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1 Screening 
This study has been prepared according to the City of Ottawa’s 2017 Transportation Impact Assessment (TIA) 

Guidelines, incorporating the 2023 Revision to Transportation Impact Assessment Guidelines. Accordingly, a Step 

1 Screening Form has been prepared and is included as Appendix A, along with the Certification Form for the TIA 

Study PM. As shown in the Screening Form, a TIA is required, and this study has been prepared to support a site 

plan application. Based on the exemption review provided in Section 5, consistent with the 2023 Revisions to the 

Guidelines, a TIA has been prepared with a design review component with a review of transit. 

2 Existing and Planned Conditions 

2.1 Proposed Development 
The existing site, located at 2475 Regina Street, zoned as Residential Fifth Density (R5C[2905]S483-h), is occupied 

by the Parkway House supportive housing facility. The proposed development consists of one 28-storey residential 

tower, one 16-storey residential tower, and one seven-storey residential building incorporating the on-site 

relocation of the Parkway House facility at ground level. The proposed development consists of 565 residential 

units added to the site, and the anticipated full build-out and occupancy horizon is 2026 with construction 

occurring in two stages to facilitate the relocation of the existing Parkway House. Access is proposed via the 

existing connection to Regina Street providing access to a one-way drive aisle loop onsite. Parking for 198 vehicles 

is proposed via parking levels below grade, 21 surface vehicle parking stalls are proposed, and 612 bicycle parking 

spaces are proposed internal to the buildings and in surface racks. The development is within the Lincoln Fields 

Station secondary plan area. Figure 1 illustrates the study area context. Figure 2 illustrates the proposed concept 

plan. 

Figure 1: Area Context Plan 

 
Source: http://maps.ottawa.ca/geoOttawa/ Accessed: December 20, 2023 
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2.2 Existing Conditions 

2.2.1 Area Road Network 
Kichi Zibi Mikan: Kichi Zibi Mikan is a federally owned road with a divided, four lane urban cross-section. The 

posted speed limit is 60 km/h, and the existing right-of-way provided is variable throughout the study area. 

Richmond Road: Richmond Road is a City of Ottawa arterial road with a two-lane urban cross-section with 

sidewalks on both sides of the road. A bike lane is provided on the north side and cycletrack is provided on the 

south side of the road approximately west of Starflower Lane, and bike lanes are provided along both sides of the 

road to the east within the study area. On-street parking is provided in framed parking lanes on the north side of 

the road between Starflower Lane and Forest Street. The posted speed limit is 50 km/h. The city-protected right-

of-way is 37.5 metres west of the Kichi Zibi Mikan, and 26.0 metres to the east, within the study area. Richmond 

Road is designated a truck route. 

Assaly Road: Assaly Road is a City of Ottawa local Road with a two-lane urban cross-section with sidewalks on both 

sides of the road. The posted speed limit is 40 km/h, and the existing right-of-way is 20.0 metres. 

Regina Street: Regina Street is a City of Ottawa local road with a two-lane urban cross-section. A sidewalk is 

provided on the north side of the road between Assaly Road and the site access. Asphalt pathways are provided 

on both sides of the road Assaly Road within the study area. On-street parking is permitted on the south side of 

the road. The gateway speed limit is 40 km/h. The existing right-of-way is 20.0 metres. 

Croydon Avenue: Croydon Avenue is a City of Ottawa local road with a two-lane urban cross-section. North of 

Richmond Road, a sidewalk is provided on the east side of the road, and an asphalt pathway is provided on the 

west side of the road and the posted speed limit is 40 km/h. South of Richmond Road, it has a sidewalk on the 

west side of the road and the unposted speed limit is assumed to be 50 km/h. The existing right-of-way is 20.0 

metres. 

McEwen Avenue: McEwen Avenue is a City of Ottawa local road with a two-lane urban cross-section. Asphalt 

pathways are provided on both side of the road south of Ambleside Drive, and on the north/east side to the west 

of Ambleside Drive. On-street parking is provided on the west side of the road. The unposted speed limit is 

assumed to be 50 km/h, and the existing right-of-way provided is 21.0 metres. 

2.2.2 Existing Intersections 
The existing signalized area intersections within 400 metre of the site have been summarized below: 

Richmond Road at Croydon Avenue The intersection of Richmond Road and Croydon Avenue is a 
signalized intersection. The northbound, eastbound, and westbound 
approaches each consist of an auxiliary left-turn lane and a shared 
through/right-turn lane, where the northbound approach includes a 
bike box, the eastbound approach includes a cycletrack and crossride, 
and the westbound approach includes a bike lane. The southbound 
approach consists of a shared all-movements lane. Northbound right 
turns on red are prohibited. 

Assaly Road at Richmond Road The intersection of Assaly Road and Richmond Road is a signalized 
intersection. The northbound approach functionally consists of a 
shared left-turn/through lane and an unmarked auxiliary right-turn 
lane and includes a bike box, and the southbound approach consists 
of a shared all-movements lane. The westbound and eastbound 
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approaches each consists of an auxiliary left-turn lane and a shared 
through/right-turn lane where the eastbound approach includes a 
cycletrack with crossride and the westbound approach includes a bike 
lane. Northbound right turns on red are prohibited. 

Assaly Road at Regina Road The intersection of Assaly Road and Regina Road is an unsignalized T-
intersection stop-controlled on the minor approach of Assaly Road. 
The northbound approach consists of a shared left-turn/right-turn 
lane. The eastbound approach consists of a shared through/right-turn 
lane, and westbound approach consists of a shared left-turn/ through 
lane. No turn restrictions were noted. 

Richmond Road at McEwen Avenue The intersection of Richmond Road and McEwen Avenue is a 
signalized intersection. While presently under construction, the 
southbound approach has consisted of an auxiliary left-turn lane and 
a right-turn lane, the westbound approach has consisted of an 
auxiliary right-turn lane and a through lane, and the eastbound 
approach has consisted of an auxiliary left-turn lane and a through 
lane. No turn restrictions were noted 

2.2.3 Existing Driveways 
Within 200 metres of the site access, 13 driveways to attached and detached low-rise dwellings and two driveways 

to high-rise apartment building parking garages and loading/garbage areas are present on Regina Street. Ten 

driveways to attached dwellings are present on Lincoln Heights Road within 200 metres of the site access. Figure 

3 illustrates the existing area driveways. 

Figure 3: Existing Driveways 

 
Source: http://maps.ottawa.ca/geoOttawa/ Accessed: December 20, 2023 

2.2.4 Cycling and Pedestrian Facilities 
Figure 4 illustrates the pedestrian facilities in the study area and Figure 5 illustrates the cycling facilities. 

2475 Regina St 

Existing Driveway 
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Sidewalks are provided along one side of Regina Street between the site access and Assaly Road and along both 

sides of Regina Street to the west. Sidewalks are provided along both sides of Richmond Road and on both sides 

of Croydon Road and Assaly Road. Multi-use paths (MUPs) are provided north and east of the site area, connecting 

to the future Lincoln Fields light rail transit (LRT) station (presently a bus rapid transit (BRT) station) and additional 

area and regional pathways. 

Cycling facilities include the Pinecrest Creek Pathway and Ottawa River Pathway MUPs, a cycle track on the south 

side and bike lane on the north side of Richmond Road approximately west of Starflower Lane, and bike lanes on 

both sides of Richmond Road approximately to the east of Starflower Lane. Richmond Road is a cross-town 

bikeway. 

Figure 4: Study Area Pedestrian Facilities 

 
Source: http://maps.ottawa.ca/geoOttawa/ Accessed: December 20, 2023 

2475 Regina St 
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Figure 5: Study Area Cycling Facilities 

 
Source: http://maps.ottawa.ca/geoOttawa/ Accessed: February 29, 2024 

Pedestrian and cyclist volumes included in study area intersection counts, presented in Section 2.2.7, have been 

compiled and are illustrated in Figure 6 and Figure 7, respectively. 

Figure 6: Existing Pedestrian Volumes 

 

 

2475 Regina St 
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Figure 7: Existing Cyclist Volumes 

 

2.2.5 Existing Transit 
Figure 8 illustrates the transit system map in the study area. Figure 9 illustrates transit stops and stations within 

400 metres, and transit stations within 800 metres. All transit information is from December 21, 2023 and is 

included for general information purposes and context to the surrounding area. OC Transpo’s New Ways to Bus 

network is discussed in Section 2.3.1.5. 

Within the study area, the routes #11, #51, and #153 travel along Richmond Road connect to Lincoln Fields Station. 

Stops are located at Richmond Road on either side of Starflower Lane (#11, #153), and west of Assaly Road (#11, 

#51). The frequency of these routes within proximity of the proposed site based on December 21, 2023 service 

levels are:  

 Route # 11 – 15-minute service all day, 20-minute service after 7:00PM 

 Route # 51 – 30-minute service all day 

 Route # 153 – 8-9 buses per day between 8AM and 8PM 

The site is additionally 500 metres from Lincoln Fields Station, where the routes #11, #50, #51, #57, #58, #61, #62, 

#63, #64, #66, #73, #74, #75, #82, #85, #153, #154, #186, #258, #282, #283, #301, #303, #305 currently stop.  

