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Parcel Economics Inc. ("Parcel”) has been retained by the Innis Lake Secondary Plan Area landowners (the
“landowners”) to complete a Commercial Impact Study to support their upcoming secondary plan application for

lands located in the Town of Caledon.

The primary purpose of this Commercial Impact Study has been to satisfy the requirements identified in the Terms
of Reference for a Commercial Impact Study, as provided by the Town of Caledon. Specifically, this assessment has
determined the amount of retail / service commercial space warranted in the Innis Lake Secondary Plan Area
and identified any potential impact that the development of this space could have on the Town’s planned

commercial structure.

As part of their secondary plan application, the landowners have not identified the amount of retail / service
commercial space, merchandise categories or tenants that could be accommodated within the Innis Lake
Secondary Plan—specifically lands designated Neighbourhood Centre and Urban Corridor-which are identified in

the southern portion of the Community Structure Plan currently prepared for the area.
Below is a summary of our findings:

e The Community Structure Plan identifies 34.1 hectares of land that could accommodate retail / service
commercial uses to be developed in conjunction with residential uses. This includes opportunity for space
to be delivered across lands designated Neighbourhood Centre and Urban Corridor. The Neighbourhood
Centre lands are concentrated at the southeast corner of the Secondary Plan Area, at the intersection of
Mayfield Road and Centreville Creek Road. Lands designated Urban Corridor are generally concentrated
along the proposed east-west road that will bisect the centre of the Community Structure Plan, as well as

along Centreville Creek Road at the southern end of the Secondary Plan area.

e Retail / service commercial uses accommodated on the Neighbourhood Centre and Urban Corridor lands as
identified in the Future Caledon Official Plan are intended to satisfy policies in the Provincial Planning
Statement (“PPS"). The Town may also integrate and have regard for policies of the Peel Region Official Plan
as desired. Ultimately, it is the goal and direction of existing planning policies for the Innis Lake Secondary

Plan to develop as complete communities that meets people’s daily living needs today and going forward.
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Based on our inventory of surrounding retail / service commercial facilities, many of the existing shopping
centres near the Innis Lake Secondary Plan Area include a range of regional-serving, large-format
commercial tenants, such as Walmart, Canadian Tire, Home Depot, etc. Proximity to this range and scale of
retail / service commercial tenants will likely influence the amount of space and type of tenants that are
accommodated in the Innis Lake Secondary Plan. It is likely that future retail / service commercial tenants in
the Innis Lake Secondary Plan Area are comprised of more local and convenience-oriented businesses, or

those that more directly serve the future residents and employees of the Secondary Plan.

Based on population growth, expenditure potential, as well as assumed local area shares and inflow, we
have estimated that there is market demand for 35,500 to 40,800 square metres (382,100 and 439,100
square feet) of new retail / service commercial space in the Innis Lake Secondary Plan Area. This is based
solely on the future population of the Secondary Plan Area and marginal support from other inflow (i.e.,
nearby residents, employees and visitors). To put this in context, based on the number of residents
anticipated in the community, this amounts to some 1.5 to 1.8 square metres (16.6 to 19.1 square feet) of

retail / service commercial space per capita.

Forecasting demand based solely on population growth in the Secondary Plan Area mitigates the impact
that new retail / service commercial space could have on other existing and planned retail / service
commercial uses operating in Caledon. This analysis also assumes that a portion of future residents’ retail /
service commercial needs will continue to be met outside the Secondary Plan Area. In aggregate, we
anticipate that approximately half of all expenditures made by Secondary Plan Area residents will be made
elsewhere. This will result in additional demand for retail / service commercial facilities elsewhere in

Caledon and Brampton.

Ultimately, the development of as much as 40,800 square metres (439,100 square feet) of retail / service
commercial space in the Innis Lake Secondary Plan Area is appropriate to serve the daily and weekly
shopping needs of local residents and will not have an impact on the existing commercial structure in the

Town of Caledon.
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Parcel Economics Inc. ("Parcel”) has been retained by the Innis Lake Secondary Plan Area Landowners (the
“landowners"”) to complete a Commercial Impact Study in support of their upcoming Secondary Plan application for

the Innis Lake Secondary Plan Area, in the Town of Caledon, hereafter referred to as the subject lands.

1.1 Site Context & Location

The lands comprising the Innis Lake Secondary Plan are located at the south end of the Town of Caledon (Figure
1.1). The proposed development of the subject lands includes approximately 332.7 hectares of land and is
anticipated to host 6,948 residential units of various types, one community park, four neighbourhood parks, an

elementary school space and retail / service commercial development.

Figure 1.1
Site Context - Town of Caledon

Town of Caledon

Subject Lands

Source: Parcel.
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Figure 1.2 shows the boundaries of the subject lands. As shown, the subject lands are located directly north of
Mayfield Road, extending to Centreville Creek Road to the east and Innisfil Lake Road to the west. The northern
boundary is bound by Healey Road, excepting the northeast limit of the subject lands which is anticipated to extend

to the proposed Greater Toronto Area ("GTA") west corridor.

Approximately five kilometres east of the subject lands is the Bolton Community, which maintains a notable range

and concentration of residential, industrial and commercial uses.

Figure 1.2
Location of the Innis Lake Secondary Plan
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The subject lands are located in a growing area of Caledon, surrounded by a mix of residential uses, parks and

open space and commercial uses of varying type and scale. Significant new development is planned in proximity to

the subject lands, including a Secondary Plan just east of the subject lands that is similarly planned to develop with

residential uses, in addition to school space, parkland and local-serving retail / service uses. More specifically:

The subject lands are bound by Healey Road and the planned GTA West Corridor to the north. Lands
further north of the subject lands are otherwise designated Agricultura Areal uses and are largely
undeveloped. Limited development to the north of the subject lands will limit the amount of market support

for future retail / service commercial uses in the area.

Directly east of the subject lands are lands designated Agricultural Area and Rural Lands in the Future
Caledon Official Plan (“2025 COP"). As mentioned, these lands are included in the Wildfield Village
Secondary Plan Area, which are being planned for the development of a mix of uses, similar to what is
envisioned for the subject lands. These lands are similarly designated New Community Area on Schedule
B4 of the 2025 COP. Further east is the Bolton Community and Secondary Plan area, which hosts a range of

residential, commercial and industrial uses.

The subject lands are bound by Mayfield Road to the south, the dividing boundary between Caledon and
the City of Brampton. South of Mayfield Road is an existing residential community that primarily includes
low-density residential uses, schools, parks and open space and retail / service commercial plazas. Existing
residents living on the south side of Mayfield Road will likely provide some support to retail / service

commercial tenants that locate on the subject lands, particularly those located along Mayfield Road.

To the west of the subject lands is the Tullamore Secondary Plan that includes primarily industrial uses with
some limited highway commercial uses with frontage on Mayfield Road. Further west and south of Mayfield
Road is the Brampton Northeast SmartCentres, which includes some 23,000 square metres (247,600 square

feet) of local and regional serving retail / service commercial uses (e.g., Walmart, Dollarama, LCBO, etc.).

