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May 13, 2019 
 
 
 
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 Mr. Dubyk: 
 
Reference:   383 Albert Street & 340 Queen Street 

Revised Transportation Impact Assessment (TIA) Addendum 3 
  Novatech File No. 109111 

 
We are pleased to submit the following Revised Transportation Impact Assessment Addendum 3 in 
support of a Zoning By-Law Amendment and Site Plan Control application for 383 Albert Street and 
340 Queen Street, for your review and signoff. The structure and format of this report is in accordance 
with the City of Ottawa Transportation Impact Assessment Guidelines (June 2017).  
 
TIA Addendum 2 was submitted to the City of Ottawa in August 2018 in support of a Zoning By-Law 
Amendment and Site Plan Control application, and a revision was submitted dated February 27,  
2019.  
 
A TIA Addendum 3 was submitted on May 2, 2019 in a response letter format to address City 
comments, and reflect changes to the site plan since February 27, 2019. This revised TIA Addendum 
3 has been submitted as a full update of the study, in accordance with the 2017 TIA Guidelines. A 
response letter to transportation comments and RMA support documents have been submitted under 
separate cover, concurrently with this report. 
 
If you have any questions or comments regarding this report, please feel free to contact Jennifer 
Luong, or the undersigned. 
 
Yours truly, 
 
NOVATECH 

 
Joshua Audia, B.Sc. 
E.I.T. | Transportation/Traffic 
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1.0 INTRODUCTION 
 
This Transportation Impact Assessment (TIA) Addendum 3 has been prepared in support of a Zoning 
By-Law Amendment and Site Plan Control application for the properties located at 383 Albert Street 
and 340 Queen Street. A previous Transportation Impact Study (TIS) was completed in October 
2013 and updated with Addendum 1 in March 2017 in support of a Zoning By-Law Amendment and 
Site Plan application for the properties previously listed. The proposed development at that time 
consisted of the following: 
 

¶ Tower A - 28 storeys yielding a total of 259 dwelling units and 9,100 ft2 of commercial floor 
space, with 175 underground parking spaces on eight levels; 

¶ Tower B - 28 storeys yielding a total of 213 dwelling units and 10,700 ft2 of commercial floor 
space, with 175 underground parking spaces on eight levels; 

¶ Tower C - 22 storeys yielding a total of 118 dwelling units and 6,700 ft2 of commercial floor 
space, with 118 underground parking spaces on eight levels. 

 
In total, the entire development consisted of 590 dwelling units, 26,500 ft2 of commercial floor space 
and 468 parking spaces.  
 
TIA Addendum 2 was completed in August 2018 and revised February 27, 2019, and considered 
572 dwellings, 25,080 ft2 of supermarket floor space, and 288 underground parking spaces on four 
levels, including public parking approximately equal to the existing surface parking lot (130 spaces). 
 
The revised concept for the proposed development consists of 588 dwelling units, approximately 
20,830 ft2 of supermarket floor space, and 359 underground parking spaces on five levels, which are 
organized as follows: 
 

¶ Tower A ï 27 storeys yielding a total of 267 dwelling units; 

¶ Tower C ï 9/27 storeys yielding a total of 321 dwelling units; 

¶ Ground floor ï Approximately 20,830 ft2 of supermarket floor space. 
 
The eastern section of Tower C will only be nine storeys before being stepped back, and continuing 
another 18 storeys with a smaller footprint. 
 
The proposed residential and supermarket uses are permitted under the current zoning. Up to two 
levels of the underground parking garage are proposed to potentially operate as public parking, a 
use which is not permitted under the current zoning. The proposed number of spaces designated as 
ópublic parkingô will be approximately equal to the number of parking spaces provided within the 
subject site, prior to construction of the Lyon Street LRT (light rail transit) station, which is 
approximately 130 spaces. 
 
The subject site is surrounded by the following: 
 

¶ Queen Street and office buildings to the north;  

¶ Lyon Street and the Delta Ottawa Hotel to the east; 

¶ Albert Street and surface parking to the south; and 

¶ Bay Street, the Albert at Bay Suite Hotel, and the Radisson Hotel to the west.  
 
A view of the subject site is provided in Figure 1.  
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Figure 1: View of the  Subject Site  

 
 
2.0 PROPOSED DEVELOPMENT 
 
The revised concept for the proposed development consists of 588 dwelling units, approximately 
20,830 ft2 of supermarket floor space, and 359 underground parking spaces on five levels. 
 
