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This revised Draft Plan submission reflects forthcoming updates to the Tertiary Plan Transportation 

Study, including cross-section and active transportation updates as discussed with the Town. This 

conformance letter should therefore be read in conjunction with the forthcoming 

comprehensive study updates. 

 

Purpose and Scope 

 

This Transportation Conformance Letter builds on and accompanies the Alloa Phase 1 Tertiary 

Plan TIS (Crozier, December 2024), and is in support of the Draft Plan development application. 

This Transportation Conformance Letter was originally submitted in December 2024. 

 

The purpose of this letter update is to reflect roadway cross-section recommendations to be 

made in an upcoming Alloa Secondary Plan TNA resubmission that have been agreed upon 

with Town of Caledon staff. As such, the active transportation plan for the proposed 

development was updated to reflect these recommendations. In addition, however, the layout 

of the development proposal has changed too. This has also been updated in this letter 

resubmission. 

 

The letter herein reviews the following: 

 

• Site Context 

• Development Proposal 

• Site Generated Traffic Review 

• Recommendations 

 

1.0 Site Context 
 

1.1 Subject Lands 

 

The Alloa (BT) Draft Plan is located within the Alloa Phase 1 Lands and covers an area of 

approximately 40.14 ha and is currently undeveloped greenfield lands. The Subject Site is 

located on the west side of the Alloa Phase 1 Lands and is generally bound by Creditview Road 

to the west, and undeveloped greenfield lands to the north, south and east. 

 

Figure 1 illustrates the site location. 
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Figure 1: Site Location 

 

1.2 Existing Transportation Context 

 

Table 1 outlines the roadways near the Subject Site, including road and active transportation 

network features. 

 

Table 1: Existing Roadway Network 

Feature 
Roadway 

Mayfield Road Creditview Road 

Direction Two-Way (East-West) Two-Way (North-South) 

Span 
Winston Churchill Blvd to Albion 

Vaughan Rd 

The Garage Sideroad to 

Mayfield Rd 

Jurisdiction Region of Peel Town of Caledon 

Number of Travel Lanes Two Lanes Two Lanes 

Pedestrian Facilities None None 

Cycling Facilities None None 

 

1.3 Future Transportation Context 

 

Capital road network improvements are planned near the Alloa (BT) Draft Plan Lands to support 

future traffic growth. In addition, a collector road network is proposed to service the Alloa 

Secondary Plan Area, with some road located within the Alloa (BT) Draft Plan. 

 

Table 2 outlines the future transportation improvements, relevant to the Alloa (BT) Draft Plan. 

 



Argo Development Corporation Transportation Conformance Letter 

Alloa (BT) Draft Plan, Town of Caledon July 18, 2024 

C.F. Crozier & Associates Inc.   Page 4 

Project No. 0912-6681 

Table 2: Future Transportation Improvements 

Roadway Improvement Improvement Type Horizon Year 

Mayfield Road 

Widening to Five Lanes Capital Work 2027 

Widening to Six Lanes Capital Work 2041 

Creditview Road Widening to Four Lanes Capital Work 2051 

Highway 413 New Highway Capital Work 20312 

Black Horse Drive 

(Street F in the Tertiary 

Plan) 

New Collector Road 

Alloa Secondary Plan 

Collector Road 

Network 

20313 

Note 1: Interim 5-lane widening expected to be completed by 2027. 

Note 2: No official completed date available. The Tertiary Plan TIS assumes completion in the 2031 horizon year. 

Note 3: Timing is estimated for Phase 1 Tertiary Plan roads, based on the Alloa Phase 1 Tertiary Plan TIS study horizons. 

 

Further details regarding these improvements are included within the Alloa Phase 1 Tertiary Plan 

Transportation Impact Study (Crozier, December 2024).  

 

Attachment 1 includes excerpts from the Alloa Phase 1 Tertiary Plan Transportation Impact Study 

(Crozier, December 2024). 

 

2.0 Development Proposal 
 

The Alloa (BT) Draft Plan proposes a number of residential uses in addition to institutional and 

recreational uses. Table 3 summarizes the Development Proposal.  

