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April 27th, 2018 
 
 
 
City of Ottawa  
Planning and Growth Management Department 
110 Laurier Ave. W., 4th Floor, 
Ottawa, Ontario K1P 1J1 
 
Attention: Mr. Wally Dubyk 
  Project Manager, Infrastructure Approvals 
 
Dear Sir: 
 
Reference:   The Grove at Greystone  

Transportation Impact Assessment 
  Novatech File No. 114025 

 
We are pleased to submit the following Transportation Impact Assessment (TIA) in support of a Site 
Plan Control application for The Grove at Greystone. The site currently forms part of 375 
Deschâtelets Avenue, with an individual municipal address to be determined. The structure and 
format of this report is in accordance with the 2017 City of Ottawa TIA Guidelines.  
 
Yours truly, 
 
NOVATECH 
 
 
 
Brad Byvelds, P. Eng.      
Project Coordinator | Transportation/Traffic  
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EXCECUTIVE SUMMARY 
 

This Transportation Impact Assessment (TIA) has been prepared in support of a Site Plan Control 
application for The Grove at Greystone. The site currently forms part of 375 Deschâtelets Avenue, 
with an individual municipal address to be determined. The subject site forms part of the Greystone 
Village subdivision and is located northeast of the Deschâtelets Avenue/De Mazenod Avenue 
intersection. The subject site is surrounded by the following: 
 

• the existing Deschâtelets building to the north; 

• Deschâtelets Avenue and residential development to the south; 

• future residential development to the east; and 

• parkland to the west. 
 
The proposed development consists of a three-storey stacked townhouse block containing 18 
residential units. An underground parking lot containing 20 parking spaces will be provided with 
access along Deschâtelets Avenue. The proposed development is anticipated to commence 
construction in 2019 with anticipated build-out and occupancy in 2021.  
 
As the proposed development only satisfies the safety trigger, the scope of the TIA will be limited to 
the Design Review component and is not required to address the Network Impact component of the 
TIA guidelines. 
 
The conclusions and recommendations of this TIA can be summarized as follows: 
 

• The proposed development is anticipated to generate 7 vehicle trips during the AM peak hour 
and 8 vehicle trips during the PM peak hour. Trips generated by the proposed development 
were included in the overall traffic generated by the Greystone Village CTS. 

 

• Pedestrian facilities will be provided between all residential dwelling entrances and the 
sidewalk along Deschâtelets Avenue as well as the parkland to the west.  
 

• As development progresses within the Greystone Village subdivision, OC Transpo Route 16 
will travel east on Hazel Street, north on Deschâtelets Avenue, and west on des Oblats 
Avenue. A new bus stop will be located in the southeast corner of the des Oblats 
Avenue/Deschâtelets Avenue intersection.  
 

• OC Transpo staff have advised that a new transit Route 55 will be introduced along Main 
Street following the implementation of Light Rail Transit in the City of Ottawa.  

 

• A review of the Transportation Demand Management (TDM) – Supportive Development 
Design and Infrastructure Checklist has been conducted. All required TDM-supportive design 
and infrastructure measures in the TDM checklist are met.  

 

• Fire access to the proposed development will occur along Deschâtelets Avenue as well as 
through the fire access route within the park adjacent to the western frontage of the site.  

 

• The vehicular and bicycle parking provided is in accordance with the minimum requirements 
identified in the ZBL.  
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• Deschâtelets Avenue meets the target PLOS, BLOS and Auto LOS for the General Urban 
Area.  
 

• The proposed development will be served by one all-movement access along Deschâtelets 
Avenue. The proposed access will be 6.0m in width, and is located 27m from the existing 
western property line and 43m from the existing eastern property line. The proposed driveway 
is planned to be shared between the proposed development and the future development to 
the east. As this will be a shared driveway in the future, no driveways are anticipated to be 
developed along Deschâtelets Avenue in the vicinity of the proposed development. 
 

