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May 17, 2022 

 

 

c/o Aaron Wisson 

Argo Macville I Corporation  

Argo Macville II Corporation  

Robert Speirs 

Argo Macville V Corporation 

Argo Humberking Corporation   

 

RE: Traffic Compliance Letter – Argo Macville I, II,III,V, and Argo Humberking Plan of Subdivision 

 

Dear Mr. Wisson: 

 

BA Group has been retained by Argo Macville I Corporation, Argo Macville II Corporation, Robert Speirs, Argo 

Macville V Corporation and Argo Humberking Corporation (herein referred to as the ‘Owners’) to provide 

transportation advisory services for the applications for Draft Plan of Subdivision (21T-22001) and for 

Amendment to the Zoning By-Law (RZ 2022-0002) which were originally submitted in March 2022.  These 

applications seek planning approvals to implement redevelopment of the lands legally described as Part of 

Lots 11, 12 and 13, Concession 4 (Albion), Town of Caledon (the ‘Subject Lands’) and are generally located 

in between The Gore Road and Humber Station Road, north of King Street.   

 

1.0 PLANNING APPLICATION CONTEXT 

It is important to note that the original applications submitted in March 2022 related to the ROPA 30 lands 

only consisted of approximately 30.37 ha (75.05 ac) and were generally in the eastern portion of the future 

Caledon Station Secondary Plan lands.  Since the applications were submitted in March 2022, the Region of 

Peel 2051 Official Plan was approved by the Province (Nov., 2022) and surrounding lands have been added 

to the 2051 Urban Area, including additional lands owned by the Owners noted above.  Accordingly, the 

overall Subject Lands now consist of 107.19 ha (264.87 ac). and are now part of the subject Draft Plan of 

Subdivision and Rezoning applications.   

 

The Subject Lands are entirely within the Region of Peel’s Urban Area (ROP, Nov 2022) with the eastern 

portion of the Subject Lands being within the Region’s Major Transit Station Area (MTSA).  As well, the 

Subject Lands are currently part of the Caledon Station Secondary Plan process (POPA-2021-0002).  The 

effect of the Secondary Plan will be to apply land use designations to the Subject Lands, including Low 

Density Residential, Medium Density Residential, Mixed Use, Institutional, Open Space Policy Area.  The 

subject Draft Plan of Subdivision and Zoning By-Law Amendment for the Subject Lands will ensure the 

creation of a compact, pedestrian and transit-oriented development through implementation of the Secondary 

Plan policies.    

 

It is also important to note that on March 5, 2021, the Province of Ontario issued a Ministerial Zoning Order 

(‘MZO’) under Ontario Regulation 171 / 21 (‘O. Reg. 171 / 21’) for the eastern portion of the Subject Lands.  
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This MZO established zoning for the eastern portion of the Subject Lands as a ‘Mixed Use Residential Zone’. 

This Zone permits a range of detached, semi-detached and townhouse dwellings as well as a range of mid-

rise residential and commercial uses. 

 

2.0 THIS LETTER 

This Traffic Compliance letter has been prepared on behalf of the Owner for of a Draft Plan of Subdivision 

(‘DPS’) and Zoning By-law Amendment (‘ZBA’ or ‘Amendment’) resubmission to facilitate the development of 

the Draft Plan of Subdivision consisting of a mixture of land uses, various built forms and densities. 

 

This letter provides a summary of the DPS as it relates to transportation. 

 

The transportation items to be examined in this letter are set out below: 

- Compliance with the traffic generation estimates in the Caledon Station Secondary Plan 

Transportation Study (formerly named Macville Secondary Plan) and preliminary phasing 

assessment;  

- On-Street Parking Allocation; and, 

- Waste Management Strategy. 

 

A copy of the draft Plan of Subdivision and latest Caledon Station Secondary Plan (May 2023) is provided in 

Attachment A.  

