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EXECUTIVE SUMMARY 
 
This Transportation Impact Assessment report has been prepared in support of a redevelopment of 
the property located at 300 Moodie Drive. The subject site is currently occupied by an auto repair 
shop, auto parts store, and a Salvation Army thrift store. 
 
The proposed redevelopment will include a 135-suite hotel and 5,000 ft2 commercial retail unit, and 
the layout will be modified to accommodate more parking (increasing from approximately 80 to 156 
spaces).  
 
The subject site is designated as óUrban Employment Areaô on Schedule óBô of the Official Plan.  The 
implementing Zoning for the property is ñBusiness Park Industrial Zoneò (IP).  The proposed uses 
(hotel, commercial) are permitted uses in the IP Zone.  There are no Secondary Plans or Community 
Design Plans applicable to the subject site.  The redevelopment will replace two existing buildings 
containing an auto repair shop, auto parts store, and a Salvation Army thrift store.  The proposed 
redevelopment is a 6-storey, 135-unit hotel, and a 5,000 ft2 commercial unit. The site will be arranged 
to increase the amount of parking spaces available, increasing from approximately 80 to 156. The 
proposed redevelopment is expected to be completed with full occupancy by the year 2020.  The 
proposed redevelopment will be completed in one stage with no proposed phasing. 
 
From Fitzgerald Road, the southwestern access (full movement driveway) to the property will remain 
in place, while the two southeastern accesses will be removed, including one loading and one 
parking lot access. The access along Moodie Drive (right-in/right-out) will remain in place as well. 
 
The study area for this report will include Moodie Drive, Timm Drive, Fitzgerald Road, Menten Place 
the Loblaws access, and Robertson Road within the vicinity of the subject area. The study area 
includes the signalized intersections at Moodie Drive/Timm Drive, Moodie Drive/Fitzgerald 
Road/Menten Place, Moodie Drive/Loblaws access and Moodie Drive/Robertson Road. 
 
The selected time periods for the analysis are the weekday AM and PM peak hours, and the Saturday 
peak hour, as they represent the óworst caseô combination of site generated traffic and adjacent street 
traffic. Anticipated parking requirements will also be reviewed for the subject site. The proposed 
redevelopment is expected to be completed with full occupancy by the year 2020. 
 
The conclusions and recommendations of this TIA can be summarized as follows: 
 
Development Design and Parking 

¶ Pedestrian facilities will be provided between the main building entrance to the hotel and 
commercial unit and the proposed parking lot. New sidewalks will be provided to the south 
and east of the proposed hotel. These new sidewalks will provide pedestrian connectivity 
between the hotel and commercial unit building entrances and the existing pedestrian 
facilities in the northwest corner of the Moodie Drive/Fitzgerald Road/Menten Place 
intersection. 

 

¶ Bicycle parking for the hotel will be located near the northwest corner of the hotel. Bicycle 
parking for the commercial unit will be located near the loading area north of the commercial 
unit. 
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¶ All required TDM-supportive design and infrastructure measures in the TDM checklist are 
met, excluding the minimum parking requirement.  

 

¶ Based on the Cityôs ZBL, two loading spaces are required for the proposed hotel and one 
loading space is required for the proposed commercial development. Loading and garbage 
collection for the proposed development will take place north of the commercial unit (one 
loading space) and near the northwest corner of the hotel (two loading spaces).  

 

¶ The proposed bicycle parking meets the minimum requirement of the ZBL, however a 
variance is required for relief of the minimum vehicular parking requirement. The 
development proposes a reduction in 19 vehicular parking spaces from the minimum 
requirement of the ZBL.  

 

¶ As the subject site will contain multiple land uses, it is anticipated that some trips may be 
internally captured (i.e. people from the hotel going out for dinner) and will not require an 
additional parking space. It is also noteworthy that the parking demand for the hotel may 
fluctuate day-to-day, as not all rooms may not be occupied. Based on the foregoing, spillover 
parking from the site is anticipated infrequent and minimal. As the proposed parking equates 
to approximately 90% of the required parking under the ZBL, a review of spillover parking is 
not required under the TIA guidelines.  
 

Boundary Streets 

¶ Moodie Drive, south of Fitzgerald Road, meets the target TkLOS and Auto LOS, however it 
does not meet the target PLOS and BLOS.  
 

¶ Moodie Drive, north of Fitzgerald Road, meets the target TkLOS and Auto LOS, however it 
does not meet the target PLOS and BLOS. As the subject site borders the Cityôs Greenbelt 
to the north, the pedestrian desire line is to/from the south. The proposed development will 
provide pedestrian connections between the main building entrances and the existing 
pedestrian facilities to the south. This will provide sufficient pedestrian access to the site 
along the pedestrian desire line.  
 

¶ If the City wishes to implement a sidewalk along Moodie Drive between the Fitzgerald Road 
intersection and the paved shoulder to the north, a PLOS D could be achieved.  
 

¶ To achieve the target BLOS along Moodie Drive, the City could give consideration to a 
physically separated bicycle facility, or a reduction in operational speed and widening of the 
existing road platform to implement a southbound bike lane. 

 

¶ The recommended pedestrian and cycling improvements along Moodie Drive are to address 
the existing conditions and are not attributable to the site. As the site provides pedestrian and 
cycling connectivity to the existing facilities along Moodie Drive south of Fitzgerald Road, the 
implementation of any pedestrian and cycling facilities along Moodie Drive should be a City 
lead initiative.  

 

¶ Fitzgerald Road meets the target PLOS, TkLOS and Auto LOS, however it does not meet the 
target BLOS. To achieve the target BLOS, a reduction of the operational speed could be 
considered.  
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Access Design 

¶ The proposed redevelopment will be served by the existing western all movement access 
along Fitzgerald Road and right-in right-out access along Moodie Drive. The two existing 
eastern accesses along Fitzgerald Road will be removed and reinstated with a barrier curb 
as part of this application.  

