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Acronyms: 
 

      FSR: Food Store Retail (formerly FCTM or Food & Convenience Type Merchandise) 
   NFSR: Non-Food Store Retail (formerly DSTM or Department Store Type Merchandise) 
  GAFO: General Merchandise / Apparel / Furnishings / Other Retail 
  HAAS: Home and Auto Supply 
     TBA: Tires, Batteries & Accessories 
        HI: Home Improvement (formerly HIRM or Home Improvement Related Merchandise) 
  L/B/W: Liquor / Beer / Wine 
 

WMC: Warehouse Membership Club 
     CBD: Central Business District 
      CPR: Commercial Policy Review 
     GLA: Gross Leasable Area 
        OP: Official Plan 
      OPA: Official Plan Amendment 
 
Purpose of Evaluation Report: 
 

The market projections in the “COMMERCIAL NEEDS STUDY, TOWN OF CALEDON, 
MAYFIELD WEST PHASE TWO SECONDARY PLAN, MAY 28, 2009” (prepared for the 
Town of Caledon under separate cover by W. Scott Morgan & Associates Limited) were prepared to 
help establish the scale of and preferred locations for any new designations where warranted or 
required.  
 

Following that study, the purpose of this “EVALUATION REPORT” is two-fold: 
 

1. to consider the relative merits of retail commercial land use scenarios (working 
Scenarios A, B, and C), and  

2. to help frame the commercial policies and planned commercial hierarchy to meet 
Mayfield West’s future market demands. 

 
Principal Findings & Preliminary Recommendations of May 28, 2009 Market Study: 
 

The projected market demands by 2031 in the May 28, 2009 Study would support 85+ acres 
(or 935,000 ft² of retail / commercial space at 25% coverage) in MW2 over and above current 
committed / planned sites (Village Centre / Main Street + SmartCentres + Brampton District 
Retail) plus one assumed application (Forecast site). The potential shortfall of designated retail 
/ commercial land (85+ acres by 2031) represents the outside limit of the projected development 
opportunity.  
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The May 28, 2009 Study made the following three preliminary recommendations on the future 
retail structure of Mayfield West based on a trade area population approaching 50,000 in 2007 
and 75,000 by 2031: 

 
 (1) Certain anchor stores that might reasonably locate in Mayfield West at medium to longer 

term population capacities could face some constraints by potentially being the last ones 
into the market in what is essentially an extension of northern Brampton, or by being too 
close to existing anchors of like type just beyond the Trade Area's boundaries.  
 
Other anchor stores would be fully warranted within the Trade Area even before medium to 
longer term population capacities are achieved.  
 

 The short term to longer term prospects for anchor stores are discussed as follows: 
 

 Supermarket:  
 generally locally serving lower order function with broad shallow draws to the north 

o   55,000 ft² warranted by 2011 
o   85,000 ft² warranted by 2013 
o   95,000 ft² warranted by 2016 
o 105,000 ft² warranted by 2021 
o 125,000 ft² warranted by 2031 

 equals need for up to two conventional supermarkets (medium scale @  40,000 ft²) 
plus one grocery operation by 2016, and up to three conventional (medium scale) 
supermarkets plus one grocery operation at ultimate population capacity 

 suitable for neighborhood, community, and power centre locations 
 

 Promotional Department Store:  
 community oriented  
 serving lower order department store function  
 maximum of one store warranted at: 

o 115,000 ft² warranted by 2013 
o 125,000 ft² warranted by 2016 
o 130,000 ft² warranted by 2021 
o 145,000 ft² warranted by 2031 

 suitable for community and power centre locations 
 

 Home & Auto Supply and Tires/Batteries/Accessories (Canadian Tire):  
 community oriented with broad shallow sub-regional draws  
 warranted equals maximum of one anchor store: 

o   80,000 ft² warranted by 2013 
o   85,000 ft² warranted by 2016 
o   90,000 ft² warranted by 2021 
o 100,000 ft² warranted by 2031 

 suitable for either community or power centre location 
 Canadian Tire likely to locate in the Trade Area 

 
 New Format HIRM (Home Depot, Rona, Lowe’s):  

 community oriented with broad shallow regional draws  
 sufficient demand for large format store 

o 140,000 ft² warranted by 2013 
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o 150,000 ft² warranted by 2016 
o 155,000 ft² warranted by 2021 
o 175,000 ft² warranted by 2031 

 suitable for either community or power centre location 
 likely to locate in the Trade Area 