 

3.0 BACKGROUND 

3.1 TRANSPORTATION STUDIES 

3.1.1 Region of Peel Transportation Master Plan 

The Region of Peel has updated their 2051 Official Plan (November 2022) to include Settlement Area 

Boundary Expansion (SABE) and an MTSA associated with a Caledon GO Station. The Region’s latest 

Transportation Master Plan (RTMP) update is currently ongoing and will include SABE and other recent 

planning decisions. 

 

3.1.2 Town of Caledon Multi Modal Transportation Master Plan 

The Town of Caledon has prepared a draft Official Plan and draft Multi Modal Transportation Master Plan 

(MMTMP) that includes urban boundary expansion and an MTSA associated with a Caledon GO Station.  The 

draft Official Plan and MMTMP are undergoing revisions to be completed in 2023 that will enable the Town to: 

- Undertake additional public and agency consultation; 

- Provide Caledon’s Growth Concept directly to the province; and, 

- Innovate around key areas. 
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3.1.3 Caledon Station Secondary Plan Transportation Study 

A submission to the Town of Caledon to establish a Secondary Plan for the Caledon Station Community in 

Bolton was made in February 2021 (Town File : POPA 2021-0002). As part of that process, BA Group 

prepared the Macville Community Secondary Plan – Transportation Study (dated February 11, 2021) on 

behalf of the Bolton Option 3 Landowners Group. The Secondary Plan submission was revised in October 

2021 to only relate to the ROPA 30 lands.  Following Provincial approval of the Region of Peel 2051 Official 

Plan whereby all of the Secondary Plan lands were brought into the new 2051 Urban Area, the Secondary 

Plan was again resubmitted and now relates to all of the Secondary Plan lands in Caledon Station. 

 

A revised Secondary Plan - Transportation Study, that included a new report section dedicated to the 

operations review of the extensive internal road network, was prepared in January 2022 and submitted 

alongside the initial draft Plan of Subdivision application in March 2022. 

 

The Secondary Plan has undergone revisions since March 2022 that reflect changes that respond to and 

address:  

• Ongoing collaboration with municipal staff; and, 

• comments from municipal staff and public consultation. 

 

The updated Secondary Plan - Transportation Study (May 2023) is submitted alongside the current draft Plan 

of Subdivision application. 

 

3.2 DRAFT PLAN OF SUBDIVISION 

The Subject Lands, a portion of the overall Secondary Plan lands, include the provision for: 

• 2,275 single detached and townhouse units as well  

• Additional blocks for mid-rise residential, mixed-use, parks and schools. 

 

Consistent with the Secondary Plan Road network, the draft Plan of Subdivision continues to protect for the 

provision of an extensive cycling and pedestrian friendly road network, including provision for a “Multi-Modal 

Ring Road” and collector road connections to Gore Road and King Street. 

 

The hierarchy, road network connections with the arterial road system, and overall development density within 

the Subject Lands remain consistent with the latest Caledon Station Secondary Plan. The updated Secondary 

Plan Transportation Study submitted alongside this application confirms the recommended internal road 

network appropriately meets the ultimate needs of the Secondary Plan development. 

 

The Draft Plan of Subdivision protects for 35.5 metre rights-of-way along the extent of Gore Road and King 

Road, consistent with the Region of Peel Official Plan requirements of 30 metres plus additional property 

dedication up to 35.5 metres (Policy 7.10.13). 

 

Roads within the DPS are subject to future detailed design and coordination with area growth related findings 

of the RTMP and MMTMP studies that are currently underway. 

 

Within the Subject Lands, the DPS protects for collector road and local road rights-of-way consistent with 

those developed as part of the Caledon Station Secondary Plan. 
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3.2.1 Phasing Assessment 

While phasing of the Secondary Plan lands is subject to a Development Staging and Sequencing Plan 

(DSSP), a traffic analysis scenario was considered for the Subject Lands as part of this DPS should the 2,275 

low-rise units proceed as a first phase of development. 

