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1.0 Site Context 
 

1.1 Subject Lands 

 

The Mayfield West IV Draft Plan is located within the Alloa Phase 1 Lands and covers an area of 

approximately 8.60 ha and currently consists of undeveloped greenfield lands. The Subject Site is 

located on the southeast side of the Alloa Phase 1 Lands and is generally bound by 

Chinguacousy Road to the south, and undeveloped greenfield lands to the north, east and 

west. 

 

Figure 1 illustrates the site location. 

 

 
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. 
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Table 1: Existing Roadway Network 

Feature 
Roadway 

Mayfield Road Chinguacousy Road 

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

Span 
Winston Churchill Blvd to Albion 

Vaughan Rd 
Olde Base Line Rd 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 Mayfield West IV 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 Mayfield West IV Draft Plan. 

 

Table 2 outlines the future transportation improvements, relevant to the Mayfield West IV Draft 

Plan. 

 

Table 2: Future Transportation Improvements 

Roadway Improvement Improvement Type 

Mayfield Road Widening to Six Lanes Capital Work 

Chinguacousy Road Widening to Four Lanes Capital Work 

Highway 413 New Highway Capital Work 

Welsh Avenue  

(Street A in Tertiary Plan) 
New Collector Road 

Alloa Secondary Plan 

Collector Road Network 

Alexander Gillespie Avenue 

(Street D in Tertiary Plan) 
New Collector Road 

Alloa Secondary Plan 

Collector Road Network 

 

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). 
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2.0 Development Proposal 
 

The Mayfield West IV Draft Plan proposes medium density residential units. Table 3 summarizes 

the Development Proposal.  

 

Table 3: Development Proposal (Comparison) 

Plan Land Use Statistic Area 

Tertiary Plan1 Residential Medium Density 149 units 2.52 ha 

Draft Plan Residential Medium Density 132 units 2.52 ha 

Note 1: Mayfield IV Draft Plan represents 33% of Zone AE medium density residential. 

 

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

August 12, 2024. 

 

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 Mayfield West IV Draft Plan. 
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Table 5: Trip Generation 

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

In Out Total In Out Total 

Medium Density 

Residential (LUC 220) 
132 units 7 24 31 28 17 45 

Alloa Phase 1 Internal 

Trips2 
- 2 1 3 2 3 5 

Total 9 25 34 30 19 50 

Note 1:  Rounding may cause the appearance of discrepancies. 

Note 2: Mode split adjusted trips are not linearly correlated to baseline trips. 

 

The Mayfield West IV Draft Plan is expected to generate 34 and 50 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 

Mayfield West IV Draft Plan is representative of 33% of Zone AE medium density residential, as 

outlined in the Alloa Phase 1 Tertiary Plan Transportation Impact Study (Crozier, December 2024). 

 

Table 6 outlines the trip generation for the Mayfield West IV Lands based on the Mayfield West IV 

Draft Plan and the zonal approximation of the Alloa Phase 1 Tertiary Plan. 
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Table 6: Trip Generation (Comparison) 

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

In Out Total In Out Total 

Tertiary 

Plan 

Assumption 

Medium Density 

Residential (LUC 220) 
149 units 8 28 35 32 19 51 

Alloa Phase 1 Internal 

Trips2 
- 2 2 3 2 3 5 

Total 9 29 39 34 22 56 

Draft Plan 

Medium Density 

Residential (LUC 220) 

132 units 

(-17 units) 
7 24 31 28 17 45 

Alloa Phase 1 Internal 

Trips2 
- 2 1 3 2 3 5 

Total 9 25 34 30 19 50 

Net Change -1 -4 -4 -4 -2 -6 

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 4 and 6 fewer 

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

reduction in trips is proposed, ), 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. 

 

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 Mayfield West IV Draft Plan. 

 

4.1 Automobile 

 

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

Tertiary Plan and to support the Mayfield West IV Draft Plan. 
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Table 7: Alloa Phase 1 Tertiary Plan Relevant Recommendations 

Location Improvement Responsibility 

Welsh Avenue & Alexander 

Gillespie Avenue 

Implement all-way stop control. 

Proponent 

Implement WBL auxiliary turn lane (15 m). 

Mayfield Road & Alexander 

Gillespie Avenue 

Implement signal control. 

Region/ 

Proponent 

Implement auxiliary turn lanes for the 

following movements: 

• EBL: 40 m 

• WBR: 60 m 

• SBL: 45 m 

 

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). Attachment 3 include the Parking Plan. 

 

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). 

 

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

(Crozier, December 2024). Attachment 4 includes the Pedestrian Circulation Plan. 

 

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 Mayfield West IV Draft Plan can 

be serviced by the proposed new transit route that operates along Alexander Gillespie Avenue 

and Welsh Avenue. 

 

Attachment 5 includes the proposed transit network for the Alloa Phase 1 Lands. 
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Attachment 1: 

 
Alloa Phase 1 Tertiary Plan Transportation Impact Study 

Excerpts 
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Draft Plan 

  





Argo Development Corporation Transportation Compliance Letter 

Alloa – Mayfield West IV Draft Plan, Town of Caledon  

C.F. Crozier & Associates Inc.   

Project No. 0912-6881 

 

 

 

 

 

Attachment 3: 

 
Parking Plan 
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Attachment 4: 

 
Circulation Plan 
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Attachment 5: 

 
Proposed Transit Network 

 

 