• The width and location of the proposed access conform to the requirements of the City’s 
Zoning By-law and Private Approach By-law.  

 

• The proposed eastern property line shown on the site plan is conceptual, and will be 
developed through a future severance application. The City’s Private Approach By-law 
identifies a minimum distance of 3.0m between an access and the property line. If the 
property line is developed within 3.0m of the proposed access, a waiver to the Private 
Approach By-law will be required at that time.  
 

• The sight distance looking left, to turn right out of the access is governed by the Deschâtelets 
Avenue/Scholastic Drive intersection and is approximately 55m. This does not meet the 
minimum requirements identified in TAC, however vehicles turning left or right onto 
Deschâtelets Avenue from Scholastic Drive are anticipated to be turning at a slower speed. 
Based on a lower design speed of 30km/hr, and since the proposed access and westbound 
vehicles along Deschâtelets Avenue are anticipated to be low in volume, the sight distance 
to turn right from the proposed access is anticipated to be sufficient.  
 

• The stairs leading to the residential unit obstruct the sight distance looking right, to turn left 
out of the access, and limit the sight distance to approximately 70m. To achieve the minimum 
sight distance identified in TAC, drivers are required to encroach into the sidewalk. It is 
noteworthy that the majority of traffic departing the site will be destined to Main Street. 
Vehicles turning left out of the access are anticipated to encroach into the sidewalk to turn 
left out of the proposed access, however this is anticipated to be infrequent.   
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1.0 INTRODUCTION 
 
This Transportation Impact Assessment (TIA) has been prepared in support of a Site Plan Control 
application for The Grove at Greystone. The site currently forms part of 375 Deschâtelets Avenue, 
with an individual municipal address to be determined. The subject site forms part of the Greystone 
Village subdivision and is located northeast of the Deschâtelets Avenue/De Mazenod Avenue 
intersection. The subject site is surrounded by the following: 
 

• the existing Deschâtelets building to the north; 

• Deschâtelets Avenue and residential development to the south; 

• future residential development to the east; and 

• parkland to the west. 
 
An aerial photo of the subject site is provided in Figure 1. A concept plan for the Greystone Village 
subdivision is included in Appendix A. 
 
Figure 1: Aerial Photo of Subject Site 

 
 
2.0 PROPOSED DEVELOPMENT 
 
The proposed development consists of a three-storey stacked townhouse block containing 18 
residential units. An underground parking lot containing 20 parking spaces will be provided with 
access along Deschâtelets Avenue. The proposed development is anticipated to commence 
construction in 2019 with anticipated build-out and occupancy in 2021. The proposed site plan is 
included in Appendix B. 

SITE
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3.0 SCREENING AND SCOPING 
 
3.1 Screening Form 
 
The City’s 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 City’s TIA Screening 
Form. 
 
The proposed development does not satisfy the trip generation and location trigger, however it does 
satisfy the safety trigger for completing a TIA. As the proposed development only satisfies the safety 
trigger, the scope of the TIA will be limited to the Design Review component and is not required to 
address the Network Impact component of the TIA guidelines. A copy of the TIA screening form is 
included in Appendix C.  
 
3.2 Existing and Planned Conditions 
 
As identified above, the subject site forms part of the Greystone Village subdivision. A Community 
Transportation Study (CTS) was prepared by Novatech in January 2015 in support of the Greystone 
Village Draft Plan. This CTS provided a review of the existing and planned conditions in the vicinity 
of the subdivision, and performed intersection analysis for the following intersections: 
 

• Main Street/des Oblats Avenue 

• Main Street/Hazel Street 

• Main Street/Clegg Street  

• Clegg Street/Greystone Access (Telmon Street) 
 
As the Greystone Village CTS was prepared within the last five years, the existing and planned 
conditions have not changed since the submission. As such, a further review of the existing and 
planned conditions in the vicinity of the subject site has not been completed as part of this report.  
 