Vehicular

Transportation and access are key when evaluating the retail / service commercial potential of a site or area. Access

to the subject lands is provided through a Regional Arterial road, Mayfield Road to the south. Regional Arterial

roads are designed to carry medium to high volumes of traffic. Future retail / service commercial uses with frontage

on these roadways will benefit from exposure and visibility to heightened levels of pass-by traffic. Access is also
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provided to the subject lands through two Town Arterial roads that comprise the east and west border of the
Secondary Plan Area. In support of the Regional road system, these roadways accommodate moderate volumes of
traffic, helping support the movement of residents and employees in and around the subject lands. These roadways

will increase the accessibility of future retail / service commercial uses, while enhancing circulation and navigation.

Transit

The subject lands are not currently connected to local public transit, but could benefit from some connectivity via
the Brampton Transit System. Currently, the closest bus stops to the subject lands are located along Mayfield Road
(Brampton Transit Route 31, 36 and 50A). Route 36 connects immediately southeast of the subject lands at Gore
Road and Mayfield Road and extends south to Queen Street East at McVean Drive in Brampton. Route 31 connects
southwest of the subject lands at McVean Drive and Mayfield Road. It similarly extends south to Queen Street East
at McVean Drive in Brampton and also offers connectivity slightly west to Goreway Drive. Route 50A connects
slightly further south of the subject lands at Squire Ellis Drive, extending primarily along the Gore Road to Humber

College in Brampton.

Bussing will support future residents and visitors to the subject lands by enabling people to navigate to and from
the subject lands more easily. However, the lack of immediate transit connectivity will likely limit the amount of non-

vehicular visitor and pass-by traffic who ultimately utilize future retail / service commercial space at this location.

1.2 Proposed Secondary Plan Overview

The landowners have prepared a Community Structure Plan for the Innis Lake Secondary Plan, which supports the

objectives contained in the COP, 2025 and population growth anticipated in the Town to 2051.

Figure 1.3 shows that the subject lands—which include 332.7 hectares of net developable area—are proposed to be
developed with 6,948 residential units, including a mix of single-and-semi-detached housing, townhomes and
apartment units. Community and neighbourhood park space, and an elementary school are also envisioned as part

of current plans for the subject lands.

The concept plan also includes 34.1 hectares of lands that could accommodate retail / service commercial uses in
conjunction with anticipated residential uses. This space is distributed on lands designated Neighbourhood Centre
and Urban Corridor. Figure 1.3 shows that lands designated Neighbourhood Centre are concentrated at the
southeast corner of the Secondary Plan area at the intersection of Mayfield Road and Centreville Creek Road. Lands
designated Urban Corridor are generally concentrated along the proposed east-west road that will bisect the centre
of the Community Structure Plan, as well as along Centreville Creek Road at the southern end of the Secondary Plan

area.
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Figure 1.3
Draft Community Structure Plan
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Source: DRAFT Community Structure Plan for Innis Lake Road, May 1, 2026.

At the time of preparing this Commercial Impact Study, the landowners had not yet identified the amount of retail /
service commercial space, merchandise categories or tenants that could be accommodated on commercial lands,

including those designated Neighbourhood Centre and Urban Corridor.
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1.3 Purpose

The Innis Lake Secondary Plan Area is identified as a New Community Area in Schedule B4 Land Use Designations
and Schedule F1 Urban System of the COP 2025. As identified in the COP, 2025, these lands are required to
support population growth in the Town to 2051. In light of this, it was identified by Town of Caledon staff as part of
your Pre-Application Review Committee Meeting, that a Commercial Impact Study must be submitted as part of
your Secondary Plan application for the Innis Lake Secondary Plan Area.

The primary purpose of this Commercial Impact Study is to determine the amount of retail / service commercial
space warranted in the Innis Lake Secondary Plan from a market demand perspective and to determine the
potential impact, if any, of the proposed development on the Town’s existing and future commercial structure. It is
also necessary for this Commercial Impact Study to satisfy all of the requirements identified in the Terms of
Reference prepared by the Town of Caledon and included in Appendix 3.
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Supporting Studies

This section of the Commercial Impact Study has been included to address the requirements of the Terms of

Reference: Commercial Impact Study, which was provided by the Town of Caledon.

As part of the Secondary Plan application being prepared for the Innis Lake Secondary Plan area, a range of studies
are being submitted per the request of Town and identified as part of the Pre-Application Review Committee
Meeting. Due to the timing of the development process, the studies required to support the Secondary Plan
applications for the Innis Lake Secondary Plan are not related specifically to new retail / service commercial space
that could ultimately be accommodated within the Secondary Plan. Therefore, to date, there are no supporting

studies that are relied upon in the completion of this Commercial Impact Study.
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Planning Policy Framework

Key Findings

e In accordance with the Provincial
Planning Statement, 2024, the Innis Lake
Secondary Plan is intended to develop
as a complete community that supports
a mix of land uses, housing and a range
of uses that support economic
development and competitiveness. The
subject lands are also intended to
develop in support of people’s daily and
ongoing living needs today and going

forward.

The Innis Lake Secondary Plan Area is
proposed to include lands designated
Neighbourhood Centre and Urban
Corridor, both of which are permitted
and encouraged to include retail /

service commercial uses.

Retail / service commercial uses across
these designations are intended to offer
a range of goods and services that are
primarily designed to support the daily
and weekly needs of future residents

and workers in the area.
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Parcel has assessed provincial, regional and municipal policy context and regulatory framework as it applies to the
proposed development of the Innis Lake Secondary Plan Area. In particular, focus has been given to the importance

and impact of potential commercial development that could be accommodated on the subject lands.

3.1 Provincial Policy Context

In October 2024, the Provincial Planning Statement (PPS, 2024) came into effect. The PPS, 2024 is issued under the
authority of Section 3 of the Planning Act and is the primary provincial land use planning policy document, applying
across Ontario. The PPS, 2024 replaces both the previous Provincial Policy Statement, 2020 and A Place to Grow:
Growth Plan for the Greater Golden Horseshoe, 2019.

Key policies that guide and support commercial development in the PPS, 2024 include:

Ensuring sufficient land to accommodate an appropriate range and mix of land uses to meet projected
needs for a time horizon of at least 20 years, but not more than 30 years, informed by provincial
guidance. (2.1.3).

The achievement of complete communities will be supported by the appropriate mix of land uses,
housing options, transportation options with multimodal access, employment, public service facilities

and other institutional uses (2.1.6a)

An appropriate mix and range of employment, institutional, and broader mixed uses to meet long-
term needs shall be used by planning authorities to promote economic development and

competitiveness (2.8.1.1a)

The Neighbourhood Centre lands proposed as part of the subject lands are intended to support the policies of the
PPS, 2024 by providing opportunities for an appropriate range and mix of retail / service commercial uses. These
uses are intended to be accommodated as part of compact, stand-alone retail units that will primarily support the

daily and weekly shopping needs of future subject land residents.

10
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3.2 Regional Policy Context

Under the Planning Act, on July 1, 2024, Peel Region was designated to be an upper-tier municipality without
planning responsibilities. As a result, the Town of Caledon has assumed land use planning authority for local and

regional official plans and development applications.

3.3 Municipal Policy Context

The COP, 2025 was approved by the Minister of Municipal Affairs and Housing in October 2025, with modifications.
The COP, 2025 places increased emphasis on mid-and-high density development, particularly those which
integrate opportunities for a broad range of uses. It also replaces and updates many of the land use designations

included in the previous Caledon Official Plan.

