
 
 

Technical Memorandum 
To: Wally Dubyk – City of Ottawa Date: 2020-10-06 

Cc: 
Christopher Gordon – CGH Transportation 

Curt Millar – InterRent No. 3 Limited Partnership 
  

From: Mark Crockford, P.Eng. Project Number: 2019-20 

 

Re: 473 Albert Street TIA Step 1 Additional Information 

CGH Transportation has been retained to address the transportation impacts of the proposed 
redevelopment of 473 Albert Street. As part of the TIA process a Step 1 Screening Form has been prepared 
(see Attachment 1). The Screening Form identifies the need for a TIA based on the Trip Generation Trigger 
for a new development of this size and the Location Trigger. However, as this is a redevelopment from an 
office use to a residential land use, the net difference in trips would not trigger a full TIA. This memo has 
been prepared to discuss the triggers for the TIA requirements in general and illustrate the rationale for 
why they do not apply to this site and a full TIA is not required.  

This letter is an update to the previously submitted letter on November 29, 2019. This letter considers the 
latest changes to the site plan and supersedes the previous letter.  

Trip Generation Trigger 

While the proposed development does meet the trip generation trigger, there is an existing land use that 
is being removed. Therefore, the net trip generation should be considered and not simply the trip 
generation of the proposed land use. The existing building is an office building with some ground floor 
retail. The proposed building would convert the existing uses into residential units. A comparative trip 
generation has been created to illustrate the net change in trip generation. For the residential land use 
the City of Ottawa’s preferred Trans trip generation rates have been applied. For all other land uses ITE 
Trip Generation Manual 10th Edition rates and equations have been applied. A factor of 1.28 has been 
applied to the base trip generation to convert to person trips. Table 1 summarizes the previous and 
updated trip generation.  

Table 1: Trip Generation Comparison 
Land Use / Scenario GFA / Unit Count AM Peak Hour PM Peak Hour 

Existing 
Office 12,635 s.m. 201 200 
Restaurant ~400 s.m. 4 43 
Total 13,400 s.m. 205 243 

Proposed Residential 158 units 103 107 
Net Trip Generation -102 (-50%) -136 (-56%) 
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The table above summarizes the existing and proposed trip generation and the net difference, showing 
that the trip generation of the proposed land uses would be significantly less than the previous site use. 
Therefore, the proposed redevelopment would cause a net reduction in the number of site generated 
trips. Based on this reduction in person trips to the site, the trip generation trigger of the Step 1 Screening 
Form would not be met.  

Location Trigger 

The Step 1 Screening form indicated that a Location Trigger was met as this development is within the 
“Central Area” Design Priority Area. While this may have special implications from a planning and zoning 
perspective, there are no special considerations from a transportation perspective. Therefore, there is no 
need to undertake a TIA due to the location trigger criteria.  

Safety Trigger 

The Step 1 Screening form indicated that a Safety Trigger was met as the existing access to this building is 
within 150 metres of a signalized intersection, the intersection of Bronson Avenue to the west of the site. 
The nearest intersection to the east, Bay Street at Albert Street, is more than 150 metres away. As shown 
previously the proposed reconfiguration of the existing building will represent a net reduction in trips by 
all modes from the site. The location and configuration of the existing access point will remain the same, 
a right in / right out only at the west end of the building. The access restrictions are enforced by the fact 
that Albert Street is a westbound one-way street. Additionally, there are no auxiliary turning lanes at the 
nearby intersection of Bronson Avenue and Albert Street. Based on the foregoing, the reconfiguration of 
this existing building will have no impacts on the nearby signalized intersections. Therefore, there is no 
need to undertake a TIA due to the location trigger criteria. 

Access and Frontage Review 

The existing access at the street level is 3.0 metres wide and leads to the underground parking. Three 
metres is typically only wide enough to accommodate a single direction of traffic. Therefore, a gate system 
will be installed at the underground parking entrance and exit. The system will prioritize the inbound 
traffic to ensure that traffic entering the site does not affect Albert Street operational performance. 
Further, conflicts between inbound and outbound vehicles will occur infrequently, as the trips generated 
by a residential development are expected to be one-directional. During the AM peak period, majority of 
the trips are expected to be outbound and during the PM peak period, most of the trips will be inbound.  
To further facilitate this, convex mirrors should be provided at the top and bottom of the existing 
underground parking ramp. Cyclists will be prohibited from using this ramp and will instead use the service 
elevator to access the underground bike parking. The proposed site plan has been included as Attachment 
2. 