 
 New Format Theatre:  

 smaller scale facility (19,000 ft² 6-plex) likely to locate in power centre, but 
insufficient demand for full scale facility (40,000 ft² 12-plex)  

 
 WMC:  

 examined in urbanMetrics inc.’s April 22, 2009 peer review of Scott Morgan’s 
January 19, 2009 draft report  

 sufficient demand within extended trade area boundaries for this specific use that 
would split the Brampton market between north and south locations (requires 
225,000+ trade area population base) 

 likely to locate in power centre 
 
 (2) Hurontario Street, Highway 10, and the Hwy. 410 Extension will provide longer distance 

predominantly north-south access, with a limited number of east-west road links. This 
access favours Hurontario Street as a primary location for any medium to higher order retail 
commercial node(s) that could accommodate community and power centre uses. 

 

 Significant regional inflow to such retail facilities from beyond the defined Trade Area is a 
reasonable prospect. 

 
 (3) The Trade Area favours the planning of new locations for major retail space on the west 

side of Hurontario Street north of Mayfield Road. 
  

 It is anticipated that the Forecast Group site and the SmartCentres’ site will proceed in the 
short to medium term on the east side of Hurontario Street. It is also anticipated that 
incremental development will characterize these centres beginning with a supermarket 
anchor at the Forecast Group site.  

  

 Up to two neighbourhood or convenience centres could be distributed internally within 
neighbourhoods or at major intersections along Hurontario Street or Mayfield Road.  

  

 Arterial commercial space can be accommodated either in proximity to a power centre 
designation, or in a discrete node or campus (defined by principal use, such as auto sales 
campuses or office campuses) along Hurontario Street.  

  

 Retail commercial uses within a power centre designation should be accommodated at an 
easily accessible and non-internalized site that would attract significant inflow support.  

 
Land Use Planning Options in Mayfield West 2:  
 
Three land use alternatives (Scenarios A, B, and C) were presented at a Council Workshop and 
a Public Open House in the summer of 2009. These scenarios represent different visions of 
how Mayfield West 2 could achieve articulated population and employment targets.  
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Scenarios A, B, and C conform to the Provincial Policy Statement (PPS) regarding economic 
growth and prosperity: 
 

“Ontario’s long term economic prosperity, environmental health, and social well-being depend 
on managing change and promoting efficient, cost-effective development and land use patterns 
which stimulate economic growth and protect the environment and public health”. 

 
…as well as other applicable PPS policies: 
 

 Urban areas are to be the focus of growth (Policy 1.1.1(a)); 
 Land use patterns are to be based on the adequate provision of lands for residential, 

institutional, commercial, industrial and open space uses (Policy 1.1.2(a)); 
 Cost-effective development standards and existing infrastructure should be used  for  a  

range of uses to reduce spending on new infrastructure (Policies 11.1.2(b) to (c)); 
 The well being of downtowns and Main Streets should be maintained (Policy 1.1 3(e)). 

 
Commercial Land Use Planning Options in Mayfield West 2:  
 

Each of the three land use alternatives (Scenarios A, B, and C) presents very different 
commercial opportunities and constraints:  
 

 Scenario A would support the least amount of commercial square footage (estimated 
200,000 ft²) because of site unsuitability for major anchor stores that would otherwise 
seek locations with high visibility and exposure to the consuming public, and is based 
on a concept of providing for the local needs of three dispersed villages at three 
internalized pedestrian-friendly Neighbourhood Commercial (“village centre”) 
locations. 

 

 Scenario B would support a sizeable infusion of commercial square footage (estimated 
600,000 ft² – 935,000 ft²) in a transit-friendly Main Street-type mixed use commercial 
corridor, but without a specific area being reserved for certain of the largest auto-
dependent new format anchor stores (i.e. near the Hwy 10 / 410 interchange), Scenario B 
might either be limited in the number and type of anchor stores that could be 
accommodated in a built environment of predominantly multi-storey mixed use 
buildings, or Scenario B might provide a suitable armature upon which the same 
anchors might proceed in two-storey structures, although there is limited precedence in 
Canada (e.g. Home Depot, Park Royal Mall, West Vancouver;  Loblaws, Queen’s 
Quay, Toronto), but growing precedence in the United States (e.g. 3.5% of Target’s 
1,350 stores nationwide are now multi-level; and Home Depot operates multi-level 
stores in denser urban markets). 

