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This TIA addendum has been prepared in support of a Site Plan Control (SPC) application for the proposed Larga 
Baffin development at 1452, 1460 and 1470 Hunt Club Road and 1525, 1531 and 1545 Sieveright Avenue.  

A TIA was originally submitted on October 12, 2021, in support of a combined Zoning By-law Amendment (ZBLA) 
and Official Plan Amendment (OPA) application for the proposed development. Subsequently, TIA Addendum #1 
was issued on May 17, 2022, to address key comments received following the initial submission of the TIA. Since 
the TIA and Addendum #1 have been submitted, the combined ZBLA and OPA application has been approved. 

Several minor changes have been made to the site plan to further address concerns raised by the public and 
detail critical transportation elements that had been discussed in the TIA but were not previously shown on the 
site plan. The purpose of this addendum is to summarize these changes and how they impact the conclusions of 
the TIA.  

The following items are discussed in this TIA addendum: 

1. Site Plan Statistics 
2. Driveway Design 
3. Pedestrian Facilities 
4. Parking 
5. Vehicle Circulation 
City staff comments on the first version of this addendum report were received on May 27, 2024, and this report 
has since been updated to address these comments. The key updates to this report include an update to the site 
plan and some minor refinements to the driveway design discussion. 

The refined site plan is provided in Appendix A. 
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Site Plan Statistics 
Since the submission of the TIA and TIA Addendum #1, there have been several changes made to the site plan 
which have resulted in some minor changes to key statistics for the site, as summarized in Table 1 below. 

Table 1 Site Plan Statistics 

Statistic TIA and TIA Addendum #1 TIA Addendum #2 Relative Change 

Building Height 6 storeys 5 storeys -1 storey 

Beds 350 beds 350 beds - 

Units 220 units 176 units -44 units 

Vehicle Parking 93 spaces 94 spaces +1 space 

Bicycle Parking 80 spaces 70 spaces -10 spaces 

As shown above, the number of storeys and units has decreased but the number of beds has been maintained by 
including a larger number of beds per unit. As the traffic generation of the site is correlated with the number of 
beds, the overall trip generation of the site is not impacted by the removal of the sixth floor. As such, there is no 
need to revisit the intersection capacity analysis completed as part of the TIA and TIA Addendum #1. 

The vehicle parking demand of the site is also correlated with the number of beds and is therefore not impacted 
by the height reduction. The TIA previously demonstrated that the vehicle parking supply would be sufficient to 
accommodate the projected demand. As the vehicle parking supply is proposed to be increased while the 
demand remains the same, no parking spillover is projected. 

The number of bicycle parking spaces has decreased from 80 to 70 spaces. A total of 69 bicycle parking spaces 
are required, therefore, despite the decrease in bicycle parking supply, the minimum requirements are still met. 

Driveway Design 
The original site plan submitted as part of the combined ZBLA and OPA application proposed a right-in/right-out 
driveway on Hunt Club Road at the western limits of the site, as well as a secondary site access driveway on 
Sieveright Avenue which would form the fourth leg to the Sieveright & Apple Hill intersection. The site plan has 
since been revised and the driveway on Sieveright Avenue is now proposed to follow the western boundary of the 
site, connecting to Sieveright Avenue approximately 110m west of the Sieveright & Apple Hill intersection. The 
driveway on Hunt Club Road has not changed location. It is anticipated that relocating the Sieveright Avenue 
driveway further to the west will ensure that commercial vehicle traffic associated with the site does not travel 
close to existing residences on Sieveright Avenue or the park. It also mitigates any potential cut-through traffic 
from Hunt Club Road to Apple Hill Drive. 