The existing access serving the surface parking lot at 383 Albert Street will be removed as part of 
the proposed development. One two-way ramp access to the underground parking garage will be 
located on Albert Street, approximately 40m east of Bay Street. A proposed loading area for the retail 
space is located on Albert Street, adjacent to the ramp access to the underground parking garage, 
and a lay-by is proposed on the north side of Albert Street, east of the loading access.  
 
The proposed development is anticipated to be constructed in a single phase over a four-year period, 
starting in 2019. A copy of the site plan is included in Appendix A. 
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3.0 SCREENING AND SCOPING 
 
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. A copy of the TIA Screening Form is included in Appendix B. 
 
The net difference between the previous proposal and the new proposal is approximately 139 person 
trips, which is more than the trip generation trigger of 60 person trips. The subject application also 
satisfies the location and safety triggers for completing a TIA study. As the number of vehicle trips 
generated by the proposed development is generally consistent with the assumed development in 
the previous TIS, dated October 2013, the intersection analysis presented in the previous TIS is 
representative of the projected intersection operations following the build-out of the subject site. 
 
3.2 Existing Conditions 
 
The Right of Way (ROW) protections for Albert Street and Lyon Street are identified in the Cityôs 
Official Plan. Annex 1 of the Official Plan indicates a variable ROW for Albert Street (18.0m within 
the study area), with a maximum land requirement of 1.25m. The Pedestrian Easement Policy, 
outlined in the Official Plan, Annex 1, Policy 4, identifies a 1.5m setback for pedestrians as measured 
from any proposed ROW widening. The City has confirmed that the 1.5m pedestrian easement may 
be measured from the existing ROW, resulting in a 0.25m setback from the required 1.25m widening. 
Annex 1 indicates a ROW of 20m for Lyon Street, with a maximum land requirement of 0.90m. Right-
of-way requirements will be verified by a legal surveyor. 
 
As mentioned in Section 1.0, a previous TIS was prepared by Novatech in October 2013 in support 
of a Zoning By-Law Amendment and Site Plan Control application, with a subsequent addendum 
prepared in March 2017. This study provided a review of the existing and planned conditions in the 
vicinity of the subject site, and performed intersection analysis for the study area intersections. Count 
data used for the previous analysis of the study area intersections is summarized as follows: 
 

¶ Queen Street/Kent Street   May 1, 2013 

¶ Queen Street/Lyon Street   May 2, 2013 

¶ Queen Street/Bay Street   May 1, 2013 

¶ Albert Street/Kent Street   May 3, 2013 

¶ Albert Street/Lyon Street   August 21, 2012 

¶ Albert Street/Bay Street   August 11, 2011 

¶ Slater Street/Kent Street   May 3, 2013 

¶ Slater Street/Lyon Street   July 4, 2012 

¶ Slater Street/Bay Street   August 9, 2011 
 
More recent counts were requested for this addendum, in order to identify any notable changes in 
the traffic volumes patterns. The existing traffic volumes from the previous TIS are shown in Figure 
2, and the existing traffic volumes based on the newer traffic counts are shown in Figure 3. The 
results of this comparison are included in Table 1. 
 
Peak hour summary sheets of the recent count data are included in Appendix C. 
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Figure 2: Existing Traffic ï 2011-2013 Counts  
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Figure 3: Existing Traffic ï 2014-2017 Counts  
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Table 1: Study Area Intersections  

Intersection 
Previous Count New Count Net 

Change AM PM AM PM 

Queen Street/ 
Kent Street 

May 2013 August 20141 

10% - 20% 
decrease 

1,325 1,781 1,143 1,267 

Queen Street/ 
Lyon Street 

May 2013 June 2015 

2,193 1,694 1,676 1,232 

Queen Street/ 
Bay Street 

May 2013 August 2015 

891 1,381 561 1,225 

Albert Street/ 
Kent Street 

May 2013 March 2017 

15% - 20% 
increase 

1,506 1,212 1,650 1,729 

Albert Street/ 
Lyon Street 

August 2012 June 2015 

1,209 1,472 1,604 1,542 

Albert Street/ 
Bay Street 

August 2011 June 2015 

882 1,261 865 1,405 

Slater Street/ 
Kent Street/ 

May 2013 March 2017 

No 
significant 

change 

1,894 1,717 2,023 1,689 

Slater Street/ 
Lyon Street 

July 2012 June 2015 

1,926 1,593 1,625 1,492 

Slater Street/ 
Bay Street 

August 2011 June 2015 

1,195 1,127 1,282 1,237 
1. A traffic count was conducted for this intersection in March 2017, however road closures were in effect for eastbound traffic on 