3.3 Study Area and Time Periods 
 
As the proposed development does not satisfy the trip generation trigger for completing a TIA, 
intersection analysis is not required as part of this report. Deschâtelets Avenue will be included in 
the boundary street MMLOS review.  
 
3.4 Exemptions Review 
 
As the proposed development only satisfies the safety trigger, the scope of the TIA will be limited to 
the Design Review component and is not required to address the Network Impact component of the 
TIA guidelines. A review of applicable exemptions from the Design Review component for the subject 
site are shown in Table 1. 
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Table 1: 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 

 
4.0 FORECASTING 
 
The proposed development consists of 18 residential units. Trips generated by the proposed 
development have been estimated using the Residential Condominium/Townhouse land use (LU 
230) in the Institute of Transportation Engineers (ITE) Trip Generation Manual, 9th Edition. Person 
trips were calculated using an ITE trip to person trip factor of 1.42, consistent with the Greystone 
Village CTS. The person trips generated by the proposed development are summarized in the 
following table.  
 
Table 2: Person Trip Generation 

Land Use 
ITE 

Code 
Units/ 
GFA 

AM Peak (PPH) PM Peak (PPH) 

IN OUT TOTAL IN OUT TOTAL 

Condominium/ 
Townhouse 

230 18 3 16 19 14 7 21 

 
Based on the foregoing, the proposed development is anticipated to generate 19 person trips during 
the AM peak hour and 21 person trips during the PM peak hour.  
 
The modal shares for the proposed development are anticipated to be consistent with the modal 
shares proposed in the Greystone Village CTS. The projected person trips by modal share are 
summarized below. 
 
Table 3: Person Trips by Modal Share 

Travel Mode 
Modal 
Share 

AM Peak PM Peak 

IN OUT TOTAL IN OUT TOTAL 

Total Person Trips 3 16 19 14 7 21 

Auto Driver 40% 1 6 7 5 3 8 

Auto Passenger 10% 0 2 2 1 1 2 

Transit 25% 1 4 5 4 2 6 

Non-Auto 25% 1 4 5 4 1 5 

 



Transportation Impact Assessment  The Grove at Greystone 

 Novatech                           Page 4 

 
 

Based on the foregoing, the proposed development is anticipated to generate 7 vehicle trips during 
the AM peak hour and 8 vehicle trips during the PM peak hour. Trips generated by the proposed 
development were included in the overall traffic generated by the Greystone Village CTS. 
 
 
5.0 ANALYSIS 
 
5.1 Development Design 
 
Pedestrian facilities will be provided between all residential dwelling entrances and the sidewalk 
along Deschâtelets Avenue as well as the parkland to the west.  
 
OC Transpo bus stops #7638 and #7639 are currently located along Main Street south of the Hazel 
Street intersection. These bus stops serve OC Transpo Route 5 and Route 16. OC Transpo Route 
5 is a local route that travels between the Rideau Centre and the Billings Bridge transit station. OC 
Transpo Route 16 is a local route that travels between St. Paul University and Britannia Park. Both 
OC Transpo Route 5 and Route 16 provide all day service, seven days a week. As development 
progresses within the Greystone Village subdivision, OC Transpo Route 16 will travel east on Hazel 
Street, north on Deschâtelets Avenue, and west on des Oblats Avenue. A new bus stop will be 
located in the southeast corner of the des Oblats Avenue/Deschâtelets Avenue intersection. 
 
OC Transpo staff have advised the following transit service will be provided following the introduction 
of Light Rail Transit in the City of Ottawa. 

• A new transit Route 55 will be introduced with regular service (15 to 20 minute headways), 
and will replace the existing Route 101. The new route will start in the west end, connect to 
the three Ottawa Hospitals, as well as Greenfield Avenue, Mann Avenue, Lees Transit 
Station, Lees Avenue, and Main Street/Smyth Road to Elmvale Aces.  

• Route 5 will not change. 

• The Main Street section of Route 16 will not change.  
 