 

We have, for the purpose of this assessment, assumed that mid-rise and mixed-use blocks within the DPS 

will be required to submit traffic compliance letters at a later date (Site Plan Application) to demonstrate that 

their development statistics, traffic generation, and transportation elements continue to conform with the 

overall Secondary Plan Transportation Study assumptions, recognizing there would be greater detail on 

building design for mid-rise and mixed-use buildings at a later date. Estimated land use densities for mid-rise 

and mixed-use buildings and trip generation have been considered in the overall road design and 

Transportation Study conducted for the Secondary Plan. 

 

Transit and active transportation are essential elements to the proposed Caledon Station Secondary Plan. As 

such, we recommend early implementation of bus transit services during initial phases of the Caledon Station 

Secondary Plan development, such as: 

- Extension of Brampton Transit or Voyago (currently operating in Bolton); 

- Extension of GO bus services (currently terminating in Bolton) and/or; 

- New Shuttle / Bus Services connecting to Bolton and Brampton. 

 

Once GO transit is provided to Caledon Station, local bus routes can readily integrate with the Intermodal Hub 

within the MTSA. While every effort is recommended to put transit in place early on, a mode split reduction 

was not applied for the DPS traffic assessment contained herein, to reflect a conservative assumption that an 

early phase of development may occur in advance of extensive buildout of the GO transit terminal. 

 

Roads within the DPS are also proposed to include active transportation facilities at the outset of development 

to promote and support early adoption of alternative modes of travel. 

 

A brief description of the traffic assessment for 2,275 low-rise units on the Subject Lands is described below. 
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4.0 TRAFFIC VOLUME PROJECTIONS 

4.1 SCOPE 

Analysis has been completed for the following scenarios during the AM and PM peak hour: 

 

• Existing Conditions 

• Future Background Conditions (10 year horizon – 2031) 

• Future Total Conditions  (10 year horizon – 2031) 

 

Intersections included within the analysis study area are listed below: 

 

Existing Intersections 

• King Street / The Gore Road (Signalized); 

• King Street / Humber Station Road (Signalized); 

• King Street / Emil Kolb Parkway (Unsignalized – Roundabout); 

 

Proposed Intersections 

• King Street / Street JJ (Signalized); 

• The Gore Road / Street A (Signalized); and 

• The Gore Road / Street DDD (Unsignalized). 

 

Existing lane configurations are shown in Figure 1 and future lane configurations are shown in Figure 2. 

 

4.2 EXISTING TRAFFIC VOLUMES 

Existing peak hour traffic volumes have been established based on traffic counts undertaken by Spectrum 

Traffic Data on behalf of BA Group. The intersections which were counted are summarized in Table 1. 

 

Existing traffic volumes are shown in Figure 3 and the raw data is attached in Attachment B. 

 

TABLE 1 EXISTING TRAFFIC DATA SOURCES 

Intersection Count Date Count Times Source 

King St / Emil Kolb Pkwy 

Tuesday, April 12, 2022 
7:00am-9:00am 
4:00pm-6:00pm 

Spectrum Traffic Data King St / The Gore Rd 

King St / Humber Station Rd 
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4.3 FUTURE BACKGROUND TRAFFIC VOLUMES 

4.3.1 Background Development Growth 

No significant background developments are currently proposed in the vicinity of the site. 

 

4.3.2 Corridor Growth 

Adopted corridor growth rates are based on the Region of Peel’s Travel Demand Forecasting Model, as 

outlined in Table 2. Corridor growth traffic volumes are shown in Figure 4. 

 

TABLE 2 ADOPTED CORRIDOR GROWTH RATES 

Road Time Horizon Direction AM Peak PM Peak 

King Street 2021 to 2031 EB and WB 1.0% 1.0% 

The Gore Road 2021 to 2031 NB and SB 2.0% 2.0% 

Emil Kolb Parkway 2021 to 2031 NB and SB 1.0% 1.0% 

Notes: 
1. The Region of Peel has updated their 2051 Official Plan (November 2022) to include Settlement Area Boundary Expansion (SABE) and an MTSA 

associated with a Caledon GO Station. The Region’s latest Transportation Master Plan (RTMP) update is currently ongoing and will include SABE and 
other recent planning decisions. Growth rates along regional corridors were provided based on the Region’s current forecasting model (2019 RTMP). 