The proposed site plan also considers an expanded truck loading and drop off area along the site frontage. 
This will ensure that drop offs and pick-ups do not interfere with the adjacent lane of westbound traffic. 

While the site plan has been prepared to illustrate the conditions at the time of the anticipated site 
construction, it is acknowledged that the Albert Street Revitalization project is underway. The Albert 
Street Revitalization looks to update the Albert Street streetscape and implement many complete street 
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elements. As a result, no MMLOS is required for this segment of Albert Street. Additionally, an ultimate 
plan has been created to illustrate the interaction between the proposed redevelopment and the Albert 
Street frontage.  

Upon completion, the 3-metre access width will remain. The ultimate condition will not change the 
interim condition access configuration, a gate system will prioritize the inbound traffic. Additionally, 
transit and active mode shares are expected to increase upon Albert Street revitalization, decreasing 
vehicle volumes at the site access in future horizons. The proposed parking area along Albert Street will 
be used for short term drop-offs and loading along the frontage of the site. The site plan with revitalized 
Albert Street frontage has been included as Attachment 3. 

Conclusions 

Based on the foregoing, no further Transportation Impact Analysis is required to support the proposed 
redevelopment of 473 Albert Street. Therefore, this development should proceed as proposed, from a 
transportation perspective. 

If you have any comments or questions, please do not hesitate to contact the undersigned. 

 

Prepared by: Reviewed by: 

 

 

Mark Crockford, P. Eng. Christopher Gordon, P. Eng. 
CGH Transportation Inc. CGH Transportation Inc. 
P: 905-251-4070 P: 343-999-9117



 

 

 

 

 

 

 

 

 

 

 

Attachment 1 
Step 1 TIA Screening Form 

  



13 Markham Avenue

Ottawa ON  K2G 3Z1

City of Ottawa 2017 TIA Guidelines Date: 06‐Oct‐20

Step 1 ‐ Screening Form Project Number: 2019‐20

Project Reference: InterRent 473 Albert

Municipal Address

Description of Location

Land Use Classification

Development Size 

Accesses

Phase of Development

Buildout Year

TIA Requirement

Land Use Type

Development Size  158 Units

Trip Generation Trigger Yes

Does the development propose a new driveway to a boundary street that 

is designated as part of the City’s Transit Priority, Rapid Transit or Spine 

Bicycle Networks?

No

Is the development in a Design Priority Area (DPA) or Transit‐oriented 

Development (TOD) zone?
Yes

Location Trigger Yes

Are posted speed limits on a boundary street are 80 km/hr or greater? No

Are there any horizontal/vertical curvatures on a boundary street limits 

sight lines at a proposed driveway?
No

It should be noted that a change in 

vertical grade on Albert Street to the 

west of the development, west of the 

intersection of Bronson Avenue and 

Albert Street is present. This is not 

considered a safety trigger however as 

Albert Street is a one‐way street with 

vehicle travel directed to the west. As 

a result, this change in grade does not 

impact the access.

Is the proposed driveway within the area of influence of an adjacent traffic 

signal or roundabout (i.e. within 300 m of intersection in rural conditions, 

or within 150 m of intersection in urban/ suburban conditions)?

Yes

Is the proposed driveway within auxiliary lanes of an intersection? No

Does the proposed driveway make use of an existing median break that 

serves an existing site?
No

Is there is a documented history of traffic operations or safety concerns on 

the boundary streets within 500 m of the development?
No

Does the development include a drive‐thru facility? No

Safety Trigger Yes

1.1 Description of Proposed Development

1.2 Trip Generation Trigger

473 Albert Street

PLAN 3922 LOT 25 S PT LOT 23; PT LOT 24

Residential Fifth Density Zone

1.3 Location Triggers

158 apartment units; 47 existing underground vehicle parking 

spots, and approximately 79 bicycle parking spaces

1.4. Safety Triggers

Full TIA Required

One already existing access on Albert Street (approximately 

70 metres east of Albert / Bronson intersection)

Single Phase

2022

Townhomes or apartments



 

 

 

 

 

 

 

 

 

 

 

Attachment 2 
Proposed Site Plan – Existing Frontage 
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GENERAL NOTES:

UNLESS OTHERWISE NOTED:

SITE DEMOLITION PLAN AND SITE PLAN TO BE
READ IN CONJUNCTION WITH LANDSCAPE
PACKAGE DRAWINGS.

