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PLANNING AND DEVELOPMENT DEPARTMENT
Policy Section

Report 2007-19
To: Mayor and Members of Council
From: Mary Hali, Director of Planning and Development

Meeting: April 17, 2007

SUBJECT: PROPOSED DEVELOPMENT ON THE WEST SIDE OF HIGHWAY 10
IN THE MAYFIELD WEST STUDY AREA

RECOMMENDATION  Requires Action For Information Only [_|
That the Councill for The Corporation of the Town of Caledon:

1. Receive Planning & Development Department Report 2007-18 concerning proposed
development on the west side of Highway 10 in the Mayfield West Study Area; and

2. Direct the Planning and Development Department to make application to the Region
of Peel for a Regional Official Plan Amendment in the form attached as Appendix 1
to this Pianning Report.

BACKGROUND

By ietter dated March 21, 2007, Glen Schnarr of Glen Schnarr and Associates Inc., on
behalf of the Mayfield Station Development Group, has requested that the Town “Initiate
an application to the Region of Peel for a Regional Officiai Plan Amendment which
would confirm the 3,900 population allocation to the Mayfield Station lands prior to 2021
as anticipated in proposed {Caledon) Officiai Plan Amendment 203".

The reference to a 3,900 population allocation in the Mayfield Station Development
Group's request relates to Planning and Development Report 2006-49 which was
received by Town Council on August 1, 2006. At that time Council also endorsed the
population and employment forecasts and allocations contained in proposed Caledon
Official Plan Amendment 203 (“OPA 203"). OPA 203 included realiocations within the
2021 pianning horizon as well as new forecasts and allocations for an extended planning
horizon of 2031. Council also directed staff to request the Region of Peel to amend the
Regionai Official Plan to include the 2031 growth forecasts contained in OPA 203. Since
amendments to official plans of area municipalites must conform to regional official
plans, a Regional Official Plan Amendment is required before the Town can adopt OPA
203. In addition, Council directed staff to commence work on a Terms of Reference for
an expansion to the Mayfield West Rural Service Centre west of Highway 10.
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In response to Town Council's direction and with the assistance of Regional staff,
proposed Regional Official Plan Amendment Number 18 (“ROPA 18"} was drafted and a
public meeting was held on September 7, 2008, Regicnal Staff subsequently indicated
that they were prepared to bring ROPA 18, together with a Planning Report for Reglonal
Council's consideration at the October 19, 2006 Regional Council Meeting. However,
foliowing the public meeting the Region of Peel received several fetters expressing
concerns with the population and employment numbers contained within ROPA 18. In
arder to properly participate in the review and assessment of these comments, Town
staff requested that the Region delay ROPA 18 until early in 2007. Moreover, as a result
of the Town agreeing to allow Solmar Development Corp the time to undertake a study
which wouid re-examine the population and employment forecasts and ailocations
contained in OPA 203, it is fikely that ROPA 18 and OPA 203 will be further delayed until
at least the fall of this year.

DISCUSSION

Town Staff can generally support the request by the Mayfield Station Group to amend
the Region of Peel Official Plan for two primary reasons. First, because Planning and
Development Report 2006-49 and the associated OPA 203 proposed a reallocation of
population within the 2021 planning horizon, and part of this reallocation was directed
toward Mayfield West, west of Highway 10. Secondly, because the request is consistent
with the policies of Regional Official Plan Amendment No. 17 (*ROPA 17" - attached as
Appendix B), which also directs additional growth west of Highway 10 within the Mayfield
West Study Area.

The total reailocation proposed by OPA 203 and recommended by Planning and
Deveiopment Report 2006-49 was approximately 5,400 people from the Villages and
Palgrave Estates Residential Area to the Rural Service Centres. This reallocation was
felt to be justified given the slower than anticipated uptake of population in both the
Villages and Palgrave Estates. The 5,400 reallocation was then proposed to be spiit
between Mayfield West (3,900) and Bolton (1,500). A Regional Official Plan
Amendment is not required for this reallocation, because the detaiied distribution of
population in Caledon is addressed by Caledon Official Plan and is not dealt with by the
Region of Peel Official Plan.

The primary purpose of ROPA 17 was to establish the Mayfield West Rural Service
Centre Boundary on the east side of Highway 10 in order to facilltate the Mayfleld West
Secondary Plan or OPA 208. However ROPA 17 in Section 5.4.3.2.9 also indicated that
future population growth beyond that implemented through OPA 208 would be directed
west of Highway 10 within the Mayfield West Study Area boundary subject to studies
required to confirm exact land requirements and subject to a Regional Official Plan
Amendment to establish the Mayfleld West Rural Service Centre Boundary on the west
side of Highway 10. As was discussed in Planning and Development Report 2006-49,
the proposal to direct the 3,900 reallocated population in Mayfield West to the west side
of Highway 10 Is consistent with the policies of ROPA 17.