 

4.3.3 Future Background Traffic Volumes 

The future background traffic volumes were determined by adding existing traffic volumes and corridor growth 

traffic volumes and are shown in Figure 5 for the 2031 analysis horizon year. 

 

4.4 SITE TRAFFIC FORECASTS 

4.4.1 Site Vehicle Trip Generation 

Base residential vehicle trip generation rates were adopted based on the ITE 11th Edition and applied to the 

proposed development, as shown in Table 3. A further mode split reduction was not applied for this traffic 

assessment, to reflect a conservative assumption that the first phase of development may occur in advance of 

extensive buildout of the GO transit terminal. Residential site traffic volumes are shown in Figure 6. 

 

TABLE 3 SITE TRIP GENERATION 

Land Use Number AM Peak Hour PM Peak Hour 

 In Out 2-Way In Out 2-Way 

Detached Dwelling 2,275 
dwellings 

0.18 0.52 0.70 0.59 0.35 0.94 

414 1,178 1,593 1,347 791 2,139 
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4.4.2 Site Vehicle Trip Distribution 

Residential site traffic was assigned onto the area road network based on the results of the 2016 

Transportation Tomorrow Survey (TTS), prevailing traffic patterns and area turn restrictions. General direction 

of approach percentages was based on the results of the TTS and is summarized in Table 4. 

 

TABLE 4 RESIDENTIAL SITE TRAFFIC DISTRIBUTION 

Direction Roadway Inbound/Outbound 

North The Gore Road 2.5% 

Humber Station Road 2.5% 

Emil Kolb Parkway 5% 

South The Gore Road 25% 

Humber Station Road 30% 

Emil Kolb Parkway 25% 

West King Street 10% 

Total  100% 

Notes: 
1. Based on TTS zones 3153, 3190, 3191, 3192, 3193, and 3194 

 

4.4.3 Future Total Traffic Volumes 

Future total traffic volumes were determined by adding the future background traffic volumes with the site 

traffic volumes and are shown in Figure 7 for the 2031 analysis horizon year. 
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CALEDON STATION SECONDARY PLAN - MACVILLE DRAFT PLAN 2,275 UNITS

FIGURE 2 FUTURE LANE CONFIGURATIONSBAGROUP 7694-01
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CALEDON STATION SECONDARY PLAN - MACVILLE DRAFT PLAN 2,275 UNITS

FIGURE 3 EXISTING TRAFFIC VOLUMESBAGROUP 7694-01
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CALEDON STATION SECONDARY PLAN - MACVILLE DRAFT PLAN 2,275 UNITS

FIGURE 4 CORRIDOR GROWTH TRAFFIC VOLUMES (2031)BAGROUP 7694-01
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CALEDON STATION SECONDARY PLAN - MACVILLE DRAFT PLAN 2,275 UNITS

FIGURE 5 FUTURE BACKGROUND TRAFFIC VOLUMES (2031)BAGROUP 7694-01
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CALEDON STATION SECONDARY PLAN - MACVILLE DRAFT PLAN 2,275 UNITS

FIGURE 6 RESIDENTIAL SITE TRAFFIC VOLUMES (2031)BAGROUP 7694-01
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CALEDON STATION SECONDARY PLAN - MACVILLE DRAFT PLAN 2,275 UNITS

FIGURE 7 FUTURE TOTAL TRAFFIC VOLUMES (2031)BAGROUP 7694-01
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5.0 OPERATION ANALYSIS 

5.1 ANALYSIS METHODOLOGY 

Synchro Version 11 and the Highway Capacity Manual (HCM) methodology were used to analyze the study 

area signalized and unsignalized stop-controlled intersections and site access points. In order to assess the 

unsignalized roundabout intersections, Arcady was used. 

 

For signalized intersections, the volume-to-capacity ratio (v/c) is an indicator of the capacity utilization for the 

key movements in the intersection. A v/c of 1.00 indicates that a traffic movement through an intersection is 

operating at or near maximum capacity. 