 

Table 3: Development Proposal 

Plan Land Use Statistic Area 

Tertiary Plan1 Residential 

Low Density 363 units 12.01 ha 

Medium Density 177 units 2.74 ha 

Draft Plan Residential 

Low Density 389 units 12.01 ha 

Medium Density 183 units 2.74 ha 

Note 1: Alloa (BT) Draft Plan represents 66% of Zone E medium density residential and Zone E low density residential as 

well as Zones F, G and H. 

 

Attachment 2 includes the Draft Plan prepared by Glen Schnarr & Associates Inc and dated July 

16, 2025. 
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3.0 Site Generated Traffic Review 
 

For comparative purposes, trip generation rates were calculated based on the Alloa Phase 1 

Tertiary Plan trip generation and development yield, as outlined in the Alloa Phase 1 Tertiary Plan 

Transportation Impact Study (Crozier, December 2024), given the non-linear nature of the trip 

generation rates outlined in the Institute of Transportation Engineers (ITE) Trip Generation Manual, 

11th Edition (September 2021). 

 

Table 4 outlines the trip generation rates based on the Alloa Phase 1 Tertiary Plan trip generation 

and development yield. 

 

Table 4: Trip Generation Rates 

Land Use Statistic 
A.M. P.M. 

In Out In Out 

Commercial1 52,003 m2 0.35/100 m2 0.26/100 m2 0.86/100 m2 0.89/100 m2 

Residential 

Low Density 2,171 units 0.10/unit 0.32/unit 0.40/unit 0.24/unit 

Medium 

Density 
2,565 units 0.05/unit 0.18/unit 0.21/unit 0.13/unit 

Medium-High 

Density1 
4,429 units 0.07/unit 0.26/unit 0.18/unit 0.11/unit 

Elementary School 150 jobs 1.25/job 1.05/job 0.26/job 0.31/job 

Note 1: Includes mixed use development yield. 

 

Table 5 outlines the trip generation for the Alloa (BT) Draft Plan. It is noted that an estimate of 2 

additional townhouse dwellings are expected to eventually be developed within the proposed 

development lands within the residential reserve blocks. These dwelling units were accounted for 

in the trip generation calculation. 

 

Table 5: Trip Generation 

Land Use Statistic1 

A.M. Trips2 P.M. Trips2 

In Out Total In Out Total 

Low Density Residential 

(LUC 210) 
389 units 37 126 163 157 94 251 

Medium Density 

Residential (LUC 220) 
185 units 10 34 44 40 24 63 

Alloa Phase 1 Internal 

Trips3 
- 6 8 14 11 18 29 

Total 53 168 221 208 136 343 

Note 1: Development yield increased to account for residential reserve blocks development yield estimates. 

Note 2:  Rounding may cause the appearance of discrepancies. 

Note 3: Based on the Tertiary Plan development yield. For the Draft Plan, the internal trips are scaled based on the 

development yield of the Tertiary Plan and Draft Plan 
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The Alloa (BT) Draft Plan is expected to generate 221 and 343 two-way vehicle trips during the 

weekday a.m. and p.m. peak hours, respectively. 

 

3.1 Tertiary Plan Comparison 

 

The Alloa Phase 1 Tertiary Plan was split into zones for the purpose of trip distribution and 

assignment. The total Tertiary Plan trip generation was also divided into these zones, based on 

the proportional area of each zone in comparison to the total area for each land use. The Alloa 

(BT) Draft Plan is representative of 66% of Zone E medium density residential and Zone E low 

density residential, as well as Zones F, G and H, as outlined in the Alloa Phase 1 Transportation 

Impact Study (Crozier, December 2024). 

 

Table 6 outlines the trip generation for the Alloa (BT) Lands based on the Alloa (BT) Draft Plan 

and the zonal approximation of the Alloa Phase 1 Lands Tertiary Plan. 

 

Table 6: Trip Generation (Comparison) 

Plan Land Use Statistic 
A.M. Trips1 P.M. Trips1 

In Out Total In Out Total 

Tertiary 

Plan 

Assumption 

Low Density 

Residential (LUC 210) 
363 units 35 117 152 147 88 235 

Medium Density 

Residential (LUC 220) 
177 units 9 33 42 38 23 60 

Alloa Phase 1 Internal 

Trips2 
- 5 8 13 10 17 27 

Total 49 158 207 194 128 322 

Draft Plan 

Low Density 

Residential (LUC 210) 

389 units 

(+16 units) 
37 126 163 157 94 251 

Medium Density 

Residential (LUC 220) 

185 units 

(+8 units) 
10 34 44 40 24 63 

Alloa Phase 1 Internal 

Trips2 
- 6 8 14 11 18 29 

Total 53 168 221 208 136 343 

Net Change +4 +10 +14 +13 +8 +21 

Note 1:  Rounding may cause the appearance of discrepancies. 