 

¶ The proposed accesses meet the minimum requirements of the Cityôs Private Approach By-
law.  

 

¶ Based on the traffic projections at the accesses, approximately 30 to 40 vehicles are 
anticipated to arrive using each access during the critical peak hour (Saturday). This equates 
to one vehicle entering each access every 1.5 to 2 minutes. Based on the foregoing, spillover 
of queued vehicles onto Moodie Drive or Fitzgerald Road is anticipated to be infrequent, and 
the proposed clear throat lengths are considered sufficient.  

 
Transit 

¶ The additional transit trips generated by the proposed redevelopment are not anticipated to 
have a significant impact on the operations of OC Transpo route 97. 

 
Intersection Design 

¶ The Moodie Drive/Timm Road intersection meets the target TkLOS and Auto LOS, however 
it does not meet the target PLOS and BLOS.  

 

¶ The Moodie Drive/Fitzgerald Road/Menten Place intersection meets the target Auto LOS, 
however it does not meet the target PLOS, BLOS and TkLOS. 

 

¶ The Moodie Drive/Loblaws Access intersection meets the target Auto LOS, however it does 
not meet the target PLOS, BLOS and TkLOS. 

 

¶ The Moodie Drive/Robertson Road intersection meets the target TkLOS, however it does 
not meet the target PLOS, BLOS, TLOS and Auto LOS. 

 

¶ A reduction in the east-west crossing distance for pedestrians at the intersections along 
Moodie Drive and the north-south crossing distance at the Robertson Road intersection 
would provide the greatest improvement to the PLOS at the study area intersections. 
However, based on the projected traffic volumes the existing cross section along Moodie 
Drive and Robertson Road is appropriate.  

 

¶ Based on the Cityôs criteria for the implementation ladder crosswalks (minimum of 400,000 
vehicle/pedestrian conflicts over 8 hours), a ladder crosswalk is warranted on the south 
approach to the Moodie Drive/Fitzgerald Road/Menten Place intersection, on the north 
approach to the Moodie Drive/Loblaws Access intersection, as well as all approaches to the 
Moodie Drive/Robertson Road intersection.  

 

¶ To improve the BLOS associated with the left turn criteria at the intersections along Moodie 
Drive, the City could give consideration to implementing two-stage left turn bike boxes on the 
north and south approaches, as well as the east and west approaches to the Moodie 
Drive/Robertson Road intersection.  
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¶ To improve the BLOS on the west approach to the MoodieDrive/Fitzgerald Road/Menten 
Place intersection, the City could give consideration to reducing the operating speed.  
 

¶ To improve the BLOS associated with the right turn criteria on the north approach to the 
Moodie Drive/Robertson Road intersection, a reduction in the parallel length for the right turn 
lane could be considered. Based on the projected 2025 total traffic volumes and the TAC 
right turn storage length equation (S=NL/30), a storage length of approximately 45m would 
be sufficient for this right turn lane.  

 

¶ Based on the southbound right turning volumes during the AM peak hour (approximately 185 
vehicles), consideration could be given to providing a southbound right turn lane at the 
Moodie Drive/Fitzgerald Road/Menten Place intersection. The combined southbound through 
and right turning volumes during the AM peak hour equate to approximately half of the 
capacity of this approach. It is noteworthy that the Synchro analysis does not suggest 
capacity deficiencies at this intersection, and there is no significant collision history on the 
southbound approach over the last five years. Based on the foregoing, and in the interest of 
minimizing the east-west crossing distance for pedestrians, a southbound right turn lane is 
not recommended at this intersection.   

 

¶ To meet the target Auto LOS D for this area, a reduction of approximately 110 eastbound 
through vehicles and 25 southbound left turning vehicles is required during the AM peak hour 
at the Moodie Drive/Robertson Road intersection. Based on the foregoing, continued support 
of transportation solutions that maximize the transit, bike and walk modes of travel will be 
critical along Robertson Road. Options to displace traffic along the study area roads include 
increased use of non-auto modes of transportation, alternate time of travel for drivers using 
the corridor to make use of off-peak capacity, and alternate routes for east-west travel. 

 

¶ Under the background traffic conditions, all intersections are anticipated to meet the target 
Auto LOS D under the weekday AM and PM, and Saturday peak hours.  

 

¶ The addition of site generated traffic is not anticipated to have a significant impact on the 
signalized intersections within the study area.  

 

¶ Based on the southbound right turning volumes at the Moodie Drive access and the 
westbound right turning volumes at the Fitzgerald Road access, right turn lanes are not 
required at the accesses.  

 

¶ Based on the Ministry of Transportation of Ontario (MTO) left turn lane warrant graphs, an 
eastbound left turn lane is not required at the Fitzgerald Road access.  
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1.0 INTRODUCTION 
 
This Transportation Impact Assessment report has been prepared in support of a redevelopment of 
the property located at 300 Moodie Drive. The subject site is currently occupied by an auto repair 
shop, auto parts store, and a Salvation Army thrift store. 
 
The proposed redevelopment will include a 135-suite hotel and 5,000 ft2 commercial retail unit, and 
the layout will be modified to accommodate more parking (increasing from approximately 80 to 156 
spaces).  
 
The subject site is surrounded by the following: 
 

¶ Carleton Place rail corridor to the north;  

¶ Moodie Drive to the east; 

¶ Fitzgerald Road to the south; and 

¶ Business park uses to the west.  
 
A view of the subject site is provided in Figure 1.  
 