ALL CONSTRUCTED ELEMENTS ARE TO BE
RETAINED.

PROTECTION MEASURES ARE TO BE TAKEN TO
PREVENT DAMAGE TO EXISTING STRUCTIRES OR
LANDSCAPE FROM OCCURING.

PROTECTION ZONE FOR TREES NOT BEING
REMOVED SHALL BE RESPECTED (REFER TO
LANDSCAPE PLAN).

PROPERTY LINE ALONG ALBERT STREET TO BE
REVISED IN RESPONSE TO THE ROAD
MODIFICATION APPROVAL ACCEPTED BY THE
CITY OF OTTAWA. THIS MAY AFFECT, BUT IS NOT
LIMITED TO, THE LOCATION OF THE: RAMP,
SIDEWALK, CYCLE TRACK, BUS STOP SHELTER,
AND LANDSCAPING ELEMENTS.

ANY PARKING SIGNAGE MOVED OR REMOVED
DURING CONSTRUCTION WILL BE REINSTATED.

ANY TURF DISTURBED DURING CONSTRUCTION
WILL BE REINSTATED UPON COMPLETION.

MATERIAL EXCAVATED FROM THE SITE WILL BE
REMOVED AS SOON AS POSSIBLE.

SIDEWALK/CURB TO BE REINSTATED WHERE
PRIVATE DRIVEWAYS HAVE BEEN DEMOLISHED
OR WHERE DAMAGED THROUGH
CONSTRUCTION PROCESS.

DELIVERIES TO RESTAURANTS AND LEASABLE
AREAS IS THROUGH THE BUILDING.

SPECIFIC NOTES:

CONCRETE PAVERS, SEE LANDSCAPE PLAN FOR
DETAILS.

NEW ASPHALT IN EXISTING DRIVEWAY.

UNDERGROUND STORAGE TANK/CISTERN.
REFER TO CIVIL DRAWINGS FOR SPEC.

CONCRETE PLANTER

VENTILATION GRATE

MOVE IN ENTRANCE.

NEW CONCRETE SIDEWALK.

FENCED DOG WALK AREA. SEE LANDSCAPE
PLAN FOR DETAILS.

GRASS

NOT USED.

STEPPED TERRACE
(RESIDENCE/COMMERCIAL SPACE). SEE
LANDSCAPE PLAN FOR DETAILS.

NOT USED.

473 ALBERT MAIN ENTRANCE (RELOCATED).

BICYLCE RACKS AND ELECTRIC CHARGING
STATION.

COMMERCIAL SOLID WASTE REMOVAL ZONE.

NOT USED.

ROOT PROTECTION ZONE. SEE LANDSCAPE
PACKAGE FOR DETAILS.

SIAMESE CONNECTIONS TO BE RELOCATED.

EXISTING BUS SHELTER LOCATION.

EXISTING PARKING RAMP TO BE MAINTAINED.

EXISTING SIDEWALK WIDTH TO BE MAINTAINED.

FIRE HYDRANT

EXISTING DRIVEWAY TO BE MAINTAINED.

XXXmm x XXXmm VAULT, ELEC RM, AND WATER
ENTRY RM E/A AIRWELL. METER ON INTERIOR.

EXISTING GAS METER.

NEW CONCRETE CURB.

EXTENSION TO EXISTING LAY-BY FOR LOADING
DROP OFFS.

NEW TREE. SEE LANDSCAPE PACKAGE FOR
DETAILS.

TACTILE WALKING SURFACE INDICATOR AS PER
CITY OF OTTAWA STANDARDS.

XXXmm x XXXmm ELEC/WATER O/A AIRWELL.

EXISTING CURB & SIDEWALK

TREE PROTECTION FENCING. SEE DETAILS OF
CONSTRUCTION ON LANDSCAPE DRAWINGS.

OVERFLOW LOCATION (REFER TO CIVIL &
MECHANICAL DRAWINGS FOR ADDITIONAL
DETAILS).

