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1 Introduction 
IBI Group (IBI) was retained by 10819697 Canada Inc. to undertake a Transportation Impact 
Assessment (TIA) in support of Site Plan Control application for a proposed 24-storey apartment 
building to be located at 81 Slater Street, Ottawa. 

In accordance with the City of Ottawa’s Transportation Impact Assessment Guidelines, published 
in June 2017, an initial screening was completed which confirmed the need to undertake a 
Transportation Impact Assessment based on the following triggers: Trip Generation, Location and 
Safety. A copy of the Screening Form is provided in Appendix A.  

The following report is divided into three major components:  

Scoping – This component of the TIA report describes both the existing and planned conditions 
in the vicinity of the development and defines such study parameters as the study area, analysis 
periods and horizon years of the development. It also provides an opportunity to identify any scope 
exemptions that would eliminate elements of scope described in the TIA Guidelines but not 
relevant to the development proposal, based on consultation with City staff. 

Forecasting – The Forecasting component of the TIA summarizes the development-generated 
travel demand. As the development-generated travel demand is negligible determining 
background network travel demand and demand rationalization was not required. 

Strategy – This component documents the results of any analyses undertaken to ensure that the 
transportation related features of the proposed development are in conformance with prescribed 
technical standards and that its impacts on the transportation network are both sustainable and 
effectively managed. It also identifies a development strategy to ensure that what is being 
proposed is aligned with the City of Ottawa’s city-building objectives. 

Dependent on the findings of this report, the complete submission of this Transportation Impact 
Assessment may also require Functional Design Drawings of recommended roadway 
improvements to support a Roadway Modification Application (RMA). The submission may also 
require a post-development Monitoring Plan to track performance of the planned TIA Strategy. 
The need for these two elements will be confirmed through the analysis undertaken for this report. 
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2 Scope of Study 
2.1 Description of Proposed Development 

2.1.1 Site Location 
The proposed development will be located on the southern portion of 88 Albert Street in Ottawa’s 
central business district and will replace the parking structure associated with the Capital Hill Hotel 
and Suites immediately to the north. The site is located on the north side of Slater Street mid-block 
between Metcalfe Street and Elgin Street. To permit the necessary change in land use, the site 
will be severed and the southern portion will become 81 Slater. 

The site is located within several planning areas: 

 Central Area Design Priority Area 

 Ottawa’s Central Business District 

 Future Parliament Station (LRT) Transit-Oriented Development Node 

 Downtown Moves study area 

The site location and its surrounding context is illustrated in Exhibit 1. 

2.1.2 Land Use Details 
The lot size is approximately 908 square meters and is presently zoned as Mixed-Use Downtown 
(MD S46) and is within a Mature Neighbourhood Overlay. The site is presently occupied by a 
parking garage associated with the Capital Hill Hotel and Suites. The redevelopment of this site 
will include a total of 180 apartment units. 

Details of the proposed development are provided in Exhibit 2.  

2.1.3 Development Phasing & Date of Occupancy 
The proposed development will be constructed in a single phase. It is anticipated that the 
development will fully occupied by 2021. 
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2.2 Existing Conditions 

2.2.1 Road Network 
The proposed development is bound by the following street: 

 Slater Street is oriented east-west from Empress Avenue North to Mackenzie King 
Bridge. Slater Street is designated as a 3-lane one-way (eastbound) urban arterial road 
with a speed limit of 50 km/h. The right-of-way (ROW) is designated as Variable in the 
Official Plan with a maximum potential land requirement of 1.25 metres for properties 
abutting the existing ROW. Therefore, any new development may be subject to an 
additional 1.25m set back from the existing right-of-way. The southern-most lane forms 
part of the Transitway network and is for exclusive use by transit vehicles. 

Other streets within the vicinity of the site are as follows: 

 Albert Street is oriented east-west from Bayview Road to Mackenzie King Bridge. Albert 
Street is the pair to Slater Street, together providing east-west connectivity through the 
urban core. Albert is also designated as a 3-lane one-way (westbound) urban arterial road 
with a speed limit of 50 km/h. The ROW is designated as Variable in the Official Plan, also 
with a maximum potential land requirement of 1.25 metres. The northern-most lane is for 
exclusive use by transit vehicles. 

 Elgin Street is oriented north-south from Wellington Street to Queen Elizabeth Drive. 
Elgin Street is designated as an urban arterial road with a speed limit of 50 km/h. From 
Wellington Street to Laurier Avenue, it has a 40m a ROW and a maximum potential land 
requirement of 2.4m for property abutting the existing ROW. 