Based upon the existing access to area sidewalks and pathways along the road network, the station is currently 

an approximately 2.75-kilometre walk from the subject property. Using the roadway of Lincoln Heights Road for 

approximately 90 metres to connect from the sidewalk on Regina Street to the Ottawa River Pathway connection, 

however, the site is an approximately 1.1 kilometres’ walk from Lincoln Fields Station. 
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Figure 8: Existing Study Area Transit Service 

 
Source: http://www.octranspo.com/ Accessed: December 20, 2023 

Figure 9: Existing Study Area Transit Stops 

 
Source: http://www.octranspo.com/ Accessed: December 20, 2023 
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2.2.6 Existing Area Traffic Management Measures 
Primary traffic management measures include framed parking provided at intersection on Richmond Road, on-

street parking permitted on local roads throughout the study area. The connection of Edgeworth Avenue to 

Richmond Road has been closed permanently. 

2.2.7 Existing Peak Hour Travel Demand 
Existing turning movement counts were acquired from the City of Ottawa for the existing study area intersections. 

Table 1 summarizes the intersection count dates. The City Signals Group confirmed via email on November 8, 2023 

that these 2016 volumes should be used due to the construction-related traffic disruptions along Richmond Road 

during the years preceding the study precluding the collection of newer representative data. 

Table 1: Intersection Count Date 

Intersection Count Date 

Croydon Avenue and Richmond Road Thursday, August 11, 2016 

Assaly Road and Richmond Road Thursday, August 11, 2016 

Richmond Road and Edgeworth Avenue/McEwen Avenue Thursday, August 25, 2016 

Figure 10 illustrates the existing traffic counts and Table 2 summarizes the existing intersection operations. The 
level of service for signalized intersections is based on volume to capacity ratio (v/c) calculations for individual 
lane movements and HCM 2000 v/c calculations for the overall intersection, and average delay for unsignalized 
intersections. Detailed turning movement count data is included in Appendix B and the Synchro worksheets are 
provided in Appendix C. 

Figure 10: Existing Traffic Counts 
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Table 2: Existing Intersection Operations 

Intersection Lane 
AM Peak Hour PM Peak Hour 

LOS V/C Delay (s) Q (95th) LOS V/C Delay (s) Q (95th) 

Croydon Avenue & 
Richmond Road 

Signalized 

EBL A 0.04 10.6 5.0 A 0.14 11.4 6.3 

EBT/R B 0.62 17.1 #124.8 A 0.56 13.8 83.5 

WBL A 0.05 9.2 m3.9 A 0.16 9.1 m5.3 

WBT/R A 0.38 12.6 75.7 D 0.82 15.8 #183.5 

NBL A 0.14 17.4 9.1 A 0.40 28.7 31.9 

NBT/R A 0.28 19.7 20.3 A 0.33 26.4 31.4 

SB A 0.32 15.8 21.2 A 0.23 20.5 21.0 

Overall A 0.56 15.7 - B 0.69 16.8 - 

Assaly Road & 
Richmond Road 

Signalized 

EBL A 0.01 4.7 m0.5 A 0.07 13.7 m3.4 

EBT/R A 0.54 9.4 #138.6 A 0.41 12.0 74.4 

WBL A 0.08 4.4 m2.5 A 0.12 2.6 m2.8 

WBT/R A 0.34 4.3 17.4 C 0.73 11.5 #226.4 

NBT/L A 0.14 21.6 8.0 A 0.16 26.0 11.0 

NBR A 0.14 21.8 8.3 A 0.19 26.7 13.6 

SB A 0.38 20.9 15.8 A 0.28 18.5 15.0 

Overall A 0.53 9.3 - B 0.65 12.5 - 

McEwen Avenue / 
Edgeworth Avenue 
& Richmond Road  

Signalized 

EBL A 0.07 5.8 m1.7 A 0.40 13.5 7.7 

EBT B 0.68 15.6 #148.3 A 0.40 7.6 28.1 

WBT A 0.35 10.2 46.5 C 0.77 18.3 #205.3 

WBR A 0.03 5.5 3.7 A 0.05 5.7 6.6 

SBL A 0.11 23.0 9.6 A 0.16 31.3 13.2 

SBR A 0.19 8.3 7.8 A 0.27 10.3 10.4 

Overall A 0.55 13.4 - B 0.67 14.5 - 
Notes: Saturation flow rate of 1800 veh/h/lane 

Queue is measured in metres 
Peak Hour Factor = 0.90 

Delay = average vehicle delay in seconds 
m = metered queue 
# = volume for the 95th %ile cycle exceeds capacity 

During both the AM and PM peak hours, the study area intersections operate well. Extended queues may be 

exhibited at all study area intersections on the peak direction mainline arterial movements. No other issues are 

noted. 

2.2.8 Collision Analysis 
Collision data have been acquired from the City of Ottawa open data website (data.ottawa.ca) for five years prior 

to the commencement of this TIA for the surrounding study area road network. Table 3 summarizes the collision 

types and conditions in the study area, Figure 11 illustrates the intersections and segments analyzed, and Table 4 

summarizes the total collisions for each of these locations. Collision data are included in Appendix D. 

Table 3: Study Area Collision Summary, 2018-2022 

  Number % 

Total Collisions 36 100% 

Classification 

Fatality 0 0% 

Non-Fatal Injury 8 22% 

Property Damage Only 28 78% 

Initial Impact Type 

Angle 8 22% 

Rear end 10 28% 

Sideswipe 2 6% 

Turning Movement 2 6% 

SMV Unattended 6 17% 

SMV Other 7 19% 
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  Number % 

Total Collisions 36 100% 

Other 1 3% 

Road Surface Condition 

Dry 26 72% 

Wet 6 17% 

Loose Snow 2 6% 

Packed Snow 1 3% 

Ice 1 3% 

Pedestrian Involved 5 14% 

Cyclists Involved 1 3% 

Figure 11: Study Area Collision Records, 2018-2022 

 

Table 4: Summary of Collision Locations, 2018-2022 
 Number % 

Intersections / Segments 36 100% 

Croydon Ave @ Richmond Rd 19 53% 

Richmond Rd btwn Assaly Rd & Croydon Ave 5 14% 

Regina St btwn Assaly Rd & Lincoln Heights Rd 5 14% 

Assaly Rd @ Richmond Rd 4 11% 

Croydon Ave @ Regina St 2 6% 

Assaly Rd btwn Regina Lane & Richmond Rd 1 3% 

Within the study area, the intersection of Croydon Avenue at Richmond Road is noted to have experienced higher 

collisions than other locations. Table 5 summarizes the collision types and conditions for the Croydon Avenue at 

Richmond intersection. Outside of the collisions involving vulnerable modes at the intersection of Croydon Avenue 
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at Richmond Road, one pedestrian collision in daylight, clear, dry conditions occurred during the PM peak period 

in August of 2019 at the intersection of Richmond Road at Assaly Road. 

Table 5: Croydon Avenue at Richmond Road Collision Summary 

  Number % 

Total Collisions 19 100% 

Classification 

Fatality 0 0% 

Non-Fatal Injury 6 32% 

Property Damage Only 13 68% 

Initial Impact Type 

Angle 5 26% 

Rear end 6 32% 

Sideswipe 1 5% 

Turning Movement 2 11% 

SMV Other 5 26% 

Road Surface Condition 

Dry 14 74% 

Wet 4 21% 

Loose Snow 1 5% 

Pedestrian Involved 4 21% 

Cyclists Involved 1 5% 

The Croydon Avenue at Richmond Road intersection had a total of 19 collisions during the 2018-2022 time period, 

with 13 involving property damage only and the remaining six having non-fatal injuries. The collision types are 

most represented by rear end with six collisions, followed by angle and SMV other each with five collisions, two 

turning movement collisions, and with the remaining collision as sideswipe. Rear end collisions are typical of 

congested locations, and angle collisions may be impacted by the skew of the intersection. Four pedestrian 

collisions were noted within the five-year period, comprising 21% of the collisions. Each of the four pedestrian 

collisions occurred with a vehicle on a different approach, with the vehicle directions being eastbound through, 

northbound left, southbound left, and westbound left. Two of these pedestrian collisions were in dark, rainy, wet 

conditions, and the remaining two were in daylight, clear, dry conditions. No spatial patterns are noted with these 

collisions. Two pedestrian collisions were observed in 2018, one was observed in 2019, and one in 2021.  

One angle collision involving a cyclist was observed in 2021 where an automobile making a southbound through 

movement collided with a bicycle making a westbound through movement in daylight, clear, dry conditions. These 

movements are noted to be associated with conflicting phases of the signal timing. 

The skew of the south leg of the intersection may influence collisions at this intersection, and weather conditions 

do not affect collisions at this location. No mitigation is recommended within the context of this study, although 

continued monitoring of pedestrian collisions by the City through future development reviews and safety reviews 

is recommended. 

2.3 Planned Conditions 

2.3.1 Changes to the Area Transportation Network 

2.3.1.1 Official Plan (2022) 

In the Official Plan the development is within the Lincoln Fields Secondary Plan which was recently approved by 

City Council. The subject property is designated Neighbourhood in the Plan with maximum heights of 30 storeys. 

The site does have a site-specific Official Plan and Zoning Bylaw designations that reflect the development concept 

described in Section 2.1 of this report. 
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2.3.1.2 Transportation Master Plan (2013) 

Within the 2013 Transportation Master Plan, the Rapid Transit and Transit Priority Network’s Affordable Network 

diagram includes the extension of the LRT line from Tunney’s Pasture to both Moodie Drive and Algonquin College, 

and Lincoln Fields Station is a node on the line. 

