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Content 
 

Traffic+ Engineering Ltd. is pleased to submit this Traffic Impact Brief and AutoTURN Swept Path 

Assessments in support of Temporary Use Zoning By-Law Amendment Application for a period 

of three years for the proposed truck yard that is located at 12189 Dixie Road and 0 Dixie Road 

in the Town of Caledon.  The truck yard will operate in already existing building that has been 

remodeled for office uses.  The yard around the existing building will be designed to 

accommodate for trucks to park. 

 

Currently the site can be accessed via an existing single full movement driveway located along 

Dixie Road.  The proposed truck yard will consist of an existing single storey building that has 

been remodeled for office use.  The total Gross Floor Area (GFA) of the building is approximately 

261.09 m² (2,810.35 ft²), and the total site area is 7,727.80 m² (83,181.35 ft²). 

 

Study 
 

The purpose of this study is to estimate the future trip generation of the proposed development 

on the surrounding road network and assess the future traffic operations at the access driveway.  

Additionally, the study will assess the swept paths for dumb trucks and articulated trucks (WB-

20), as well as personal vehicles and their maneuverability around the site. 
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Conclusions 
 

The findings and conclusions of our study are as follows: 

 

▪ Based on the site plan prepared by King Consultant Inc. dated Sept. 2025, the proposed 

development consists of an existing single storey dwelling renovated for office use with an 

empty yard that will be designed for truck parking / yard; 

 

▪ The site will be accessed via an existing full movement driveway located along Dixie Road; 

 

▪ Total expected trips generated by the proposed development and estimated using the 

findings from the Traffic Brief for 12434 Dixie Road.  AM Peak and PM Peak hours are 

summaries in the following table: 

 

 
 

▪ Dixie Road and Access Driveway is the subject intersection to be assessed in this Traffic 

Brief.  The intersection is operating under a stop control at the egress approach; 

 

▪ Given that the intersection of Dixie Road and Access Driveway is expecting to operate at 

a very low traffic volumes during AM and PM peak hours, the traffic impacts expected from 

the proposed Truck Yard will have imperceptible traffic impacts along Dixie Road; 

 

▪ The site layout can easily accommodate the manoeuvring of a typical dump truck and an 

articulated trucks (WB-20) around the site and in and out of the access driveway, and the 

typical passenger vehicle can maneuver around the site and park in the designated 

parking stalls without any issues; 

 

▪ Proposed parking for office use are as follows: 
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Based on the results summarised in the table above, there is a surplus in parking equal 

to 17 parking spaces; 

 

In summary, the proposed development is projected to have an imperceptible impact on traffic 
operations within the study area.  Additionally, the site is adequately designed to accommodated 
WB-20 and Dump Trucks around the designated truck yard area. 
 
A surplus in parking supply is proposed for personal vehicles to accommodate employees and 
visitors. 
 

We trust the enclosed sufficiently addresses your needs. Should you have any questions, please 

do not hesitate to contact the undersigned. 

 

Yours truly, 

 
Mr. Nabil Ghariani, P.Eng., PTOE, M.S.C.E. 
President and CEO 
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1.0 Introduction 
 

 Study Overview 
 

Traffic+ Engineering Ltd. was retained by King Consultants Inc. to undertake a Traffic Impact 

Brief as well as a comprehensive vehicle swept path assessments around the site and at the 

access driveway for different types of trucks (dumb trucks and articulated trucks [WB-20]) and 

for personal vehicles. 

 

This study is submitted in support of Temporary Use Zoning By-Law Amendment Application for 

a period of three years for the proposed truck yard that is located at 12189 Dixie Road and 0 

Dixie Road in the Town of Caledon 

 

The subject property is comprised of an existing dwelling renovated for office use with an empty 

yard that will be designed for truck parking / yard.  The site is located at 12189 Dixie Road, just 

550 metres north of the of Mayfield Road in the Town of Caledon.  The site will be accessed via 

an existing full movement driveway located along Dixie Road. 