Figure 1: View of the Subject Site 
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2.0 PROPOSED DEVELOPMENT 
 
The subject site is designated as óUrban Employment Areaô on Schedule óBô of the Official Plan.  The 
implementing Zoning for the property is ñBusiness Park Industrial Zoneò (IP).  The proposed uses 
(hotel, commercial) are permitted uses in the IP Zone.  There are no Secondary Plans or Community 
Design Plans applicable to the subject site.  The redevelopment will replace two existing buildings 
containing an auto repair shop, auto parts store, and a Salvation Army thrift store.  The proposed 
redevelopment is a 6-storey, 135-unit hotel, and a 5,000 ft2 commercial unit. The site will be arranged 
to increase the amount of parking spaces available, increasing from approximately 80 to 156. The 
proposed redevelopment is expected to be completed with full occupancy by the year 2020.  The 
proposed redevelopment will be completed in one stage with no proposed phasing. 
 
From Fitzgerald Road, the southwestern access (full movement driveway) to the property will remain 
in place, while the two southeastern accesses will be removed, including one loading and one 
parking lot access. The access along Moodie Drive (right-in/right-out) will remain in place as well. 
 
A copy of the proposed site plan is included in Appendix A. 
 
 
3.0 SCREENING 
 
3.1 Screening Form 
 
The Cityôs 2017 TIA Guidelines identify three triggers for completing a TIA report, including trip 
generation, location, and safety. The criteria for each trigger are outlined in the Cityôs TIA Screening 
Form. 
 
The trigger results are as follows: 
 

¶ Trip Generation Trigger: The hotel and restaurant are expected to generate over 60 person 
trips/peak hour more than the existing development; further assessment is required based 
on this trigger. 

 

¶ Location Triggers ï The development is not located along a Transit Priority or Rapid Transit 
Route, but it is along a Spine Cycling Route; further assessment is required based on this 
trigger. 

 

¶ Safety Triggers ï The proposed accesses are within 150 metres of the traffic signal at 
Moodie Drive/Fitzgerald Road/Menten Place, and one access is within the southbound 
auxiliary left-turn lane on Moodie Drive. Additionally, the development proposes a drive-
thru. For all these reasons, further assessment is required based on this trigger. 

 
A copy of the TIA Screening Form is included in Appendix B. 
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4.0 SCOPING 
 
4.1 Existing Conditions 
 
4.1.1 Roadways 
 
All roadways within the study area fall under the jurisdiction of the City of Ottawa. 
 
Moodie Drive is an arterial roadway that generally runs on a north-south alignment between Carling 
Avenue and Old Richmond Road, where the roadway splits into Old Richmond Road to the west and  
Moodie Drive to the east. Beyond this split, Moodie Drive continues until intersecting with Brophy 
Drive in Richmond. At the subject siteôs existing driveway, this road transitions from a four-lane 
divided urban cross-section to the south to a four-lane divided rural cross-section to the north. The 
posted speed limit on Moodie Drive is 60 km/h in the subject area. Moodie Drive is classified as an 
urban truck route, allowing full loads. The Cityôs Official Plan (OP) identifies a right-of-way (ROW) 
protection for Moodie Drive of 44.5m from the Bells Corners urban limit to Richmond Road. South of 
this limit, the ROW is 37.5m in the subject area.  
 
Timm Drive is an arterial roadway that generally runs on an east-west alignment between Eagleson 
Road and Moodie Drive. West of Eagleson Road, this roadway continues as Katimavik Road. It has 
a two-lane undivided rural cross-section, with a posted speed limit of 80 km/h. 
 
Fitzgerald Road is a collector roadway that runs east-west at the intersection with Moodie Drive. 
West of the subject site, Fitzgerald curves into a north-south alignment and terminates at Robertson 
Road. It has a two-lane undivided urban cross-section, and a posted speed limit of 50 km/h, with an 
advisory speed of 40 km/h for the curve at the west limit of the site. Street parking is not permitted 
on either side of Fitzgerald Road at the site, however parking is permitted in both directions 
immediately west of the property line. The ROW at Fitzgerald Road is currently 20m adjacent to the 
site. A road widening of approximately 2m will be required, as the OP identifies a 24m ROW 
protection for Fitzgerald Road. 
 
Menten Place is a local roadway that intersects with Moodie Drive, opposite Fitzgerald Road. Menten 
Place ends in a cul-de-sac approximately 250m from Moodie Drive. It has a two-lane undivided urban 
cross-section, with a posted speed limit of 40km/h. 
 
Robertson Road is an arterial roadway that generally runs on an east-west alignment between 
Eagleson Road and Baseline Road. West of Eagleson Road, this roadway continues as Hazeldean 
Road. East of Baseline Road, this roadway continues as Richmond Road. Within the study area, it 
has a five-lane undivided urban cross-section with a two-way left turn lane, and a posted speed limit 
of 60 km/h. Robertson Road is classified as a truck route, allowing full loads. 
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4.1.2 Intersections 

Moodie Drive/Timm Drive 
 

¶ Signalized intersection 

¶ Eastbound: one left turn lane and one 
channelized right turn lane 

¶ Northbound: two through lanes and one left 
turn lane 

¶ Southbound: two through lanes and one 
channelized right turn lane 
 
  

 

Moodie Drive/Fitzgerald Road/ 
Menten Place 
 

¶ Signalized intersection 

¶ Eastbound/Westbound: one shared 
through/right turn lane and one left turn lane 

¶ Northbound/Southbound: one through lane, 
one shared through/right turn lane, and one 
left turn lane 
 
 
 

 
 

Moodie Drive/Loblaws access 
 

¶ Signalized intersection 

¶ Westbound: one shared left turn/right turn 
lane 

¶ Northbound: two through lanes and one 
right turn lane 

¶ Southbound: two through lanes and one left 
turn lane 
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Moodie Drive/Robertson Road 
 

¶ Signalized intersection 

¶ Eastbound/Westbound: one left turn lane, 
two through lanes, and one channelized 
right turn lane with bus queue jump 

¶ Northbound/Southbound: two left turn 
lanes, two through lanes, and one 
channelized right turn lane 
 
 
 

 
 

4.1.3 Driveways 
 
In accordance with the Cityôs 2017 TIA guidelines, a review of adjacent driveways along the boundary 
roads are provided as follows: 
 

 
4.1.4 Pedestrian and Cycling Facilities 
 
A concrete sidewalk is provided on the south side only of Fitzgerald Road. Adjacent to the subject 
site, there are no sidewalks along Moodie Drive. South of the Moodie Drive/Fitzgerald Road/Menten 
Place intersection, there are sidewalks on both sides of Moodie Drive. 
 