As it relates to the Innis Lake Secondary Plan, Schedule B1, Town Structure identifies Innis Lake as being within the
Urban Area (Figure 3.1). In Schedule B4 Land Use Designations, it also designates the subject lands as a New

Community Area, meaning these lands are required to support population growth in the Town to 2051.

Shown in Figure 3.1, the subject lands are envisioned to include lands designated Neighbourhood Centre at the
southeast corner of Mayfield Road and Centreville Road. The subject lands are also envisioned to have lands
designated Urban Corridor along the southern end of Centreville Creek Road, a collector road located along the

east end of the lands (as shown previously in Figure 1.3).

11
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Figure 3.1
Town of Caledon Official Plan - Schedule B1

TOWN OF CALEDON

OFFICIAL PLAN
Schedule B1

Town Structure
Urban System

4 Brampton-Caledon Airport
G2 Future Caledon GO Station

Downtown Bolton

. Urban Centre
©  Neighbourhood Centre
=== Urban Corridor
=== Knowledge and Innovation Corridor
B Primary Major Transit Station Area
00 urban Area
Rural System
@ Vvillage © Hamlet
@ Rural Employment Centre
= Palgrave Estate Residential Community
Agricultural Area and Rural Lands
Natural Environment System
BN Natural Features and Areas
Other Map Elements
=== Caledon Trailway
[ Planned Highway 413 Transportation

Corridor
1% Highway 413 Focused Analysis Area
y
l“&‘ ) =+ x> NWGTA Transmission Corridor
"'.A;“‘\ q Narrowed Area of Interest
/ 01 2 3 4 5
4,\/ km
o October 2025

Source: Parcel based on Schedule B1 of the COP 2025.

Section 22.4 of the COP, 2025 includes policies for lands designated Neighbourhood Centre. Designed to include a
range of mid-rise mixed-use buildings that incorporate residential, commercial, office and services uses,
Neighbourhood Centre lands are intended to be planned as focal points of neighbourhoods. They are also

intended to offer a range of goods and services to support the daily needs of residents and workers.

More specifically, Section 22.4.1 indicates that lands designated Neighbourhood Centre are intended to:

f)  Provide a range of retail and service experiences that serve local needs and draw customers from

wider catchment, with particular focus on creating spaces for independent small businesses;

12
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Permitted uses on lands designated Neighbourhood Centre are detailed in 22.4.2 of the COP 2025, which states:

a) A broad range of residential, retail, mixed-use, service, office, cultural, institutional, educational,

hospitality, entertainment, recreational and other related uses may be permitted.
b) Single-purpose commercial buildings will not be permitted.

As it relates to lands designated Urban Corridor, the COP 2025 identifies these lands as developing with compact
forms of development, including a mix of high intensity forms of development that include retail and service uses,

offices and residential units and community facilities. A broad range of uses are permitted on these lands,
including:

A broad range of retail, service, office, cultural, institutional, educational, hospitality, entertainment,
recreational and other related uses may be permitted. Medium and high density residential uses are

also permitted. Ground-related medium density residential uses may be permitted towards the rear of
the Urban Corridor. (22.5.2).

The form and function of permitted uses are detailed in Section 22.5.3 of the COP 2025. Generally, development is
encouraged to be mid-rise and mixed-use with the integration of higher building heights depending on location.
However, Policy 22.5.3.b) also specifies that:

b) The development of mixed-use buildings is encouraged; however, stand-alone commercial and
residential buildings are permitted.

13
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Key Findings

e A Study Area represents the primary
geographic area from which future
retailers and service-providers on the
subject lands are anticipated to derive
most of their customer support and sales

volume.

e Recognizing the location and size of the
subject lands, in addition to anticipated
future development on these lands, the
Study Area used in this analysis is
consistent with the boundary of the Innis

Lake Secondary Plan Area.

Parcel

Relying on population and employment
growth on the subject lands as the basis
for determining demand for retail /
service commercial uses on the subject
lands minimizes the likelihood that new
retail / service commercial uses at this
location will have any impact on existing
and planned commercial development

elsewhere in the Town.

Further, basing demand off future
population growth in the Innis Lake
Secondary Plan Area is consistent with
the types of commercial uses anticipated
in this predominantly residential area,
including local of neighbourhood

serving convenience uses.

14
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For purposes of this assessment, the Innis Lake Secondary Plan Area (see Figure 4.1) represents the “Study Area” or
primary geographic area from which future retailers and service-providers located within the community are
expected to derive most of their customer support and sales volume. This Study Area has been delineated, in part,
due to the significant size and build-out potential of the Innis Lake Secondary Plan Area, which includes 332.7

hectares of net developable area.

A Study Area is also informed by surrounding uses, including physical barriers, municipal boundaries and other
factors. Excepting residential development at the north end of Brampton and proposed development just east of
the subject lands (i.e., as part of the proposed Wildfield Secondary Plan Area), there is limited development
planned in the vicinity of the subject lands currently. This minimizes the likelihood that people living outside the

vicinity of this area will regularly rely on retail / service commercial uses at this location.

The Study Area is located just north of the boundary of the City of Brampton, meaning that future retail / service
commercial uses on the subject lands could attain some support from individuals residing in Brampton. Further,
development and future residents of the proposed Wildfield Secondary Plan Area—just east of the subject lands—
could also support commercial uses accommodated within the Innis lake Secondary Plan Area. However, similar to
the subject lands, this area is being envisioned to include its own supply of retail / service commercial uses
necessary to support a growing population at this location. As a result, it is unlike that residents of this area will
regularly rely on future shops and services on the subject lands but could instead represent additional “inflow”

traffic as acknowledged in our analysis herein.

Future residents of the Innis Lake Secondary Plan Area therefore represent the primary population anticipated to

support future retailers and service providers on the subject lands.

Further Justification for this Study Area is included in Section 6.0.

15
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Figure 4.1
Innis Lake Secondary Plan - Study Area Delineation
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Population & Employment

Allocation

Key Findings

Development of 6,948 housing units as
part of the Innis Lake Secondary Plan
Area is anticipated to occur by 2051.
These residential units are anticipated to
include a range of single- and semi-
detached, townhomes and apartment
units, helping increase and diversify the

Town's housing stock.

Future housing proposed as part of the
subject lands is anticipated to generate
a population of nearly 23,000 persons.
This population—in addition to future
visitors and employees (i.e., inflow
traffic) —will generate demand for a
range of retail / service commercial

facilities.

In basing future demand for retail /
service commercial uses on population
growth in the Secondary Plan area, this
mitigates the impact of new retail /
service commercial facilities on existing
and planned commercial development

in the Town.

17
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The full build-out of the Innis Lake Secondary Plan Area is anticipated to include 6,948 residential units, including a
mix of single-and-semi-detached, townhomes and apartment units. For the purposes of this Commercial Impact
Study, Parcel has relied on a 2051 forecast horizon to be consistent with the anticipated build-out of the Secondary

Plan Area.

Future housing planned as part of the subject lands is anticipated to accommodate approximately 23,000 persons
as detailed in Figure 5.1. This estimate is based on unit forecasts included as part of the most recent Community
Structure Plan for the Innis Lake Secondary Plan Area, prepared in September 2025, in addition to person per unit
(PPU) estimates included in the Town of Caledon 2024 Development Charges Background Study (DCBS, 2024).