 

 Scenario C would support the largest infusion of commercial square footage (maximum 
935,000 ft² assuming all anchor stores proceed) in a Regional Commercial Centre 
supplemented by a separate mixed use Neighbourhood Commercial node, and would be 
essentially unrestricted in the number and type of anchor stores that it could attract, yet 
could be designed to overcome obvious development model shortcomings (i.e. single 
purpose, visually repellant, isolated, auto-oriented land use at monumental scale, with 
barren parking areas wasteful of land, lacking in green space, and lacking well-defined 
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pedestrian spaces and street connections) in favour of multi-purpose, visually varied, 
pedestrian and transit-friendly, integrated mixed uses, with human scale amenities such 
as public meeting places, parks, and squares, and attractive streetscapes with well 
defined auto and pedestrian domains.  

 

Note: with no guarantees that all anchor stores will proceed, there is a risk of not achieving  the 
full build-out potential of Scenario C. 

 
General Evaluation Criteria: 
 
The purpose of evaluating the commercial opportunities of Scenarios A, B, and C is to help 
select a preferred option for the future retail commercial structure of Mayfield West 2 that 
maximizes the public interest, visibility, consumer identity, and local and regional access, 
while at the same time minimizing impacts on existing and planned commercial centres in the 
trade area. 
 

Some 12 generalized evaluation criteria can be grouped into those dealing with market and 
impact issues (criteria 1 to 5), site and locational issues (criteria 6 to 8), and design and 
servicing issues (criteria 9 to 12): 
 

1. Mayfield West’s market role. 
2. Outflow recovery and inflow attraction. 
3. Size, type, and location of new facilities to fulfill Mayfield West’s role within Caledon. 
4. Anchor store prospects. 
5. Impact on and potential duplication of commercial designations in Caledon and Brampton. 
 
6. Regional and local accessibility and convenience for trade areas residents. 
7. Locational prominence and consumer identity. 
8. Site access points (to major arterial roads and highways) and parking requirements. 
 
9. Urban design.  
10. Efficient cost-effective land use patterns. 
11. Land use compatibility with surrounding uses. 
12. Supportive of transit. 

 

These criteria do not lend themselves to the ranking of commercial options in Scenarios A, B, 
and C in any quantifiable sense because there is no effective way to place an acceptable weight 
on any individual criterion relative to all other criteria.  
 

Accordingly, these criteria will be taken into consideration in a generalized sense in the 
following discussions of the relative merits of the commercial opportunities afforded by 
Scenarios A, B, and C. 
 

Note: 
 

It should be stressed that the May 28, 2009 Commercial Needs Study examined a trade area (population 
of 50,000 in 2007 and 75,000 by 2031) that optimally can support  85+ acres of retail commercial 
development.  This is based on a full provision of anchor stores, including a WMC, a promotional 
department store, a HAAS/TBA store (e.g. Canadian Tire), a new format home improvement store, a 
number of supermarkets, and perhaps a new format movie theatre. If for locational or other reasons 
certain of these anchor stores cannot be attracted to Mayfield West, then the supportable acreage would 
decline commensurately. 
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Discussion of Commercial Alternatives in Scenarios A, B, and C: 
 

The relative merits of Scenarios A, B, and C are reviewed in the following sections by 
highlighting their respective key attributes and differences: 
 

Scenario A: 3 Villages Nestled Around Mayfield West – Phase 1 in Agricultural Setting: 
 

= 22 ha / 54.4 acres of commercial; 
 

Discussion: 
 

 Distributed model with 3 relatively evenly dispersed villages with internalized, pedestrian-
oriented NC (Neighbourhood Commercial) nodes and amenity areas; 

 

 Limited scale street-oriented retail is well suited to mixed use multi-storey buildings; 
 

 Total acreage (54.4 aces) theoretically can support 600,000 ft² of retail commercial space @ 
25% coverage; 

 
 Implies theoretical distribution of 200,000 ft² to each of 3 potential nodes (< 20 acres each); 
 