Queen Street 
 

LRT construction for the Confederation Line is currently ongoing. The construction of the LRT tunnel 
directly beneath Queen Street has disrupted traffic patterns in the study area, and the most recent 
traffic count at Queen Street/Kent Street was performed when Queen Street was closed to 
eastbound traffic. Traffic counts will always encounter seasonal and day-to-day variations, however 
given the lack of a consistent pattern of growth within the network, the conclusions made in the 
previous TIS are believed to be valid. 
 
3.3 Planned Conditions 
 
The addendum from March 2017 included an update of planned conditions and other developments. 
Planned network changes that were reviewed as part of Addendum 1 include the Confederation Line 
LRT project and the Lyon Street LRT station, as well as segregated bike facilities and a future NCC 
pathway along Wellington Street from Mackenzie Avenue to the Portage Bridge. A sensitivity 
analysis of the roadways running east-west throughout the study area was undertaken to assess the 
large developments that had been approved since the previous TIS submission. These 
developments, all of which are located west of the study area, included the Zibi Development at 
Chaudiere Crossing, Rendezvous Lebreton in Lebreton Flats, and a development at 900 Albert 
Street.  
 
The addendum concluded that the intersections along Queen Street will have minimal capacity to 
accommodate future development traffic, but that Albert Street and Slater Street have capacity for a 
substantial increase in traffic during the peak periods. Additionally, the addendum concludes that the 
proposed access to this development will operate acceptably, even if the upstream and downstream 
intersections operate at capacity. 
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In addition to the developments outlined in the 2017 addendum, Claridge has proposed a 
development at the southeast corner of Booth Street/Fleet Street.  This proposal consists of five 
buildings, including approximately 350 residential units, a 21,500 ft2 (GFA) food store (or other retail 
uses), and 43,000 ft2 (GFA) of institutional development.  Underground parking is proposed with 
accesses on Lett Street and Lloyd Street.  The estimated completion date is 2023.  The East 
Lebreton Flats Lands ï Phase 1 Transportation Impact Study (July 2018) indicates that the 
development will generate between 20 and 35 peak hour vehicle trips along Wellington Street in the 
peak direction.  Excerpts from the TIS including the concept plan and projected site traffic are 
included in Appendix D.  Some of the development traffic will pass through the subject study area 
for travel to/from Wellington Street.  The analysis presented in the 2017 Addendum identifies the 
residual intersection capacity that will be available to accommodate the East Lebreton Flats 
development and others. 
 
The Albert-Slater Post LRT Repurposing Functional Design Study & Slater Street and Bronson 
Avenue Environmental Assessment Study is being conducted by the City to explore opportunities to 
improve walking, cycling, transit and vehicular traffic once the Transitway is decommissioned along 
these roadways. Renewals along Albert and Slater Street will implement the vision established in 
the Cityôs 2013 Downtown Moves Study.  
 
While the Albert-Slater repurposing will be implemented in phases over several years, discussions 
with City staff have identified that the modifications to Albert Street between Bay Street and Lyon 
Street may be completed in the early stages to allow for coordination with new bus routing. There is 
a possibility that modifications to Albert Street may be constructed before or concurrently with 
construction of the proposed redevelopment. The preliminary plan for the section adjacent to the 
subject site is shown in Figure 4. 
 
The Bay Street Cycling Facility Functional Design has been completed by the City to rehabilitate 
existing sidewalks and pavement, and implement new raised cycle tracks between Wellington Street 
and Laurier Avenue West. Pending project coordination, construction is anticipated to occur in the 
summer and fall of 2019. The implementation of northbound and southbound cycle tracks was 
identified by the City as an important link to existing cycling network and future extensions. The 
preliminary plan for the section west of the subject site is shown in Figure 5. 
 