The Regional Official Plan Amendment application which is being recommended by this
report is aimed at reinforcing the intent of ROPA 17 and not at establishing the Rural
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Service Centre boundary on the west side. This latter purpose will still require a further
Regional Official Plan Amendment once the necessary studies have been completed
and the exact land requirements have been determined through the preparation of a
Secondary Plan that will be incorporated into the Caledon Official Plan. The exact land
requirements associated with the Secondary Plan may or may not be co-incidental with
the lands currently held by the Mayfield Station Group. Accordingly, the asterisk which
is proposed to be added to Schedules B and D of the Regional Official Plan applies to
the Mayfield West Study Area west of Highway 10 and not necessarily to just the lands
owned by the Mayfield Station Development Group.

The Regional Official Plan Amendment application which Is being recommended by this
report will confirm the intent to reallocate 3,900 to Mayfield West as expressed in
Ptanning and Development Report 2006-49 and proposed OPA 203.

FINANCIAL
Direct financial costs are minimal

COMMUNITY WORK PLAN
Not Applicable

POLICIES/LEGISLATION

Caledon Official Plan

Region of Peel Official Plan

Proposed Regional Official Plan Amendment No. 18
Proposed Caledon Official Plan Amendment 203

CONSULTATIONS
Not Applicable

ATTACHMENTS

Schedule A:  Proposed form of application for a Regiona! Official Plan Amendment
Schedule B:  Regional Official Plan Amendment No. 17

CONCLUSION

The Mayfield Station Development Group has requested that the Town “initiate an
application to the Region of Peel for a Regional Official Plan Amendment which would
confirm the 3,900 population allocation to the Mayfield Station lands prior to 2021 as
anticipated in proposed {Caledon) Official Plan Amendment 203",

Town Staff can generally support this request because:

a) it is consistent with the intent of OPA 203 and the associated Planning and
Development Report 2006-49; and,

b) it is consistent with the policies of Regional Official Plan Amendment No. 17 which
directed additional growth in Mayfield West to the west side of Highway 10.
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The Regional Official Pian Amendment application which is recommended by this report
will confirm the intent to reallocate 3,900 population to Mayfield West as expressed in
Planning and Development Report 2006-49 and proposed OPA 203. In addition, the
ROPA application will apply to the Mayfield West Study Area, west of Highway 10 and
not necessarily to just the lands owned by the Mayfield Station Development Group.

Prepared by Approved by:

Dan Kennal Mary Hall

Manager of Rlanning Policy Director of Planning and Development
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5.4.3.2.10

Schedule ‘A’ to Planning Report 2007-19
Page | of {

THE AMENDMENT

All the Amendment entitled Part B — The Amendment, consisting of the
attached text and Schedules constitutes Amendment Number 19 to the Region
of Peel Official Plan 1996.

Amendments to Text

The Region of Peel Official Plan is proposed to be amended in accordance
with the following additional policy:

Further to Section 5.4.3.2.9 above, lands west of Highway 10 in the vicinity of
the asterisk shown on Schedule “B” and “D” are intended to accommodate a
population of 3,900 within the 2021 planning horizon in the Mayfield West
Study Area. A Community Development Plan will be prepared to guide this
development and the development associated with any population that is
intended, to be allocated to this vicinity within the 2031 planning horizon
further to the intent of Section 2.2.2(b) of the Town of Caledon Official Plan,
The Community Development Plan will be incorporated into the Town of
Caledon Official Plan through an amendment to that Plan and will serve as a
basis for an amendment to the Mayfield West Rural Service Centre settlement
area boundary in the Region of Peel Official Plan. In addition to
accommodating the aforementioned population, the Community Development
Plan will aiso address the commercial, employment and institutional land
uses, community facilities and municipal services required to support this
population. Furthermore, the Prime Agricultural Area Designation on the
lands in the vicinity of the asterisk shown on Schedule “B” will be removed
from the lands that are within the Community Development Plan as part of the
Regional Official Plan Amendment to amend the settlement area boundary.

Amendments to Schedules

Schedule “B” is amended by adding an asterisk as referred to in Section
5.4.3.2.10 above.

Schedule “D” is amended by adding an asterisk as referred to in Section
5.4.3.2.10 above.
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THE REGIONAL MUNICIPALITY OF PEEL
BY-LAW NUMBER 113-2005

A bylaw to adopt Reglonali Officlal Plan
Amendment Number 17 belng an amandment to
establish the 2021 Mayfleld West Rural Service
Centré Boundary.