Note 2: Based on the Tertiary Plan development yield. For the Tertiary Plan, the internal trips are estimated by a zonal 

approach. For the Draft Plan, the internal trips are scaled based on the development yield of the Tertiary Plan 

and Draft Plan. 

 

In comparison to trip generation for the Proposed Development outlined in the Alloa Phase 1 

Tertiary Plan Transportation Impact Study, the Draft Plan is estimated to generate an additional 

14 and 21 two-way vehicle trips during the weekday a.m. and p.m. peak hours, respectively. As 

the increase in trips are not significant (less than 10% increase), the Alloa Phase 1 Tertiary Plan 

Transportation Impact Study (Crozier, December 2024) conclusions are considered valid 

therefore, an updated traffic operations analysis was not prepared herein. 
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Attachment 1 includes excerpts from the Alloa Phase 1 Tertiary Plan Transportation Impact Study 

(Crozier, December 2024). 

 

Finally, due to a planned aggressive buildout, it is expected that most of the Alloa Phase 1 

collector road network will be in place prior to buildout of the subject Draft Plan. As a result, 

supplementary traffic analysis that considers additional phasing of this and potentially other 

nearby draft plans is not required since recommended improvements for the Tertiary Plan would 

be implemented. 

 

4.0 Recommendations 
 

The Alloa Phase 1 Tertiary Plan Transportation Impact Study (Crozier, December 2024) outlined 

recommendations to support the Alloa Phase 1 Lands. The section herein reviews the multi-

modal transportation network recommendations as it relates to the Alloa (BT) Draft Plan. 

 

4.1 Automobile 

 

Table 7 summarizes the automobile recommendations to accommodate the Alloa Phase 1 

Tertiary Plan and to support the Alloa (BT) Draft Plan. 

 

Table 7: Alloa Phase 1 Tertiary Plan Relevant Recommendations 

Location Improvement Responsibility 

Black Horse Drive & McMinn 

Drive 
Implement all-way stop control. Proponent 

Creditview Road & McMinn 

Drive 
Implement one-way stop control. Proponent 

 

In addition to the above recommendations, on-street parking is proposed, as outlined by the 

Parking Plan prepared by Glen Schnarr & Associates Inc.  

 

Attachment 1 includes excerpts from the Alloa Phase 1 Tertiary Plan Transportation Impact Study 

(Crozier, December 2024). 

 

4.2 Active Transportation 

 

Active transportation facilities, including sidewalks and pedestrian crossings, are proposed 

throughout the Draft Plan, as outlined in the Parking Plan prepared by Glen Schnarr & Associates 

Inc. We note that the pedestrian crossings identified the Pedestrian Circulation Plan are 

generally consistent with the considerations and recommendations outlined in the Alloa Phase 1 

Tertiary Plan Transportation Impact Study (Crozier, December 2024). 

 

Since the Tertiary Plan Transportation Study (December 2024), further correspondence with Town 

staff has resulted in revisions to the recommended cross-sections within the Alloa Secondary Plan 

lands. Key revisions, which are reflected in the Subject Draft Plan will include the following 

features: 

• Tim Manley Avenue (29 m Right-of-Way) 

o 3.3 m MUPs on both sides 

o Parking permitted on both sides (via Layby) 
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• Collector Roads (22 m Right-of-Way) 

o 3.3 m MUP on one side (fronting parks and schools) 

o 1.8 m sidewalk on other side 

o Parking permitted on both sides (alternating) 

• Local Roads (18 m Right-of-Way) 

o 1.8 m sidewalks on both sides 

o Parking on one side 

Attachment 1 includes excerpts from the Alloa Phase 1 Tertiary Plan Transportation Impact Study 

(Crozier, December 2024). Attachment 3 includes the Pedestrian Circulation Plan, prepared by 

GSAI. It is expected that the MUP along Black Horse Drive (Street F) will be on the east side to run 

alongside the proposed elementary school south of the subject lands. 