3.4 Study Area and Time Periods 
 
The study area for this report includes all accesses to the proposed development and the adjacent 
boundary streets. The selected time periods for the analysis are the weekday AM and PM peak 
hours, which represent the óworst caseô combination of site-generated traffic and adjacent street 
traffic. The proposed development is anticipated to be constructed in a single phase, with build-out 
anticipated to start in 2019 and complete in 2023.  
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Figure 4: Albert -Slater Post -LRT Repurposing  
 

 
 



Transportation Impact Assessment Addendum 3                                  383 Albert St & 340 Queen St 

 

 Novatech                           Page 9 

 
 

Figure 5: Bay Street Cycling Facilities  
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3.5 Exemptions Review 
 
Module 4.6 ï Neighbourhood Traffic Management will not be reviewed, as the subject site does not 
rely on local or collector roadways for access. Module 4.8 ï Network Concept will not be reviewed, 
as the proposed development is not anticipated to generate more than 200 person trips during the 
peak hour in excess of the equivalent volume permitted by the established zoning.  
 
The net difference in trips generated by the proposed development is 139 person trips, compared to 
the assumed development in the previous TIS. As shown in Section 4.0, the projected number of 
vehicle trips generated by the subject site is less than the projections made in the previous TIS. The 
network analysis presented in the previous TIS is therefore representative of the projected operations 
following the build-out of the subject site. As such, intersection auto analysis is exempt from further 
analysis. However, the study area intersections will still be evaluated based on the multi-modal levels 
of service.  
 
The following modules are included in the TIA report: 
 

¶ Module 4.1 ï Development Design 

¶ Module 4.2 ï Parking 

¶ Module 4.3 ï Boundary Streets 

¶ Module 4.4 ï Access Intersections 

¶ Module 4.5 ï Transportation Demand Management 

¶ Module 4.7 ï Transit 

¶ Module 4.9 ï Intersection Design 
 
4.0 FORECASTING 
 
The 2013 TIS and 2017 Addendum 1 assessed a development consisting of 590 dwelling units and 
approximately 26,500 ft2 of commercial space, which was assumed specialty retail. The concept plan 
now includes 588 dwelling units, and approximately 20,830 ft2 of supermarket floor space. This 
equates to an increase of 20,830 ft2 of supermarket space, a decrease of two dwelling units, and a 
decrease of 26,500 ft2 of specialty retail. 
 
The previous TIS did not consider the number of trips generated by the existing surface public 
parking lot, and the proposed number of underground public parking spaces will be approximately 
equal to the number of parking spaces provided on-site, prior to construction of the Lyon Street LRT 
station. As the trips generated by the existing parking use were not subtracted from the background 
traffic volumes in the previous TIS analysis, it can be assumed that the inclusion of the proposed 
public parking garage (with an approximately equal number of parking spaces as the existing lot) will 
not impact the study area network. The public parking trips generated by the proposed development 
will therefore only be added to the traffic volumes shown at the proposed access. 
 
The number of vehicle trips generated by the public parking use has been estimated using typical 
peak hour rates presented in Table 14-1 of the ITE Traffic Engineering Handbook, 5th Edition. Table 
14-1 is included in Appendix E. Aerial photography of the subject site prior to any LRT construction 
shows approximately 130 parking spaces were provided, and this number of parking spaces has 
been carried forward to determine the number of trips generated. 
 



Transportation Impact Assessment Addendum 3                  383 Albert St & 340 Queen St 

 

 Novatech                           Page 11 

 
 

Table 14-1 of the ITE Traffic Engineering Handbook suggests the number of vehicle trips generated 
by a parking facility serving central business district activities in the AM peak hour typically range 
from 40% to 60% of the total parking spaces for inbound trips, and 10% to 20% of the total parking 
spaces for outbound trips. A peak hour rate of 70% for inbound trips and 30% for outbound trips has 
been assumed, resulting in 92 inbound trips and 40 outbound trips during the AM peak hour. 
 
In the PM peak hour, the number of vehicle trips generated typically range from 10% to 30% of the 
total parking spaces for inbound trips, and 40% to 60% of the total parking for outbound trips. A peak 
hour rate of 40% for inbound trips and 70% for outbound trips has been assumed, resulting in 53 
inbound trips and 92 outbound trips during the PM peak hour. 
 
The person trips generated by the residential and supermarket uses of the proposed development, 
compared to the assumed trip generation for the subject site in the 2013 TIS and 2017 Addendum 
1, is summarized in Table 2. All trip generation values were calculated using the ITE Trip Generation 
Manual, 9th Edition. 
 