Recognizing development planned as part of the subject lands, by 2051, the Study Area is forecast to represent
7.7% of Caledon’s 2051 population. This means that growth anticipated as part of the Innis Lake Secondary Plan
Area is anticipated to account for 10.8% of Caledon’s population growth between 2025 and 2051.

Figure 5.1
Current & Anticipated Population of the Study Area

Current’ Forecast?
2025 2051
Study Area 200 23,000
Average Annual Growth 877
Average Annual Growth Rate 438%
Town of Caledon 89,700 300,000
Average Annual Growth 8,088
Average Annual Growth Rate 9.0%

Source: Parcel. Rounded to the nearest 100 residents.
! Statistics Canada Census data, adjusted for net under coverage.
2 Current concept plan for the Innis Lake Secondary Plan & PPU estimates included in the Town of Caledon 2024 Development Charges

Background Study. Population forecasts for the Town of Caledon are based on Peel Region’s Official Plan - 2051 Scenario Community Tables.

18
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Existing Supply of Retail / Service

Commercial Space

Key Findings

Future residents of the Innis Lake
Secondary Plan Area will benefit from
access to a range of regional-serving
amenities in the Bolton Community in
addition to other existing commercial
nodes concentrated along Mayfield
Road.

In keeping with its current function, the
Bolton Community will continue to serve
as a key retail / service commercial
amenity to current and future residents
of the Town as its hosts a range of
larger-scale retail uses, food stores,
general merchandise stores and a range
of commercial services. This will limit the
need for these uses as part of the

Secondary Plan.

Neighbourhood Centre nodes in
Caledon are primarily designed to
support the ongoing retail / service
commercial needs of those living locally.
As a result, retail / service commercial
tenants in these nodes are more often

convenience oriented.

Similarly, owing to the location and
significant population anticipated as part
of subject lands, it is likely future retail /
service commercial uses at this location
will cater to the needs of local residents,
drawing less significantly from pass-by
traffic, including visitors and those living

elsewhere in Caledon and beyond.
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In determining the amount of retail/service commercial space required to support future residents in the Innis Lake
Secondary Plan, Parcel has conducted an inventory of existing commercial nodes in Caledon and the City of
Brampton to determine the extent by which retail /service commercial needs of future residents in the community

can be met at other locations.

6.1 Surrounding Commercial Nodes

It is likely that future residents of the Innis Lake Secondary Plan will fulfill a significant share of their shopping needs
at existing retail / service commercial nodes in the Town of Caledon and the City of Brampton, particularly as the
Secondary Plan is unlikely to accommodate larger-scale, regional serving tenants that are already located in the

surrounding community (e.g. Walmart, Canadian Tire, Home Depot, etc.).

To validate the size, scale and proximity to existing retail / service commercial uses, Parcel has conducted an
inventory of existing commercial nodes in the vicinity of the Secondary Plan. This inventory includes larger regional-
serving nodes situated at highly densified areas of the Town and including tenants such as Walmart, Canadian Tire,
Home Depot, Giant Tiger, a Food Basics and other larger supermarkets (i.e., Fortino's etc.). It also includes more
prominent areas of concentrated retail activity near the Secondary Plan, including—most notably—existing uses in

the Bolton Community.

Located at Mayfield Road and Airport Road, the Mayfield Commercial Centre is a recently constructed and
significant new commercial development in the vicinity of the Innis Lake Secondary Plan, offering 150 units of retail
and office space. Existing tenants include a mix of medical uses, food services, a large format grocery store,
furniture and electronics stores and personal care services, with units ranging from 65 to 2,300 square metres (703
to 24,841 square feet). This development also introduced a 3-storey mixed-use building at the northeast corner of
Mayfield Road and Airport Road that offers an additional 10,700 square metres (115,000 square feet) of commercial
space. The intent is for this space to cater to and attract a diverse mix of professional offices, medical clinics,

restaurants and boutique retailers on the ground floor.

Figure 6.1 shows the location and scale of many prominent and existing commercial sites in the vicinity of the Innis
Lake Secondary Plan. As mentioned, future residents will benefit from proximity to Bolton—which is only a six-minute
drive east—in addition to a range of other retail plazas located in northeast Brampton, immediately west of Goreway

Drive.
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Figure 6.1

Location of Nearby Commercial Nodes

Mayfield
Commercial Plaza
~19,900 sq.m

Brampton

SmartCentres

~23,000 sq.m

Source. Parcel.

Bolton Community

T

Plaza Mayfield 5
~4,900 sq.m

Castlemore Plaza
~4,400 sq.m

10 Squire Ellis

~1,800 sq.m

Parcel

Bolton
~140,300 sq.m

As the most significant and established commercial core near the Innis Lake Secondary Plan, Parcel has assessed

the quantum and type of retail / service commercial space available in Bolton.

As detailed in Figure 6.2, Bolton hosts approximately 140,300 square metres (1.51 million square feet) of retail

/ service commercial space, a significant share of which is concentrated along the Queen Street Corridor (some

76,200 square metres). Additional space is also located in Bolton Square (4,200 square metres), the Bolton County

Shopping Centre (7,700 square metres) and within the Bolton SmartCentres (22,500 square metres).

Existing space includes a range of regional serving uses in addition to local businesses, commercial services and

more speciality food stores. Larger supermarkets and other food stores are also located in Bolton. Not only are
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these facilities key to supporting the growing number of residents in the community, but they also support a
number of visitors from other areas of Caledon and beyond.

Figure 6.2

Bolton - Existing Retail / Service Commercial Composition

2%
Vacant

43%

Services
1%

Food
Retail

1.51
million sf

140,300 sm

44%
Non Food
Retail

Source. Parcel.

Some major tenants in Bolton include:

e Supermarkets (10,600 square metres)
o Food Basics
o Fortinos
¢ General Merchandise (31,500 square metres)
o Walmart Supercentre
o Canadian Tire
o Dollarama

o GiantTiger

¢ Building Materials & Outdoor Home Supplies (12,900 square metres)
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o Home Depot
o Home Hardware
¢ Food & Drinking Places ((18,500 square metres)
o Chucks Roadhouse
o Bolton Jack's Restaurant
o Sunset Grill
o Kelsey's
o All Time Creek
o All major fast-food restaurants

At the time of our inventory, only 2% ((3,000 square metres) of retail/service commercial space in Bolton was vacant.
Recognizing that a healthy vacancy rate typically ranges between 4 - 6% depending on the context and location, the

current vacancy rate is relatively low.

A low vacancy rate is often an indicator of commercial demand. However, in the context of Bolton, it could also
reflect the changing and growing nature of the community, which includes a gradual transition to medium and
higher density, mixed-use development. As new commercial supply generally lags behind residential development,

it is likely low vacancy is an interim result of shifting retail availability in the market.
SmartCentres Brampton Northeast

Situated at the northeast corner of Mayfield Road and Bramlea Road, the SmartCentres Brampton Northeast plaza
hosts approximately 26,000 square metres (280,000 square feet) of retail / service commercial space. Most
commercial space is currently comprised of Non-Food Retail Space (e.g., Wal-Mart, Dollarama, etc.), in addition to

some Services (e.g., Banks, Personal Services, Goodlife Fitness etc.) space as summarized in Figure 6.3.