 

4.3 Transit 

 

The Alloa Phase 1 Tertiary Plan Transportation Impact Study (Crozier, December 2024) outlined a 

proposed transit network to service the Alloa Phase 1 Lands. The Alloa (BT) Draft Plan can be 

serviced by the proposed Brampton Transit Route 27 extension that operates along Black Horse 

Drive. 

 

Attachment 4 includes the proposed transit network for the Alloa Phase 1 Lands. 

 

5.0 Conclusions 
 

The Alloa (BT) Draft Plan is located within the Alloa Phase 1 Lands, for which a Transportation 

Impact Study (Crozier, December 2024) was prepared. Overall, there are no material changes 

for the Subject Development between the Draft Plan and the Alloa Phase 1 Tertiary Plan. As 

such, the analysis and conclusions outlined in the Alloa Phase 1 Tertiary Plan Transportation 

Impact Study (Crozier, December 2024) remains valid and are not updated herein. 

 

The Draft Plan also reflects the revised cross-sections per recent discussion with Town staff for Tim 

Manley Avenue, collector roads and local roads within the Secondary Plan area. The revised 

cross-sections for the following roadways will include: 

• Tim Manley Avenue (29 m Right-of-Way) 

o 3.3 m MUPs on both sides 

o Parking permitted on both sides (via Layby) 

• Collector Roads (22 m Right-of-Way) 

o 3.3 m MUP on one side (fronting parks and schools) 

o 1.8 m sidewalk on other side 
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o Parking permitted on both sides (alternating) 

• Local Roads (18 m Right-of-Way) 

o 1.8 m sidewalks on both sides 

o Parking on one side 

While these revised cross-sections will be detailed as part of the forthcoming Alloa Secondary 

Plan TNA Addendum and Tertiary Plan TIS Addendum, the most recent requests by the Town 

have been reflected in this Draft Plan in advance of these submissions.  

 

Should you have any questions or require any further information, please do not hesitate to 

contact the undersigned. 

 

Respectfully submitted by,  

C.F. CROZIER & ASSOCIATES INC.   C.F. CROZIER & ASSOCIATES INC.   

        
Michael A. Linton, MASc., P.Eng., Associate  Aidan Hallsworth, EIT  

Senior Project Manager, Transportation  Engineering Intern, Transportation  
 

Enclosed 

Attachment 1:  Alloa Phase 1 Tertiary Plan Transportation Impact Study Excerpts 
Attachment 2:  Draft Plan 
Attachment 3:  Circulation Plan 
Attachment 4:  Proposed Transit Network 
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Draft Plan 
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LAND USE LOTS / BLOCKS

AREA

(ha)

AREA

(ac)

UNITS

DENSITY

(UPHA)

DETACHED - 10.40m (34')

1-388

0.73 1.80 21 28.77

DETACHED - 11.00m (36')
1.35 3.34 45 33.33

DETACHED - 11.60m (38')
2.05 5.07 65 31.71

DETACHED - 12.80m (42')

2.03 5.02 50 24.63

DETACHED - 10.36m (42') (18.8m DEPTH)

0.77 1.90 39 50.65

DETACHED - 13.72m (45') (18.8m DEPTH)

2.01 4.97 75 37.31

DETACHED - 14.00m (46') (18.8m DEPTH)

0.81 2.00 29 35.80

DETACHED - 15.24m (50') (18.8m DEPTH)

2.19 5.41 63 28.77

HERITAGE HOUSE 0.07 0.17 1 14.29

STREET TOWNHOUSE - 7.30m (24')

389-396 0.84 2.08 46 54.76

STREET TOWNHOUSE - 6.1m (20')

397-406 1.02 2.52 54 52.94

REAR LANE TOWNHOUSE - 6.05m (20')

407-412 0.42 1.04 33 78.57

BACK-TO-BACK TOWNHOUSE - 6.4m (21')
413-416 0.46 1.14 50 108.70

SWM POND 417 3.97 9.81

ENVIRONMENTAL POLICY AREA 418-420 13.06 32.27

RESIDENTIAL RESERVE
421,422

0.04 0.10

ROAD WIDENING 423 0.39 0.96

0.3m RESERVE 424-430 0.00 0.00

8.0m LANEWAY R.O.W. (LENGTH: 125m)