Table 2: Person Tr ip Generation  

Land Use 
ITE 

Code 
Units/GFA 

AM Peak (PPH(1)) PM Peak (PPH) 
IN OUT TOT IN OUT TOT 

Previous TIS 

High-Rise Residential 
Condominiums 

232 590 units 52 219 271 188 115 303 

Specialty Retail 826 26,500 ft2 0 0 0 48 49 97 

Total 52 219 271 236 164 400 

Proposed Development 

High-Rise Residential 
Condominiums 

232 588 units 49 207 256 177 109 286 

Supermarket 850 20,830 ft2 55 35 90 129 124 253 

Total 104 242 346 306 233 539 

Difference 52 23 75 70 69 139 
1) PPH = Persons Per Hour ï Calculated in the previous TIS using an ITE Trip to Person Trip factor of 1.35, accepted by the City 

at the time of that study. For the Proposed Development, PPH has been calculated using an ITE Trip to Person Trip Factor of 
1.28, consistent with the 2017 TIA Guidelines. 

 
Based on the previous table, the proposed development is anticipated to generate an additional 75 
person trips during the AM peak hour and 139 person trips during the PM peak hour, compared to 
the assumed development in the previous TIS. 
 
The modal shares outlined in the previous TIS overestimate the vehicle trips generated by the 
proposed development, as the Confederation Line LRT will provide improved transit service by the 
buildout year. Per discussions with City staff, the modal shares have been adjusted from those used 
in the previous TIS to better reflect the subject site as a transit-oriented development, and to reflect 
the new land uses. The modal shares assigned to the residential land use assume a higher transit 
modal share and lower non-auto modal share when compared to the modal shares assigned to the 
supermarket land use. 
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The projected person trips by modal share, compared to the assumed trip generation for the subject 
site in the previous TIS is summarized in Table 3. 
 
Table 3: Person Trips by Modal Share  

Travel Mode Modal Share AM Peak PM Peak 
AM PM IN OUT TOT IN OUT TOT 

Previous TIS 

Residential Person Trips 52 219 271 188 115 303 

Auto Driver 35% 26% 18 77 95 49 30 79 

Auto Passenger 3% 10% 3 6 9 19 11 30 

Transit 19% 26% 9 42 51 49 30 79 

Non-Auto 43% 38% 22 94 116 71 44 115 

Commercial Person Trips 0 0 0 48 49 97 

Auto Driver 35% 26% 0 0 0 12 13 25 

Auto Passenger 3% 10% 0 0 0 5 5 10 

Transit 19% 26% 0 0 0 13 13 26 

Non-Auto 43% 38% 0 0 0 18 18 38 

Auto Driver (Total) 18 77 95 61 43 104 

Auto Passenger (Total) 3 6 9 24 16 40 

Transit (Total) 9 42 51 62 43 105 

Non-Auto (Total) 22 94 116 89 62 151 

Proposed Development 

Residential Person Trips 49 207 256 177 109 286 

Auto Driver 10% 5 20 25 19 11 30 

Auto Passenger 5% 2 11 13 10 6 16 

Transit 60% 30 124 154 105 65 170 

Non-Auto 25% 12 52 64 43 27 70 

Supermarket Person Trips 55 35 90 129 124 253 

Auto Driver 15% 10 5 15 20 20 40 

Auto Passenger 5% 3 2 5 7 6 13 

Transit 40% 21 14 35 51 49 100 

Non-Auto 40% 21 14 35 51 49 100 

Auto Driver (Total) 15 25 40 39 31 70 

Auto Passenger (Total) 5 13 18 17 12 29 

Transit (Total) 51 138 189 156 114 270 

Non-Auto (Total) 33 66 99 94 76 170 

Auto Driver (Difference) -3 -52 -55 -22 -12 -34 

Auto Pass. (Difference) 2 7 9 -7 -4 -11 

Transit (Difference) 42 96 138 94 71 165 

Non-Auto (Difference) 11 -28 -17 5 14 19 

 
Based on the revised modal shares shown above in Table 3, the proposed development is 
anticipated to generate 55 fewer vehicle trips during the AM peak hour and 34 fewer vehicle trips 
during the PM peak hour, compared to the projections of the previous TIS.  
 