WHEREAS In accordance with the provisions of Section 17 of the
Plannfng Act, R.S.0. 19880, ¢.P.13, as amanded, Council may adopt an Officlal
Plan or amendmenis thereto;

AND WHEREAS tha Council of the Reglonal Corporation has by
resolution passed on tha 16 day of December, 2005 authorized the adoption
of Reglonal Officlal Plan Amendment Number 17, an amendment to establish
the 2021 Mayflsld West Rural Servica Ceritre Bdundanr

NOW THEREFORE the Council of the Ragional Municlpality of Peel
enacts as follows:;

That Schedule A, attached hereto and _formlng part of this by-law,

constitutes and is hersby adopted as Ragional Official Plan Amendment
Number 17.

READ THREE TIMES AND FINALLY PASSEn IN OPEN COUNCIL this
15" day of Dscember, 2005,

4 Mmﬁfm W@/

Daputy Clerk - Regional Chair
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Schedule Ato
By-law Number 113-2005

SCHEDULE "“A”

. REGION OF PEEL'

REGIONAL OFFICIAL PLAN AMENDMENT
NUMBER 17- AMENDMENT TO ESTABLISH
THE 2021 MAYFIELD WEST RURAL SERVICE
| ~ CENTRE BOUNDARY -

Page 2 of 10
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«2- Schadule A to
By-law Number 113-200%

THE CONSTITUTIONAL STATEMENT

Part A, Tha Preamble does not constitute part of this Aﬁléndmant.

Part B, The Ameridrent, consisting of amendrents to the- Text and the Schiedules of
the Officlal Plan for Peel Raglon, constitutes Amendment No 17 to the Official Plan for

Pesl Region.




Schedula *B' to Planning Report 2007-19
Page 4 of 10

-3« Schadule Ato
By-law Number 113-2005

PART A - THE PREAMBLE

The purpose of this Reglonal Officlal Plan (ROP) Amendment Is o establish the-2021 - -
. Mayfleld West Rural Servica Centre boundary by including approximately an addltional
" 437 hactares (1080 acras) of land. The additional lands are to be usad for residantial -
and related employment, cormmarclal and {netitutional land uses to accommodate @
population of 7,700 to 8,300 . . ,

The'pmﬁosed "almaﬁdr'nants to the text and schedules of the ROP are noted In Part B.
2. Location . |

The subjact lands as identified on Schedules B and D to the amendment, are loeated ~
north of Mayfleld Road; south of Old School Road, east of Hurontario Strest, andwestof
. Dixle Road, within the eastérn porﬂqn of the Mayfield West Study Area. C

3. Basls

The Officlal Plan for Peel Reglon structures the Region Into an Urban System and a
Rura! System.- The Town of Caledon comes under the Rural System.. The Reglonal
Plan designates Mayfleld West, Caiedon East and-Boiton - “Rural Service Caritres”.
They are the primary foci for growth within the Rural System.- Developiment in the

~ Rural Service Centres will be on municipal water.and wastewater services, . -

The Town of Caledon's ‘ri-nodal' growth management strategy was lncorporated Into .
the Town's Official Plan by the Ontarlo Municipal Board when it approved Official Plan .
Amendment 114 on Auguét 1, 1997. The ruling established at lsast a ten year peried .
(1997 - 2007) to implement the ‘strategy and provided for population and employment -
forecasts to the year 2021. The majority of future growth-in the Town was to.bs -
diracted into thrée Ruaral Service Cantres: Bolton, Caledon East and Mayfield West. - = .
The OMB declsion further established a Mayfleld West Community Development Plan -
Study Area within which the 2021 Rural Service Centre Boundary was .to be
established. The Study Area which comprises approximately 5,000 acres and located
along the southerly boundary of the Town [s shown on Schedule D" to the Reglonal
Officlial Plan. ' T .

Tke Official Plans for the Town of Caledon and Pesl Reglon forecast a total population

of 84,444 for Caledon, for 2021. The Town's Officlal Plan allocates a population of -
13,100 to Mayfield West. The curent population in Mayfleld West Is-approximately -
2,800 (Valieywood subdivision), and a further 2,000 to 2,600 can be accommodated’
within Residential Policy Areas A and B (see the Town of Caledon Officlal Plan).

in June 2003, theé Town of Caledon Initiated the planning process for the proposed
Mayfleld West Communlty with a two-day planning and deslgn workshop. This -
workshop resulted In the development of principles, goals and objactives that would -
guide detailed planning for the Mayfield West Community Development Plan and
generally determine the locatlon and design elements of the new community. These
were endorsed by Caledon Councll on September 22, 2003. This diraction reinforced
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the .vision that Mayfleld West would ba a compact, mixed-use, pedastrian oflented
community with a viable economy. The Council direction resuited In further work to
identify and evaluate a Mayfiald West land usa concapt plan, initiate discussions with
dmloper groups. and authorize preparaﬁon of a tranaportation and market feasibllity
study.