Conveniently accessible by public transit, and directly accessible from Mayfield Road, there are currently no vacant
units at this site. Furthermore, commercial uses at this location are accommodated in standalone buildings.

Traditional in its function and format, this means residents and visitors have access to ample surface parking.
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Figure 6.3
SmartCentres - Existing Retail / Service Commercial Composition

5%
BWL

280,000 sf
26,000 sm

22%

Services

73%
Non Food
Retail

Source. Parcel based on CoStar Realty data.

Some major tenants include:

¢ General Merchandise (12,800 square metres)
o Walmart Supercentre
o Dollarama
e Beer, Wine, Liquor (900 square metres)
o LCBO
e Arts, Entertainment & Recreation (13,000 square metres)
o Goodlife Fitness
e Finance (1,000 square metres)
o RBC
o Scotiabank

o CIBC
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In examining the extent by which the retail / service commercial needs of future residents of the Innis Lake
Secondary Plan could be met by proposed developments in the surrounding area, Parcel has also examined the
quantum, scale and location of any new retail / service commercial space being introduced or proposed in the

vicinity of the subject lands.

While there are no applications that currently propose to introduce new large format retail uses (i.e., broader
serving regional uses including Wal-Mart, Home Depot etc.), there is one application just south of the Secondary
Plan that proposes to include retail / service commercial space. Like the subject application, the Wildfield Village
Secondary Plan which is just east of the subject lands, plans to include a mix of retail / service commercial uses on
lands designated Neighbourhood Centre and Urban Corridor. Consistent with the subject application, the exact
quantum of space has also not been determined, but the primary goal is for these uses to support future residents
of the Wildfield Secondary Plan Area.

Figure 6.4
Location of Forthcoming Development Applications

Wildfield Village

1

Source. Parcel based on development application data available through the Town of Caledon and the City of Brampton.
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Wildfield Village

Wildfield Village Secondary Plan contains 355 gross hectares of land located directly east of the subject lands, on
the east side of Centreville Creek Road. Similar to the Innis Lake Secondary Plan, these lands are owned by a
number of landowners and are planned to be developed with up to 6,500 residential units. The concept plan and
exact development of this area is still evolving, but current plans include lands designated Neighbourhood Centre
and Urban Corridor. Lands designated Neighbourhood Centre are planned to be developed with a mix of uses,
including retail as part of larger mixed-use buildings. Further, lands designated Urban Corridor along Mayfield
Road and Centreville Creek, could include mixed-use development and/or opportunity for stand-alone commercial

uses.

As part of material completed for the Wildfield Village Secondary Plan, approximately 30.1 hectares of lands
designated Neighbourhood Centre and Urban Corridor were included as locations that could accommodate
commercial development. It was estimated that these lands could accommodate as much as 20,450 square metres
(220,100 square feet) or new commercial space. The ultimate build out of commercial space at this location could
change in light of market trends, evolving demand and store types. However, this—at a high-level-estimates the
potential amount of commercial space that could be included at this location to support future residents of these
lands.

6.2 Customer Origins

Parcel has examined the volume of visitation to select commercial areas to understand how—or if~-commercial

locations with differing formats and functions differ in their respective drawing power.

Customer origin data has also been used to understand the shopping behaviours and preferences of people in
Caledon, including where shopping trips originate from and in what frequency. The findings from this analysis have
also been useful in understanding the function, role and future space needs of future residents in the Innis Lake
Secondary Plan and beyond.
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Note: Customer Origins Source Data

This research has involved partnering with a third-party data provider to determine the travel behaviours and
estimated geographic origins of residents, employees, and other individuals who visited the selected
commercial areas near the subject site over a full one-year period. For the purposes of this analysis, this full
year period includes visitation patterns that occurred between May 2021 and April 2022, the latest full year

of data available.

The analytics data employed for this analysis is based on the traffic volume of an average day in the defined
study period, or average annual daily traffic (AADT) estimate. Location based services from smartphones and
global positioning points are collected and normalized through various algorithms to estimate AADT. This

estimate is then adjusted to represent real-world count data.

Based on this process, the bulk of our analysis below is reported in percentage terms. Trip counts have

been aggregated to assess the home location of visitors to existing retail locations at a macro-level.

For the purposes of this analysis, Parcel has analyzed customer origins for three commercial locations near the Innis
Lake Secondary Plan, in order to understand the travel patterns and behaviours of local shoppers. Put another way,
different retail locations were chosen to assess how the amount, location, type, and format of retail provided at a

given location impacts capture rates and inflow, and how each may—or may not—impact the draw of residents.
Figure 6.5 shows the retail locations that have been analyzed, those being:

e (1)12570 Kennedy Rd (Fresh Food Centre) - General Commercial Lands in Mayfield West that host a wide
range of retail and service commercial uses to support the daily and weekly needs of residents in the local

community.

e (2) SmartCentres Brampton Northeast - District Retail Commercial land per the Countryside Villages

Secondary Plan that is intended to develop with significant retail / service commercial uses.

¢ (3) Bolton Commercial - Highway 50 Commercial Area which functions as the primary location for

commercial and recreational uses in Bolton.
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Figure 6.5
Survey Retail Locations

Source: Parcel.

Figure 6.6 details the capture patterns of each node. This includes trips made by “locals” or those who reside in the
more immediate area surrounding each site (i.e., in Caledon) in addition to trips made by "visitors” including

people residing beyond Caledon, including elsewhere in Peel Region and beyond.

This figure is based on total visits by proxy commercial node. It also deliberately includes repeat visitation to

highlight how the function of commercial nodes in Caledon meet the daily shopping needs of residents.

Bolton Commercial & Smart Centres

¢ Individuals residing in immediate proximity to Bolton (i.e., within 2 km) represent a relatively small share of
visits to retail / service commercial establishments in Bolton. Similarly, local residents (i.e. those living within

2 km) represent only 16% of visits to the Brampton SmartCentres development.
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e These nodes clearly serve as a destination for a broader range of visitors and employees. This is likely due
to the range of regional serving retail / service commercial tenants, such as Walmart Supercentre, Home

Depot, Canadian Tire etc.

e Like other residents across Caledon, future residents of the Innis Lake Secondary Plan Area will be able to

rely on these locations to support their less frequent retail needs.

12570 Kennedy Road

e Local residents (i.e., within 2 km) account for a 55% of visits to this node. By comparison to the other nodes
examined, retail / service commercial uses at 12570 Kennedy Road function as a local amenity that caters to
supporting the daily and weekly need of more immediate residents. As a smaller retail area, located at the
centre of a growing residential community, this location provides a more targeted range of services and

convenience uses that benefit those residing in proximity to the site.

¢ Individuals living outside of Peel Region represent a comparably small share of visits to this node. While
there is some presence of visitation by these individuals, they represent a much smaller share of overall
visitation due to the more occasional nature of these visits. This is likely due to the scale, location and format
of retail development integrated at this location, which is convenience-oriented and not notably different

from other local serving nodes across Caledon.