It is recognized that some trips generated by the proposed development will be internally captured 
(for example, a resident making a trip to the ground level to buy groceries at the supermarket and 
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then immediately returning upstairs). However, it is likely that trips of this nature will make up only a 
small proportion of the overall site-generated trip volume, and as such, no deductions have been 
made. All trips generated by the proposed land uses are assumed to have an origin or destination 
beyond the subject site, an assumption which ensures that the analysis is more conservative. 
 
In general, background traffic and the assignment of the vehicle trips generated by the proposed 
development will be consistent with the previous TIS. The revised 2028 total traffic volumes within 
the subject area are shown in Figure 6. The revised projections for trips generated by the proposed 
development will have no significant impact on the operating conditions identified in the previous 
TIS. 
 
Figure 6: Revised 2028  Total Traffic Volumes  
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5.0 ANALYSIS 
 
5.1 Development Design 
 
Sidewalks will be provided along Queen Street, Lyon Street, and Albert Street. Sidewalks on Albert 
Street will be depressed and continuous across the access to the parking garage and loading area, 
and will be 2.0m in width, in accordance with City standards. 
 
A total of nine exterior bicycle parking spaces for the supermarket will be provided adjacent to the 
entrance on Queen Street, and the remaining 350 bicycle parking spaces will be provided in secure 
areas within the underground parking garage. In total, these 359 bicycle parking spaces meet the 
minimum requirements of the Cityôs Zoning By-Law (ZBL), as shown in Section 5.2. The maximum 
grade of the garage ramp is proposed to be 13%, as discussed further in Section 5.4. For cyclists 
who find this grade too steep, the elevators can also be used to access the underground parking 
facility. 
 
Presently, Albert Street and Slater Street are the spines of the OC Transpo Transitway in the 
downtown core. OC Transpo stop #3003 is located on the north side of Albert Street, west of Kent 
Street. This stop is within a walking distance of approximately 210m of all entrances to the subject 
site. OC Transpo stop #3006 is located on the south side of Slater Street, west of Kent Street. This 
stop is within a walking distance of approximately 280m of all entrances to the subject site.  
 
These two stops both provide service to 13 regular routes, 10 rapid transit routes, and 36 express 
routes. The Albert/Kent stop additionally provides service to the special event route 403. OC Transpo 
stop #7549 is located on the west side of Bay Street, north of Queen Street. This stop is within a 
walking distance of approximately 300m of all entrances to the subject site, and provides service to 
the express routes 234 and 293. 
 
The City of Ottawa is currently converting the east-west transitway between the Tunneyôs Pasture 
and Blair stations to light rail transit. This construction is currently ongoing, and is anticipated to be 
complete in 2019. As part of the project, the existing bus stops listed above will be replaced by the 
Lyon Street LRT station. Access to the LRT station will be provided from the proposed development 
on the ground floor, at the intersection of Queen Street and Lyon Street. 
 
To identify whether any transit capacity issues would arise due to this development, passenger 
loadings were projected in the previous TIS, and no capacity issues were identified on any of the 
nearby bus routes or bus stops. With the implementation of the Confederation Line LRT in the 
downtown core, it is expected that overall transit volumes will increase, and bus transit volumes will 
decrease as riders will prefer to use the LRT instead. Further discussion is included in Section 5.6. 
 
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. 
The development is collocated with the Lyon LRT Station, which will result in increased transit use 
and reduced auto use. 
 
Delivery vehicles for the supermarket will be accommodated with a receiving and loading zone 
directly east of the access to the underground parking garage. Manoeuvering into this area will 
require heavy trucks to reverse into the driveway and encroach into adjacent travel lanes. Further 
review of the access is included in Section 5.4. 
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5.2 Parking 
 
The subject site is located in Area A of Schedule 1 and Area Z of Schedule 1A of the Cityôs ZBL. 
Within this area, no vehicular parking is required to be provided, except for visitors to the residences. 
Minimum bicycle parking rates and maximum vehicular parking rates for the proposed development 
are identified in the ZBL, and are summarized in Table 4.  
 