NEW PRIVACY SCREEN, SEE LANDSCAPE  PLAN
FOR DETAILS.

NEW CONCRETE STAIR.

EXISTING UTILITY POST TO REMAIN.

EXISTING LIGHT POST TO REMAIN.

EXISTING MAN HOLE TO REMAIN.

W/D

DN

W
/D

W
F

WF

470478486

435 ALBERT STREET

434

A   L   B   E   R   T                 S   T   R   E   E   T

UTILITY POLE

(ONE WAY)

EX
IS

TIN
G

 R
A

M
P 

D
O

W
N

 B
EL

O
W

EXISTING GAS METER
COVERED WALKWAY

3,635

EXISTING 4 STOREY
NEIGHBOURING BUILDING

EXISTING 11 STOREY
NEIGHBOURING BUILDING

EXISTING 11 STOREY
NEIGHBOURING BUILDING

EXISTING 1 STOREY
NEIGHBOURING

BUILDING

NEIGHBOURING PARKING
LOT

ACCESS TO REAR
COURTYARD

SOLID BLACK LINE DENOTES EXTENT
OF EXISTING FLOOR AREA OF L1

SOLID GREEN LINE DENOTES EXTENT
OF PROPOSED FLOOR AREA OF L12

EXISTING 1 STOREY
CONCRETE WALL

3,048

EXISTING 12 STOREY
NEIGHBOURING

BUILDING

PR
O

PE
RT

Y 
LI

N
E

TREES SHOWN GREY ARE EXISTING
TO REMAIN

EXISTING PARKING DRAIN
TO REMAIN PROTECT
DURING CONSTRUCTION

14

1

2

44 4
4

4 4 4 4 4
7

470478486

435 ALBERT STREET

85
BRONSON

STREET

434

A   L   B   E   R   T                 S   T   R   E   E   T

UTILITY POLE

(ONE WAY)

C
O

VE
RE

D
W

A
LK

W
A

Y

COVERED WALKWAY

EXISTING 4 STOREY
NEIGHBOURING BUILDING

EXISTING 11 STOREY
NEIGHBOURING BUILDING

EXISTING 11 STOREY
NEIGHBOURING BUILDING

EXISTING 1 STOREY
NEIGHBOURING

BUILDING

NEIGHBOURING PARKING
LOT

NEW PRIVACY SCREEN/WALL

DASHED GREEN LINE DENOTES EXTENT OF
EXISTING FLOOR AREA OF L12 (MECHANICAL
PENTHOUSE CONVERTED TO AMENITY SPACE)

DASHED BLUE LINE DENOTES EXTENT
OF EXISTING FLOOR AREA OF L13 TO
REMAIN (MECHANICAL PENTHOUSE)

EXISTING CONCRETE
HALF WALL

EXISTING 12 STOREY
NEIGHBOURING

BUILDING

EXISTING 1 STOREY
NEIGHBOURING BUILDING

BICYCLE
STORAGE

PR
O

PE
RT

Y 
LI

N
E

PROPOSED CURB

PROPOSED SIDEWALK

TREES SHOWN GREY ARE EXISTING
TO REMAIN

CURBCURB

EXISTING LAY-BY AREA TO BE RAISED TO
HEIGHT OF SIDEWALK AND REFINISHED

PROPOSED
OUTDOOR FITNESS11

13 18
19

20

21

26 27292931

31

EXISTING BUILDING
SERVICES AREA (ABOVE
GROUND VENT
STRUCTURE)

AC ON
CONCRETE PAD

EXISTING LEVEL 13
MECHANICAL PENTHOUSE ROOF

EXISTING LEVEL 12 AMENITY ROOF

ROOF TERRACE LEVEL 12

GROUND FLOOR -
RESIDENTIAL SUITE TERRACE

GROUND FLOOR -
RESIDENTIAL SUITE TERRACE

ROOF TERRACE LEVEL 12

SOLID GREEN LINE DENOTES EXTENT
OF PROPOSED FLOOR AREA OF L12

DASHED GREEN LINE DENOTES EXTENT
OF EXISTING FLOOR AREA OF L12
(MECHANICAL PENTHOUSE
CONVERTED TO AMENITY SPACE)