 Metcalfe Street is oriented north-south from Wellington Street to Monkland Avenue. 
Metcalfe Street is designated as an urban arterial road with a speed limit of 50 km/h and 
a 3-lane cross-section, providing one-way (northbound) flow. It has a 20m ROW and a 
maximum potential land requirement of 0.9m. 

2.2.2 Intersections 
The following signalized intersections are located within the immediate vicinity of the proposed 
development.  

 Slater Street and Elgin Street 

 Slater Street and Metcalfe Street 

 Albert Street and Elgin Street 

 Albert Street and Metcalfe Street 

2.2.3 Existing Transit Service 
Slater Street and Albert Street are currently part of Ottawa’s Transitway network providing Bus 
Rapid Transit (BRT) service through the downtown core. As discussed in subsequent sections of 
this report, the introduction of Light Rail Transit (LRT) in 2019 will significantly change the function 
of this corridor. 

2.2.4 Existing Pedestrian Facilities 
Concrete sidewalks are provided on both sides of all streets within the immediate vicinity of the 
site and pedestrian crossings are provided on all four legs of each intersection described 
previously. 
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2.2.5 Existing Bicycle Facilities 
The nearest dedicated cycling facilities to the proposed development are on the Mackenzie King 
Bridge as well as along Laurier Avenue. Mackenzie King Bridge has bicycle lanes in both 
directions located to the left of vehicular traffic and Laurier Street has uni-directional cycle tracks 
on both sides of the road. There is an eastbound bike pocket and two-stage left-turn bike box at 
the Slater & Elgin intersection and a bike box at the Albert & Elgin intersection. 

Figure 1 shows the existing cycling network in the vicinity of the proposed development. 

Figure 1 - Existing Cycling Network 

 
Source: GeoOttawa 

2.2.6 Existing Traffic Volumes 
Preliminary site-generated trip estimations indicate that, depending on the mode share 
assumptions used, the proposed development will likely generate between 15 and 45 two-way 
vehicular trips during the weekday morning and afternoon peak hours. Given that only 20 on-site 
parking spaces are proposed it is expected that the number of trips generated by the site will be 
in the lower end of this range. As the site will provide access to both Albert Street and Slater 
Street, this volume of traffic will have a negligible impact on the adjacent roadways. Intersection 
capacity analyses are therefore not necessary, negating the need for traffic volume data. 

Details of the vehicular trip generation will discussed in further detail in the Forecasting section of 
this report. 
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2.2.7 Traffic Management Measures 
Slater Street, Albert Street and Metcalfe Street each have ‘no stopping’ restrictions from 7am to 
9am and 3pm to 5pm, and ‘no parking’ restrictions from 9am to 3pm. Along both Slater Street and 
Albert Street, bus lanes are for exclusive use of transit vehicles between 6am to 6pm, while taxis 
are permitted between 9am and 3pm. Outside of 6am to 6pm, the bus lanes are available to 
general traffic. 

In addition, the following intersection traffic management measures have been implemented: 

 Albert Street and Metcalfe Street 

o Westbound left turns are prohibited – 6am to 6pm 

 Albert Street and Elgin Street 

o Southbound U-turns are prohibited. 

2.2.8 Collision History 
The TIA Guidelines require a 5-year review of historical collision data on the boundary streets 
adjacent a proposed development. If it is found that there have been at least six collisions for any 
one movement of a discernible pattern over this time period, additional analysis may be warranted. 
Collision History details are provided in Appendix B. 

Table 1 summarizes all reported collisions between January 1, 2013 and January 1, 2018.  

Table 1 - Summary of Reported Collisions within the Study Area 

LOCATION 
# OF 

REPORTED 
COLLISIONS 

RE-OCCURING EVENTS 

Slater Street & Elgin Street 59  Eastbound Sideswipe: 10 similar events 

Slater Street & Metcalfe Street 27  Eastbound/Northbound Angle: 6 similar 
events 

Slater Street, between Elgin 
Street and Metcalfe Street 13  No reoccurring events 

Albert Street & Elgin Street 50  Westbound/Westbound Turning 
Movement: 8 similar events 

Albert Street & Metcalfe Street 14  No reoccurring events 
Albert Street, between Elgin 
Street and Metcalfe Street 11  Westbound Sideswipe: 6 similar events 

2.3 Planned Conditions 

2.3.1 Future Road Network 
The 2013 Transportation Master Plan (TMP) outlines future road network modifications required 
in the 2031 ‘Affordable Road Network.’ Based on the 2031 ‘Affordable Road Network’, no major 
future road network modifications were identified within the project area at that time. 