¢ Given the size and location of Neighbourhood Centre and Urban Corridor lands contemplated on the
subject lands, it is anticipated that new retail / service commercial space will ultimately cater towards those

living nearby, particularly given proximity to existing regional-serving commercial uses.

Figure 6.6
Summary of Visitation by Node (Common Evening Location)

Bolton SmartCentres 12570 Kennedy Rd
Within 2 km 19% 16% 55%
Within 2-5 km 30% 50% 7% | ocal'Residents
Town of Caledon 1% 6% 2%
Peel Region 16% 22% 27% ] "Regional & Other" Residents
Outside Peel Region 24% 5% 9%
Total 100% 100% 100%

Source: Parcel based on mobile analytics data.
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Figure 6.7
Distribution of Trips to Each Commercial Node

12570 Kennedy SmartCentres Brampton

Source: Parcel based on mobile analytics data.

Parcel
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Market Demand & Impact Analysis

Key Findings

e Owing to the significant size and scale of e Service commercial uses are forecast to
the Innis Lake Secondary Plan, future comprise the largest share of future
demand for retail / service commercial demand, including demand for up to
space in this area has been primarily 17,300 square metres (186,100 square
based on the build-out population of feet) of new space to support future
Innis Lake. residents.

e Population growth in Innis Lake is e The significance of future demand
anticipated to generate demand for as affiliated with service commercial uses
much as 7,900 square metres (85,000 is, at least in part, due to the proximity of
square feet) of new Food Retail space. Innis Lake to a range of existing and
There is also anticipated to be demand regional-serving Food and Non-Food
for up to an additional 15,600 square Retail stores that will serve the retail
metres (168,000 square feet) of Non- needs of future residents.

Food Retail space. This includes up to
2,900 square metres (31,000 square
feet) of demand for Health and Personal

Care store space.
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7.1 Expenditure Potential (Food & Non-
Food)

The average Ontario resident spends nearly $2,800 annually at Supermarkets, Convenience and Specialty Food
stores, with an additional $600 per year spent at Beer, Wine and Liquor stores. Income elasticity of demand for
Food Retail is "low” meaning that spending by income is inelastic and does not necessarily rise significantly with
income. As a basic necessity without many substitutes, Food Retail expenditures therefore remain relatively

constant regardless of the income capacities of individuals.

Recognizing the relationship between Caledon residents per capita income to the provincial average and based on
a regression analysis of Ontario household spending by income quintile, we have adjusted Food Retail spending
per person to reflect local conditions. Figure 7.1 shows that this adjustment results in per capita expenditures that

are consistent with the provincial average.

Figure 7.1
Annual Food Retail Spending Per Capita (Including BWL)

Study Area

Ontario

$0 $1,000 $2,000 $3,000 $4,000 $5,000 $6,000 $7,000 $8,000

Source: Parcel, based on Statistics Canada Retail Trade (20-10-0008-01) and Household Spending by Household Income Quintile (11-10-0223-
01) data. Includes an adjustment for e-commerce on food retail spending, by sub-category.
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Parcel has relied on trends in Food Retail spending identified in Figure 7.1 and population estimates Figure 5.1 to
determine the current and potential future spending potential of Study Area residents, both locally in the Study Area
and elsewhere. This includes spending at Supermarket & Grocery Stores, Convenience & Specialty Food Stores, in

addition to Beer, Wine & Liquor Stores.

Analysis: Dependency on Town-Wide Trends

Recognizing the Innis Lake Secondary Plan is currently undeveloped, this analysis—including additional
details included herein—is based on existing and anticipated trends across the Town (i.e., residents
spending patterns, growth etc.). This information has been key in determining the potential retail / service
commercial space that could be required to support future residents, employees and visitors of the Innis
Lake Secondary Plan. As a growth area in Caledon, it is also key in ensuring future residents and employees

are well served over the forecast period and beyond.

Expenditure Potential

Food Retail expenditures have been estimated by multiplying average per capita retail expenditures by the
projected population of the Innis Lake Secondary Plan. Based on this approach, total Food Retail expenditures have
been estimated to reach $87.0 million at full build-out in 2051, approximately $15.7 million (18%) of which is

associated with spending at Beer, Wine and Liquor Stores.

Informed by our customer origin surveys (as summarized in Figure 6.6), some 60% of this spending is anticipated to
occur in the Study Area, ultimately driving demand for Food Retail establishments overtime. The 60% capture rate
assumes that new Food Retail space will locate in the Innis Lake Secondary Plan Area to serve the needs of new
residents, with 40% of local resident spending continuing to occur outside the community. This assumption is
generally consistent with the observations from visitation statistics for 12570 Kennedy Road, where 55% of visitors

resided within 2 kilometres of the commercial node.
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Figure 7.2
Forecast Food Retail Expenditures

60%

Food Retail in Study Area $87.0 M
$52.2 M

Source: Parcel based on population forecasts in Figure 5.1, Food Retail spending in Figure 7.1 and estimations of current and future capture and

inflow rates in the Study Area.

Anticipated Food Retail Space Required

To determine the quantum of future Food Retail space required based on retail expenditures, Parcel has relied on
expected store performance levels. These performance levels reflect industry averages, the likely type and format
of future stores and adjustments made by Parcel to reflect the more specific locational and geographic factors of
the Study Area, in the broader context of Caledon and Ontario more generally.

Based on these assumptions, we anticipate that at build-out, there will be demand for between 6,200 and 7,900
square metres (67,000 and 85,000 square feet) of Food Retail space, including demand for between 1,000 and
1,300 square metres (11,000 and 14,000 square feet) of Beer, Wine and Liquor store space to support growth in the
Innis Lake Secondary Plan to 2051. This estimate assumes that future food stores in the community will attain 15% of

their sales from residents living outside the Study Area (i.e., inflow from elsewhere in Caledon and beyond).
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Figure 7.3
Forecast Need for New Food Retail Space by 2051

Food Retail

6,200 sm 7,900 sm

0sm 2,000 sm 4,000 sm 6,000 sm 8,000 sm 10,000 sm 12,000 sm 14,000 sm 16,000 sm

Source: Parcel based on Figure 7.2 and average food retail sales ranging between $7,500 PSM ($700 PSF) for Supermarket and Grocery Stores,
to a maximum of $10,800 PSFM ($1,000 PSF) for Beer, Wine and Liquor Stores.

The average Ontarian spends nearly $8,200 annually on Non-Food Retail expenditures, including items such as

sporting goods, clothing, home goods, electronics and health stores (e.g., pharmacies, supplement stores etc.).

Unlike Food Retail spending, spending on these types of Non-Food Retail goods are much more elastic, rising with
income. The higher income elasticity of Non-Food Retail demand will benefit future Non-Food Retailers in the Study

Area due to the slightly higher spending capacities of individuals who generally reside in Caledon (see Figure 7.4).

35



Parcel

Figure 7.4
Annual Non-Food Retail Spending Per Capita

Study Area $8,307

Ontario

$0 $1,000 $2,000 $3,000 $4,000 $5,000 $6,000 $7,000 $8,000

Source: Parcel, based on Statistics Canada Retail Trade (20-10-0008-01) and Household Spending by Household Income Quintile (11-10-0223-

01) data. Includes an adjustment for e-commerce spending by store type from between 5% - 23%.