As discussed in the TIA and shown in the site plan in Appendix A, the Sieveright Avenue driveway will be an 
outbound-only gate-controlled access. This outbound-only access will facilitate the movements of larger vehicles 
such as delivery trucks, waste collection vehicles and mini-buses to avoid the undesirable U-turn maneuver at the 
Hunt Club & Cahill intersection for larger vehicle types. The gate has been strategically positioned to 
accommodate vehicle turnarounds within the site, while being out of sight from the public right of way to 
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discourage residential cut-through traffic should the gate remain open for any reason. Both entrances to the site 
will include signage indicating ‘Private Property – No Through Traffic’ to discourage this driver behaviour by non-
users of the site. The location of the private approach on Sieveright Avenue has also been positioned at a point of 
potential future severance to provision for conversion to two-way access for the southern portion of the site which 
is intended for future residential development through a shared access arrangement and to limit the number of 
private approaches along Sieveright Avenue in acknowledgment of this desire that was identified during the re-
zoning stage. 

The location and design of the two driveways is in conformance with the City of Ottawa Private Approach By-law 
2003-447, with particular confirmation of the following items: 

• Width: A private approach shall have a minimum width of 2.4m and a maximum width of 9.0m. 
o The two site access driveways will each be 6.7m wide.  

• Quantity and Spacing of Private Approaches: For sites with frontage between 46 and 150 metres, one (1) 
two-way private approach and two (2) one-way private approaches or two (2) two-way private approaches are 
permitted. Any two private approaches must be separated by at least 9.0m and can be reduced to 2.0m in the 
case of two one-way driveways. On lots that abut more than one roadway, these provisions apply to each 
frontage separately. 

o The frontage on Hunt Club Road and Sieveright Avenue is approximately 81m and 130m, 
respectively, therefore a single two-way approach on each roadway is compliant with the by-law. 

 
• Distance from Property Line: Private approaches must be at least 3.0m from the abutting property line, 

however this requirement can be reduced to 0.3m provided that the access is a safe distance from the access 
serving the adjacent property, sight lines are adequate, and the access does not create a traffic hazard. 

o The driveway on Sieveright Avenue is 3.0m from the property line.  
o The driveway on Hunt Club Road is 2.5m from the property line, however, with consideration that 

the distance from the site driveway to the driveway on the adjacent 1450 Hunt Club Road 
property is approximately 16m, it is not anticipated that there will be any safety issues created as 
a result.  

• Distance from Nearest Intersecting Street Line: For a development with 20 to 99 parking spaces located 
on a parcel adjacent to or within 46m of an arterial or major collector, all private approaches must be a 
minimum of 18m from the nearest intersecting street line. 

o The distance from the edge of the driveway to the intersecting street line of the Hunt Club & Cahill 
intersection is approximately 170m.  

• Distance from Any Other Private Approach: For a development with 20 to 99 parking spaces located on a 
parcel adjacent to or within 46m of an arterial or major collector, all two-way private approaches must be a 
minimum of 15m from any other private approach. 

o The driveway on Hunt Club Road is approximately 16m from the driveway to the adjacent 1450 
Hunt Club Road property to the west.  

Pedestrian Facilities 
The on-site pedestrian network has been expanded in the latest iteration of the site plan. At the front of the 
building, two sets of sidewalks will connect the building’s front entrances to the existing sidewalk on Hunt Club 
Road, while a pathway will connect these sidewalks to the front courtyard of the building. Another sidewalk will 
extend from the sidewalk on Hunt Club Road and follow the east side of the internal drive aisle, providing a 
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pedestrian connection to the main building entrance on the west side of the building. This sidewalk carries on to 
the south, providing a connection to the rear building entrances and vehicle/bicycle parking area, and terminates 
at Sieveright Avenue. 

Along the site’s frontage on Sieveright Avenue, a new public sidewalk will be provided which will be located within 
the 26-metre public road right-of-way, offset 2.0 metres from the existing curb line. This sidewalk is consistent 
with the long-term vision for Sieveright Avenue, as outlined in the Bank Street – South Keys to Blossom Park 
Community Design Plan (CDP). It is expected that additional segments will be constructed (by others) through the 
eventual redevelopment of the adjacent lands. In the interim, connectivity to the existing pedestrian network is 
proposed via designated pedestrian crossings at the Sieveright & Apple Hill intersection. As the intersection is 
already configured with all-way stop control, the addition of these pedestrian crossings will be limited to curb 
depressions and tactile indicators for AODA compliance. These off-site works are sufficiently minor that a 
Roadway Modification Application (RMA) is not contemplated and, instead, will be included with the site work. 