The Downtown Moves study was approved by Council on March 27, 2013. The study laid out a 
plan and vision for the downtown following the opening of the Confederation Line to reallocate the 
right-of-way (ROW) currently used by the bus rapid transit network towards other street uses and 
functions. From this plan a functional design was developed for Slater Street, Albert Street and 
the Mackenzie King Bridge. An ultimate configuration for the corridor was developed for the 
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segments of Slater Street and Albert Street between Empress Avenue and Bay Street. East of 
Bay Street an interim configuration was developed. Within the study area, the bus lanes are 
expected to be removed, allowing space for cycle tracks along both Slater Street and Albert Street 
as well as modifications to on-street parking. 

The functional design plan for the study area is shown in Exhibit 3. City staff anticipate that the 
reconstruction of Albert Street and Slater Street may occur in 2020, however as the detailed design 
of these plans is not yet underway, a specific implementation timeline has not yet been 
established. As the extent of these modifications will span the entire width of the downtown core, 
it is expected that the construction of each street will be offset to minimize impacts to east-west 
mobility through the downtown core. 

As the Functional Plan includes a Complete Street design, Module 4.3 of the TIA Guidelines 
indicates that the following tasks must be completed: 

 Identify the design at the interface of the street and the subject development. 

 Assess the potential impact of the subject development on the design. 

o If changes to the design are required, develop an interim design concept for the 
boundary street. 

These tasks will be completed and discussed in the Strategy section of this report. As a Complete 
Street concept has already been established, the following items do not require review in this 
study: 

 Multi-Modal Level of Service (MMLOS) analysis 

 Detailed collision analysis 

 Neighbourhood Traffic Management (NTM) 
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2.3.2 Future Transit Facilities and Services 
The 2013 TMP outlines the future rapid transit and transit priority (RTTP) network. The 
Confederation Line is expected to begin full revenue service in April 2019 and will provide Light 
Rail Transit (LRT) service within close proximity to the subject site. 

The Confederation Line will replace many of the bus routes that currently operate along Slater 
Street and Albert Street and rapid transit service will be provided via three downtown stations: 
Lyon, Parliament and Rideau. The majority of bus routes will be rerouted to intermodal transit hubs 
which will provide connections to the Confederation Line, primarily at Tunney’s Pasture, Hurdman 
and Blair, as shown below in Figure 2.  

Figure 2 - Post-LRT Rapid Transit Network 

Source: OCTranspo 

According to the Downtown Moves study the number of buses operating daily in the downtown 
will reduce from 2,600 to 600, and all bus routes operating in downtown Ottawa will connect to at 
least one Confederation Line station. It is expected that the reduction in bus transit service will 
decrease in the months following the opening of the Confederation Line.  

The Downtown Moves study indicates that Slater Street and Albert Street will remain part of the 
overall transit network providing local service but will not be part of the rapid transit network, as 
shown in Figure 3. 
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Figure 3 - Future Downtown Transit Network 

 
Source: Downtown Moves

2.3.3 Future Cycling and Pedestrian Facilities 
The TMP and the Ottawa Cycling Plan (OCP) designate all study area roadways as ‘Spine 
Routes’, as shown in Figure 4. No specific cycling infrastructure projects were identified in the 
TMP or OCP for any of the study area roadways however the Downtown Moves study indicates 
that separated cycling facilities will be implemented on all study area roadways. As shown 
previously on Exhibit 3, it has been proposed that cycle tracks be implemented along Albert Street 
and Slater Street, that a two-stage eastbound left-turn bike box be implemented at Slater / 
Metcalfe, that a bike box be implemented on the westbound approach of Albert / Elgin and that 
the bike lanes on Mackenzie King Bridge be relocated to the right of vehicular traffic. 
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Figure 4 - Ultimate Cycling Network 

 
Source: GeoOttawa 

Future enhancements to pedestrian facilities have been proposed within the study area as part of 
the Albert Street and Slater Street functional design. The Downtown Moves study classifies each 
roadway in the downtown based on the expected volume of pedestrian traffic and identifies priority 
pedestrian crossings, as shown below in Figure 5. These classifications are meant to guide 
designers in their allocation of right-of-way for pedestrians and may influence future roadway 
designs, however there are no specific plans for changes to the pedestrian infrastructure in the 
study area. 
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Figure 5 - Future Pedestrian Infrastructure Plan 

 
Source: Downtown Moves 

2.3.4 Future Adjacent Development 
As required by the City of Ottawa TIA Guidelines, all significant developments within the study 
area which are likely to occur within the horizon year of the subject development must be identified. 
Table 2 below summarizes the key details of all significant developments within the study area. 