Moodie Drive and Robertson Road are classified as part of Ottawaôs primary cycling network as 
Spine Routes. Timm Drive and Fitzgerald Road are classified as local routes, and the adjacent rail 
corridor (currently used as Trans Canada Trails) is classified as a major pathway. The intersection 
of Moodie Drive and Robertson Road has designated bike lanes at all approaches. A bike lane is 
provided northbound along Moodie Drive, and terminates at the Moodie Drive/Fitzgerald 
Road/Menten Place intersection. Paved shoulders are provided on Moodie Drive north of the subject 
site, and on Timm Drive. Fitzgerald Road is a suggested cycling route, with connectivity to the Trans 
Canada Trail. 

Fitzgerald Road, North Side:  Fitzgerald Road, South Side: 

¶ 2 driveways to businesses at 15 & 17 
Fitzgerald Road (adjacent driveway 
offset approximately 38m to the west, 
measuring nearest edge to nearest 
edge at the ROW) 

 ¶ 3 driveways to businesses at 326 
Moodie Drive, 16 Fitzgerald Road, and 
a Bell office/storage yard at 340 
Moodie Drive (adjacent driveway offset 
approximately 11m to the east, 
measuring nearest edge to nearest 
edge) 

 
Moodie Drive, West Side: 

  
Moodie Drive, East Side: 

¶ 2 driveways to businesses at 326, 330 
Moodie Drive 

 ¶ 2 driveways to businesses at 303 
Moodie Drive, shopping at 2065 
Robertson Road 
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4.1.5 Transit 
 
The nearest bus stops to the subject site are stop #1385 (for route 97; located on the south side of 
Fitzgerald Road), #1316 (for routes 97, 152, and 252; located southwest of Moodie Drive/Fitzgerald 
Road) and #5285 (for routes 152 and 252; located southeast of Moodie Drive/Fitzgerald Road). The 
aforementioned bus stop locations are shown in Figure 2. 
 
Figure 2: OC Transpo Bus Stop Locations  

 
 
OC Transpo Route 97 travels from Fitzgerald to Ottawa International Airport. The route operates 
every 30 minutes on weekdays between 6:00am and 11:00pm, and every 60 minutes on weekends 
between 8:00am and 10:00pm. 
 
OC Transpo Route 152 travels from either Bell High School or the Moodie station to the Lincoln 
Fields station. Because it usually stops at the Moodie station, Route 152 only stops near the subject 
site at 11:30am, 1:30pm and 9:30pm on weekdays. This route does not provide service to the subject 
site on weekends. 
 
OC Transpo Route 252 travels between the Mackenzie King station and the Cope/Yellowtail station. 
It is a peak route, operating every 15 minutes from 6:00am to 8:30am and 3:30pm to 7:00pm on 
weekdays. This route does not operate on weekends. 
 
4.1.6 Existing Traffic Volumes 
 
Weekday and Saturday traffic counts completed by the City of Ottawa and Novatech were used to 
determine the existing pedestrian, cyclist and vehicular traffic volumes at the study area 
intersections. The traffic counts were completed on the following dates: 
 

¶ Moodie Drive/Timm Drive                March 8, 2017 and March 24, 2018 

¶ Moodie Drive/Fitzgerald Road/Menten Place  March 8, 2017 and March 24, 2018 
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¶ Moodie Drive/Loblaws access   March 8, 2017 and March 24, 2018 

¶ Moodie Drive/Robertson Road   March 8, 2017 and March 24, 2018 
 
The weekday counts were completed the Wednesday before March Break (March 13-17, 2017). 
Based on the 2017 data, Fitzgerald Road has an annual average daily traffic (AADT) of 3,690 
vehicles/day. Moodie Drive has an AADT of 15,950 vehicles/day. Existing traffic volumes along the 
study area roadways are shown in Figure 3. Peak hour summary sheets of the above traffic counts 
are included in Appendix C. 
 
4.1.7 Collision Records 
 
Historical collision data from the last five years was obtained from the Cityôs Public Works and 
Service Department for the study area intersections. Copies of the collision summary reports are 
included in Appendix D.  
 
The collision data has been evaluated to determine if there are any identifiable collision patterns. 
The following Table 1 summarizes the number of collisions at each intersection from January 1, 
2012 to December 31, 2016. 
 
Table 1: Reported Collisions  

Intersection Number of Reported Collisions 

Moodie Drive/Timm Drive 5 

Moodie Drive/Fitzgerald Road/Menten Place 23 

Moodie Drive/Loblaws access 9 

Moodie Drive/Robertson Road 70 

 
Moodie Drive/Timm Drive 
A total of five collisions were reported at this intersection over the last five years, of which there were 
two rear-end impacts, two turning movement impacts, and one angle impact. Two of the collisions 
caused injuries, but none caused fatalities. 
 
Moodie Drive/Fitzgerald Road/Menten Place 
A total of 23 collisions were reported at this intersection over the last five years, of which there were 
eight rear-end impacts, three turning movement impacts, two sideswipe impacts, six angle impacts, 
and four single-vehicle/other impacts. Five of the collisions caused injuries, but none caused 
fatalities. 
 
Of the eight rear-end impacts, four occurred at the northbound approach, one occurred at the 
southbound approach, and three occurred at the eastbound approach. 
 