2.3.1.3 Transportation Master Plan Part 1 (2023) 

Within Part One of the new Transportation Master Plan, a feasibility study of improving the cycling crossing of 

Carling Avenue at Connaught Ave, and Richmond Road 150m east of Croydon Avenue, in conjunction with 

establishing a cycling route through Lincoln Fields Shopping Centre are identified in the active transportation 

project lists. Sidewalks along Lincoln Heights Road from Regina Street to the multi-use pathway on Lincoln Heights 

Road, which connects Richlin Crescent and Lincoln Heights Park, are also identified in the active transportation 

project lists. 

2.3.1.4 Stage 2 LRT Station Connectivity Enhancement Study - Lincoln Fields Station 

In support of the new station construction, the station active mode connectivity is being studied as part of the 

Stage 2 LRT Station Connectivity Enhancement Study. Figure 12 illustrates the planned components for Lincoln 

Fields Station within the study. 

Figure 12: Lincoln Fields LRT Active Mode Connectivity 

 
Source: https://ottawa.ca/en/city-hall/public-engagement/projects Accessed: March 30, 2021 

Corresponding elements planned for inclusion as listed are: 

A. Replace pedestrian bridge 

B. New multi-use pathway along east and west side of alignment, from Richmond Road to new pedestrian 

bridge south of Carling Avenue, including reconstruction of pathway to Rosewood Avenue 

C. Station plaza, passenger pick up and drop off and bike parking  

D. Cycle tracks on Carling Avenue 

E. Signalized crossing including for active modes on Carling Avenue and on Kichi Zibi Mikan 

F. Add lighting to NCC pathway to Richmond Road 
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In addition to the active mode connectivity in the study area, complete streets projects as part of the LRT Extension 

are planned. Figure 13 illustrates the proposed modifications at the intersection of Richmond Road at McEwen 

Avenue. 

Figure 13: Richmond Road at McEwen Avenue Intersection Modifications 

 
Source: https://ottawa.ca/en/city-hall/public-engagement/projects Accessed: April 12, 2022 

2.3.1.5 OC Transpo’s New Ways to Bus 

Responding to recent ridership trends and anticipating the upcoming completion of the Stage 2 expansion of LRT 

service within the City, the OC Transpo bus service is planned to be recalibrated to focus on frequency, local service 

in neighbourhoods, and connections to key destinations. These changes are expected in 2025, and the new service 

map is illustrated in Figure 14. 
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Figure 14: New Ways to Bus Service Map 

 
Source: www.octranspo.com Accessed: October 29, 2024 

2.3.2 Other Study Area Developments 
365 Forest Street, 1420 Richmond Road, 2583, 2589 Bond Street  

The proposed development application included a site plan for the construction of two 12-storey residential 

buildings comprising 391 dwelling units. The development is anticipated to be built out in 2024 and to generate 

38 AM and 29 PM peak hour two-way auto trips. (EXP, 2021) 

2525 Carling Avenue 

The proposed development application includes site plan facilitating the demolition of the Lincoln Fields Mall and 

includes 8,700 sq. ft. of new office space and the retention of a 28,300 sq. ft. supermarket, a 8,1000 sq. ft. 

pharmacy, a 3,600 sq. ft. fast food restaurant with a drive-through window, and a 3,500 sq. ft. fast food restaurant 

without a drive-through window. The development concept is anticipated to constitute a reduction in traffic 

accessing the site and on the surrounding network. (Parsons, 2019) 

1071 Ambleside Drive 

The proposed development application includes a zoning by-law amendment to permit the construction of a 20-

storey, 293-unit apartment building in the location of an existing surface parking lot on site. The development is 

anticipated to be built out in 2023 and to generate 47 new AM and PM peak hour auto trips in advance of the LRT 

Station construction transitioning to 18 new AM and PM peak hour auto trips after its construction. (Parsons, 

2021) 

  

2475 Regina 
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1299 Richmond Road 

The proposed development application includes a zoning by-law amendment and site plan control application to 

permit the development of a mixed-use building consisting of two towers of 32 and 28 stories comprising 590 

apartment units and 748 m2 of ground floor retail space. The development is anticipated to be built out in 2025 

and to generate 61 new AM and PM peak hour auto trips. (Parsons, 2023) 

1047 Richmond Road 

The proposed development application includes a zoning by-law amendment and official plan amendment 

application to permit the construction of approximately 1,152 apartment units, along with approximately 859 m2 

of first floor retail. The development is anticipated to be built out in 2026 and to generate 73 new AM and PM 

peak hour auto trips. (Parsons, 2023) 

100 New Orchard Avenue North 

The proposed development application includes a zoning by-law amendment to permit the development of a high-

rise residential development of 14 storeys. No TIA is available at this time. 

3 Study Area and Time Periods 

3.1 Study Area 
The study area will include the intersections of Richmond Road at Croydon Avenue, Assaly Road, and McEwen 

Avenue/Edgeworth Avenue and the boundary road will be Regina Street. TRANS screenline SL24 is immediately 

west of the site and will not be analyzed as part of this study. 

3.2 Time Periods 
As the proposed development is composed entirely of residential units, the AM and PM peak hours will be 

examined. 

3.3 Horizon Years 
The anticipated build-out year is 2026. As a result, the full build-out plus five years horizon year is 2031. 

4 Development-Generated Travel Demand 

4.1 Mode Shares 
Examining the mode shares recommended in the TRANS Trip Generation Manual (2020) for the subject district, 

derived from the most recent National Capital Region Origin-Destination survey (OD Survey), the existing average 

district mode shares by land use for Bayshore/Cedarview have been summarized in Table 6. 

Table 6: TRANS Trip Generation Manual Recommended Mode Shares – Bayshore/Cedarview 

Travel Mode 
Multi-Unit (High-Rise) 

AM PM 

Auto Driver 40% 40% 

Auto Passenger 12% 15% 

Transit 38% 33% 

Cycling 2% 1% 

Walking 8% 11% 

Total 100% 100% 

The site proposes a pathway connection to the Pinecrest Creek Pathway on the southeast corner of the site, 

bringing it within 800 metres-walk of the future rapid transit station of Lincoln Fields. It is noted that vehicle 
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parking is proposed at a reduced rate and bicycle parking at an increased rate each from the minimum values 

prescribed within the Zoning By-Law. The development encourages the use of non-auto modal shares via this 

limitation of vehicle parking and addition of bicycle parking as supporting Transportation Demand Management 

(TDM) measures. Based upon this proximity to transit and being in close proximity to the Pinecrest Creek and 

Ottawa River Pathways and the parking TDM measures proposed, modified mode share targets are proposed for 

the development and are summarized in Table 7. 

Table 7: Proposed Development Mode Shares  

Travel Mode 
Multi-Unit (High-Rise) 

AM PM 

Auto Driver 30% 30% 

Auto Passenger 10% 10% 

Transit 50% 50% 

Cycling 3% 2% 

Walking 7% 8% 

Total 100% 100% 

4.2 Trip Generation 
This TIA has been prepared using the vehicle and person trip rates for the residential dwellings from the TRANS 

Trip Generation Manual (2020). Table 9 summarizes the person trip rates for the proposed residential land use for 

each peak period. No change in Parkway House trip generation is anticipated with its relocation on site and 

therefore no trip generation will be provided or analyzed for the existing use. 

Table 8: Trip Generation Person Trip Rates by Peak Period 

Land Use 
Land Use 

Code 
Peak 

Period 
Person Trip 

Rates 

Multi-Unit (High-Rise) 
221 & 222 
(TRANS) 

AM 0.80 

PM 0.90 

Using the above person trip rates, the total person trip generation has been estimated. Table 10 summarizes the 

total person trip generation for the residential land use. 

Table 9: Total Trip Generation by Peak Period 

Land Use Units 
AM Peak Period PM Peak Period 

In Out Total In Out Total 

Multi-Unit (High-Rise) 565 140 312 452 295 214 509 

Using the site-specific mode share targets and the person trip rates, the person trips by mode have been 

projected. Trip generation by peak hour has been forecasted using the prescribed peak period conversion factors 

presented in the TRANS Trip Generation Manual (2020). Table 11 summarizes the residential trip generation and 

by mode and peak hour.  
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Table 10: Trip Generation by Mode 

Travel Mode 

AM Peak Hour PM Peak Hour 

Mode 
Share 

In Out Total 
Mode 
Share 

In Out Total 

M
u

lt
i-

U
n

it
 

H
ig

h
-R

is
e 

Auto Driver 30% 20 46 66 30% 38 29 67 

Auto Passenger 10% 7 15 22 10% 12 10 22 

Transit 50% 37 87 124 50% 67 53 120 

Cycling 3% 2 6 8 2% 3 2 5 

Walking 7% 6 13 19 8% 12 9 21 

Total 100% 72 167 239 100% 132 103 235 

As shown above, a total of 66 AM and 67 PM new peak hour two-way vehicle trips are projected as a result of the 

proposed development.  

4.3 Trip Distribution 
To understand the travel patterns of the subject development, the OD Survey has been reviewed to determine 

the travel for the residential component, and these patterns were applied based on the build-out of 

Bayshore/Cedarview. Table 11 below summarizes the distributions. 

