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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 Mayfield West V Draft Plan is located within the Alloa Phase 1 Lands, covers an area of 

approximately 6.17 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 east, and undeveloped greenfield lands to the north, south and 

west. 

 

 

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 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 
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1.3 Future Transportation Context 

 

Capital road network improvements are planned near the Mayfield West V 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 V 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 Horizon Year 

Mayfield Road 

Widening to Five Lanes Capital Work 2027 

Widening to Six Lanes Capital Work 2041 

Chinguacousy Road 
Widening to Four 

Lanes 
Capital Work 2031 

Highway 413 New Highway Capital Work 20312 

Alexander Gillespie 

Avenue (Street D in 

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). It is noted that there is an ongoing Town 

of Caledon Multi-Modal Transportation Master Plan Addendum which may affect some of the 

scopes and or timings of the listed improvements. 

 

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

(Crozier, December 2024). 

 

2.0 Development Proposal 
 

The Mayfield West V Draft Plan proposes low density residential units. Table 3 summarizes the 

Development Proposal. In this general area, the Tertiary Plan assumed a 3.24 ha Elementary 

School Block, of which 1.88 ha (60% of the school) were located within the subject Draft Plan. 

However, since the Tertiary Plan submission, the School Block has been converted into 

approximately 48 additional residential dwelling units.  
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Table 3: Development Proposal (Comparison) 

Plan Land Use Statistic Area 

Tertiary Plan1 

Residential 

Low Density 45 units 1.60 ha 

Medium Density 71 units 1.00 ha 

Institutional 
Elementary 

School 

30 jobs (60% of 

School Block) 
1.88 ha 

Total2 6.17 ha 

Draft Plan 

Residential 

Low Density 93 units 2.43 ha 

Medium Density 42 units 0.75 ha 

Total2 6.17 ha 

Note 1: Mayfield West V Draft Plan represents Zones AB and AD of the Alloa Phase 1 Tertiary Plan. 

Note 2: Toal area includes road widening, collector and local road rights-of-way areas that are not displayed in this  

 land use table. Areas from the Tertiary Plan are approximated from Tertiary Plan measurements. 

 

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

14, 2025. 

 

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. 
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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 V Draft Plan. It is noted that an estimate 

of 13 additional detached and 9 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) 
106 units 10 34 44 43 26 68 

Medium Density 

Residential (LUC 220) 
41 units 2 8 10 9 5 14 

Alloa Phase 1 Internal 

Trips3 
- 19 14 33 5 6 11 

Total 31 56 88 57 37 94 

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:  The internal trips are scaled based on the new development yield of the Draft Plan, but based on forecasts 

from the Tertiary Plan.  

 

The Mayfield West V Draft Plan is expected to generate 88 and 94 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 V Draft Plan is representative of the Zones AB and AD, as outlined in the Alloa 

Phase 1 Tertiary Plan Transportation Impact Study (Crozier, December 2024). 
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Table 6 outlines the trip generation for the Mayfield West V Lands based on the Mayfield West V 

Draft Plan and the zonal approximation of the Alloa Phase 1 Tertiary Plan. It noted that school 

trips were removed from the Tertiary Plan trip generation comparison as this is the plan for the 

area going forward. 

 

Table 6: Trip Generation (Comparison) 

Plan Land Use Statistic1 
A.M. Trips2 P.M. Trips2 

In Out Total In Out Total 

Tertiary 

Plan 

Assumption 

Low Density 

Residential (LUC 210) 
45 units 4 15 19 18 11 29 

Medium Density 

Residential (LUC 220) 
71 units 4 13 17 15 9 24 

Alloa Phase 1 Internal 

Trips3 
- 12 10 22 3 4 7 

Total 20 37 58 37 24 60 

Draft Plan 

Low Density 

Residential (LUC 210) 

106 units 

(+61 units) 
10 34 44 43 26 68 

Medium Density 

Residential (LUC 220) 

41 units 

(-30 units) 
2 8 10 9 5 14 

Alloa Phase 1 Internal 

Trips3 
- 19 14 33 5 6 11 

Total 31 56 88 57 37 94 

Net Change +11 +19 +30 +20 +13 +33 

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

Note 2: Rounding may cause the appearance of discrepancies. 

Note 3: 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 new development yield of the Draft Plan, but based on forecasts from the Tertiary 

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 +30 and +33 

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

is slightly higher than Tertiary Plan assumptions, this is largely due to area previously occupied by 

the school now being planned for residential development. In practical terms, a net different of 

30 and 33 two-way vehicle trips is not expected to materially change traffic operations on the 

surrounding road network. As such, the Alloa Phase 1 Tertiary Plan Transportation Impact Study 

(Crozier, December 2024) conclusions are considered valid, and an updated traffic operations 

analysis was not prepared herein. Nevertheless, it is expected that the Alloa Phase 1 Tertiary Plan 

TIS will be updated to more accurately reflect development yield assumptions of ongoing Draft 

Plan applications such as this one. 

 

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

(Crozier, December 2024). 
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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 V Draft Plan. 

 

4.1 Automobile 

 

As part of the Alloa Phase 1 Tertiary Plan Transportation Impact Study (Crozier, December 2024), 

no automobile recommendations were identified within the Mayfield West V Draft Plan.  

 

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. Both sides of all streets (apart from laneways) are recommended to 

have sidewalks and/or multi-use paths (MUPs). Pedestrian crossings consistent with the Alloa 

Phase 1 Tertiary Plan TIS (Crozier, December 2024) will be provided in this Draft Plan. 

 

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) 

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

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

GSAI. It is expected that the MUP on Alexander Gillespie Avenue (Street F) will run on the west 

side of the street to be alongside the proposed Public Elementary School included in the nearby 

Mayfield West I-III Draft Plan development application. 

 

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 V Draft Plan can 

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

 

Attachment 3 includes the proposed transit network for the Alloa Phase 1 Lands. 

 

 

5.0 Conclusions 
 

The Mayfield West V Draft Plan is located within the Alloa Phase 1 Lands, for which a 

Transportation Impact Study (Crozier, December 2024) was prepared. The analysis and 

conclusions outlined in the Alloa Phase 1 Tertiary Plan Transportation Impact Study (Crozier, 

December 2024) remain valid. Nevertheless, it is expected that the Alloa Phase 1 Tertiary Plan 

Transportation Impact Study will be updated to more accurately reflect development yield 

assumptions of ongoing Draft Plan applications such as this one. 

 

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 

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.  
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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:  Proposed Transit Network 
Attachment 4:  Circulation Plan 
 

/MY/AH 
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Draft Plan 
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Proposed Transit Network 
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