Parcel has relied on trends in Non-Food Retail spending identified above, in addition to population estimates in
Figure 5.1 to determine the potential future spending potential of Study Area residents, both locally and at
locations outside the Study Area. This includes spending across all Non-Food Retail, including health and personal
care stores, clothing stores, electronic stores etc. Like above, the analysis detailed below focuses on anticipated
growth in the Study Area and the potential amount of Non-Food Retail space that will be required to support future

residents, employees and visitors of the area.

Expenditure Potential

The total Non-Food Retail expenditures of future Innis Lake Secondary Plan residents have been estimated by
multiplying the Town of Caledon'’s average per capita retail expenditure by the projected population in the Study
Area. Based on this approach, total Non-Food Retail expenditures have been estimated to reach some $211.6

million at full build-out, some $37.0 million (17%) of which is tied to spending at Health and Personal Care stores.

Informed by our customer origin surveys, we have estimated that some 44% of Non-Food Retail spending is
anticipated to occur in the Study Area. Our estimated capture rates vary by store category, ranging from a 65%

capture rate for Health and Personal Care stores to 40% for other Non-Food Retail spending.
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Figure 7.5
Forecast Non-Food Retail Expenditures

Health & Personal
Care Stores

$37.0 M

Other Non-Food

Retail in Study Area $174.7 M

$69.9 M

Source: Parcel based on population forecasts in Figure 5.1, food retail spending in Figure 7.4 and estimations of current and future capture and

inflow rates in the Study Area.

Anticipated Non-Food Retail Space Required

To determine the quantum of future Non-Food Retail space required based on retail expenditures, Parcel has relied
on anticipated store performance levels. These performance levels are based on industry averages for various store
categories and have been adjusted by Parcel to reflect the more specific location, type, scale and geographic

context inherent to the Study Area, in both the broader context of Caledon and Ontario more generally.

Based on these assumptions, we anticipate that at build-out, there will be demand for between 12,000 and 15,600
square metres (129,000 and 168,000 square feet) of Non-Food Retail space to support future residents, employees
and visitors to the Innis Lake Secondary Plan. This includes between 2,400 and 2,900 square metres (26,000 and

31,000 square feet) of space for Health and Personal Care stores.
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Figure 7.6
Forecast Non-Food Retail Space Required

Health & Personal Care

2,400 sm 2,900 sm

Other Non-Food Retail
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Osm 3,000 sm 6,000 sm 9,000 sm 12,000 sm 15,000 sm

Source: Parcel based on Figure 7.5, and average Non-Food Retail sales ranging between $6,450 PSM ($600 PSF) for Non-Food Retail, to a
maximum of $11,800 PSM ($1,100 PSF) for Health and Personal Care Stores.

7.2 Market Demand (Commercial Services)

Our extensive experience inventorying commercial space in communities across Southern Ontario has yielded a
typical amount of service commercial space that can be estimated or expressed on a per capita basis. This ‘per
capita’ approach has been used to estimate the amount of new Service space that will be necessary to support

future residents in the Study Area.

Like our analysis above, forecast demand for Service space in the Study Area has been based on anticipated

population growth in the Innis Lake Secondary Plan to 2051.

Based on this approach, it is estimated that future residents of the Study Area could support nearly 17,300 square
metres (186,100 square feet) of Services space. Figure 7.7 illustrates the more detailed results of our per capita

analysis, including what type of Service space is warranted over this period.
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Figure 7.7
Forecast Service Commercial Space Required

5,300 sm
56,800 sf
3,300 sm
35,200 sf
2,500 sm 2,400 sm
27,100 sf 25,600 sf 2,100 sm
1,800 sm 22,200 sf
Finance, Insurance +  Business Services Health Care Food + Drinking Personal Care Other
Real Estate Places

Source: Parcel.
Business Services include: Professional + Scientific Services; Selected Office Administrative Services; Selected Educational Services.
Other includes: Cultural, Entertainment & Recreation, Consumer Goods Rental; Personal + Household Goods Repair + Maintenance; Selected

Civic + Social Organizations; Transportation.

7.3 Summary of Demand

Aggregating the distinct analyses by store category detailed above, it is estimated that future residents, as well as
inflow traffic, will generate demand for between 35,500 and 40,800 square metres (382,100 and 439,100 square
feet) of new retail / service commercial space in the Innis Lake Secondary Plan at build-out. Recognizing the
proximity of the Study Area to a range of larger regional-serving retail uses, Figure 7.8 also shows that Services is

anticipated to account for the largest share of demand.

The anticipated build-out population of the Innis Lake Secondary Plan is approximately 23,000 persons. Based on
forecasted retail / service commercial demand, this amounts to approximately 1.5 to 1.8 square metres (16.6 to 19.1
square feet) of retail / service commercial space per capita. While this is lower than what may typically be required

on a per capita basis, our analysis reconciles market demand in the Study Area based on its proximity to other
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significant regional serving uses (i.e., the Bolton Commercial area, SmartCentres development, Mayfield

Commercial Plaza etc.), where future residents will meeting their weekly shopping needs.

It also reflects that the Study Area is unlikely to support a broader range of regional serving uses, such as larger
department stores, general merchandise stores and cultural, entertainment and recreation services. These uses
would not be supportable by future residents and visitors to the Study Area owing to the accessibility, location and
size of the development proposed. Furthermore, as evidenced by our customer origins analysis, demand for these
uses will be supported through the regional commercial facilities (i.e., Walmart, Home Depot etc.) that exist in other
nearby areas of Caledon, in addition to the growing amount of commercial space being developed on the south
side of Mayfield Road.

Figure 7.8
Total Demand at Build-Out (2051)

Food Retail Non Food Retail Services

Low

6,200 sm 12,000 sm 17,300 sm 35,500 sm

) - Non Food Retail i
High Food Retail on Food Retai Services 40,800 sm

7,900 sm 15,600 sm 17,300 sm

Osm 10,000 sm 20,000 sm 30,000 sm 40,000 sm 50,000 sm

Source: Parcel.
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Impact on Other Commercial Developments

Forecasting demand based solely on population growth in the Study Area mitigates the impact that new space could

have on existing and planned retail / service commercial uses operating in Caledon.

Further, this analysis assumes that a portion of future Study Area residents’ retail / service commercial needs will be
met outside the Study Area. For example, while we have estimated that a significant share of residents spending at
Food and Drinking Places will be met at Food Services in the Study Area, there is also acknowledgement that the
Innis Lake Secondary Plan will not capture 100% of residents’ purchases, as people often travel to restaurants outside

their own community.

Figure 7.9 captures this dynamic in showing that nearly half of all expenditures by Study Area residents are expected
to be made outside the Study Area over the forecast period. As a result, growth in the Study Area is also anticipated

to generate demand for new retail / service commercial facilities elsewhere in Caledon and Brampton.

Ultimately, forecast demand for new retail / space in the Study Area reflects the amount of much local serving retail /
service commercial space required in the Study Area to support population growth in the Innis Lake Secondary Plan.
It does not assume or rely on significant support from those living elsewhere in Caledon and is not contingent on

acquiring sales currently being distributed at other retail / service commercial uses in the Town.