Table 11: OD Survey Distribution – Bayshore/Cedarview 

To/From % of Trips 

North 5% 

South 20% 

East 45% 

West 30% 

Total 100% 

4.4 Trip Assignment 

Using the distribution outlined above, turning movement splits, and access to major transportation infrastructure, 

the trips generated by the site have been assigned to the study area road network. Table 12 summarizes the 

proportional assignment to the study area roadways, and Figure 15 illustrates the new site generated volumes. 

Table 12: Trip Assignment 

To/From Via 

North 5% Richmond Rd (E) 

South 5% Richmond Rd (E), 
15% Richmond Rd (W) 

East 20% Richmond Rd (E),  
25% Croydon Ave 

West 30% Richmond Rd (W) 

Total 100% 
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Figure 15: New Site Generation Auto Volumes 

 

5 Exemption Review 
Table 13 summarizes the exemptions for this TIA. 

Table 13: Exemption Review 

Module Element Explanation  Exempt/Required 

Site Design and TDM 

4.1 Development 
Design 

4.1.2 Circulation 
and Access 

Only required for site plan and zoning by-
law applications 

Required 

4.1.3 New Street 
Networks 

Only required for plans of subdivision Exempt 

4.2 Parking 
4.2.1 Parking 
Supply 

Only required for site plan and zoning by-
law applications 

Required 

4.3 Boundary Street 
Design 

 All applications Required 

4.5 Transportation 
Demand 
Management 

All Elements Only required when the development 
generates more than 60 person-trips 

Required 

Network Impact 

3.2 Background 
Network Travel 
Demand 

All Elements Only required when one or more other 
Network Impact Modules are triggered 
when the development generates more 
than 75 auto or transit trips 

Required to discuss 
background transit demand 
per the transit trip trigger 

3.3 Demand 
Rationalization 

 Only required when one or more other 
Network Impact Modules when the 
development generates more than 75 auto 
trips 

Exempt 

4.6 Neighbourhood 
Traffic Calming 

4.6.1 Adjacent 
Neighbourhoods 

If the development meets all of the 
following criteria along the route(s) site 
generated traffic is expected to utilize 
between an arterial road and the site’s 
access: 
 
1. Access to Collector or Local; 

Exempt 
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Module Element Explanation  Exempt/Required 

2. “Significant sensitive land use 
presence” exists, where there is at 
least two of the following adjacent to 
the subject street segment: 

 School (within 250m walking 
distance); 

 Park; 

 Retirement / Older Adult Facility 
(i.e. long-term care and retirement 
homes); 

 Licenced Child Care Centre; 

 Community Centre; or 

 50%, or greater, of adjacent 
property along the route(s) is 
occupied by residential 
lands and a minimum of 10 
occupied residential units are 
present on the route. 

3. Application is for Zoning By-Law 
Amendment or Draft Plan of 
Subdivision; 

4. At least 75 site-generated auto trips; 
5. Site Trip Infiltration is expected. Site 

traffic will increase peak hour vehicle 
volumes along the route by 50% or 
more. 

4.7 Transit  

4.7.1 Transit Route 
Capacity 

Only required when the development 
generates more than 75 transit trips 

Required 

4.7.2 Transit 
Priority 
Requirements 

Only required when the development 
generates more than 75 auto trips 

Exempt 

4.8 Network Concept 

 Only required when proposed 
development generates more than 200 
person-trips during the peak hour in excess 
of equivalent volume permitted by 
established zoning 

Exempt 

4.9 Intersection 
Design 

4.9.1 Intersection 
Control  

Only required when the development 
generates more than 75 auto trips 

Exempt 

4.9.2 Intersection 
Design 

Only required when the development 
generates more than 75 auto trips 

Exempt 

6 Development Design 

6.1 Design for Sustainable Modes 
Hard surface connections from the building entrances will link to the existing sidewalk on Regina Street in the 

west, the Pinecrest Creek Pathway to the east, and the Byron Linear Tramway Park links to the Ottawa River 

Pathway to the north. The closest local bus stops are located at the intersection of Richmond Road at Assaly Road 

and at Starflower Lane, which are within 500 metres of the site entrances. Lincoln Fields Station and area transit 

stops can be accessed via the proposed connection to the Pinecrest Creek Pathway.  
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Vehicle parking for the Parkway House facility is proposed within a surface lot, and the residential parking is 

proposed below grade. Bicycle parking is proposed within storage rooms on the main floor and on the first parking 

level, and in surface racks. The main slope of the parking ramp to the underground parking levels is 15%, and 

elevators are provided to the underground parking for ease of access. 

The infrastructure TDM checklist is provided in Appendix E.   

6.2 Circulation and Access 
Vehicle access is provided via the existing connection to Regina Street. The two-way access ties into the public 

roadway at approximately 8.0 metres in width. Internal drive aisle is proposed as a one-way (counter-clockwise) 

loop internal to the site and are 6.0 metres wide. Loading zones are proposed adjacent to each building.  

Garbage collection will occur in the proposed loading zones, and emergency services can access the buildings via 

the internal drive aisle loop. Turning templates are provided in Appendix F. 

7 Parking 

7.1 Parking Supply 
The proposed development will provide 219 vehicle parking spaces, including 12 spaces for the Parkway House 

facility, 197 spaces for residents, and 22 spaces for visitors. Twenty-one spaces are within surface lots and 198 

spaces will be in the below-grade parking levels. 

The parking provision conforms to the rates established by the prior Official Plan and zoning amendments. For the 

purposes of discussion relating to reducing resident parking as a TDM measure, the rates prescribed by the Zoning 

By-Law are 0.5 spaces per dwelling unit and the proposed parking rate is 0.39 spaces per dwelling unit. 

Based on the Traffic and Parking (By-law No. 2017-301), and the Accessibility for Ontarians with Disabilities Act 

(AODA) Integrated Accessibility Standards (O. Reg. 191/11) the proposed parking provision requires a minimum 

of three accessible parking spaces. The site provides ten total accessible parking spaces, five as Type A spaces and 

five as Type B spaces. This overall provision and the space breakdown exceed the minimum of three Type A spaces 

and four Type B spaces required by AODA. 

A total of 612 bicycle parking spaces are proposed, including 574 internal bicycle parking spaces at a rate of 1.02 

space per dwelling unit, and 38 external bicycle parking spaces.  

The site is in close proximity to the future LRT station of Lincoln Fields, and is proposed as providing more than 

double the zoning Schedule A1 Area B required bicycle parking for developments in the area. The auto parking 

has been established at a lower rate than other sites within zoning Schedule A1’s Area B, which will act as a TDM 

measure for the site and encourage higher cycling and transit use based on these enabling factors.  

Site vehicle and visitor parking meet the quantities established by the site-specific zoning. 

8 Boundary Street Design 
Table 14 summarizes the MMLOS analysis for the boundary street of Regina Street. The existing and future 

conditions for both streets will be the same and are considered in one row. The boundary street analysis is based 

on the policy area of “General Urban Area”. The MMLOS worksheets has been provided in Appendix G. 
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Table 14: Boundary Street MMLOS Analysis 

Segment 
Pedestrian LOS Bicycle LOS Transit LOS Truck LOS 

PLOS Target BLOS Target TLOS Target TrLOS Target 

Regina St C C D D - - - - 

Regina Street meets the pedestrian and cycling MMLOS targets.  

9 Access Intersections Design 

9.1 Location and Design of Access 
The proposed site uses the existing two-way access on Regina Street. The access ties into the public roadway at 

approximately 8.0 metres in width, and it meets the minimum width of 2.4 meters and the maximum width of 9.0 

meters according to the Private Approach By-law. 

A sidewalk is proposed on the north side to connect to the existing sidewalk on Regina Street. 

10 Transportation Demand Management 

10.1 Context for TDM 
The mode shares used within the TIA represent a shift from auto modes to transit, given the site proximity to 

Lincoln Fields Station, which will include LRT in the future conditions, the limited vehicle parking proposed, and 

the additional bicycle parking proposed. Overall, the modal shares are likely to be achieved and supporting TDM 

measures should be provided to encourage this shift. 

The subject site is not located within a design priority area, the total bedroom count within the development is 

subject to the final unit breakdown, and no age restrictions are noted. 

10.2 Need and Opportunity 
The subject site is forecasted to rely predominantly on transit, and those assumptions have been carried through 

the analysis. The study area intersections are anticipated to have residual capacity, thus the risks to the network 

due to not meeting the target mode shares are low. The primary result would be the potential for increased 

queuing along Richmond Road.  

10.3 TDM Program 
The “suite of post occupancy TDM measures” has been summarized in the TDM checklists for the residential land 

uses. The checklist is provided in Appendix E. The key TDM measures recommended include: 

 Provide a multi-modal travel option information package to new residents 

 Display local area maps with walking/cycling routes and with transit routes at major building entrances 

 Contract with providers to install on-site bike-share station (or other micromobility e.g., scootershare) 

 Contract with provider to install on-site carshare vehicles and promote their use by residents 

 Inclusion of a 1-year Presto card for apartment rental, with a set time frame for this offer (e.g. 6-months) 

from the initial opening of the site 

 Unbundle parking cost from purchase or rental costs 

It should be noted that at the time of this report, scootershare cannot access NCC lands, and therefore may not 

be appropriate for the subject site as presently offered.  
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11 Background Network Travel Demands 

11.1 Transportation Network Plans 
The transportation network plans were discussed in Section 2.3, and the intersection modifications for the 

Richmond Road at McEwen Avenue intersection are anticipated to be completed by site buildout. Since the 

development is anticipated to generate fewer than 75 auto trips, no analysis for the future traffic conditions is 

required.4 

11.2 Background Growth 
The background developments are listed in Section 2.3.2. The area developments are anticipated to rely on the 

Lincoln Fields LRT Station for the majority of expected transit trips. It is assumed that approximately 30% of the 

total background transit trips would rely on route #11 travels along Richmond Road connect to Lincoln Fields 

Station, which, based on the associated TIA reports would represent a ridership increases of 15 to 30 riders in the 

peak direction of route #11. These additional trips may be accommodated by the existing 15-minute service 

assuming each bus is not at capacity, although the substitution of one higher capacity bus or the addition of a 

single bus during AM peak hour may be required to meet increases in ridership demand.  