Two deve!oper groups submitted proposals for Mayfleld West: ane wast of Highway - ‘

10, refarrad to as the Mayfleld Statlon Development Group (the “West Proposal™), and
‘one east of Highway 10, refarred to as the Kennedy-Heart Lake Qwners Group (the
*East Proposal®). In responsa to the two proposals, ths Town carrled out an evaluation

. and seldction process that Included application of evaluation criteria, agpointment of an

advisory group and peer review team, and a submission process that requited further
" deétalled proposals from the two developer groups. in Fabruary 2005, detailed
proposals were receivad from the two groups, togather with justification - reports,
eoncapt plans and supporting studles.

"Oh Juns 7, 2005. Town of Caledon ‘Counell ‘consldéred recommendations from

Cafedon staff, the advisoiy group; and the peer review team and directed staff to

procead with final preparation of the Mayfleld West Community Davelopment Plan for
the lands east of Highway 10 (Kennady-Heart Lake Owner's Group) to accommodats

an additional population of 7,500 and related employment. commerciaf and ansﬂtutional
" land uses, for the 2021 planning peﬂod

Poliy 5.4.3 In' the ‘Reglonal ‘Officlel Plan states: “Trie. boundary. for Mayfleld west
shown on Sthedule D Is. not the 2021 boundaty, It will be detetmined through the

preparation of the Mayﬂeld West Community Davelopment Plan and will requiré an
amandmant to this Plan.” Pollcy 5.4.3.2 direcls the Town- of Caladon to prepare a

Community Dévelopment Plan to identify the future rola and form of Mayfleld west, and . -
provids tha basis for amendments to the Town of Caledon and Region of Peei Officlal’ -
Plans, ' In addition, theé Tawn Is required to prepare the Community Development Plan

In cooperation with the Region, the Province and other -agencies, and addréess the
provisions In Section 7.9 of the Regional Pian, specifically an analysls of the fol!mi.rlng
as per Section 7.9.2. 8' '

s - environmental and resource protection;

« ensuring that there are no feasonable altemative location Which avold tha =~

- Prime Agricultural Areas and no reasonable altemative locations with lower

priority agricultural ands;

+ complidhce with the minimum distance separation fonnulae. _

« populatioh and employment growth forecasts in accordance with Table 1;

» davelopment potential, including Intensification opportunities, within the existing
areas, In the proposed axpanslon areas and their inter-relationship;

« opportunities for efficlent use of land. Reglonal- Infrastructure and services in
-existing areas;

« fiscal impact Including property assesament;

» the financial .and physical abllitles to provide necassary services to the
pron;:lo;ed area, including the suitability and availability of water and sewer
servicing;
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« the growth management strategias of the Reglon and the area municipalities;
and , .
& other relevant Reglonal Ihlerests.

To satisfy these key Reglonal 'policy requiremerits, the Town has complefed the
following studies for Mayfield Weﬁt : ‘

. Natural Features Study, November 1986
Agricuitural Land Analysis, 1098 =
Town of Caledon Local grbwth Overview Report, March 1995
Land Use arid Design Analysis, November 1936
Transportation Analysis, 1996 -

© Hydrogecloglcal Analysis, 1998 © o

. Water Supply and Sanitary Sewage System, November 1986
Growth Forecast, February, 1997 I
Realdential davelopment Functional Servicing Report, February 2005

*® & & & & 5 s D>

Reglonal staff have réviéwed méaa studlés arid based on the Town's commiltment to
have datalled studles with respact to the environnierit and open space, transportation, -
and any other retevant Regiohal interests -completed prior to approvel of the
Community Developmant Plan for Mayfleld West Rural Servica Centre as noted In the
proposad amendments to the text of the Réglonal Official Plan, and aré satisfled that
requirements of Policy 7.9.2.8 have baan met. - . '

© The new Provintial Policy -St'atlment_ cartie Intd -effect- on March 1, 2005. it
applies to all planning decislons; ‘applications; matters, or procesdings that are

~ commencad on or after March 1,/2005, Incliding decisions by municipal counclls
and the Ontario Municipat Board. The new PPS standard of, “shall be consistent
with” sets a higher test than the previous "shall have regard to® standard.