0.10 0.25

16.0m-18.0m LOCAL R.O.W. (LENGTH: 3,554m)

6.48 16.01

22.0m LOCAL R.O.W. (LENGTH: 614m)

1.35 3.34

TOTAL 430 40.14 99.19 571 38.74

SUBJECT

LANDS

KEY PLAN

SCALE: 1:1500

(24 x 36)

JULY 16, 2025

 DRAFT PLAN OF SUBDIVISION

ARGO ALLOA (BT) CORPORATION

 FILE # 21T-24013C

PART OF LOT 20, CONCESSION 3,

WEST OF HURONTARIO STREET

(GEOGRAPHIC TOWNSHIP OF CHINGUACOUSY)

TOWN OF CALEDON

REGIONAL MUNICIPALITY OF PEEL

SURVEYORS CERTIFICATE

I HEREBY CERTIFY THAT THE BOUNDARIES OF THE LANDS TO BE SUBDIVIDED AS SHOWN ON

THIS PLAN AND THEIR RELATIONSHIP TO ADJACENT LANDS ARE CORRECTLY AND

ACCURATELY SHOWN.

SIGNED: _________________________     DATE: JULY 17, 2024

  A. U. KUMARANAYAKE, O.L.S.

R-PE SURVEYING LTD.

643 CHRISLEA ROAD, SUITE 7

WOODBRIDGE ON, L4L 8A3

PHONE: (416) 635-5000

ADDITIONAL INFORMATION

(UNDER SECTION 51(17) OF THE PLANNING ACT) INFORMATION REQUIRED BY CLAUSES

A,B,C,D,E,F,G,J & L ARE SHOWN ON THE DRAFT AND KEY PLANS.

H) MUNICIPAL AND PIPED WATER TO BE PROVIDED

I) SANDY LOAM AND CLAY LOAM

K) SANITARY AND STORM SEWERS TO BE PROVIDED

LAND USE SCHEDULE

NOTES

- McMINN DRIVE & CREDITVIEW ROAD DAYLIGHT TRIANGLE - 10.0m x 10.0m

- LOCAL TO COLLECTOR DAYLIGHT TRIANGLE - 7.5m x 7.5m

- LANEWAY TO LOCAL / COLLECTOR DAYLIGHT TRIANGLE - 3.0m x 3.0m

- LOCAL TO LOCAL DAYLIGHT RADII - 5.0m

- PAVEMENT ILLUSTRATION IS DIAGRAMMATIC

- ALL INTERSECTION ANGLES ARE 90° UNLESS OTHERWISE NOTED

ALLOA

SECONDARY

PLAN AREA

ALLOA

PHASE 1

AREA



Argo Development Corporation Transportation Compliance Letter 

Alloa (BT) Draft Plan, Town of Caledon  

C.F. Crozier & Associates Inc.   

Project No. 0912-6681 

 

 

 

 

 

Attachment 3: 

 
Circulation Plan 
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SCALE: 1:3,000
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JULY 7, 2025

 PEDESTRIAN CIRCULATION PLAN
ARGO ALLOA (BT) CORPORATION

 FILE # 21T-_____C

PART OF LOTS 18 & 19, CONCESSION 3,
WEST OF HURONTARIO STREET

(GEOGRAPHIC TOWNSHIP OF CHINGUACOUSY)
TOWN OF CALEDON

REGIONAL MUNICIPALITY OF PEEL

ALLOA
PHASE 1

AREA SUBJECT
LANDS
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SECONDARY
PLAN AREA

LEGEND

POTENTIAL 1.8m SIDEWALK LOCATIONS
(TO BE CONFIRMED AT DETAILED DESIGN)

POTENTIAL 1.8m SIDEWALK LOCATIONS
(BY OTHERS)

3.5m MULTI-USE PATH TO BE CONSTRUCTED AS A
PART OF THE CREDITVIEW ROAD 
RECONSTRUCTION

3.5m MULTI-USE PATH

CONCEPTUAL PAVEMENT

PROPOSED STOP SIGN LOCATION

PROPOSED CROSSWALK LOCATION
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Proposed Transit Network 

 

 