12 Transit 

12.1 Route Capacity 

In Section 5.1 the trip generation by mode was estimated, including an estimate of the number of transit trips that 

will be generated by the proposed development. Table 17 summarizes the transit trip generation. 

Table 15: Trip Generation by Transit Mode 

Travel Mode 
Mode 
Share 

AM Peak Period PM Peak Period 

In Out Total In Out Total 

Transit 50% 37 87 124 67 53 120 

The proposed development is anticipated to generate an additional 124 AM and 120 PM peak hour two-way 

transit trips. From the trip distribution found in section 5.3, these values can be further broken down. Table 16 

summarizes forecasted site-generated transit ridership trips by direction and the equivalent bus loads. 

Table 16: Forecasted Site-Generated Transit Ridership 

Direction 
AM Peak Hour PM Peak Hour 

Service Type 
Approximate Equivalent Peak 

Hour/Direction Bus Loads In Out In Out 

North 2 4 3 3 Bus, LRT Negligible 

South 7 18 13 11 Bus, LRT One third of a standard bus 

East 17 39 30 24 Bus, LRT Three quarters of a standard bus 

West 11 26 20 16 Bus, LRT Half of a standard bus 

Site peak hour transit trips are anticipated to be taken via the LRT at Lincoln Fields Station, either by walking or 

connecting to the station via route #11 or taken directly via the route #11.   
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13 Improvements Indicated and Modifications Options  
The following summarizes the analysis and results presented in this TIA report: 

Proposed Site and Screening 

 The proposed development concept includes 565 residential dwelling units across one 28-storey, one 16- 

storey tower, and one seven-storey residential tower which will house the relocated Parkway House 

supportive housing facility at the ground level 

 Accesses will be provided from the existing terminal extension of Regina Street 

 The development is proposed to be completed in two stages to facilitate the relocation of the existing 

facility with a full build-out horizon of 2026 

 The Trip Generation Trigger was met for the TIA Screening 

 This report is supporting a site plan application 

 Based on the exemption review provided in Section 5, consistent with the 2023 Revisions to the 

Guidelines, a TIA has been prepared with a design review component with a review of transit 

Existing Conditions 

 Richmond Road is an arterial road in the study area 

 Sidewalks are provided on both sides of Richmond Road, Croydon Avenue, McEwen Avenue and Regina 

Street west of Assaly Road, and on one side of Regina Street east of Assaly Road 

 A curbside bike lane is on the north side of Richmond Road which is a cross-town bikeway, and a cycle 

track is on the south side west of Starflower Lane, and pathways are located north and east of the site  

 Higher instances of collisions were noted at the Croydon Avenue at Richmond Road intersection than 

other locations within the study area and these were found to be largely rear end collisions which are 

lower speed and typical of congested conditions 

 No spatial patterns were noted for four pedestrian collisions captured at this intersection within five years, 

and collisions may be influenced by the intersection skew 

 The route #11 services Richmond Road and Lincoln Fields Station with 15-minute service, and Lincoln Field 

Station is approximately 1.1 kilometres walking distance from the site with existing pedestrian 

connections 

 Queueing is noted in the peak directions on Richmond Road during both peak hours, but generally the 

study area intersections operate well 

Development Generated Travel Demand 

 The proposed development is forecasted produce 239 two-way people trips during the AM peak hour and 

235 two-way people trips during the PM peak hour 

 Of the forecasted people trips, 66 two-way trips will be vehicle trips during the AM peak hour and 67 two-

way trips will be vehicle trips during the PM peak hour based on a 30% auto modal share target 

 Of the forecasted trips, 5% are anticipated to travel north, 20% to travel south, 45% to travel east, and 

30% to travel west 

Development Design 

 Hard surface connections from building entrances to the existing sidewalk on Regina Street in the west, 

the Pinecrest Creek Pathway to the east, and the Byron Linear Tramway Park links to the Ottawa River 

Pathway to the north will be provided 
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 Parking for vehicles is within below-grade parking levels for residents, and within a surface lot for Parkway 

House, and parking for bicycles will be within a secure room on the main floor, in surface racks, and within 

secure rooms on the first below-grade parking level accessed via a ramp with a 15% grade or an elevator 

 Local bus stops are within 500 metres walking distance and Lincoln fields Station can be accessed via the 

proposed connection to the Pinecrest Creek Pathway 

 A one-way (counter-clockwise) site drive aisle loop is proposed to be 6.0 metres wide with a local widening 

to 8.0 metres at its intersection with Regina Street 

 Loading zones are designated adjacent to each building, garbage collection will occur within these zones, 

and emergency services can circulate the site drive aisles 

Parking 

 Two hundred nineteen vehicle parking spaces are proposed on-site 

 Twenty-one spaces are within surface lots and 198 spaces will be in the below-grade parking levels 

 Vehicle parking provision conforms to the rates established by the prior zoning amendment, and minimum 

accessible parking requirements are being met 

 Six hundred twelve bicycle parking spaces are proposed on-site, including 574 internal to the building and 

38 external, at a rate of 1.02 spaces per unit for spaces internal to the building 

Boundary Street Design 

 The site boundary street of Regina Street meets MMLOS targets 

TDM 

 The site is providing a reduced vehicle parking rate from typical area zoning, and an increased bicycle 

parking rate 

 Supportive TDM measures to be included within the proposed development should include: 

o Provide a multi-modal travel option information package to new residents 

o Display local area maps with walking/cycling routes and with transit routes at major building 

entrances 

o Contract with providers to install on-site bike-share station (or other micromobility e.g., 

scootershare*) 

o Contract with provider to install on-site carshare vehicles and promote their use by residents 

o Inclusion of a 1-year Presto card for apartment rental, with a set time frame for this offer (e.g. 6-

months) from the initial opening of the site 

o Unbundle parking cost from purchase or rental costs 

 Scootershare ultimately may not be appropriate for the if service function at build out is as at present 

Background Conditions 

 The background developments are anticipated to contribute 15-30 peak hour peak directions riders to the 

route #11, and may necessitate the substitution of a higher order bus per peak hour or the addition of a 

single bus on the route based on the existing 15-minute service 

 The construction of the LRT station at Lincoln Fields is anticipated to be completed by site build-out 

Transit 

 The development is forecasted to generate 124 two-way AM and 120 two-way PM peak hour transit trips 

of which 87 outbound AM and 67 inbound PM peak hour trips are anticipated 
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 Site peak hour transit trips are anticipated to be taken via the LRT at Lincoln Fields Station, either by 

walking or connecting to the station via route #11 or taken directly via the route #11 

14 Conclusion 
It is recommended that, from a transportation perspective, the proposed development applications proceed. 
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Appendix A 

   

TIA Screening Form and PM Certification Form 

  



6 Plaza Court

Ottawa, ON K2H 7W1

City of Ottawa 2023 Revisions to 2017 TIA Guidelines Date: 07-Nov-23

Step 1 - Screening Form Project Number: 2021-057

Project Reference: Parkway House

Municipal Address

Description of Location

Land Use Classification

Development Size 

Accesses

Phase of Development

Buildout Year

TIA Requirement

Land Use Type

Development Size 523 Units

Trip Generation Trigger Yes

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

designated as part of the Transit Priority Network, Rapid Transit network or 

Cross-Town Bikeways? 

No

Is the development in a Hub, a Protected Major Transit Station Area 

(PMTSA), or a Design Priority Area (DPA)?
No

Location Trigger No

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

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

sight lines at a proposed driveway?
No

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)?