4'
-1

1 
1/

2"
1,

51
3

7'
-1

0"
2,

38
5

5'
-5

"
1,

65
0

38
'-1

 1
/2

"
11

,6
16

29
'-1

"
8,

85
9

13
'-7

 1
/2

"
4,

15
2

4'-2 1/2"
1,287

22'-11 1/2"
6,992

129'-4"
39,419

15'-8 1/2"
4,787 25'-9 1/2"

7,867

36

3738

EXISTING BUS STOP

PR
O

PE
RT

Y 
LI

N
E

PR
O

PE
RT

Y 
LI

N
E

36
BUS PARKING

(BASEMENT LVL)
EXIST TRANSF. VAULT

(BASEMENT LVL)
EXIST HYDRO/ELEC.
RM.

(BASEMENT LVL)
NEW GARBAGE
RM.

(BASEMENT LVL)
EXIST. GENERATOR
TRANSFER SWITCH
RM.

25R 3,000
PROPOSED
BOLLARDS

STANDARD
MOVING TRUCK

FOR 2 BDRM
APRTMT (RED)

PROPOSED PLANTING AREA TO BE BUILT TO
EXTENT OF EXISTING LANDSCAPE ELEMENTS
(STAIR AND RAMP RETAINING WALL)

1,
77

4

3,
20

8

DASHED LINE DENOTES
EXISTING CURB TO BE
DEMOLISHED

5 5 4

BUSINESS CENTER
TERRACE

NEW RAMP UP TO BUSINESS CENTER
EXIT AND MOVE IN/OUT ACCESS

FFE @ GRADE = 74.11

FF
E 

@
 G

RA
DE

 =
 7

4.
11

FFE @ GRADE = 74.11 FFE @ GRADE = 74.11

DASHED RED LINE DENOTES EXTENT OF
EXISTING FLOOR L2-L11 TO REMAIN

4

4

DOG PARK
SEE LANDSCAPE PLAN

TERRACES LOUNGE AREA
SEE LANDSCAPE PLAN

BICYCLE REPAIR
SPACE

4
4

5

8

9

23

23

6

UP

Ite
m

LOT AREA

1

Fiel
d

Dat
a

1,979.01 m2 (EXISTING UNCHANGED)

LOT FRONTAGE

2

60.35 m (EXISTING UNCHANGED)

BUILDING AREA

3

1,276.40 m2 (EXISTING UNCHANGED)

4

5

ZONING MATRIX
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13 DRIVE AISLES REQUIRED:

DOUBLE TRAFFIC LANE: MIN: 6m; MAX: 3.6m FOR LESS THAN 20
PARKING SPACES, 6.7m FOR 20 OR MORE PARKING SPACES
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SITE PLAN - NEW

473 ALBERT STREET | OTTAWA | ONTARIO | CANADA

A0-801

473 ALBERT

JULY 21, 2020

159

RESIDENTIAL SUITE TYPES LEASABLE AREA (L3-L10)
(CITY)

DESCRIPTION BDRM. COUNT AREA (m²) AREA (ft²)
SUITE x01 1 BR 43.73 m² 471 ft²
SUITE x02 1 BR 45.42 m² 489 ft²
SUITE x03 1 BR 61.55 m² 662 ft²
SUITE x04 1 BR 58.59 m² 631 ft²
SUITE x05 2 BR 99.40 m² 1,070 ft²
SUITE x06 2 BR 87.94 m² 947 ft²
SUITE x07 1 BR 57.97 m² 624 ft²
SUITE x08 1 BR 41.04 m² 442 ft²
SUITE x09 STUDIO 30.45 m² 328 ft²
SUITE x10 STUDIO 30.45 m² 328 ft²
SUITE x11 1.5 BR 43.94 m² 473 ft²
SUITE x12 1.5 BR 62.27 m² 670 ft²
SUITE x13 2 BR 82.50 m² 888 ft²
SUITE x14 2 BR 83.71 m² 901 ft²
SUITE x15 1.5 BR 58.29 m² 627 ft²
SUITE x16 1 BR 43.89 m² 472 ft²
TOTAL AREA PER FLOOR 931.13 m² 10,023 ft²

1 : 150
A0-200

A0-801
SITE PLAN1

GFA AREA SCHEDULE (PROPOSED)
LEVEL AREA (m²) AREA (ft²)