Table 4: Parking Requirements  Per Zoning By -Law 

Land Use Rate Units/GFA Required 

Vehicle Parking (minimum) 

Residential 
0.1 per dwelling unit after the first 12 units for 

visitors; no more than 30 visitor parking spaces 
required per building within Area Z 

588 units 30 

Retail Food No requirement for Area Z 1,935 m2 0 

Parking Garage None 130 spaces 0 

Minimum 30 

Provided 359 

Vehicle Parking (maximum) 

Residential 1.5 per dwelling unit 588 units 882 

Retail Food 1.0 per 100m2 GFA 1,935 m2 19 

Parking Garage N/A 130 spaces N/A 

Maximum 901 

Provided 359 

Bicycle Parking (minimum) 

Residential 0.5 per dwelling unit 588 units 294 

Retail Food 1.0 per 250m2 GFA 1,935 m2 8 

Parking Garage N/A 130 spaces N/A 

Minimum 302 

Provided 359 

  
Based on the above Table 4, the vehicular and bicycle parking provided for the proposed 
development will satisfy both the minimum and maximum requirements identified in the ZBL. 
 
The Cityôs Accessibility Design Standards outline minimum requirements for the number of 
accessible parking spaces that must be provided, based on the total number of parking spaces. For 
a total number of parking spaces between 301 and 350, nine accessible spaces are required, with 
four óType Aô spaces (minimum width of 3.4m) and five óType Bô spaces (minimum width of 2.4m). 
Within the parking garage, five óType Aô and five óType Bô spaces are provided, for an overall total of 
ten accessible spaces. This meets the minimum requirements outlined in the Accessibility Design 
Standards. 
 



Transportation Impact Assessment Addendum 3                  383 Albert St & 340 Queen St 

 

 Novatech                           Page 16 

 
 

Table 113A of the ZBL does not identify a requirement for any loading spaces for óretail food storesô 
of less than 2,000 m2 GFA. However, the proposed development will provide two loading spaces for 
the supermarket. 
 
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 boundary roadway segments, for each mode of transportation. Schedule E 
of the City of Ottawaôs Official Plan identifies all boundary streets as being in the Central Area. 
However, given the subject siteôs proximity to Transitway and future LRT stations, the guidelines 
stipulate that the ñWithin 600m of Rapid Transit Stationsò policy area be used to evaluate whether 
the MMLOS targets are being met, regardless of the land use designation outlined in the Official 
Plan. Albert Street and Lyon Street are classified as arterials, while Queen Street is classified as a 
local roadway. 
 
Currently, construction for the Confederation Line LRT and the Queen Street Renewal are taking 
place adjacent to the subject site. As part of the Confederation Line LRT construction, Lyon Street 
has been chosen as the primary connection point between Soci®t® de Transport de lôOutaouais 
(STO) services and the O-Train. To do so, the segment of Lyon Street between Queen Street and 
Albert Street will be modified to have two vehicle lanes, one bus lane, and widened sidewalks.  
 
To maintain connectivity for cyclists throughout the downtown area, northbound and southbound 
cycle tracks will be added to Bay Street, between Wellington Street and Laurier Avenue West. A 
conceptual plan of the bus-train connection at Lyon Street and Queen Street is shown in Figure 7. 
A conceptual plan of the Queen Street Renewal between Bay Street and Lyon Street is provided in 
Figure 8. There are discrepancies between the two figures regarding the road modifications on Lyon 
Street, as Figure 7 indicates a bus lane while Figure 8 indicates a bike lane. In the case of any 
discrepancy, Figure 7 should be taken as correct. 
 
The boundary streets review evaluates Queen Street and Lyon Street as per the renewal project, 
and Albert Street based on the Albert-Slater repurposing study. 
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Figure 7: Lyon Station Bus -LRT Connectio n 
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Figure 8: Queen Street Renewal  
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5.3.1 Pedestrian Level of Service (PLOS) 
 
Exhibit 4 of the MMLOS guidelines has been used to evaluate the segment PLOS of the boundary 
streets. Exhibit 22 of the MMLOS guidelines suggests a target PLOS A for all classes of roadways 
within 600m of a rapid transit station. Table 1 of the Cityôs Addendum to the MMLOS Guidelines has 
been used to evaluate the segment PLOS with regards to pedestrian crowding. The results of the 
segment PLOS analysis are summarized in Tables 5 and 6. 
 