No

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 No

1.3 Location Triggers

2 high-rise residential buildings totalling 523 Dwelling 

Units

1.4. Safety Triggers

Full TIA Required

One existing via Regina St

Two

2026

Multi-Family (High-Rise)

1.1 Description of Proposed Development

1.2 Trip Generation Trigger

2475 Regina Street

End of Regina St, north of Richmond Rd, west of Kichi 

Zibi Mikan

Formerly Parks and Open Space (O1) - Subject to 

recent rezoning application







 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Appendix B 

   

Turning Movement Counts 
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Appendix C 

   

Synchro Intersection Worksheets – Existing Conditions 
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Appendix D 

   

Collision Data 

  



Accident Date Accident Year Accident Time Location Environment Condition Light Traffic Control Traffic Control Condition Classification Of Accident Initial Impact Type Road Surface Condition # Vehicles # Motorcycles # Bicycles # Pedestrians

2018-04-24 2018 13:35 CROYDON AVE @ RICHMOND RD (0002652) 01 - Clear 01 - Daylight 01 - Traffic signal 0 03 - P.D. only 05 - Turning movement 01 - Dry 0 0 0 0

2018-06-20 2018 21:30 CROYDON AVE @ RICHMOND RD (0002652) 01 - Clear 07 - Dark 01 - Traffic signal 0 03 - P.D. only 02 - Angle 01 - Dry 0 0 0 0

2018-06-21 2018 15:12 CROYDON AVE @ RICHMOND RD (0002652) 01 - Clear 01 - Daylight 01 - Traffic signal 0 03 - P.D. only 03 - Rear end 01 - Dry 0 0 0 0

2018-08-02 2018 15:32 CROYDON AVE @ RICHMOND RD (0002652) 01 - Clear 01 - Daylight 01 - Traffic signal 0 02 - Non-fatal injury 03 - Rear end 01 - Dry 0 0 0 0

2018-08-06 2018 13:42 CROYDON AVE @ RICHMOND RD (0002652) 01 - Clear 01 - Daylight 01 - Traffic signal 0 03 - P.D. only 02 - Angle 01 - Dry 0 0 0 0

2018-09-28 2018 17:15 CROYDON AVE @ RICHMOND RD (0002652) 01 - Clear 01 - Daylight 01 - Traffic signal 0 03 - P.D. only 05 - Turning movement 01 - Dry 0 0 0 0

2018-10-25 2018 8:29 CROYDON AVE @ RICHMOND RD (0002652) 01 - Clear 01 - Daylight 01 - Traffic signal 0 02 - Non-fatal injury 07 - SMV other 01 - Dry 0 0 0 1

2018-12-21 2018 5:34 CROYDON AVE @ RICHMOND RD (0002652) 02 - Rain 07 - Dark 01 - Traffic signal 0 02 - Non-fatal injury 07 - SMV other 02 - Wet 0 0 0 1

2019-01-05 2019 23:40 CROYDON AVE @ RICHMOND RD (0002652) 01 - Clear 07 - Dark 01 - Traffic signal 0 03 - P.D. only 07 - SMV other 02 - Wet 0 0 0 0

2019-02-12 2019 20:30 CROYDON AVE @ RICHMOND RD (0002652) 03 - Snow 07 - Dark 01 - Traffic signal 0 03 - P.D. only 02 - Angle 03 - Loose snow 0 0 0 0

2019-04-04 2019 18:47 CROYDON AVE @ RICHMOND RD (0002652) 01 - Clear 01 - Daylight 01 - Traffic signal 0 02 - Non-fatal injury 07 - SMV other 01 - Dry 0 0 0 1

2019-10-23 2019 8:10 CROYDON AVE @ RICHMOND RD (0002652) 01 - Clear 01 - Daylight 01 - Traffic signal 0 03 - P.D. only 03 - Rear end 01 - Dry 0 0 0 0

2019-11-03 2019 21:25 CROYDON AVE @ RICHMOND RD (0002652) 01 - Clear 07 - Dark 01 - Traffic signal 0 02 - Non-fatal injury 03 - Rear end 01 - Dry 0 0 0 0

2019-11-29 2019 10:48 CROYDON AVE @ RICHMOND RD (0002652) 01 - Clear 01 - Daylight 01 - Traffic signal 0 03 - P.D. only 02 - Angle 01 - Dry 0 0 0 0

2020-06-13 2020 15:18 CROYDON AVE @ RICHMOND RD (0002652) 01 - Clear 01 - Daylight 01 - Traffic signal 0 03 - P.D. only 03 - Rear end 01 - Dry 0 0 0 0

2020-12-03 2020 18:20 CROYDON AVE @ RICHMOND RD (0002652) 01 - Clear 07 - Dark 01 - Traffic signal 0 03 - P.D. only 03 - Rear end 02 - Wet 0 0 0 0

2021-06-09 2021 15:30 CROYDON AVE @ RICHMOND RD (0002652) 01 - Clear 01 - Daylight 01 - Traffic signal 0 03 - P.D. only 04 - Sideswipe 01 - Dry 0 0 0 0

2021-09-16 2021 14:09 CROYDON AVE @ RICHMOND RD (0002652) 01 - Clear 01 - Daylight 01 - Traffic signal 0 03 - P.D. only 02 - Angle 01 - Dry 0 0 1 0

2021-10-26 2021 18:48 CROYDON AVE @ RICHMOND RD (0002652) 02 - Rain 07 - Dark 01 - Traffic signal 0 02 - Non-fatal injury 07 - SMV other 02 - Wet 0 0 0 1

2018-11-12 2018 8:15 CROYDON AVE @ REGINA ST (0002786) 03 - Snow 01 - Daylight 02 - Stop sign 0 03 - P.D. only 03 - Rear end 06 - Ice 0 0 0 0

2020-01-24 2020 14:04 CROYDON AVE @ REGINA ST (0002786) 01 - Clear 01 - Daylight 02 - Stop sign 0 03 - P.D. only 99 - Other 03 - Loose snow 0 0 0 0

2018-11-22 2018 18:05 ASSALY RD @ RICHMOND RD (0002682) 01 - Clear 07 - Dark 01 - Traffic signal 0 03 - P.D. only 03 - Rear end 01 - Dry 0 0 0 0

2019-06-10 2019 15:30 ASSALY RD @ RICHMOND RD (0002682) 01 - Clear 01 - Daylight 01 - Traffic signal 0 03 - P.D. only 03 - Rear end 01 - Dry 0 0 0 0

2019-08-21 2019 17:05 ASSALY RD @ RICHMOND RD (0002682) 01 - Clear 01 - Daylight 01 - Traffic signal 0 02 - Non-fatal injury 07 - SMV other 01 - Dry 0 0 0 1

2021-01-20 2021 15:57 ASSALY RD @ RICHMOND RD (0002682) 01 - Clear 01 - Daylight 01 - Traffic signal 0 03 - P.D. only 03 - Rear end 05 - Packed snow 0 0 0 0

2018-01-16 2018 19:59 RICHMOND RD btwn ASSALY RD & CROYDON AVE (__3ZA2XS) 03 - Snow 07 - Dark 10 - No control 0 03 - P.D. only 07 - SMV other 02 - Wet 0 0 0 0

2018-02-26 2018 14:22 RICHMOND RD btwn ASSALY RD & CROYDON AVE (__3ZA2XS) 01 - Clear 01 - Daylight 10 - No control 0 03 - P.D. only 04 - Sideswipe 01 - Dry 0 0 0 0

2018-04-30 2018 13:24 RICHMOND RD btwn ASSALY RD & CROYDON AVE (__3ZA2XS) 01 - Clear 01 - Daylight 10 - No control 0 02 - Non-fatal injury 02 - Angle 01 - Dry 0 0 0 0

2018-11-15 2018 17:06 RICHMOND RD btwn ASSALY RD & CROYDON AVE (__3ZA2XS) 01 - Clear 07 - Dark 10 - No control 0 03 - P.D. only 02 - Angle 01 - Dry 0 0 0 0

2020-10-19 2020 6:30 RICHMOND RD btwn ASSALY RD & CROYDON AVE (__3ZA2XS) 02 - Rain 03 - Dawn 10 - No control 0 03 - P.D. only 02 - Angle 02 - Wet 0 0 0 0

2021-11-01 2021 Unknown REGINA ST btwn ASSALY RD & LINCOLN HEIGHTS RD (__3ZABY0) 00 - Unknown 07 - Dark 10 - No control 0 03 - P.D. only 06 - SMV unattended vehicle 01 - Dry 0 0 0 0

2018-04-18 2018 Unknown REGINA ST btwn ASSALY RD & LINCOLN HEIGHTS RD (__3ZABY3) 01 - Clear 00 - Unknown 10 - No control 0 03 - P.D. only 06 - SMV unattended vehicle 01 - Dry 0 0 0 0

2018-08-24 2018 Unknown REGINA ST btwn ASSALY RD & LINCOLN HEIGHTS RD (__3ZABY3) 01 - Clear 00 - Unknown 10 - No control 0 03 - P.D. only 06 - SMV unattended vehicle 01 - Dry 0 0 0 0

2019-04-12 2019 Unknown REGINA ST btwn ASSALY RD & LINCOLN HEIGHTS RD (__3ZABY3) 01 - Clear 00 - Unknown 10 - No control 0 03 - P.D. only 06 - SMV unattended vehicle 01 - Dry 0 0 0 0

2021-03-16 2021 13:15 REGINA ST btwn ASSALY RD & LINCOLN HEIGHTS RD (__3ZABY3) 01 - Clear 01 - Daylight 10 - No control 0 03 - P.D. only 06 - SMV unattended vehicle 01 - Dry 0 0 0 0

2018-10-11 2018 Unknown ASSALY RD btwn REGINA LANE & RICHMOND RD (__3ZA5XK) 01 - Clear 00 - Unknown 10 - No control 0 03 - P.D. only 06 - SMV unattended vehicle 01 - Dry 0 0 0 0