 However, would require a minimum of 2 anchor stores to support centres of 200,000 ft²; 
 

 Unlikely prospects at internalized NC sites for anchor stores other than supermarket / grocery 
stores  =  implies limited prospects for leasing non-anchor CRU (commercial rental/retail 
unit) space; 

 

 Up to 3 medium scale supermarkets and 1 grocery store will be warranted by 2031 per May 
28, 2009 market study; 

 

 Potential supermarkets (Forecast Group’s supermarket test allocation @ 45,000 ft² + 
SmartCentres’ site specific zoning permissions  @ 11,800 ft² +  Brampton 
Chinguacousy/Sandalwood’s zoning permissions @ 20,000 ft²) will draw down all but 
50,000 ft² of residual supermarket potential by 2031; 

 

 Hence, market can support only 1 additional supermarket-anchored centre of 100,000 ft² 
(i.e. the most probable configuration given a 50,000 ft² supermarket anchor); 

 

 Hence, 2 of the 3 NC sites will probably be smaller centres of about 50,000 ft² each with 
grocery and/or drug store mini-anchors; 

 

 Hence, with combined leasing prospects at the 3 NC sites of 200,000 ft² (compared to 
600,000 ft² of warranted retail commercial space by 2031),  Scenario A would leave a 
significant portion of the market under-served except  for lower order functions which in turn 
would have the greatest potential to duplicate the  lower order functions expected on the 
east side of Hurontario Street (Village Centre and Main Street  @ 100,000 ft²  +   Forecast 
Group @ 100,000 ft²  +  SmartCentres @ 130,000 ft²)  and in  Brampton (District Retail at 
Chinguacousy/Sandalwood @ 55,000 ft²);  

 

 Transit hub: Scenario A is less transit supportive without connections to Hurontario;  
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Scenario B: New Residential Neighbourhood Built Around a Main Street-type 
Commercial Corridor and a Substantive New Employment Area West of 
Hwy. 10:  

 

= 22 ha / 54.4 acres of commercial; 
 

Discussion: 
 

 Concentrated model with main street corridor extending from Highway 10 to McLaughlin 
Road and divided into 2 linear nodes by a north-south green linkage;  

 

 Suitable for integrating community services / parkland / public spaces /  market squares  
into a well landscaped street and pathway system that balances vehicular and pedestrian 
circulation needs; 

 

 A provision of 55 acres in Scenario B  compared to  a maximum  retail commercial land 
requirement  of 85+ acres by 2031 (per May 28, 2009 market study) recognizes  that market 
demands cannot be fully met locally due to a built form that cannot physically 
accommodate many of the larger format anchor stores (e.g. stores > 120,000 ft² such  as   a 
promotional department store, a new format home improvement centre, or a WMC); 

 
 By 2031, total acreage theoretically can support 600,000 ft² to 935,000 ft²  of retail 

commercial @  25% and 39% coverage, where the higher coverage is consistent with 
certain of the largest new format anchor stores adopting two-storey modules (for which 
there is some precedence); 

 

 Implies theoretical distribution of 300,000 ft² to 470,000 ft²  to each of the 2 linear 
nodes; 

 

 Potential anchor stores include a supermarket (50,000 ft²), and an array of mini-anchors 
(up to 20,000 ft²) such as general merchandise, drug / cosmetic, office supply & computer, 
smaller-scale hardware & home improvement, home & auto  supply, home furnishings, and 
family apparel stores, and potentially a movie theatre; 

 

 Anchor and mini-anchor stores would account for a minimum of one-third (1/3rd) of the 
600,000 ft² of warranted retail commercial space; 

 

 Mixed use corridor concept favours street related ground floor retail with upper storey 
residential, office, institutional, educational or recreational uses in 3-storey to 6-storey 
structures with organized back-lot surface, underground, or structured parking;  

 
 The supporting piers in multi-storey mixed use buildings are incompatible with the 

unencumbered floor space requirements of certain large format warehouse-type stores; 
 

 Proposed improved access from Highway 10 / 410 interchange favours locating  large   new 
format chain stores (20,000 ft² to 40,000 ft²) in the eastern linear node close to the  Highway 
10/410 interchange (typically in single-storey buildings but potentially in multi-storey mixed use 
buildings)  where visibility, consumer identity, and access can be maximized; 