Table 5: PLOS Segment Analysis  

Sidewalk 
Width 

Boulevard 
Width 

Avg. Daily Curb 
Lane Traffic 

Volume 

Presence of 
On-Street 
Parking 

Operating 
Speed 

Segment 
PLOS 

Queen Street (north side) 

> 2.0m 0.5-2.0m < 3000 vpd No 50 km/h A 

Queen Street (south side) 

> 2.0m 0.5-2.0m < 3000 vpd No 50 km/h A 

Albert Street (north side) 

> 2.0m 0.5-2.0m < 3000 vpd No 50 km/h A 

Albert Street (south side) 

> 2.0m 0m < 3000 vpd Yes 50 km/h B 

Lyon Street (east side) 

> 2.0m 0m > 3000 vpd No 50 km/h C 

Lyon Street (west side) 

> 2.0m 0m < 3000 vpd No 50 km/h B 

 
Table 6: PLOS Segment  Analysis  ï Crowding  

Sidewalk Width 
Approximate 
Platoon Flow Segment PLOS 

Queen Street (north side) 

3.2m < 250 ped/h A 

Queen Street (south side) 

3.2m < 250 ped/h A 

Albert Street (north side) 

2.0m < 250 ped/h B 

Albert Street (south side) 

2.0m < 250 ped/h B 

Lyon Street (east side) 

2.5m < 500 ped/h B 

Lyon Street (west side) 

5.5m < 250 ped/h A 

 
Based on the foregoing tables, crowding is the governing case only on the north side of Albert Street. 
 
5.3.2 Bicycle Level of Service (BLOS) 
 
Exhibit 11 of the MMLOS guidelines has been used to evaluate the existing segment BLOS along 
the boundary streets. Exhibit 22 of the MMLOS guidelines suggests a target BLOS C for arterial 
roadways classified as Spine Routes (Lyon Street and Albert Street), and BLOS B for local roadways 
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classified as Local Routes (Queen Street). The results of the segment BLOS analysis are 
summarized in Table 7. 
 
Table 7: BLOS Segment Analysis  

Road 
Class 

Bike 
Route 

Type of 
Bikeway 

Bike Lane 
Width 

Bike Lane 
Blockage 

Travel 
Lanes 

Center-
line Type 

Operating 
Speed 

Segment 
BLOS 

Queen Street (Bay Street to Lyon Street) 

Local 
Local 
Route 

Mixed 
Traffic 

- - 2 
Line 

Markings 
50 km/h D 

Albert Street (Bay Street to Lyon Street) 

Arterial 
Spine 
Route 

Bike 
Lane 

1.5-1.8m Rare 2 - 50 km/h B 

Lyon Street (Queen Street to Albert Street) 

Arterial 
Spine 
Route 

Mixed 
Traffic 

- - 3 - 50 km/h D 

 
5.3.3 Transit Level of Service (TLOS) 
 
Exhibit 15 of the MMLOS guidelines has been used to evaluate the existing segment TLOS along 
the boundary streets. Upon opening of the Confederation Line LRT, no boundary streets will be 
classified as Rapid Transit Corridors or Transit Priority roadways. Per discussions with City staff, 
Queen Street and Lyon Street will act as transfer points between bus and train users. At the subject 
site, Albert Street will provide emergency transit service in the event that the Confederation Line LRT 
becomes non-operational. For these reasons, the TLOS for the boundary streets has been evaluated 
despite having no target. The results of the segment TLOS analysis are summarized in Table 8. 
 
Table 8: TLOS Segment Analysis  

Facility Type 

Level/Exposure to Congestion Delay,  
Friction and Incidents Segment 

TLOS 
Congestion Friction 

Incident 
Potential 

Queen Street (Bay Street to Lyon Street) 

Mixed Traffic ï Moderate 
Parking/Driveway Friction 

Yes Medium Medium E 

Albert Street (Bay Street to Lyon Street) 

Mixed Traffic ï Moderate 
Parking/Driveway Friction 

Yes Medium Medium E 

Lyon Street (Queen Street to Albert Street) 

Bus Lane ï Limited 
Parking/Driveway Friction 

No Low Low B 

 
5.3.4 Truck Level of Service (TkLOS) 
 
Exhibit 20 of the MMLOS guidelines has been used to evaluate the existing segment TkLOS along 
the boundary streets. Exhibit 22 of the MMLOS guidelines suggests a target TkLOS D for arterial 
roadways classified as truck routes (Albert Street), and TkLOS E for arterial roadways not classified 
as truck routes (Lyon Street). No target is set for local roadways (Queen Street). 
 


