Accident Year Accident Date Accident Time Location Traffic Control Vehicle 1 Type Vehicle 2 Type Environment Condition 1 Light Collision.ClassificationOfAccident Initial Impact Type Vehicle 1 Initial Direction Vehicle 1 Manoeuver Vehicle 1 First Event Vehicle 2 Initial Direction Vehicle 2 Manoeuver Vehicle 2 First Event Vehicle 3 Initial Direction Vehicle 3 Manoeuver Vehicle 3 First Event Vehicle 4 Initial Direction Vehicle 4 Manoeuver Vehicle 4 First Event No Of Pedestrians
2017 07-Jan 14:21 CROYDON AVE @ RICHMOND RD (0002652) 01 - Traffic signal 01 - Automobile, station wagon 01 - Automobile, station wagon 01 - Clear 01 - Daylight 03 - P.D. only 02 - Angle 03 - East 05 - Turning right 01 - Other motor vehicle 02 - South 01 - Going ahead 01 - Other motor vehicle 0
2017 21-Jul 13:08 CROYDON AVE @ RICHMOND RD (0002652) 01 - Traffic signal 01 - Automobile, station wagon 01 - Automobile, station wagon 01 - Clear 01 - Daylight 02 - Non-fatal injury 05 - Turning movement 01 - North 04 - Turning left 01 - Other motor vehicle 02 - South 01 - Going ahead 01 - Other motor vehicle 0
2017 24-Oct 20:28 CROYDON AVE @ RICHMOND RD (0002652) 01 - Traffic signal 01 - Automobile, station wagon 01 - Automobile, station wagon 01 - Clear 07 - Dark 03 - P.D. only 05 - Turning movement 02 - South 04 - Turning left 01 - Other motor vehicle 01 - North 01 - Going ahead 01 - Other motor vehicle 0
2018 24-Apr 13:35 CROYDON AVE @ RICHMOND RD (0002652) 01 - Traffic signal 01 - Automobile, station wagon 01 - Automobile, station wagon 01 - Clear 01 - Daylight 03 - P.D. only 05 - Turning movement 04 - West 04 - Turning left 01 - Other motor vehicle 03 - East 01 - Going ahead 01 - Other motor vehicle 0
2018 20-Jun 21:30 CROYDON AVE @ RICHMOND RD (0002652) 01 - Traffic signal 01 - Automobile, station wagon 01 - Automobile, station wagon 01 - Clear 07 - Dark 03 - P.D. only 02 - Angle 04 - West 01 - Going ahead 01 - Other motor vehicle 02 - South 01 - Going ahead 01 - Other motor vehicle 0
2018 21-Jun 15:12 CROYDON AVE @ RICHMOND RD (0002652) 01 - Traffic signal 05 - Pick-up truck 01 - Automobile, station wagon 01 - Clear 01 - Daylight 03 - P.D. only 03 - Rear end 03 - East 01 - Going ahead 01 - Other motor vehicle 03 - East 10 - Stopped 01 - Other motor vehicle 03 - East 01 - Going ahead 01 - Other motor vehicle 0
2018 02-Aug 15:32 CROYDON AVE @ RICHMOND RD (0002652) 01 - Traffic signal 01 - Automobile, station wagon 01 - Automobile, station wagon 01 - Clear 01 - Daylight 02 - Non-fatal injury 03 - Rear end 01 - North 02 - Slowing or stopping 01 - Other motor vehicle 01 - North 10 - Stopped 01 - Other motor vehicle 0
2018 06-Aug 13:42 CROYDON AVE @ RICHMOND RD (0002652) 01 - Traffic signal 01 - Automobile, station wagon 01 - Automobile, station wagon 01 - Clear 01 - Daylight 03 - P.D. only 02 - Angle 03 - East 08 - Merging 01 - Other motor vehicle 02 - South 01 - Going ahead 01 - Other motor vehicle 0
2018 28-Sep 17:15 CROYDON AVE @ RICHMOND RD (0002652) 01 - Traffic signal 01 - Automobile, station wagon 01 - Automobile, station wagon 01 - Clear 01 - Daylight 03 - P.D. only 05 - Turning movement 01 - North 05 - Turning right 01 - Other motor vehicle 01 - North 01 - Going ahead 01 - Other motor vehicle 0
2018 25-Oct 8:29 CROYDON AVE @ RICHMOND RD (0002652) 01 - Traffic signal 05 - Pick-up truck 01 - Clear 01 - Daylight 02 - Non-fatal injury 07 - SMV other 03 - East 01 - Going ahead 03 - Pedestrian 1
2018 21-Dec 5:34 CROYDON AVE @ RICHMOND RD (0002652) 01 - Traffic signal 01 - Automobile, station wagon 02 - Rain 07 - Dark 02 - Non-fatal injury 07 - SMV other 01 - North 04 - Turning left 03 - Pedestrian 1
2019 05-Jan 23:40 CROYDON AVE @ RICHMOND RD (0002652) 01 - Traffic signal 01 - Automobile, station wagon 01 - Clear 07 - Dark 03 - P.D. only 07 - SMV other 04 - West 02 - Slowing or stopping 63 - Building or wall 0
2019 12-Feb 20:30 CROYDON AVE @ RICHMOND RD (0002652) 01 - Traffic signal 01 - Automobile, station wagon 01 - Automobile, station wagon 03 - Snow 07 - Dark 03 - P.D. only 02 - Angle 04 - West 02 - Slowing or stopping 01 - Other motor vehicle 02 - South 01 - Going ahead 01 - Other motor vehicle 0
2019 04-Apr 18:47 CROYDON AVE @ RICHMOND RD (0002652) 01 - Traffic signal 01 - Automobile, station wagon 01 - Clear 01 - Daylight 02 - Non-fatal injury 07 - SMV other 02 - South 04 - Turning left 03 - Pedestrian 1
2019 23-Oct 8:10 CROYDON AVE @ RICHMOND RD (0002652) 01 - Traffic signal 01 - Automobile, station wagon 01 - Automobile, station wagon 01 - Clear 01 - Daylight 03 - P.D. only 03 - Rear end 03 - East 01 - Going ahead 01 - Other motor vehicle 03 - East 10 - Stopped 01 - Other motor vehicle 03 - East 10 - Stopped 01 - Other motor vehicle 0
2019 03-Nov 21:25 CROYDON AVE @ RICHMOND RD (0002652) 01 - Traffic signal 00 - Unknown 01 - Automobile, station wagon 01 - Clear 07 - Dark 02 - Non-fatal injury 03 - Rear end 01 - North 00 - Unknown 01 - Other motor vehicle 01 - North 10 - Stopped 01 - Other motor vehicle 0
2019 29-Nov 10:48 CROYDON AVE @ RICHMOND RD (0002652) 01 - Traffic signal 34 - Police vehicle 01 - Automobile, station wagon 01 - Clear 01 - Daylight 03 - P.D. only 02 - Angle 01 - North 01 - Going ahead 01 - Other motor vehicle 04 - West 01 - Going ahead 01 - Other motor vehicle 0
2020 13-Jun 15:18 CROYDON AVE @ RICHMOND RD (0002652) 01 - Traffic signal 05 - Pick-up truck 05 - Pick-up truck 01 - Clear 01 - Daylight 03 - P.D. only 03 - Rear end 03 - East 01 - Going ahead 01 - Other motor vehicle 03 - East 10 - Stopped 01 - Other motor vehicle 0
2020 03-Dec 18:20 CROYDON AVE @ RICHMOND RD (0002652) 01 - Traffic signal 01 - Automobile, station wagon 01 - Automobile, station wagon 01 - Clear 07 - Dark 03 - P.D. only 03 - Rear end 01 - North 01 - Going ahead 01 - Other motor vehicle 01 - North 04 - Turning left 01 - Other motor vehicle 0
2021 09-Jun 15:30 CROYDON AVE @ RICHMOND RD (0002652) 01 - Traffic signal 05 - Pick-up truck 01 - Automobile, station wagon 01 - Clear 01 - Daylight 03 - P.D. only 04 - Sideswipe 03 - East 00 - Unknown 01 - Other motor vehicle 03 - East 00 - Unknown 01 - Other motor vehicle 0
2021 16-Sep 14:09 CROYDON AVE @ RICHMOND RD (0002652) 01 - Traffic signal 01 - Automobile, station wagon 36 - Bicycle 01 - Clear 01 - Daylight 03 - P.D. only 02 - Angle 02 - South 01 - Going ahead 04 - Cyclist 04 - West 01 - Going ahead 01 - Other motor vehicle 0
2021 26-Oct 18:48 CROYDON AVE @ RICHMOND RD (0002652) 01 - Traffic signal 05 - Pick-up truck 02 - Rain 07 - Dark 02 - Non-fatal injury 07 - SMV other 04 - West 04 - Turning left 03 - Pedestrian 1
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Appendix F 

   

Turning Templates   



REGINA ST

520 ft²
[48.27 m²]

WASTE

SIAMESE CONNECTION

RES. LOBBY

ST
AF

F 
W

OR
KS

PA
CE

ST
AF

F 
BR

EA
K

SHOWER
ADMIN OFFICE E/D OFFICE

LAUNDRY

JA
NI

TO
R

CO
AT

 C
LMAIL

LOUNGE

STAGING AREA

SHOWER

150 ft²
[13.94 m²]

BULK STORAGE

ST
AI

R 
B

615 ft²
[57.16 m²]

LOBBY

209 ft²
[19.38 m²]

MAIL

1393 ft²
[129.40 m²]

WASTE

CACF

370 ft²
[34.34 m²]

OFFICE

95 ft²
[8.85 m²]

PARCEL

6217 ft²
[577.62 m²]

AMENITY

STAIR G

STAIR H

STAIR I

SIAMESE CONNECTION

BULK STORAGE

ELEC CL

MECH

MUA

821 ft²
[76.24 m²]

LOBBY

998 ft²
[92.71 m²]

WASTE

79 ft²
[7.38 m²]