 

 The largest new format anchor stores (single-storey buildings of 120,000 ft² to 150,000 ft²) 
such as a promotional department store, a superstore (combination store with general 
merchandise and food components), a home improvement centre, and a WMC are  out  of  
keeping from a design standpoint with the mixed use corridor concept due to their greater 
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site depth requirements that would otherwise necessitate a significant  “bulging out”  of  the 
corridor (close to the Highway 10 / 410 interchange) to physically accommodate their scale 
and parking requirements; 

 

 Main street mixed use corridor concept is transit supportive; 
 
Scenario C: Regional Commercial Centre and Local Neighbourhood Centre along 

McLaughlin Road 
 

= 40 ha / 98.8 acres of commercial; 
 

Discussion: 
 

 Expansive model with automobile-oriented Regional Commercial Centre along  Highway 
10 dependent  upon improved east-west connections from the Highway 410 / Valleywood 
interchange; 

 
 The provision of 100 acres in Scenario C exceeds the 2031 commercial land requirement 

of 85+ acres (per May 28, 2009 market study), thereby providing flexibility to 
accommodate “life-style” unenclosed retail/commercial development that incorporates 
parkland, meeting places, recreational elements, and integrated residential; 

 
 Total acreage (98.8 aces) theoretically can support 1,000,000+ ft² of retail commercial @ 

25% coverage by 2031; 
 
 May 28, 2009 market study tested a distribution of 800,000 ft² to the Fieldgate site and 

80,000 ft²  to a mixed residential-commercial neighbourhood node along McLaughlin 
Road (in addition to 385,000 ft² on approved or potential sites on the east side of Highway 
10   =   Village Centre / Main Street approvals @ 100,000 ft²  +  Forecast Group test 
allocation @ 100,000 ft² + SmartCentres test allocation  @ 130,000 ft² + Brampton 
Chinguacousy/Sandalwood approvals @ 55,000 ft²)); 

 
 Scenario C would be properly scaled to fully match the identified market opportunity; 
 
 The Regional Commercial Centre can be designed to be pedestrian friendly and well 

connected to surrounding neighbourhoods; 
 
 The Regional Commercial Centre could be designed as a typical single-storey power centre 

but with residential and other components (e.g. condominium or office towers) on any 
surplus Fieldgate lands; 

 
 Alternatively, the Regional Commercial Centre could be designed to incorporate some 

mixed use elements where feasible such as street related ground floor retail (including certain 
anchor stores) with upper storey office or other non-retail or residential uses in multi-storey 
mixed use structures with organized rear-lot, underground, or structured parking;  

 
 Improved road linkages from Highway 10 / 410 interchange will maximize the Regional 

Centre’s visibility, consumer identity, and local and regional access; 
 

 The Regional Commercial Centre can accommodate the largest new format anchor stores 
(typically single-storey buildings of 120,000 ft² to 150,000 ft²) such as superstores, HI centres, 
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and WMC’s in a power centre format that would complement smaller anchors in any life-
style, power centre, or mixed use retail commercial offerings; 

 

 Regional Commercial Centre has the potential to attract the broadest array of anchor stores 
and CRU space, and provides the greatest potential for outflow recovery and inflow 
attraction; 

 

 The Regional Commercial Centre and the NC Centre are transit supportive;  

 
Recommended Policy Directions: 
 

The typical separation of land uses adopted in most municipalities has led to a pattern of retail 
commercial uses being differentiated by function, separated by distance, yet linked by road or 
transit. The built form is typically stand-alone one-storey buildings or a cohesive grouping of 
one-storey structures catering to the car culture.  This retail commercial development model is 
wasteful of the land on which the buildings sit and requires large parking areas that sterilize 
even larger amounts of land. 

 
As a segregated land use, retail commercial typically acts as a propulsive land use that 
structures and changes adjoining land uses to overcome land use incompatibilities. This has 
been the predominant model in retail commercial planning. 

 
This model has been variously applied to conventional enclosed and unenclosed shopping 
centres, and more recently to WMC’s, retail warehouse complexes, manufacturers’ outlet 
malls, and power centres with new format tenancies. The changes in retail formats have come 
in waves as new forms of commercial development are favoured over their predecessors. 