Bicycle parking for the proposed development will be provided in accordance with the City of 
Ottawa’s Zoning By-law (ZBL), and will be located indoors. Bicycle parking requirements are 
described further in Section 5.2 below.  
 
A review of the Transportation Demand Management (TDM) – Supportive Development Design and 
Infrastructure Checklist has been conducted. A copy of the TDM checklist is included in Appendix 
D. All required TDM-supportive design and infrastructure measures in the TDM checklist are met.  
 
Fire access to the proposed development will occur along Deschâtelets Avenue as well as through 
the fire access route within the park adjacent to the western frontage of the site.  
 
5.2 Parking 
 
The subject site is located in Area B of Schedule 1 and Area X of Schedule 1A to the City of Ottawa’s 
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 4: Parking Requirement 

Land Use Rate Units Requirement 

Vehicle Parking 

Apartment 

0.5 spaces per unit in 
excess of 12 (Resident) 

18 

3 

0.1 spaces per unit in 
excess of 12 (Visitor) 

1 

Total Required 4 

Total Provided 20 

Bicycle Parking 

Apartment 0.5 spaces per unit 18 9 

Total Required 9 

Total Provided 9 

 
Based on the foregoing table, the vehicular and bicycle parking provided is in accordance with the 
minimum requirements identified in the ZBL.  
 
5.3 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 October 2015 were used to 
evaluate the LOS of all roadway segments for each mode of transportation. Schedule B of the City  
of Ottawa’s Official Plan indicates Deschâtelets Avenue is located in the General Urban Area. The 
cross section for des Deschâtelets Avenue is shown in Figure 2. 
 
Figure 2: Cross Section – Deschâtelets Avenue 
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5.3.1 Pedestrian Level of Service (PLOS) 
 
Exhibit 4 of the MMLOS guidelines has been used to evaluate the existing segment PLOS within the 
project limits. Exhibit 22 of the MMLOS guidelines suggests a target PLOS C for local roadways in 
the General Urban Area. The results of the segment PLOS analysis is summarized in the following 
table. 
 

Table 5: PLOS Segment Analysis 

Sidewalk 
Width 

Boulevard 
Width 

Avg. Daily 
Curb Lane 

Traffic Volume 

Presence of 
On-Street 
Parking 

Operating 
Speed1 

Segment 
PLOS 

Deschâtelets Avenue (North Side) 

1.8m - ≤3000 vpd No 40km/hr B 

Deschâtelets Avenue (South Side) 

1.8m  - ≤3000 vpd Yes 40km/hr B 

 
5.3.2 Bicycle Level of Service (BLOS) 
 
Exhibit 11 of the MMLOS guidelines has been used to evaluate the existing segment BLOS along 
des Oblats Avenue. Exhibit 22 of the MMLOS guidelines suggests a target BLOS B for local bicycle 
routes in the General Urban Area.  
 
Table 6: BLOS Segment Analysis 

Road 
Class 

Bike Route 
Type of 
Bikeway 

Travel 
Lanes 

Centerline 
Markings 

Operating 
Speed 

Segment 
BLOS 

Deschâtelets Avenue 

Local Local 
Mixed 
Traffic 

2 N/A 40km/hr A 

 
5.3.3 Transit Level of Service (TLOS) 
 
Deschâtelets Avenue is a local roadway that is not identified as part of the City’s Rapid Transit and 
Transit Priority Network in the TMP. As such, Exhibit 22 of the MMLOS guidelines does not suggest 
a target TLOS for Deschâtelets Avenue.  
 
5.3.4 Truck Level of Service (TkLOS) 
 
Deschâtelets Avenue is a local roadway that is not identified as a truck route. As such, Exhibit 22 of 
the MMLOS does not identify a target TkLOS for Deschâtelets Avenue.  
 