Future residents of the Innis Lake Secondary Plan are simultaneously anticipated to support existing regional
shopping facilities in Caledon, while benefiting from local-serving, convenience-based uses in proximity to their

homes.
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Figure 7.9
Summary of Study Area Resident Purchases Made in Study Area

Food Retail
Non Food Retail

Services

0% 25% 50% 75% 100%

Source: Parcel.

As stated in our policy discussion in Section 3.0, the specific types and format of retail space included on the
subject lands will ultimately be determined based on more detailed planning analysis that continues throughout the
planning process affiliated with this application. However, per existing land use designations and associated
planning policy this space is likely to be distributed across stand-alone commercial buildings and within the ground

floor of mixed-use buildings on land designated Neighbourhood Centre and Urban Corridor.

Relative to Urban Corridor lands, Neighbourhood Centre lands benefit from a larger, contiguous parcel size and
visibility and access of Mayfield Road. This will likely increase the range of tenants drawn to this location, including
but not limited to health and personal care stores, health and personal services and/or financial institutions that can

be integrated within medium and higher density mixed-use developments.

Within the Urban Corridor lands, a range of other local-serving and convenience-oriented uses including smaller
food stores, health care stores, financial and business services, convenience stores and health and personal care
services could be integrated on these lands as stand-alone developments or at grade of larger medium and higher
density residential uses. This space will assist in providing the community with access to a range of retail / service
commercial uses within a convenient walking or cycling trip. It will also contribute to creating quality-built form

amidst a populated residential area, simultaneously enhancing walkability and neighbourhood vibrancy.

Recognizing the location of the Urban Corridor lands, it is probable that future retail/service commercial space on
these lands is likely to serve the daily and weekly needs of future residents of the Innis Lake Secondary Plan, in

addition to neighbouring Secondary Plans areas as they evolve. By comparison the Neighbourhood Centre lands,
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located at the intersection of Mayfield Road and Centreville Creek Road, have the potential to serve a greater share
of pass-by traffic, as well as existing residents living in Brampton due to their location and exposure to Mayfield

Road at the southern edge of Caledon.
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Summary & Conclusions
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8.1 Conclusions

The primary purpose of this Commercial Impact Study has been to satisfy the requirements identified in the Terms
of Reference for a Commercial Impact Study as provided by the Town of Caledon. Our Commercial Impact Study
has determined the amount of retail / service commercial space warranted in the Innis Lake Secondary Plan Area
and has also identified any potential impact that the proposed development could have on the Town's planned

commercial structure.

The landowners have not identified the amount of retail / service commercial space, merchandise categories or
tenants that could be accommodated on the subject lands as part of their Secondary Plan application. Rather, the
existing Community Structure Plan for the Innis Lake Secondary Plan Area identifies that—as the application and
planning for the subject lands evolve—retail / service commercial space could be accommodated on lands
designated Neighbourhood Centre and Urban Corridor.

This includes opportunity across 34.1 hectares of lands to be developed in conjunction with residential uses. Based
on the current Community Structure Plan, the Neighbourhood Centre lands are located at the southeast corner of
the Secondary Plan Area, at the intersection of Mayfield Road and Centreville Creek Road. The Urban Corridor lands
are generally concentrated along the proposed east-west road that will bisect the centre of the Community

Structure Plan, as well as along Centreville Creek Road at the southern end of the Secondary Plan area.

Retail / service commercial uses accommodated on the Neighbourhood Centre and Urban Corridor lands are
intended to satisfy policies in the consolidated PPS, 2024 and the 2025 COP. Particularly the intended vision and
goal of existing planning policies for the Innis Lake Secondary Plan area to develop as a complete community that

meets people’s daily living needs throughout an entire lifetime.

In determining future demand for retail / service commercial space on the subject lands, a Study Area—consistent
with the boundary of the Innis Lake Secondary Plan Area—was delineated. In basing future demand for retail /
service commercial uses on population growth within the Innis Lake Secondary Plan Area, it also mitigates the
likelihood that new retail / service commercial facilities on the subject lands will have any impact on existing and
planned commercial development elsewhere in the Town. Furthermore, basing demand off future growth within
the Innis Lake Secondary Plan Area is consistent with the types of commercial uses anticipated in this predominantly

residential area, including local or neighbourhood-serving convenience uses.

Based on our inventory of surrounding retail / service commercial facilities, many of the existing shopping centres
include a range of regional-serving, large-format commercial tenants, such as Walmart, Canadian Tire, Home
Depot, etc. The presence of these tenants in neighbouring commercial nodes will likely influence the amount and
type of tenants ultimately accommodated in the Innis Lake Secondary Plan. Therefore, it is also likely that future

retail / service commercial tenants in the Innis Lake Secondary Plan will be local and convenience-oriented
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businesses intended to serve the future population of the subject lands. This is similar to the vision and plan
associated with the Wildfield Village Secondary Plan, located directly east of the subject lands.

Based on population growth, expenditure potential, as well as assumed local area shares and inflow, it is estimated
that in 2051—upon full build-out of the Secondary Plan area—there will be market demand for 35,500 and 40,800
square metres (382,100 and 439,100 square metres) of new retail / service commercial space in the Innis Lake
Secondary Plan. To put this in context, based the number of residents anticipated in the community, this amounts to

some 1.5 to 1.8 square metres (16.6 to 19.1 square feet) of retail / service commercial space per capita.

Figure 8.1
Retail / Service Commercial Space Warranted in the Innis Lake Secondary Plan

Low Food Retail Non Food Retail Services 35500
6,200 sm 12,000 sm 17,300 sm 200 sm
. Food Retail Non Food Retail Services
High
9 7,900 sm 15,600 sm 17,300 sm 40,800 sm
0sm 10,000 sm 20,000 sm 30,000 sm 40,000 sm 50,000 sm

Source: Parcel.

Forecasting demand based solely on population growth in the Study Area mitigates the impact that new space could
have on existing and planned retail / service commercial uses operating in Caledon. This analysis also estimates that
approximately half of all expenditures made by Study Area residents will be made at locations outside the area. This
further reduces the impact future new retailers could have on the existing commercial function of the Town. It will
also help support and generate demand for current and potential new retail / service commercial facilities elsewhere
in Caledon and Brampton.
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As much as 40,800 square metres (439,100 square feet) of retail / service commercial space in the Innis Lake
Secondary Plan Area is appropriate to serve the daily and weekly shopping needs of local residents and will not

have an impact on the existing commercial structure in the Town of Caledon.

8.2 Recommendations

e The specific types and format of retail space will ultimately be determined based on the more detailed
planning analysis that continues over the Secondary Plan application process. However, per existing land
use designations and associated planning policy new retail / service commercial space integrated on the
subject lands is likely to be distributed across stand-alone commercial buildings and within the ground floor
of mixed-use buildings on land designated Neighbourhood Centre and Urban Corridor. Therefore, land use
permissions integrated on the subject lands should be flexible enough to allow stand-alone commercial
uses in the early stages of development, with an opportunity to transition to ground floor commercial uses

in mixed use buildings as the community matures.

e Neighbourhood Centre lands benefit from a larger, contiguous parcel size and visibility and access of
Mayfield Road. These characteristics will likely increase the range of tenants drawn to this location,
including but not limited to larger format food stores, health and personal care stores, general merchandise

stores and/or financial institutions.

e  Within the Urban Corridor lands, a range of other local-serving and convenien