As an institutional facility with public access, the City of Ottawa requires that the site be compliant with the 
Accessibility for Ontarians with Disabilities Act (AODA). As such, the site has incorporated features such as tactile 
delineation at designated pedestrian crossing points and pedestrian ramp slopes that do not exceed 5%. 

Overall, the new pedestrian facilities identified above significantly improve the connectivity of the site to the 
existing pedestrian network and ensures that pedestrians can circulate throughout the site. 

Refer to Appendix A for the revised site plan which illustrates the location of the above pedestrian facilities. 

Parking 
The site will have a total of 94 vehicle parking spaces, including 13 surface spaces and 81 underground parking 
spaces. The minimum parking supply required by the Zoning By-law (2008-250) is 44 vehicle parking spaces and 
therefore sufficient parking capacity has been proposed to meet the Zoning By-law requirements. This is based 
on the zoning requirement of 0.25 spaces/dwelling unit or rooming unit, in addition to 1 space/100m2 of gross floor 
area (GFA). 

As noted in Section 5.2.1 of the TIA, residents will not have access to a personal vehicle and will primarily use 
transit, private shuttles, taxis, walking and cycling to travel. Of the 13 surface parking spaces provided, nine will 
be designed to accommodate private shuttles. Seven of these spaces will be 6.0m long which is sufficient to fit 
van and minibus type vehicles capable of accommodating 7 to 15 passengers per vehicle, while two of the spaces 
will be 8.5m long which is sufficient to fit the largest vehicle type, a small bus with a capacity of 23 to 24 
passengers.   

Swept path analysis has been completed to demonstrate that the above private shuttle vehicles can enter and exit 
their parking spaces. The results of this analysis are shown in Appendix B. 

Vehicle Circulation 
The Zoning By-law specifies a minimum drive aisle width of 6.7m for parking lots/garages. The drive aisles of the 
surface parking lot and underground parking garage are 6.7m wide, meeting the Zoning By-law requirements. 

Swept path analysis has been completed to demonstrate that fire trucks, delivery vehicles and waste collection 
vehicles can all circulate within the site. The fire route is shown on the site plan. Delivery and waste collection 
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vehicles are expected to enter the site via Hunt Club Road, reverse out of the loading area and then exit the site 
via Sieveright Avenue. The results of the swept path analysis are shown in Appendix B. 

Conclusion 
The TIA and TIA Addendum #1 were submitted on October 12, 2021, and May 17, 2022, respectively, in support 
of a combined ZBLA and OPA application. Since these reports were submitted, the combined ZBLA and OPA 
application has been approved by the City of Ottawa. 

Minor changes have been made to the site plan since the previous planning application, including: 

• A reduction in the height and number of units in the building;
• An increase in the number of vehicle parking spaces;
• A decrease in the number of bicycle parking spaces;
• The relocation of the Sieveright Avenue driveway to the western boundary of the site;
• The expansion and refinement of the on-site pedestrian network;
• Improvements to the off-site pedestrian network;
• Minor adjustments to drive aisle corner radii; and
• Adjustments to the surface parking spaces to accommodate private shuttle vehicles.
The relocated Sieveright Avenue driveway was reviewed for conformance with the City of Ottawa Private 
Approach By-law and no issues were identified. As was discussed in the TIA, the Sieveright Avenue driveway will 
be gate controlled to mitigate any potential for cut-through traffic. 

Swept path analysis has been completed to confirm that the private shuttle vehicles can enter and exit their 
parking spaces at the rear of the building and that waste collection vehicles, delivery vehicles and fire trucks can 
all circulate throughout the site. The results of the analysis confirm that there will be no vehicle circulation issues. 

Based on the findings of this TIA addendum, it is the overall opinion of Arcadis that the proposed 
development will integrate well with and can be safely accommodated by the adjacent transportation 
network, with consideration of the recommendations made in the TIA. 
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Appendix A: Site Plan 
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Appendix B: Swept Path Analysis Results 
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