 

 Study Area and Proposed Site Plan 
 

The approximate location of the subject site is illustrated in Figure 1. The community 

surrounding the subject site is comprised of low-density industrial buildings. 
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2.0 Existing Conditions 
 

The subject property is comprised of an existing dwelling renovated for office use with an empty 

yard that will be design for truck parking / yard.  The site is located at 12189 Dixie Road and 0 

Dixie Road, just 550 metres north of the of Mayfield Road in the Town of Caledon.  The site will 

be accessed via an existing full movement driveway located along Dixie Road. 

 

 Existing Road Network 
 

The existing road network where the site is located is described below: 

 

▪ Dixie Road: is a north-south regional road based on Peel Region Road Classification 

which is comprised of two (2) lanes.  There are no pedestrian sidewalks on both sides of 

the corridor and on-street parking is not permitted at all time.  Posted speed limit in the 

vicinity of the proposed development is 70 km/h. 

 

▪ Mayfield Road: is an east-west regional road based on Peel Region Road Classification 

and is comprised of six (6) lanes in the vicinity of the development.  There are pedestrian 

sidewalks on both sides of the corridor, on-street parking is not permitted at all time.  

Posted speed limit is 80 km/h in the vicinity of the proposed development. 

 

Figure 2 shows the road classification map for Peel Region 

 

3.0 Proposed Development 
 

Based on the site plan prepared by King Consultant Inc. dated Sept. 2025, Figure 3, the 

proposed development consists of an existing single storey dwelling renovated for office use 

with an empty yard that will be designed for truck parking / yard.  The site will be accessed via 

an existing full movement driveway located along Dixie Road. 

 

Appendix 1 includes the full site plan drawing.  
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4.0 Traffic Assessments 
 

 Existing Traffic Conditions 
 

Based on traffic counts undertaken by Traffic+ Engineering Ltd. on May 14, 2025, at the s   ’s 

proposed truck yard access driveway.  Given that the truck yard is currently not in operation, 

there were no vehicles counted entering and exiting the site. 

 

Based on the traffic counts, summarized and illustrated in Figure 4, traffic volumes during AM 

Peak hour were equal 304 and 583 northbound and southbound respectively.  During PM Peak 

hour, traffic volumes were equal to 497 and 609 northbound and southbound respectively. 

 

During the traffic counts, it was observed that the traffic flow was fluid on both directions 

(northbound and southbound), and no operational issues were noticed. 
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 Future Background Traffic Conditions 
 

For the proposed truck yard, a 5-year horizon, corresponding to year 2030, was considered and 

approved by the Region of Peel staff for the future background traffic operations assessments. 

 

For consistency, the growth rate along Dixie Road used to forecast traffic volumes during AM 

and PM peak hours is equal to 5% as used in the Traffic Brief study undertaken by NexTrans for 

a similar development along Dixie Road, 12434 Dixie Road, Town of Caledon, entitled 

“Engineering Service – Traffic Brief Proposed Transport Truck / Trailer Parking Facility at 12434 

Dixie Road, Town of Caledon”,  a    December 7, 2021. 

 

Figure 5 illustrates the Future Background traffic volumes during AM and PM peak hours for the 

horizon year 2030. 

 

Appendix 2 includes the full report of the Traffic Brief: Proposed Transport Truck / Trailer 

Parking Facility at 12434 Dixie Road, Town of Caledon”,  a    December 7, 2021  
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 Trip Generation 
 
As noted above, the proposed truck yard will consist of an existing single one storey building 
with a parking area for different types of truck to park.  The site is located along Dixie Road with 
a total Gross Floor Area (GFA) of the building is approximately 261.09 m² (2,810.35 ft²), and the 
total site area is 7,727.80 m² (83,181.35 ft²). 
 
To estimate a trip generation of any development, traffic engineers refer to the ITE Trip 
Generation manuals.  However, given the exceptional nature of this type of development being 
a truck yard / truck parking study, the ITE Trip Generation Manual has no trip generation 
estimates for these types of developments. 
 
Based on previous Traffic Brief study undertaken by NexTrans for a similar development along 
Dixie Road, 12434 Dixie Road, Town of Caledon,      l   “Engineering Service – Traffic Brief 
Proposed Transport Truck / Trailer Parking Facility at 12434 Dixie Road, Town of Caledon”, 
dated December 7, 2021.  The consultant had undertaken a proxy site survey to estimate the 
trip generation. 
 