Of the six angle impacts, three occurred at the northbound approach, one occurred at the 
southbound approach, and two occurred at the westbound approach. 
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Figure 3: Existing Network Traffic Volumes  

 
NOTE: Existing trips at access are based on trip generation in Section 5.1 
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Moodie Drive/Loblaws access 
A total of nine collisions were reported at this intersection over the last five years, of which there 
were four rear-end impacts, three turning movement impacts, and two angle impacts. Two of the 
collisions caused injuries, but none caused fatalities. 
 
Moodie Drive/Robertson Road 
A total of 70 collisions were reported at this intersection over the last five years, of which there were 
32 rear-end impacts, 10 turning movement impacts, 11 sideswipe impacts, 11 angle impacts, and 6 
single-vehicle/other impacts. Twelve of the collisions caused injuries, but none caused fatalities.  
 
Modifications were made to both Moodie Drive and Robertson Road from August to December 2013, 
with dual left turn lanes added to Moodie Drive and queue jump lanes for buses added to Robertson 
Road. Between 2012 and 2016, each year had 10-13 collisions reported except for 2013, which had 
22. This can be attributed to the construction period, where 14 collisions occurred between August 
and December. 
 
Of the 32 rear-end impacts, eight occurred at the northbound approach (two left turn, four right turn, 
and two through vehicle incidents), five occurred at the southbound approach (three left turn and two 
right turn incidents), 11 occurred at the eastbound approach (one left turn, one right turn, seven 
through vehicle, and two unknown incidents), and eight occurred at the westbound approach (two 
left turn, two right turn, and four through vehicle incidents). Eight of the 32 rear-end impacts took 
place in poor weather conditions.  
 
Of the 10 turning movement impacts, six involved left turns at the northbound approach, three 
involved left turns at the southbound approach, and one involved a left turn at the eastbound 
approach. The road modifications in late 2013 provided dual turning lanes for northbound and 
southbound traffic. 
 
Of the 11 sideswipe impacts, two occurred at the northbound approach, two occurred at the 
southbound approach, two occurred at the eastbound approach, and five occurred at the westbound 
approach. Five of the eleven sideswipe impacts occurred during the construction period. 
 
Of the 11 angle impacts, one involved a northbound vehicle and an eastbound vehicle, one involved 
a northbound vehicle and a westbound vehicle, six involved a southbound vehicle and an eastbound 
vehicle and three involved a southbound vehicle and a westbound vehicle. Three of the eleven 
impacts took place in poor weather conditions. 
 
Of the six single-vehicle/other impacts, two occurred at the northbound approach, one occurred at 
the southbound approach, two occurred at the eastbound approach, and one occurred at the 
westbound approach. One of the six collisions involved a pedestrian being struck by a right-turning 
vehicle from the southbound approach. 
 
4.2 Planned Conditions 
 
The City of Ottawaôs 2013 Transportation Master Plan (TMP) does not identify any roadway projects 
within the study area in its Affordable Road Network. The Affordable Rapid Transit and Transit 
Priority (RTTP) Network identifies Robertson Road as a Transit Priority Corridor with isolated 
measures. Traffic signal priority and queue jump lanes are planned for Robertson Road/Richmond 
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Road between Eagleson Road and Holly Acres Road, to reduce travel time and improve reliability 
on OC Transpo Route 118, and enhance transit service between Kanata and Bells Corners. 
 
The 2013 Ottawa Cycling Plan identifies a segregated bike facility on Robertson Road/Richmond 
Road from Moodie Drive to Baseline Road as a Phase 2 (2020-2025) affordable project. 
 
There are no other developments under construction, approved, or in the approval process within 
the study area. 
 
4.3 Study Area and Time Periods 
 
The study area for this report will include Moodie Drive, Timm Drive, Fitzgerald Road, Menten Place 
the Loblaws access, and Robertson Road within the vicinity of the subject area. The study area 
includes the signalized intersections at Moodie Drive/Timm Drive, Moodie Drive/Fitzgerald 
Road/Menten Place, Moodie Drive/Loblaws access and Moodie Drive/Robertson Road. 
 
The selected time periods for the analysis are the weekday AM and PM peak hours, and the Saturday 
peak hour, as they represent the óworst caseô combination of site generated traffic and adjacent street 
traffic. Anticipated parking requirements will also be reviewed for the subject site. The proposed 
redevelopment is expected to be completed with full occupancy by the year 2020. 
 
4.4 Exemptions Review 
 
This module reviews possible exemptions from the final Transportation Impact Assessment, as 
outlined in the TIA Guidelines. The applicable exemptions for this site are shown in Table 2. 
 
Table 2: TIA Exemptions  

Module Element Exemption Criteria 
Exemption 

Applies 

Design Review Component 

4.1  
Development 
Design 

4.1.2  
Circulation and 
Access 

¶ Only required for site plans No 

4.1.3  
New Street 
Networks 

¶ Only required for plans of subdivision Yes 

4.2  
Parking 

4.2.1  
Parking Supply 

¶ Only required for site plans No 

4.2.2  
Spillover 
Parking 

¶ Only required for site plans where parking 
supply is 15% below unconstrained demand 

Yes 

Network Impact Component 

4.5  
Transportation 
Demand 
Management 

All elements 

¶ Not required for site plans expected to have 
fewer than 60 employees and/or students on 
location at any given time 

Yes 

4.6  
Neighbourhood 
Traffic 
Management 

4.6.1  
Adjacent 
Neighbourhoods 

¶ Only required when the development relies 
on local or collector streets for access and 
total volumes exceed ATM capacity 
thresholds 

Yes 
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Module Element Exemption Criteria 
Exemption 

Applies 

4.8 
Network 
Concept 

All elements 

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

Yes 

 
 
5.0 FORECASTING 
 
5.1  Development-Generated Traffic 
 
5.1.1 Trip Generation 
 
Currently, the subject site is occupied by two auto repair shops with a combined 15,600 ft2 GFA, and 
a thrift store with approximately 10,600 ft2 GFA. The three businesses share approximately 82 
parking stalls. The number of parking stalls and the gross floor areas were approximated using aerial 
photography. In the redevelopment, a hotel with 135 units and a restaurant with 5,000 ft2 GFA are 
proposed.  
 