PARCEL 276 ft²
[25.66 m²]

MAIL

179 ft²
[16.62 m²]

MOVE

COMMUNITY
GREEN

EXISTING
PARKWAY HOUSE

TYPE G LOADING ZONE
(13m x 4m)

TYPE G LOADING ZONE
13m x 4m

COMBINED
WASTE
STORAGE
FACILITY

19 (2.6m x 5.6m) PARKING SPACES
2 TYPE A ACCESIBLE PARKING
SPACES
21 TOTAL SURFACE SPACES

BELOW
GRADE
PARKING
ENTRANCE

DROP-OFF
ZONE

TYPE G LOADING ZONE
13m x 4m

CANOPY EDGE ABOVE

PINECREST CREEK PATHW
AY

REGINA ST

PATHWAY CONNECTION TO PINECREST CREEK

CACF

RETAINING
WALL

EXTEND OF BELOW
GRADE LEVELS

STAIR C

STAIR D

EXTERIOR
COMMUNAL
AMENITY

6 YD
GARBAGE(C)

6 YD
GARBAGE(C)

4 YD
GARBAGE(C)

4 YD
GARBAGE(L)

4 YD
GARBAGE(L)

3 YD
RECYCLE(G)

3 YD
RECYCLE(F)

3 YD
RECYCLE(F)

ELEC CL

+65.35

+63.74

+63.69

+64.50

+64.17

AIR EXHAUST
GRATES
MAX. 13mm WIDE

AIR INTAKE GRATES

HYDRO VAULT AIR
EXHAUST GRATES
MAX. 13mm WIDE

AIR INTAKE GRATES
MAX. 13mm WIDE

1232 ft²
[114.45 m²]

AMENITIES

771 ft²
[71.64 m²]

GUEST SUITE

SIAMESE CONNECTION

SIAMESE CONNECTION

112 ft²
[10.37 m²]

BULK

STAGING
AREA

UNIVERSAL WASHROOM

VESTIBULE

PH
AS

IN
G 

LI
NE

AMENITIES

7.5%

15.0%

1689 ft²
[156.89 m²]

AMENITIES

+67.05

STAGING AREA

HYDRO VAULT AIR INTAKE
GRATES
MAX. 13mm WIDE

AIR EXHAUST GRATES
MAX. 13mm WIDE

ACCESS TO WASTE
WATER TANK

ACCESS TO WASTE
WATER TANK

HYDRO AIR
EXHAUST GRATES
MAX. 13mm WIDE

HYDRO VAULT AIR INTAKE
GRATES
MAX. 13mm WIDE

HYDRO VAULT BELOW

BICYCLE STORAGE

REGINA ST

+62.30

520 ft²
[48.27 m²]

WASTE

STAIR A

SIAMESE CONNECTION

BDBD

RES. LOBBY

TUB RM

ST
AF

F 
W

OR
KS

PA
CE

ST
AF

F 
BR

EA
K

WC

SHOWER
ADMIN OFFICE E/D OFFICE

BD

LAUNDRY

JA
NI

TO
R

CO
AT

 C
LMAIL

CACF

LOUNGE

DINNING
KITCHEN

STAGING AREA

BDBD BDBD BDBD BD BD BD

WC

SHOWER

PA
NT

RY

FR
EE

ZE
R

ELEC RM

STORAGE

150 ft²
[13.94 m²]

BULK STORAGE

ST
AI

R 
B

615 ft²
[57.16 m²]

LOBBY

209 ft²
[19.38 m²]

MAIL

1393 ft²
[129.40 m²]

WASTE

CACF

370 ft²
[34.34 m²]

OFFICE

95 ft²
[8.85 m²]

PARCEL

6217 ft²
[577.62 m²]

AMENITY

1280 ft²
[118.96 m²]

AMENITY

STAIR G

STAIR H

STAIR I

SIAMESE CONNECTION

BULK STORAGE

ELEC CL

MECH

MUA

821 ft²
[76.24 m²]

LOBBY

998 ft²
[92.71 m²]

WASTE

79 ft²
[7.38 m²]

PARCEL 276 ft²
[25.66 m²]

MAIL

179 ft²
[16.62 m²]

MOVE

PEDESTRIAN

PATHW
AY

COMMUNITY
GREEN

EXISTING
PARKWAY HOUSE

TYPE G LOADING ZONE
(13m x 4m)

TYPE G LOADING ZONE
13m x 4m

COMBINED
WASTE
STORAGE
FACILITY

19 (2.6m x 5.6m) PARKING SPACES
2 TYPE A ACCESIBLE PARKING
SPACES
21 TOTAL SURFACE SPACES

BELOW
GRADE
PARKING
ENTRANCE

DROP-OFF
ZONE

TYPE G LOADING ZONE
13m x 4m

U/G PARKING GARAGE
EXTEND

CANOPY EDGE ABOVE

PINECREST CREEK PATHW
AY

REGINA ST

BYRON LINEAR TRAMWAY PARK

PATHWAY CONNECTION TO PINECREST CREEK

CACF

RETAINING
WALL

EXTEND OF BELOW
GRADE LEVELS

STAIR C

STAIR D

EXTERIOR
COMMUNAL
AMENITY

6 YD
GARBAGE(C)

6 YD
GARBAGE(C)

4 YD
GARBAGE(C)

4 YD
GARBAGE(L)

4 YD
GARBAGE(L)

3 YD
RECYCLE(G)

3 YD
RECYCLE(F)

3 YD
RECYCLE(F)

ELEC CL

+62.77

+62.30 +62.32 +63.05+62.39 +63.00

+62.47

+65.35

+63.35

+62.33

+62.32

+63.74

+63.69

+62.62

+62.59

+64.50

+64.17

AIR EXHAUST
GRATES
MAX. 13mm WIDE

AIR INTAKE GRATES

HYDRO VAULT AIR
EXHAUST GRATES
MAX. 13mm WIDE

AIR INTAKE GRATES
MAX. 13mm WIDE

1232 ft²
[114.45 m²]

AMENITIES

771 ft²
[71.64 m²]

GUEST SUITE

SIAMESE CONNECTION

SIAMESE CONNECTION

112 ft²
[10.37 m²]

BULK

STAGING
AREA

UNIVERSAL WASHROOM

VESTIBULE

PH
AS

IN
G 

LI
NE

PH
AS

IN
G 

LI
NE

AMENITIES

7.5%

15.0%

1689 ft²
[156.89 m²]

AMENITIES

+67.05

STAGING AREA

HYDRO VAULT AIR INTAKE
GRATES
MAX. 13mm WIDE

AIR EXHAUST GRATES
MAX. 13mm WIDE

ACCESS TO WASTE
WATER TANK

ACCESS TO WASTE
WATER TANK

HYDRO AIR
EXHAUST GRATES
MAX. 13mm WIDE

HYDRO VAULT AIR INTAKE
GRATES
MAX. 13mm WIDE

HYDRO VAULT BELOW

BICYCLE STORAGE

REGINA ST

520 ft²
[48.27 m²]

WASTE

SIAMESE CONNECTION

RES. LOBBY

ST
AF

F 
W

OR
KS

PA
CE

ST
AF

F 
BR

EA
K

SHOWER
ADMIN OFFICE E/D OFFICE

LAUNDRY

JA
NI

TO
R

CO
AT

 C
LMAIL

LOUNGE

STAGING AREA

SHOWER

150 ft²
[13.94 m²]

BULK STORAGE

ST
AI

R 
B

615 ft²
[57.16 m²]

LOBBY

209 ft²
[19.38 m²]

MAIL

1393 ft²
[129.40 m²]

WASTE

CACF

370 ft²
[34.34 m²]

OFFICE

95 ft²
[8.85 m²]

PARCEL

6217 ft²
[577.62 m²]

AMENITY

STAIR G

STAIR H

STAIR I

SIAMESE CONNECTION
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MMLOS Analysis 

 

 



Multi-Modal Level of Service - Segments Form

Consultant CGH Transportation Project 
Scenario Date
Comments

Section
Regina St

Sidewalk Width
Boulevard Width

1.5 m         
0.5 - 2 m

Avg Daily Curb Lane Traffic Volume ≤ 3000

Operating Speed
On-Street Parking

> 50 to 60 km/h  
yes

Exposure to Traffic PLoS C - -

Effective Sidewalk Width

Pedestrian Volume

Crowding PLoS - - -

Level of Service - - -

Type of Cycling Facility Mixed Traffic

Number of Travel Lanes
≤ 2 (no 

centreline)

Operating Speed ≥ 50 to 60 km/h

# of Lanes & Operating Speed LoS D - -

Bike Lane (+ Parking Lane) Width

Bike Lane Width LoS - - -

Bike Lane Blockages

Blockage LoS - - -

Median Refuge Width (no median = < 1.8 m) < 1.8 m refuge

No. of Lanes at Unsignalized Crossing ≤ 3 lanes

Sidestreet Operating Speed >50 to 60 km/h

Unsignalized Crossing - Lowest LoS C - -

Level of Service D - -

Facility Type

Friction or Ratio Transit:Posted Speed

Level of Service - - -

Truck Lane Width

Travel Lanes per Direction

Level of Service - - -

Parkway House

2024-01-08

Not Applicable

D

SEGMENTS

B
ic

yc
le

P
ed

es
tr

ia
n

-

-

-

T
ra

n
si

t
A

u
to

Level of Service

T
ru

ck