The findings of the trip generation in the Traffic Brief are being used in this study given it is for a 
similar development that is located just 750 metres north of the subject site, and was approved 
by the Town of Caledon and Peel Region transportation engineering staff. 
 

 Trip Generation Estimations 
 
The proposed truck yard will employ 5 employees with the following position: 
 

- 3 employees 
- 1 administrative assistant 
- 1 security guard 

 
The NexTrans Traffic Brief concluded that the trip generation rates for a Transport Truck / Trailer 
Parking Facility based on proxy site surveys during AM Peak and PM Peak hours were the 
following: 
 
AM Peak hour: 0.86 trips / ha 
 
PM Peak hour: 1.90 trips / ha 
 
Table 1 provides the trip generation for the proposed Truck Yard during AM Peak and PM Peak 
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Table 1:  Estimated Trip Generation – Based on the Traffic Brief for 12434 Dixie Road 
 

 
 
From Table 1, the estimated trip generation from the site is equal to 1 trip during AM and PM 
peak hours.  However, given that the expected total number of employees is five (5), the 
 s  ma       p      a  o  w ll  o  cap u    h   mploy  s’ a   val    
 
Additionally, it should be noted that most parked trucks will be pickup by their owners early in 
the morning before the AM Peak hour and return to the truck yard late at night after the PM Peak 
hour. 
 
Given the above factors, the total area of the subject site was increased to 5 ha, more than five 
times its current site in order to get a higher trip generation that will closely reflect the expected 
trips during AM Peak and PM Peak hours. 
 
Table 2 provides the increased trip generation for the proposed Truck Yard during AM Peak and 
PM Peak 
 

Table 2:  Estimated Trip Generation – After Increase in Total Area 
 

 
 

 Trip Distribution and Traffic Assignment 
 
Based on the numerous observations undertaken in the vicinity of the subject site, it was 
concluded that around 90% of trips from and to different industrial sites along Dixie Road were 
heading south. 
 
For this study, it is assumed that 100% of trips will travel south to Mayfield Road. 
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Table 3 shows the trip distribution to and from subject site. 
 

Table 3: Site Trip Distribution 
 

 
 
Figure 6  llus  a    h    aff c ass   m    a   h  s   ’s acc ss    v way 
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 Future Total Traffic 
 
Future Total Traffic is the future background traffic volumes added to it the estimated trip 

generation from the proposed development. 

 

Figure 7 shows the AM and PM Peak future total traffic. 
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The future total traffic operations of the study area intersections were analyzed using the horizon 
2030 future total traffic forecasts.  Table 4 summarizes the resulting traffic operations. 
 
Detailed Synchro 12 output is provided in Appendix 3. 
 

Table 4:  Future Total Peak Hour Traffic Operations – 2030 Horizon Year 
 

 

As summarized in Table 4, the unsignalized intersection of Dixie Road and the Access Driveway 
is expected to operate at a very good levels of service corresponding to an LOS A during both 
A.M. and P.M. peak hours on the basis of the projected future total traffic volumes. 
 

Regarding the individual turning movements the following is noted: 
 
A.M. peak: 
 
Under future total traffic conditions, traffic operations during A.M. peak at the unsignalised 
intersection is expected to operate with no critical movements or capacity constraints where 
levels of service on each movement at this intersection will range from excellent, LOS A, to very 
good, LOS C, and the volume over capacity ratios are well below capacity. 
 
P.M. peak: 
 
Under future total traffic conditions, traffic operations during P.M. peak at the unsignalised 
intersection is also expected to continue to operate with no critical movements or capacity 
constraints where levels of service on each movement at this intersection will range from 
excellent, LOS A, to good, LOS D, and the volume over capacity ratios are well below capacity. 
 
In summary, the proposed development is anticipated to have a very minimal impact on traffic 

operations within the study area. 
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5.0 Site Circulation Assessments 
 

Based on the proposed site layout, the swept path assessments will focus on three types of 

vehicles which are articulated truck (WB-20), dump truck, and personal vehicle.  From the site 

plan, the truck yard is separate from personal vehicle parking where the trucks will park in a 

dedicated area located north of the office building.  For personal vehicles, their parking is located 

in front of the office building. 