Table 2 - Future Adjacent Developments 

LOCATION DESCRIPTION EXPECTED 
BUILDOUT 

180 Metcalfe Street  303 apartment units 

 5,277 square feet commercial space 
20211 

96 Nepean Street  199 residential condominium units 

 2 stacked townhouses 
20212 

Notes: 
1- Buildout data is unknown. Assumed build-out to coincide with subject development. 
2- The 2011 Community Transportation Study by Novatech indicated that the site would be built by 2013 however the development has 

not yet begun construction. 

2.4 Study Area 
Based on the information presented above, a study area bounded by Albert Street to the north, 
Elgin Street to the east, Slater Street to the south and Metcalfe Street to the west will provide a 
sufficient assessment of the proposed development’s impact on the adjacent transportation 
network with respect to all modes of transportation provided for in the surrounding area. 

2.5 Analysis Periods 
Not Applicable – As discussed in Section 2.2.6, due to the low volume of traffic that is expected to 
be generated by the proposed development, intersection capacity analyses will not be conducted 
and therefore there are no analysis periods to consider. 
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2.6 Study Horizon Years 
Not Applicable – For the same reasons stated above there are no study horizon years to consider 
for this study. 

2.7 Exemptions Review 
The TIA Guidelines provide exemption considerations for both the Design Review and Network 
Impact components. Table 3 identifies the components of the TIA that are not required. 

Table 3 - Exemptions Review 

TIA MODULE ELEMENT EXEMPTION CONISDERATIONS REQUIRED? 

Design Review Component 

4.1 
Development 
Design 

4.1.2 Circulation and 
Access 

 Only required for site plans 
 

4.1.3 New Street 
Networks 

 Only required for plans of 
subdivision  

4.2 Parking 4.2.1 Parking Supply  Only required for site plans 
 

4.2.2 Spillover 
Parking 

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

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 

 

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 

 

4.8 Network 
Concept 

n/a  Only required when proposed 
development generates more 
than 200 person-trips during the 
peak hour in excess of the 
equivalent volume permitted by 
established zoning 
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3 Forecasting 
3.1 Development-Generated Traffic 

3.1.1 Base Trip Generation 
The base trip generation for the proposed development was calculated using trip generation rates 
published in the 2009 TRANS Trip Generation Residential Trip Rates Study Report.  

Table 4 below summarizes the results of the base trip generation calculations. 

Table 4 - Base Trip Generation 

LAND USE UNITS / 
SQ FT 

AM PEAK PM PEAK 

IN OUT TOTAL IN OUT TOTAL 

222 – High-rise 
Apartments (Core, 
Base Rate) 

180 7 24 31 18 11 29 

The relevant extracts from the TRANS Trip Generation Study are provided in Appendix C. 

3.1.2 Person-Trips 
The City’s TIA Guidelines require trip generation to be expressed in terms of ‘person-trips’ rather 
than automobile trips in order to clearly identify the multi-modal demands of a development on the 
adjacent transportation network.  

Table 3.13 of the TRANS Trip Generation Study provides automobile, transit and non-motorized 
mode shares for each geographic area, subdivided by residential type and peak period. Equivalent 
person-trips can be obtained by dividing vehicle-trips by the vehicle mode share of its respective 
geographic area, residential land use type and peak period. The TRANS study indicates that the 
vehicular mode share for apartments in the core area is 27% and 23% for the weekday morning 
and afternoon peak hours, respectively. 

3.1.3 Mode Share 

3.1.3.1 Existing Mode Share 

The 2011 TRANS Origin-Destination Survey provides approximations of the existing modal share 
within the Ottawa Centre Traffic Assessment Zone (TAZ). The relevant mode shares for this TAZ 
have been listed below in Table 5 along with the 2031 city-wide mode share targets from the TMP. 
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Table 5 - Existing Mode Share 

MODE 
EXISTING MODE SHARE WITHIN THE TAZ 2031 CITY-WIDE 

TARGET* 

AM – Within 
District 

PM – Within 
District 

AM – From 
District 

PM – To 
District AM 

Auto Driver 12% 12% 52% 37% 50% 

Auto 
Passenger 0% 4% 5% 13% 9% 

Transit 11% 14% 24% 31% 26% 

Bicycle 1% 3% 1% 2% 5% 

Walk 74% 64% 17% 15% 10% 

Other 2% 2% 1% 1% n/a 
* Source: Transportation Master Plan (November 2013) 