The phiriciple for the determination of the Majfleld Wést Settiément Area Boundary
was previously established in the' context of both the Reglonal and Local Officlal Plans.
This is in contrast to an expansidn or establishmant of a new settlement area bayond -
what Is alieady contemplated in tilm Regionai or Local Official Plah. '

Based on the above, the Town of Caledon Is rigw reql.'z.es'tingj‘ﬂ\é ‘Reg!o‘nl to amend'the
Regional Offictal Plan to establish the 2021 Rurat Service Centre boundary for Mayfield -
~ Westto accommodate the population forecast. IR : .
All of the Amendrent entiled PART B & THE AMENDMENT, consisting of the attached text
and Schedules constitute Amendment No.17 to the Reglon of Peel Officlal Plan, '

a) nts to Text '

1. Ghaptaf 5, Regional Structure, éectlon 5.4,3, paragraph one Is deleted and reb!at:ed_
with the following: S

l

i
]

t
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*The only Rural Servica Cantres In the Rural System designated In this Plan
are-Mayfield West, Boitord and Caledon East In the Town of Caledon.. These
three Rural Servica Canfres serve ag the primary focl for growth within' the
Rural System. For tha thres Rural Servica Centres, the 2021 boundariss are
designated In this Plan, which Indlcate where growth is planned to occurin a
‘phased manrier subjact {o the financial ¢apabilitias of the Reglon. Growth
within these thres Rural Sarvice Cantras will take place I a timely and orderly
manner, making the mastieffective and efficlont usa of available services.” :

2. Chapter 5, Raglonal Struclure, Section 5.4.3.2.2'ls deletsd and replaced with' the
following: - . .

“Dissigriate 2021 boundades for the three Rural Service Caritres In this Plan,
‘The 2021 boundarles for the Mayfleld West, Bolton and Cafedon East Rural
. Servica Céntres ara showh on Schedule D.

3, Chaptar 5, Reglonal Stiucturs, Section 5.4.3.2.3 Is deleted in Its entirety and raplaced
" with the foflowing: : _ '

“Direct the Town of Caledbn to prepare a Community . .
Davelopment Ptan In accordance with Caledon's Official Plan polltiés.: Prior fo
approval . of the Comimunity - Development Plan, a. Comprehersive
-Environmental Impact Study and Management Plan (EIS &MP) shak be
completed to the satisfaction of the Town of Caledon and Toronto and Region
Canservation Authority In'accordance with the Town of Caledon's Official Plan
policlas, The EIS & MP shall be .completed In accordance with tarms of
““reférence  appréved by the Town and Toronto and Region Conservation
Authority, and shall Incorgoraté diraction from the Etobicoka Creek Headwaters
Subwatershed Study protass to the satisfaction of the Toronto and Reglon
- Conservation Authérity with particular smphasis placed on ensuring there are
no nagative downstream impacts such as erosion or flooding.” ' ,

4,  Chapter 5, Reglonal Structurs, Section 5.4.3 s amendad by adding the following new
- polley section §.4.3.2.9: '

"5.4.3.2.9 Tha bc‘nmc’hary shown on Scheduls *D" and dssignatedin’ the
-fegend “Stidy Area Boundary" is the area within which addttiona!
growth for Mayfield Waest bayond the 2021 population target is
" anticipated to occur If additlonal growth to meet future population
targets is allocated to the Mayfleld West study area Councll will
‘direct it west of Highway 10 within the study area boundary.
-Studles to:confim the exact land raquiremeants and to conflrm
compllance with requirements at that ime Including such things
as the Provincial Policy Statement, the Places to Grow Plan and
tha provisléns of Section 7.9.2.8 of this plan, will be completed
‘prior to adoption of any Officlal Ptan Amendment to designate

sald lands In the RuraiService Canlre of Mayfleld Waest.”

H
{

1
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b)  Amendmentsio Schedules .

1.

Schedute B, Prime Agﬂl:ullural Area, Is -amenéed ‘ by removing the Prime
Agricuttural designation ffom the lands vithin the revised 2021 Mayfield Wast
[Rural Setvics Centre as shown on attached Schedula B.

Schedule D, Reglonal -Siructure; s amended by revising the 2021 Mayfleld

‘ast Rural Setvice Cehirs boundary &8 showh on the attached Schedule D,

and by deleting referencs to “(Refer to Polley 5.4.3.2.4)" besides Study ‘Area.
Boundary in the Legend, é[nd replacing it with *(Rafer to Policy 5.4.3.2.9)".

i

i
1
]
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Scheduls "A”
to By-law Numbar 113-2005
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OFFICIAL PLAN
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