5.3.5 Auto LOS 
 
Exhibit 22 of the MMLOS guidelines suggests a target Auto LOS D in the General Urban Area. The 
lane capacity along Deschâtelets Avenue is estimated at 400 vehicles per hour per lane based on 
the City’s guidelines for the TRANS long-range transportation model. Figure 8 of the Greystone 
Village CTS suggests a two-way total of approximately 170 vehicles access the subdivision at Hazel 
Street. These traffic volumes are anticipated to dissipate within the subdivision, and only a smaller 
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portion will cross the subject site along Deschâtelets Avenue. Based on the foregoing, it is anticipated 
that Deschâtelets Avenue will operate with an Auto LOS A.  
 
5.3.6 MMLOS Summary 
 
A summary of the results of the segment MMLOS analysis is provided in the following table.  
 
Table 7: Segment MMLOS Summary 

Segment Deschâtelets Avenue 

P
e

d
e

s
tr

ia
n
 

Sidewalk Width 1.8m 

Boulevard Width 0m 

AADT ≤3000 vpd 

On-Street Parking No (South)/Yes (North) 

Operating Speed 40km/hr 

Level of Service B 

Target C 

C
y
c
lis

t 

Number of Travel Lanes (Per Direction) 1 

Type of Bikeway Mixed Traffic 

Operating Speed 40km/hr 

Level of Service A 

Target B 

A
u

to
 

Level of Service A 

Target D 

 
Based on the foregoing, Deschâtelets Avenue meets the target PLOS, BLOS and Auto LOS for the 
General Urban Area.  
 
5.4 Access Design 
 
The proposed development will be served by one all-movement access along Deschâtelets Avenue. 
The proposed access will be 6.0m in width, and is located 27m from the existing western property 
line and 43m from the existing eastern property line. The proposed driveway is planned to be shared 
between the proposed development and the future development to the east. As this will be a shared 
driveway in the future, no driveways are anticipated to be developed along Deschâtelets Avenue in 
the vicinity of the proposed development.  
 
The width and location of the proposed access conform to the requirements of the City’s Zoning By-
law and Private Approach By-law. It is noteworthy that the proposed eastern property line shown on 
the site plan is conceptual, and will be developed through a future severance application. The City’s 
Private Approach By-law identifies a minimum distance of 3.0m between an access and the property 
line. If the property line is developed within 3.0m of the proposed access, a waiver to the Private 
Approach By-law will be required at that time.  
 
A review of turning sight distance was completed at the proposed access. Transportation Association 
of Canada (TAC) Geometric Design Guidelines Table 9.9.4 and Table 9.9.6 identify the minimum 
intersection sight distance for a vehicle to turn either left or right from a stopped position. The 
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foregoing TAC tables suggest a sight distance of 85m looking right, to turn left, and a sight distance 
of 75m looking left, to turn right, based on a design speed of 40km/hr (posted 30km/hr). The sight 
distance looking left and right from the proposed access is shown in Figure 3.  
 
The sight distance looking left, to turn right out of the access is governed by the Deschâtelets 
Avenue/Scholastic Drive intersection and is approximately 55m. This does not meet the minimum 
requirements identified in TAC, however vehicles turning left or right onto Deschâtelets Avenue from 
Scholastic Drive are anticipated to turn at a slower speed. If a lower design speed of 30km/hr is 
applied, TAC suggests a minimum sight distance of 55m looking left, to turn right. Based on the 
foregoing, and since the proposed access and westbound vehicles along Deschâtelets Avenue are 
anticipated to be low in volume, the sight distance to turn right from the proposed access is 
anticipated to be sufficient.  
 
The stairs leading to the residential unit obstruct the sight distance looking right, to turn left out of the 
access, and limit the sight distance to approximately 70m. To achieve the minimum sight distance 
identified in TAC, drivers are required to encroach into the sidewalk, as shown in Figure 4. It is 
noteworthy that the majority of traffic departing the site will be destined to Main Street. It is anticipated 
that drivers will exit right out of the access to connect to either Hazel Street or des Oblats Avenue to 
depart the subdivision. As the southern leg of the Deschâtelets Avenue/Scholastic Drive intersection 
is one-way northbound operation, vehicles exiting left from the proposed access will be forced to 
travel northbound on Scholastic Drive to des Oblats Avenue to depart the subdivision. This is a more 
circuitous route to depart the subdivision, and is anticipated to be infrequent. Based on the foregoing, 
vehicles turning left out of the access are anticipated to encroach into the sidewalk to turn left out of 
the proposed access, however this is anticipated to be infrequent.   
 