3.1.3.2 Targeted Mode Share for the Development 

As discussed in Section 2.2.6, preliminary trip generation results indicated that the proposed 
development may generate peak hour trips ranging from approximately 15 to 45 trips per hour, 
depending on the mode share assumed. A 65% transit modal share has been considered 
appropriate for residential developments within proximity to the City’s rapid transit network. Given 
that this site is within a 250 metre walking distance of Parliament Station, a 65% transit modal 
share has been assumed for this study. This increase in transit share has been balanced with an 
equal reduction in pedestrian mode share while the auto mode is assumed to remain fixed.  

The proposed development site plan indicates that a total of 20 parking spaces will be provided 
on-site, all of which will be reserved for visitor parking. As on-site parking is expected to have a 
low turnover rate, it is expected that traffic generation to and from the proposed development will 
not exceed 20 two-way trips during peak hours.  

Table 6 summarizes the target mode share values that will be used in the analysis.  
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Table 6 - Target Mode Shares 

MODE DEVELOPMENT MODE 
SHARE TARGETS 

Auto Driver 12% 

Auto Passenger 0% 

Transit 65% 

Bicycle 1% 

Walk 20% 

Other 2% 

3.1.4 Trip Reduction Factors 

3.1.4.1 Deduction of Existing Development Trips 

The site is presently occupied by a parking garage associated with the Capital Hill Hotel and 
Suites. It is expected that with the redevelopment of the site the existing parking demand will 
relocate to nearby parking structures. A traffic count of the parking garage was conducted on 
December 6,  2018. Table 7 summarizes the trips generated from the existing parking structure 
that will be deducted from the new site-generated vehicular trips. 

Table 7 - Existing Site-Generated Trips 

PERIOD 
ALBERT STREET ACCESS SLATER STREET ACCESS 

INBOUND OUTBOUND INBOUND OUTBOUND 

AM Peak Hour 0 2 2 0 

PM Peak Hour 2 1 6 2 

3.1.4.2 Pass-By Traffic 

Not Applicable. The proposed residential development will not generate pass-by traffic. 

3.1.4.3 Synergy/Internalization 

Not Applicable. Given that the proposed development is residential only, no internalization 
reductions can be applied. 

3.1.5 Trip Generation Summary 
Table 8 summarizes the net number of person-trips per travel mode the proposed development 
is expected to generate during the weekday morning and weekday afternoon peak hours of 
adjacent traffic: 
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Table 8 - Net Trip Generation 

MODE 
AM PEAK PM PEAK 

IN OUT TOTAL IN OUT TOTAL 

Total Person-Trips 28 89 117 79 50 129 

Auto Driver 3 10 13 9 6 15 

 Deduction of 
Existing Trips -2 -2 -4 -8 -3 -11 

Auto Passenger 0 0 0 0 0 0 

Transit 18 57 75 50 32 82 

Walk 5 17 22 16 10 26 

Bicycle 0 1 1 1 0 1 

Other 1 2 3 2 1 3 

TOTAL NET AUTO 
TRIPS 1 8 9 1 3 4 

As Table 8 demonstrates, the site is expected to generate a net total of 9 and 4 vehicular trips in 
the weekday morning and afternoon peak hour, respectively. Given the low net total of site-
generated trips the impact on the adjacent roadways will be negligible. 

With consideration of the above, the development will have a negligible vehicular impact on the 
adjacent road network and therefore no intersection capacity analyses are required for the 
assessment of the proposed development.  

3.1.6 Trip Distribution 
Not Applicable – As intersection capacity analyses will not be conducted for this study, site-
generated trip distribution is not required. 

3.1.7 Trip Assignment 
Not Applicable – As intersection capacity analyses will not be conducted for this study, site-
generated trip distribution is not required. 

3.2 Background Network Traffic 
Not Applicable – Based on projected site-generated traffic volumes, there will be no impact to the 
adjacent road network and therefore background traffic conditions are not relevant for the 
assessment of the proposed development.  

3.3 Demand Rationalization 
Not Applicable – The purpose of this section is to rationalize future travel demands within the study 
area to account for potential capacity limitations in the transportation network and its ability to 
effectively absorb the additional demand generated by a new development. As there is a negligible 
amount of site-generated traffic expected, demand rationalization of background travel demand is 
not relevant for the assessment of the proposed development.   
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