 
Power centres in various forms have been around since 1991. Planning safeguards for existing 
competitive infrastructure have variously included power centre regulations specifying 
minimum store sizes, maximum scale and phasing, and certain use restrictions (e.g. typically 
banks, movie theatres, and liquor and beer outlets).  

 
With ever increasing cannibalization of sales and markets as more power centres are 
developed, the power centre developmental wave has now crested. Essentially, the concept has 
begun the slide towards the end of its developmental life cycle.  

 
Neo-traditional developments and manufacturers’ outlet malls have had some success, but are 
not widespread. With the possible exception of Shoppes on Don Mills, lifestyle centres have 
not yet come to Ontario, but the GTA would probably not support more than two such centres 
at GTA-west and GTA-east locations. 
 
Investment in mixed-use nodes, commercial corridors, main streets, and downtowns is 
currently gaining momentum as investment in infrastructure and transit intensifies. 
 

As an integrated land use (i.e. integrated with a mix of uses such as office, educational, 
recreational, and residential uses in the same building or node), retail commercial can add an 
essential at-grade element that makes for a cohesive vibrant whole. This is an emerging model 
in retail commercial planning. Beyond the big box phenomenon, the new frontier (or planning 
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framework) lies in downtown renewal and the development of mixed-use nodes, corridors, and 
intensification areas. 
 

By combining residential, office, educational, institutional, employment (e.g. “live-work”), and 
recreational uses with ground floor retail, the street activity around such diversified mixed use 
nodes will be increased 24 hours a day. It will also help create demand for the ground floor 
retail space.  
 

Transit initiatives contribute to the attractiveness of mixed-use nodes as well as traditional 
shopping malls and power centres.  
 
Moreover, transit initiatives can be expected to speed up the introduction of retail commercial 
uses into mixed-use nodes, shopping malls and power centres.  
 
The Town has a clear choice between a distributed model (Scenario A), a concentrated model 
(Scenario B), and an expansive model (Scenario C), all of which have differing implications for 
the degree to which the market will ultimately be served, for the most appropriate built form, 
and for economic sustainability (and municipal assessment benefits).  
 
Scenario A will meet a small part of the projected market needs, Scenario B, a major part of it, 
and Scenario C, most of it.  
 
In my professional opinion, regardless of the scenario chosen, design is a paramount 
consideration in preserving the small town flavour of MW2.  
 
Accordingly, I recommend that the Town develop appropriate design guidelines to avoid the 
flaws inherent in single purpose, isolated, auto-oriented commercial land uses which are 
wasteful of land, and lack green space, well-defined pedestrian spaces, and pedestrian street 
connections.  
 
Instead, I recommend design guidelines favouring multi-purpose, visually interesting, 
pedestrian and transit-friendly, integrated mixed uses, with human scale amenities such as 
public meeting places, parks, and squares, and attractive streetscapes with well defined auto 
and pedestrian domains. In my opinion, there are no compelling reasons why power centres 
cannot be improved by the application of such guidelines. 
 
In summary, in qualifying as a preferred retail commercial development scenario, Scenario C 
affords the Town a unique opportunity to benefit from the fullest provision of retail commercial 
space that the defined trade area population can support, while at the same time allowing the 
Town to impose design and other guidelines, or to adopt strategic incentives that would provide 
the Town a Main Street-type mixed use commercial corridor integrated with and emanating to 
the west from the Regional Centre, and to allow the marketplace to expand incrementally over 
time in line with emerging market demands. 
 
Alternatively, a hybrid form of Scenario B might also qualify as a preferred retail commercial 
development scenario through the addition of a discrete space-extensive area at the eastern end 
of the mixed use Main Street-type commercial corridor near the Highway 10/410 interchange, 
thereby providing the Town the opportunity to secure representation of the largest single storey 
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big box retail chains without compromising the mixed use nature of the commercial corridor, or 
significantly reducing the amount of proximate employment lands.  
 
However, this is not to say that some or all of these same anchor stores cannot develop as two-
storey entities to help achieve the built-form intent as originally envisaged by Scenario B 
without requiring the hybrid form suggested above.  
 
To help protect the opportunities for the preferred retail commercial development scenario, 
retail commercial development in employment designations should generally be limited to 
business services and restaurants. 
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