 
6.0 CONCLUSIONS AND RECOMMENDATIONS 
 
Based on the foregoing, the conclusions and recommendations of this TIA can be summarized as 
follows: 
 

• The proposed development is anticipated to generate 7 vehicle trips during the AM peak hour 
and 8 vehicle trips during the PM peak hour. Trips generated by the proposed development 
were included in the overall traffic generated by the Greystone Village CTS. 

 

• Pedestrian facilities will be provided between all residential dwelling entrances and the 
sidewalk along Deschâtelets Avenue as well as the parkland to the west.  
 

• As development progresses within the Greystone Village subdivision, OC Transpo Route 16 
will travel east on Hazel Street, north on Deschâtelets Avenue, and west on des Oblats 
Avenue. A new bus stop will be located in the southeast corner of the des Oblats 
Avenue/Deschâtelets Avenue intersection.  
 

• OC Transpo staff have advised that a new transit Route 55 will be introduced along Main 
Street following the implementation of Light Rail Transit in the City of Ottawa.  

 

• A review of the Transportation Demand Management (TDM) – Supportive Development 
Design and Infrastructure Checklist has been conducted. All required TDM-supportive design 
and infrastructure measures in the TDM checklist are met.  
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• Fire access to the proposed development will occur along Deschâtelets Avenue as well as 
through the fire access route within the park adjacent to the western frontage of the site.  

 

• The vehicular and bicycle parking provided is in accordance with the minimum requirements 
identified in the ZBL.  

 

• Deschâtelets Avenue meets the target PLOS, BLOS and Auto LOS for the General Urban 
Area.  
 

• The proposed development will be served by one all-movement access along Deschâtelets 
Avenue. The proposed access will be 6.0m in width, and is located 27m from the existing 
western property line and 43m from the existing eastern property line. The proposed driveway 
is planned to be shared between the proposed development and the future development to 
the east. As this will be a shared driveway in the future, no driveways are anticipated to be 
developed along Deschâtelets Avenue in the vicinity of the proposed development. 
 

• The width and location of the proposed access conform to the requirements of the City’s 
Zoning By-law and Private Approach By-law.  

 

• The proposed eastern property line shown on the site plan is conceptual, and will be 
developed through a future severance application. The City’s Private Approach By-law 
identifies a minimum distance of 3.0m between an access and the property line. If the 
property line is developed within 3.0m of the proposed access, a waiver to the Private 
Approach By-law will be required at that time.  
 

• The sight distance looking left, to turn right out of the access is governed by the Deschâtelets 
Avenue/Scholastic Drive intersection and is approximately 55m. This does not meet the 
minimum requirements identified in TAC, however vehicles turning left or right onto 
Deschâtelets Avenue from Scholastic Drive are anticipated to be turning at a slower speed. 
Based on a lower design speed of 30km/hr, and since the proposed access and westbound 
vehicles along Deschâtelets Avenue are anticipated to be low in volume, the sight distance 
to turn right from the proposed access is anticipated to be sufficient.  
 

• The stairs leading to the residential unit obstruct the sight distance looking right, to turn left 
out of the access, and limit the sight distance to approximately 70m. To achieve the minimum 
sight distance identified in TAC, drivers are required to encroach into the sidewalk. It is 
noteworthy that the majority of traffic departing the site will be destined to Main Street. 
Vehicles turning left out of the access are anticipated to encroach into the sidewalk to turn 
left out of the proposed access, however this is anticipated to be infrequent.   
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