality landscaping has been provided to screen surface parking for adjacent 
properties and major streets, meeting the general intent of this policy. Peninsulas have been added 
where feasible due to the irregular shape of the Subject Lands. Specific details will be determined 
through Site Plan.  

 
3.2.7 Building Façade Treatment  
Shrub and tree planting along the front building facade is strongly recommended. 
 

Evaluation: Foundation shrub planting has been proposed along the building façade to contribute 
to the building aesthetic and provide an attractive barrier between the building and the parking 
area. Where space permits, deciduous trees and coniferous trees have been proposed to provide 
additional softscape buffering. 

 
3.2.8 Sideyard Planting  
Planting along the yards from the front corner of lot to the building is strongly recommended except when joint 
entrances are provided. 
 

Evaluation: High quality landscaping is proposed along all street frontages and within the side 
yards which includes large canopy coniferous and deciduous trees. These trees within the side yard 
will provide additional screening from adjacent properties. 

 
4.2.2 Landform 

4.2.2.1 Height and Slope  
The Landscape Zone along all internal roads will be dominated by 3: 1 slopes and conform to a rectilinear grading 
style. 
 

Evaluation: The proposed development will incorporate appropriate grading and landscaping 
along major roadways to screen parking from the public realm. 

 
4.2.3 Planting  

4.2.3.1 Size  
Deciduous trees shall be 50, 60 or 70 caliper in size and all coniferous trees shall be 1.5, 2.0, 2.5m in height (in equal 
proportions). 
 

Evaluation: All deciduous trees along the major roadways will be large canopy species and be 
70mm caliper as per Town of Caledon standards. All coniferous trees will be 2.0m height at 
installation. 

 
 
 



4.2.3.2 Density and Style 
All planting will conform to a density of 1 deciduous tree per10.0 lin.m of frontage, one coniferous tree per 1 5.0 
lin.m frontage and one shrub per lin.m of frontage. Planting style shall be at the discretion of the owner. 
 

Evaluation: A mix of coniferous and deciduous trees have been provided along both roadway 
frontages providing adequate canopy cover. Understory shrub and perennial species have been 
proposed to provide screening from the public realm. 

 
5.0 Primary Entrance – Gateway  
 
The intersection of Airport Road and Mayfield Road forms an important vehicular gateway into the Town of 
Caledon, as illustrated on Figure 5a. To accentuate the entrance into the municipality, a strong landscape 
treatment and signage is recommended. In combination with municipal signage, the landscape treatment will 
also recognize the Tullamore Commercial and Industrial Community. The accompanying concept plan illustrates 
the level of treatment envisioned for the intersection.  
 
The gateway is situated on private property and is subject to a satisfactory agreement being reached with the 
respective landowners. In addition, the location and configuration of the design is strongly dependent on future 
roadway improvements at this intersection.  
 
The gateway design has an estimated construction cost of $150,000.00. It is anticipated that this cost will be 
distributed between the Tullamore development community and the Town of Caledon. 
 

Evaluation: The corner of Airport Road & Mayfield Road has been proposed with an enhanced 
landscape treatment and community gateway signage. The landscape treatment in this area will 
provide a visual cue into the Tullamore Commercial and Industrial Community and accentuate the 
entrance into the Town of Caledon. This corner is proposed to have several flowering trees, winter 
interest and flowering shrub species, and decorative armour stone pieces. These landscape features 
will highlight the proposed entry signage without obstructing the views of the gateway from the 
roadway.  
 

7.2 Internal Buffer  
 
Buffering views from internal roadways into industrial land uses is an important landscape requirement. Due to 
the wide variation in facilities and site plan configurations for industrial uses, specific guidelines are not provided 
in this document. However, as a general rule, the landscape treatment used in buffering industrial uses must have 
aesthetic appeal and block or screen views to the full height of industrial facilities when being viewed from adjacent 
public roadways. The Town of Caledon may require the appropriate. Cross sections to demonstrate that this design 
requirement is met with each site plan application. 
 

Evaluation: Proposed planting within the right-of-way, within the roadway frontage landscape 
strips, and along the building frontage provides adequate buffering from the adjacent public 
roadways. Large canopy deciduous trees, coniferous trees, and layered understory shrub plantings 
enhance the streetscape while screening the industrial uses of the development. 

 
Based on our analysis, the proposed development meets the general intent of the Tullamore 
Community Design Guidelines.  


	1
	1.1
	1.2
	1.2.1 Subject Lands
	1.2.2 Surrounding Area
	1.3
	1.4.1 Provincial Policy Statement & Growth Plan for the Greater Golden Horseshoe
	1.4.2  Region of Peel Official Plan
	1.4.3 Town of Caledon Official Plan
	1.4.4. Town of Caledon Zoning By-law
	1.4.5. Tullamore Community Design Guidelines
	2
	3
	3.3
	3.3 Region of Peel Official Plan

	Appendix A_DRAFT OPA.pdf
	THE CORPORATION OF THE TOWN OF CALEDON
	A By-law to adopt Amendment No. ____ to the Official Plan for the Town of Caledon


	Appendix B_DRAFT ZBA - DM Comments.pdf
	07132EB- OPA & ZBA Figures- 16 June 2021_recover-ZBA.pdf
	Sheets and Views
	ZBA