As the trips generated by the existing development may not conform to specific land uses in the 
Institute of Transportation Engineersô (ITE) Trip Generation Manual, 9th Edition, the trip generation 
for the existing uses is presented using two different methods. The two methods show the range of 
trips anticipated at the site today. Table 3 outlines the results using ITE trip generation rates for the 
existing and proposed developments. 
 
Table 3: Person Trip Generation  (using the ITE Trip Generation Manual ) 

Land Use 
ITE 

Code 
Units/ 
GFA 

AM Peak (PPH1) PM Peak (PPH) Sat (PPH) 
IN OUT TOT IN OUT TOT IN OUT TOT 

Existing Development 

Auto Care2 942 
15,600 

ft2 30 15 45 30 32 62 0 0 0 

Specialty Retail3 826 
10,500 

ft2 6 3 9 16 20 36 24 23 47 

Total 36 18 54 46 52 98 24 23 47 

Proposed Redevelopment 

Hotel 310 
135 
units 

54 38 92 53 51 104 70 55 125 

High Turnover 
Restaurant 

932 
5,000 

ft2 38 31 69 37 25 63 48 42 90 

Total 92 69 161 90 76 167 118 97 215 

Difference 56 51 107 44 24 69 94 74 168 
1) PPH = Persons Per Hour ï calculated using an ITE Trip to Person Trip factor of 1.28, consistent with the TIA Guidelines 
2) The auto care centres in the subject site are closed on Saturdays, and assumed to generate no trips 
3) Data for the AM and Saturday peaks are not available for this land use. Values for the AM and Saturday peaks are pro-rated from 

the Shopping Centre land use (ITE Code 820). 

 
From the previous table, the proposed redevelopment is anticipated to generate an additional 107 
person trips in the AM peak, 69 person trips in the PM peak and 168 person trips on Saturdays.  
 



Transportation Impact Assessment                                                300 Moodie Drive 

 

 Novatech                           Page 12 

 
 

As the ITE land uses may not reflect the specific land uses currently provided on-site, trip generation 
has also been conducted based on the number of on-site parking stalls. Table 14-1 of the ITE Traffic 
Engineering Handbook, 5th Edition, suggests that the number of trips generated by a parking lot 
serving a retail/commercial development in the AM peak hour typically range between 10% and 30% 
of the total available parking for inbound trips and 10% to 20% of the total available parking for 
outbound trips. In the PM peak hour, the typical range is between 30% and 60% of the total available 
parking for inbound trips and 40% and 65% of the total available parking for outbound trips. As 
Saturday ranges are not provided in Table 14-1, the Saturday rates are assumed to be similar to the 
PM peak rates. Table 14-1 of the ITE Traffic Engineering Handbook is included in Appendix E. 
 
Aerial photography of the subject site shows that some of the parking for the auto repair centres are 
used as storage rather than conventional parking. To reflect the reality that not all 82 spaces are 
truly available for parking, the lower limit of the range has been used to estimate trips generated by 
the existing developments. Table 4 outlines the net differential of person trips, using the methodology 
identified above. 
 
Table 4: Person Trip Generation (using the ITE Traffic Engineering Handbook ) 

Land Use 
ITE 

Code 
Units/ 
GFA 

AM Peak (PPH1) PM Peak (PPH) Sat (PPH) 
IN OUT TOT IN OUT TOT IN OUT TOT 

Existing Development 

All businesses 82 parking stalls 11 11 22 32 42 74 32 42 74 

Total 21 20 41 32 42 74 32 42 74 

Proposed Redevelopment 

Hotel 310 135 54 38 92 53 51 104 70 55 125 

High Turnover 
Restaurant 

932 
5,000 

ft2 38 31 69 37 26 63 48 42 90 

Total 92 69 161 90 76 167 118 97 215 

Difference 81 58 139 58 34 93 86 55 141 
1) PPH = Persons Per Hour ï calculated using an ITE Trip to Person Trip factor of 1.28, consistent with the TIA Guidelines 

 
From the previous table, the proposed redevelopment is anticipated to generate an additional 139 
person trips in the AM peak, 93 person trips in the PM peak and 141 person trips on Saturdays. In 
the interest of not overestimating the existing traffic, the trip generation values based on the number 
of parking stalls has been carried forward. This method provided a higher net difference of person 
trips, resulting in a more robust and conservative analysis.  
 
The modal shares for the proposed redevelopment are anticipated to be consistent with the modal 
shares outlined in the 2011 TRANS O-D Survey Report, specific to the Bayshore/Cedarview region. 
The modal share values applied to the trips generated by the existing and proposed commercial 
developments are based on all observed trips within the Bayshore/Cedarview district during the peak 
hours. The modal share values applied to the trips generated by the hotel are based on all trips 
to/from the Bayshore/Cedarview district with an origin or destination beyond that area. A full 
breakdown of the projected net increase in person trips by modal share are shown in Table 5. 
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Table 5: Person Trips by Modal Share 