 

For unsignalized intersections, level of service (LOS) characterizes operational conditions for key movements 

in terms of average delay experienced by vehicles attempting to complete a manoeuvre through the 

intersection. LOS ‘A’ represents a good level of service with short delays, while LOS ‘F’ represents a poor 

level of service with extended delays. Analysis summary tables are provided in Attachment C and detailed 

analysis worksheets are attached in Attachment D. 

 

5.2 ANALYSIS ASSUMPTIONS AND PARAMETERS 

Synchro analyses performed conform to the requirements of the Region of Peel’s Guidelines for Using 

Synchro, December 2010. A base saturation flow of 1,900 vehicles per hour per lane and peak hour factor of 

1.00 was assumed as per the Region’s Synchro guidelines. Heavy vehicle percentages were calculated 

based on existing traffic volume data extracted from the traffic counts utilized in this study. 

 

Existing traffic signal timing plans for the signalized intersections within the study area were obtained from the 

Region of Peel and are attached in Attachment B. Analyses were undertaken using these signal timing 

plans. 

 

A summary of Existing Operations, Future Background Operations and Future Total Operations are illustrated 

in Figure 8 to Figure 10. 

 

Analysis operations indicate that the existing road network can accommodate an initial phase of development 

(equivalent to 2,275 units) with the following recommended road improvements: 

 

• Left turning lanes along The Gore Road at its intersection with Street A; 

• Left turning lanes along King Street at its intersection with Street JJ; 

• Left and right turning lanes at the existing Humber Station Road / King Street intersection 

(signalized); 

• Right turning lanes at the existing King Street / The Gore Road intersection (signalized); 

 

The recommended road improvements identified above can acceptably accommodate the estimated 

traffic for an initial phase of development (2,275 low-rise units) do not exceed, and protect for the 

ultimate recommended road improvements along Gore Road and at King Street / Humber Station 

Road that are identified to support full build-out of the Secondary Plan. 
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6.0 SIGNAL WARRANTS 

Signal warrant analyses were undertaken for the proposed signalized intersections along The Gore Road and 

King Street, and are attached in Attachment E. A summary of the signal warrant analyses is provided in  

Table 5. 

 

TABLE 5 SUMMARY OF SIGNAL WARRANT ANALYSES 

Intersection Justified? Justification 

King St / Street JJ Yes Justification 4 (4-hour) 

The Gore Road / Street A Yes Justification 3 (Combination) and 
Justification 4 (4-hour) 

 

The collector/arterial intersections within the phase assessed are justified for signalization by either 

Justification 3, or 4. Justification 3 is typically considered only after remedial measures designed to reduce 

delay have failed and Justification 4 is focussed on (among other characteristics) commuter-dominated 

roadways – with heavy demands for two or more hours in the AM/PM peaks, but considerably reduced 

demand for the remainder of the day. The arterial roadways in this study area are representative of commuter 

dominated activity during the peak periods. Given this study does not represent the Development Staging and 

Sequencing Plan and is subject to coordination with ongoing RTMP and MMTMP analysis – signal warrants 

are also recommended to be conducted again for each stage of phasing to determine timing of signal 

implementation relative to development and area growth. 

 

The Collector / Regional intersections of King Street / Street JJ and The Gore Road / Street A warrant 

signals under the traffic assessment conducted for 2,275 units low-rise units. 
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7.0 ON-STREET PARKING SUPPLY 

An on-street Parking Supply plan has been provided in Drawing PP-01 in Attachment F of this letter for the 

Subject Lands. 

 

The parking allocation on PP-01 provides an estimate of on-street parking supply based on: 

- anticipated areas identified for one-sided on-street parking (as identified by road cross-sections and 

plan layout);  

- typical allocation of on-street parking between side-by-side driveways (see sample calculation in PP-

01); and, 

- typical allocation of on-street parking along uninterrupted street frontage (see sample calculation in 

PP-01). 

 

Based on the estimated on-street parking supply, approximately 1,640 on-street parking spaces may be 

achieved through the DPS, equivalent to 0.72 spaces per low-rise freehold unit (single detached and town 

lots). Changes to this estimate can reasonably be expected once further details on driveways, hydrants and 

further services are established.  