 

The assessment will consist of undertaking numerous swept paths at the proposed truck parking 

area and by the personal vehicle parking to ensure that trucks and vehicles can easily maneuver 

and exit the site without any difficulties. 

The dimensions and turning movement radii specifications for these three different types of 

vehicles were replicated using AutoTurn software. 

 

 Swept Path Assessments 
 

The vehicles circulation assessments, comprising of trucks and personal vehicles, at the access 

driveway, parking area, and around the truck yard were completed using AutoTurn 11 software 

package using the typical vehicles dimensions. 

 

Based on the comprehensive AutoTurn assessments, it can be determined that the proposed 

site layout around the development and at the parking area can accommodate WB-20 and dump 

trucks, as well as personal vehicle at the access driveway and around the site. 

 

Detailed AutoTurn assessments in different locations around the proposed development are 

illustrated in Figures 8 – 26. 
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6.0 Parking Supply 
 

The proposed parking supply for the truck yard exceeds the minimum required parking stalls for 

personal vehicles. 

Table 5 summarizes the parking supply and the minimum required parking for personal vehicles 

Table 5 Summary of Parking Supply 

 

From Table 5, the site is oversupplying vehicular parking by 17 additional parking spaces from 

the minimum of 3 parking spaces required by the Town of Caledon Zoning Bylaw. 

The oversupply will provide parking spaces for truck drivers to park their personal vehicles during 

the day (not to be used overnight) while out with their trucks for delivery.  Additionally, the 

additional parking will be used for visitors and potential clients. 

7.0 Access Driveway Location 
 

The existing full movement driveway located along Dixie Road will be serve as the main 

driveway.  Based on discussions with Regional Peel staff, it was agreed that the existing 

driveway can be used for the proposed Truck Yard until a new full movement access driveway 

will be built and to connect with Spokanne Street that will lead to the new warehouse, currently 

under construction, just east of the Truck Yard. 

Appendix 4 includes the full site plan. 

Site plan of the proposed development is provided in Figure 27 and Figure 28. 

Based on the previously approved by the Region of Peel staff, the traffic brief submitted for the 

truck yard located at 12434 Dixie Road, which is currently fully operational, does not meet the 

minimum access locations set by the Region of Peel. 

  

17
Transportation Depot

(Truck Yard)
261.09 1 parking space per 90m2

Parking Supply Study
(Town of Caledon Zoning bylaw Section 5)

GFA (m2)
Parking Rate

(per Zoning Bylaw)

Minimum Parking 

Required

3

Total Vehicular 

Parking Provided

20

Parking Surplus
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8.0 Findings and Conclusions 
 

The findings and conclusions of our study are as follows: 

 

▪ Based on the site plan prepared by King Consultant Inc. dated Sept. 2025, the proposed 

development consists of an existing single storey dwelling renovated for office use with 

an empty yard that will be designed for truck parking / yard; 

 

▪ The site will be accessed via an existing full movement driveway located along Dixie 

Road; 

 

▪ Total expected trips generated by the proposed development and estimated using the 

findings from the Traffic Brief for 12434 Dixie Road.  AM Peak and PM Peak hours are 

summaries in the following table: 

 

 
 

▪ Dixie Road and Access Driveway is the subject intersection to be assessed in this Traffic 

Brief.  The intersection is operating under a stop control at the egress approach; 

 

▪ Given that the intersection of Dixie Road and Access Driveway is expecting to operate at 

a very low traffic volumes during AM and PM peak hours, the traffic impacts expected 

from the proposed Truck Yard will have imperceptible traffic impacts along Dixie Road; 

 

▪ The site layout can easily accommodate the manoeuvring of a typical dump truck and an 

articulated trucks (WB-20) around the site and in and out of the access driveway, and the 

typical passenger vehicle can maneuver around the site and park in the designated 

parking stalls without any issues; 

 

▪ Proposed parking for office use are as follows: 
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Based on the results summarised in the table above, there is a surplus in parking equal 

to 17 parking spaces; 

 

In summary, the proposed development is projected to have an imperceptible impact on traffic 
operations within the study area.  Additionally, the site is adequately designed to accommodated 
WB-20 and Dump Trucks around the designated truck yard area. 
 
A surplus in parking supply is proposed for personal vehicles to accommodate employees and 
visitors. 
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