BELOW GRADE
SUB-BASEMENT 1,647.33 m² 17,732 ft²
BASEMENT 1,647.33 m² 17,732 ft²

3,294.65 m² 35,463 ft²
ABOVE GRADE
LEVEL 01 1,041.67 m² 11,212 ft²
LEVEL 02 1,241.63 m² 13,365 ft²
LEVEL 03 1,258.14 m² 13,543 ft²
LEVEL 04 1,258.14 m² 13,543 ft²
LEVEL 05 1,258.14 m² 13,543 ft²
LEVEL 06 1,258.14 m² 13,543 ft²
LEVEL 07 1,258.14 m² 13,543 ft²
LEVEL 08 1,258.14 m² 13,543 ft²
LEVEL 09 1,258.14 m² 13,543 ft²
LEVEL 10 1,258.14 m² 13,543 ft²
LEVEL 11 1,258.14 m² 13,543 ft²
LEVEL 12 (SSL) 603.77 m² 6,499 ft²
LEVEL 13 (MECH) 206.55 m² 2,223 ft²

14,416.89 m² 155,182 ft²
GRAND TOTAL 17,711.54 m² 190,645 ft²

RESIDENTIAL SUITE TYPES LEASABLE AREA (L2) (CITY)

DESCRIPTION BDRM. COUNT AREA (m²) AREA (ft²)
SUITE 202 1 BR 44.63 m² 480 ft²
SUITE 203 1 BR 60.86 m² 655 ft²
SUITE 204 1 BR 57.91 m² 623 ft²
SUITE 205 2 BR 98.73 m² 1,063 ft²
SUITE 206 2 BR 87.94 m² 947 ft²
SUITE 207 1 BR 57.97 m² 624 ft²
SUITE 208 1 BR 41.04 m² 442 ft²
SUITE 209 STUDIO 30.45 m² 328 ft²
SUITE 210 STUDIO 30.45 m² 328 ft²
SUITE 211 1.5 BR 43.94 m² 473 ft²
SUITE 212 1.5 BR 62.27 m² 670 ft²
SUITE 213 2 BR 82.50 m² 888 ft²
SUITE 214 2 BR 83.04 m² 894 ft²
SUITE 215 1.5 BR 61.00 m² 657 ft²
TOTAL AREA PER FLOOR 842.73 m² 9,071 ft²

RESIDENTIAL SUITE TYPES LEASABLE AREA (L1) (CITY)

DESCRIPTION BDRM. COUNT AREA (m²) AREA (ft²)
TOWN #1 1 BR 58.83 m² 633 ft²
TOWN #2 1 BR 45.16 m² 486 ft²
TOTAL AREA PER FLOOR 103.99 m² 1,119 ft²

RESIDENTIAL SUITE TYPES LEASABLE AREA (L11) (CITY)

DESCRIPTION BDRM. COUNT AREA (m²) AREA (ft²)
SUITE 1101 2 BR 76.98 m² 829 ft²
SUITE 1102 1 BR 45.42 m² 489 ft²
SUITE 1103 1 BR 61.55 m² 662 ft²
SUITE 1104 1 BR 58.59 m² 631 ft²
SUITE 1105 2 BR 99.40 m² 1,070 ft²
SUITE 1106 2 BR 87.94 m² 947 ft²
SUITE 1107 1 BR 57.97 m² 624 ft²
SUITE 1108 1 BR 41.04 m² 442 ft²
SUITE 1109 2 BR 61.77 m² 665 ft²
SUITE 1110 1.5 BR 43.94 m² 473 ft²
SUITE 1111 1.5 BR 62.60 m² 674 ft²
SUITE 1112 2 BR 81.57 m² 878 ft²
SUITE 1113 2 BR 83.10 m² 895 ft²
SUITE 1114 1 BR 53.86 m² 580 ft²
TOTAL AREA 915.74 m² 9,857 ft²

BASEMENT 72 HORIZONTAL
BASEMENT 9 VERTICAL
LEVEL 01 6 HORIZONTAL
TOTAL: 87

ISSUED FOR SITE PLAN CONTROL DEC 06, 2019
CIVIL COORDINATION JULY 21, 2020



 

 

 

 

 

 

 

 

 

 

 

Attachment 3 
Proposed Site Plan  - Albert Street Revitalization Frontage 
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