 

We expect that mid-rise and mixed-use blocks within the draft Plan of Subdivision will be required to submit a 

parking supply strategy for their respective land uses and site design as part of their subsequent site plan 

applications. Mid-rise and mixed-use blocks are expected to accommodate the parking needs of their 

respective uses ‘on-site’ or, through the provision of a parking strategy and parking needs assessment at site 

plan application, demonstrate how they intend to meet estimated demands. 

 

The estimate of 1,640 on-street spaces (approximately 0.72 spaces per low-rise unit) identified on the 

parking allocation plan indicates there will be excess capacity on-street for the low-rise freehold units 

being contemplated within the Subject Lands. 
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8.0 WASTE MANAGEMENT 

The road cross-sections proposed as part of the Caledon Station Secondary Plan have pavement widths 

equal to or exceeding the 7.9 metre local / 5.4 metre laneway identified in the Town of Caledon Standard 

Design Drawing cross-sections. Given conformance with the Town’s standard pavement width, our 

expectation is that curbside municipal collection for low-rise units throughout the Subject Lands can 

reasonably be accommodated in a manner consistent with typical Waste Management procedures for a new 

subdivision. 

 

We expect that mid-rise and mixed-use blocks within the Draft Plan of Subdivision will be required to submit a 

waste management strategy for their respective land uses and site design as part of their subsequent site 

plan applications. Mid-rise and mixed-use blocks are expected to accommodate the loading needs of their 

respective uses ‘on-site’ or, through the provision of a waste management strategy at site plan application 

demonstrating how they intend to meet estimated demands. 

 

Road cross-sections are designed to meet or exceed the pavement widths within the Town’s 

municipal design standards within the Secondary Plan area and are expected to receive curbside 

municipal collection in a manner consistent with typical Waste Management procedures for a new 

subdivision.  

 

9.0 SUMMARY 

The transportation considerations for the Draft Plan of Subdivision for the Subject Lands are as follows: 

 

• While Phasing of the Secondary Plan lands is subject to a Development Staging and Sequencing 

Plan, the following recommended road improvements can acceptably accommodate the estimated 

traffic for an initial phase of development (2,275 low-rise units): 

- Left turning lanes along The Gore Road at its intersection with Street A; 

- Left turning lanes along King Street at its intersection with Street JJ; 

- Left and right turning lanes at the existing Humber Station Road / King Street intersection 

(signalized); 

- Right turning lanes at the existing King Street / The Gore Road intersection (signalized); 

Road improvements also do not exceed, and protect for, the recommended road improvements along 

Gore Road and at King Street / Humber Station Road that are identified to support full build-out of the 

Secondary Plan. 

 

• The Collector / Regional intersections of King Street / Street JJ and The Gore Road / Street A warrant 

signals under the traffic assessment conducted for 2,275 units low-rise units. 

 

• The estimate of 1,640 on-street spaces (approximately 0.72 spaces per low-rise unit) identified on the 

parking allocation plan indicates there will be excess capacity on-street for the low-rise freehold units 

being contemplated within the Subject Lands. 

 

• Road cross-sections are designed to meet or exceed the pavement widths within the Town’s 

municipal design standards within the Secondary Plan area and are expected to receive curbside 
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municipal collection in a manner consistent with typical Waste Management procedures for a new 

subdivision. 

 

• Roads within the DPS are subject to future detailed design and coordination with area growth related 

findings of the RTMP and MMTMP studies that are currently underway. 

 

• Transit and active transportation are essential elements to proposed Caledon Station Secondary 

Plan. As such, we recommend early implementation of bus transit, active transportation facilities to 

promote and support early adoption of alternative modes of travel. 

 

 

Sincerely, 

BA Consulting Group Ltd. 

 

 

 

 

Emily J. Ecker, P.Eng. – Senior Associate 

cc. Scott Gibbons, Luke Richardson, Christie Jeong, Mohebullah Afzali
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