Travel Mode 
Modal 
Share 

AM Peak PM Peak Saturday 
IN OUT TOT IN OUT TOT IN OUT TOT 

Existing Development 

Commercial Person Trips 11 11 22 32 42 74 32 42 74 

Auto Driver 50% 6 5 11 16 21 37 16 21 37 

Auto Passenger 20% 2 2 4 7 8 15 7 8 15 

Transit 10% 1 1 2 3 4 7 3 4 7 

Non-Auto 20% 2 3 5 6 9 15 6 9 15 

Auto Driver (Total) 6 5 11 16 21 37 16 21 37 

Auto Passenger (Total) 2 2 4 7 8 15 7 8 15 

Transit (Total) 1 1 2 3 4 7 3 4 7 

Non-Auto (Total) 2 3 5 6 9 15 6 9 15 

Proposed Redevelopment 

Hotel Person Trips 54 38 92 53 51 104 70 55 125 

Auto Driver 65% 35 24 59 34 33 67 45 36 81 

Auto Passenger 15% 8 6 14 8 8 16 11 8 19 

Transit 15% 8 6 14 8 8 16 11 8 19 

Non-Auto 5% 3 2 5 3 2 5 3 3 6 

Restaurant Person Trips 38 31 69 37 25 63 48 42 90 

Auto Driver 50% 19 16 35 19 13 32 24 21 45 

Auto Passenger 20% 8 6 14 7 5 12 10 8 18 

Transit 10% 3 3 6 4 3 7 4 5 9 

Non-Auto 20% 8 6 14 7 5 12 10 8 18 

Auto Driver (Total) 54 40 94 53 46 99 69 57 126 

Auto Passenger (Total) 16 12 28 15 13 28 21 16 37 

Transit (Total) 11 9 20 12 11 23 15 13 28 

Non-Auto (Total) 11 8 19 10 7 17 13 11 24 

Auto Driver (Difference) 48 35 83 37 25 62 53 36 89 

Auto Pass. (Difference) 14 10 24 8 5 13 14 8 22 

Transit (Difference) 10 8 18 9 7 16 12 9 21 

Non-Auto (Difference) 9 5 14 4 -2 2 7 2 9 

 
From the previous table, the redevelopment is projected to generate an additional 83 vehicle trips 
during the AM peak hour, 62 vehicle trips during the PM peak hour and 89 vehicle trips during the 
Saturday peak. 
 
The commercial land use is expected to generate two types of external peak hour trips: primary and 
pass-by trips. Primary trips are made for the specific purpose of visiting the site, and pass-by trips 
are made as intermediate stops on the way to another destination. Peak hour pass-by trips have 
been estimated based on a pass-by rate of 43%. The ITE Trip Generation Handbook identifies this 
percentage as an average rate for the High Turnover Restaurant (land use 932). The pass-by trips 
generated by the commercial development are part of the observed background traffic and do not 
constitute new trips on the adjacent road network. The primary and pass-by trip generation for the 
commercial land use is summarized in Table 6. 
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Table 6: Primary and Pass -by Trips (Restaurant)  

Travel Mode 
AM Peak PM Peak Saturday 

IN OUT TOT IN OUT TOT IN OUT TOT 

Restaurant Trips 

Vehicle Trips 19 16 35 19 13 32 24 21 45 

Pass-by 7 7 14 6 6 12 9 9 18 

Primary 12 9 21 13 7 20 15 12 27 

 
5.1.2 Trip Distribution 
 
The assumed distribution of trips generated by the existing and proposed development has been 
derived from existing traffic patterns on the roadways within the study area. As trips generated by 
the proposed commercial development will predominantly originate within the district, while the 
proposed hotel will have more of a regional draw, the distribution for each use will be different.  
 
The distribution for the existing and proposed commercial developments has been derived based on 
the AADT along the study area roadways, and can be described as follows: 
 

¶ 20% to/from the north via Moodie Drive 

¶ 15% to/from the south via Moodie Drive 

¶ 30% to/from the east via Robertson Road 

¶ 25% to/from the west via Robertson Road 

¶ 5% to/from the west via Fitzgerald Road 

¶ 5% to/from the west via Timm Drive 
 
Trips generated by the proposed hotel is anticipated to have more of a regional draw, with a higher 
percentage of trips to/from Highway 417 to the north. Based on the off-peak traffic along Moodie 
Drive, northbound and southbound traffic is split generally 50/50. Based on the foregoing, it has been 
assumed that 50% of the hotel trips originate from the north, while the remainder originate from the 
south (Moodie Drive or Robertson Road). The distribution for the proposed hotel can be described 
as follows: 
 

¶ 50% to/from the north via Moodie Drive 

¶ 10% to/from the south via Moodie Drive 

¶ 20% to/from the east via Robertson Road 

¶ 20% to/from the west via Robertson Road 
 
Due to the access restrictions along Moodie Drive (right-in right-out), the trip assignment at the 
access will be different based on arrival and departure. Trips generated by the existing and proposed 
development will be assigned to the accesses as follows: 
 
Moodie Drive Right-in Right-Out Access 

¶ Trips arriving from the north via Moodie Drive and west via Timm Drive 

¶ Trips departing to the south via Moodie Drive and east/west via Robertson Road 
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Fitzgerald Road All Movement Access 

¶ Trips departing to the north via Moodie Drive and west via Timm Drive 

¶ Trips arriving from the south via Moodie Drive and east/west via Robertson Road 

¶ Trips arriving and departing to the west via Fitzgerald Drive 
 
Pass-by trips generated by the proposed redevelopment have been distributed to the site accesses 
based on existing traffic conditions. 
 
Trips generated by the existing development are shown in Figure 4. Trips generated by the proposed 
development are shown in Figure 5.  
 
5.2 Background Traffic 
 
5.2.1 General Background Growth Rate 
 
A rate of background growth has been established through a review of the City of Ottawaôs Strategic 
Long Range Model, comparing snapshots of 2011 and 2031 AM peak volumes. The snapshots 
suggest a growth rate of 2% per annum along Moodie Drive, 20% per annum along Timm Drive, -
3% per annum along Fitzgerald Road and no growth along Robertson Road.  
 
The background growth along Moodie Drive and Robertson Road will be consistent with the 
snapshots of the long range model, as described above. To provide a conservative analysis, no 
growth has been assumed along Fitzgerald Road. The 2011 AM peak period snapshots from the 
long range model suggest nearly zero traffic used Timm Drive in the AM peak period, which is not 
supported by the installation of traffic signals at the Moodie Drive/Timm Drive intersection in 
2009/2010. As such, a comparison between the 2017 traffic count and the 2031 snapshots from the 
long range model was conducted. This comparison suggests a growth rate of 4% per annum along 
Timm Drive, and was carried forward in the analysis.  
 
5.2.2 Other Area Development 
 
There are no other developments identified as under construction, approved, or in the approval 
process within the study area. 
 
Background volumes for the 2020 build-out year and 2025 horizon year are shown in Figures 6 and 
7, respectively. Total traffic volumes for 2020 and 2025, which subtract the traffic generated by the 
current development, are shown in Figures 8 and 9, respectively. 
 
 
6.0 DEMAND RATIONALIZATION 
 
Based on the existing peak hour traffic volumes, capacity deficiencies are anticipated at the Moodie 
Drive/Robertson Road intersection. Based on the review of planned conditions in Section 4.2 above, 
no roadway widening is planned for Robertson Road to accommodate the existing capacity 
deficiencies. A review of the required reduction in background traffic volumes to alleviate capacity 
deficiencies at this intersection will be conducted in Module 4.9 ï Intersection Design of the TIA.   
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Figure 4: Existing Site -Generated Traffic Volumes  
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Figure 5: Proposed Redevelopment Traffic  
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Figure 6: 2020 Background Traffic  
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Figure 7: 2025 Background Traffic  
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Figure 8: 2020 Total Traffic  
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Figure 9: 2025 Total Traffic  
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7.0 ANALYSIS 
 
7.1 Development Design 
 
7.1.1 Design for Sustainable Modes 
 
Pedestrian facilities will be provided between the main building entrance to the hotel and commercial 
unit and the proposed parking lot. New sidewalks will be provided to the south and east of the 
proposed hotel. These new sidewalks will provide pedestrian connectivity between the hotel and 
commercial unit building entrances and the existing pedestrian facilities in the northwest corner of 
the Moodie Drive/Fitzgerald Road/Menten Place intersection. 
 
The nearest bus stops to the subject site are stop #1385 (for route 97; located on the south side of 
Fitzgerald Road), #1316 (for routes 97, 152, and 252; located southwest of Moodie Drive/ Fitzgerald 
Road) and #5285 (for routes 152 and 252; located southeast of Moodie Drive/Fitzgerald Road).  
 
Bicycle parking for the proposed development will be in accordance with the minimum requirement 
of the Cityôs Zoning By-law (ZBL), as described in Section 6.2. Bicycle parking for the hotel will be 
located near the northwest corner of the hotel. Bicycle parking for the commercial unit will be located 
near the loading area north of the commercial unit.  The location of the bicycle parking is shown on 
the site plan in Appendix A.  
 
A review of the Transportation Demand Management (TDM) ï Supportive Development Design and 
Infrastructure Checklist has been conducted. A copy of the TDM checklist is included in Appendix 
F. All required TDM-supportive design and infrastructure measures in the TDM checklist are met, 
excluding the minimum parking requirement. A variance is being sought for relief of the minimum 
parking requirement, as described in Section 6.2.  
 
7.1.2 Circulation and Access 
 
Based on the Cityôs ZBL, two loading spaces are required for the proposed hotel and one loading 
space is required for the proposed commercial development. Loading and garbage collection for the 
proposed development will take place north of the commercial unit (one loading space) and near the 
northwest corner of the hotel (two loading spaces). The turning movements for a Medium Single Unit 
(MSU) Truck entering and exiting the site are shown in Figures 10 and 11. 
 
7.2 Parking 
 
The subject site is located in Area C on Schedule 1 and 1A of the City of Ottawaôs ZBL. Minimum 
vehicular and bicycle parking rates for the proposed development are identified in the ZBL, and are 
summarized in the following table. 
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Table 7: Parking Requirement  

Land Use Rate Units/GFA Requirement Provided 

Vehicle Parking 

Hotel 1 per Guest Unit 135 135 135 

Restaurant 10 per 100m2 of GFA 465m2 47 29 

Total 182 163 

Bicycle Parking 

Hotel 1 per 1,000m2 of GFA 7,392m2 7 7 

Restaurant 1 per 250m2 of GFA 465m2 2 2 

Total 9 9 

 
Based on the foregoing, the proposed bicycle parking meets the minimum requirement of the ZBL, 
however a variance is required for relief of the minimum vehicular parking requirement. The 
development proposes a reduction in 19 vehicular parking spaces from the minimum requirement of 
the ZBL.  
 
As the subject site will contain multiple land uses, it is anticipated that some trips may be internally 
captured (i.e. people from the hotel going out for dinner) and will not require an additional parking 
space. It is also noteworthy that the parking demand for the hotel may fluctuate day-to-day, as not 
all rooms may not be occupied. Based on the foregoing, spillover parking from the site is anticipated 
infrequent and minimal. As the proposed parking equates to approximately 90% of the required 
parking under the ZBL, a review of spillover parking is not required under the TIA guidelines.  
 
7.3 Boundary Streets 
 
This section provides a review of the boundary streets using complete streets principles. The Multi-
Modal Level of Service (MMLOS) guidelines produced by IBI Group in 2015 were used to evaluate 
the LOS of the boundary roadways for each mode of transportation. Schedule B of the City of 
Ottawaôs Official Plan indicates all boundary streets are located in the Urban Employment Area. 
Photos of the boundary streets (provided by Google Streetview) are provided below. 
 

Figure 12: Moodie Drive  ï South of Fitzgerald Road  (East  Side) 
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Figure 13: Moodie Drive  ï South of Fitzgerald Road  (West  Side) 

 
Figure 14: Moodie Drive ï North of Fitzgerald Road (East Side)  

 
Figure 15: Moodie Drive ï North of Fitzgerald Road (West Side)  

 
Figure 16: Fitzgerald Road  

 


















