IBI GROUP
400 – 333 Preston Street
Ottawa ON K1S 5N4 Canada
tel 613 225 1311 fax 613 225 9868
ibigroup.com

August 21, 2017

Asad Yousfani, M.Eng., P.Eng.
Project Manager, Infrastructure Approvals, Transportation
City of Ottawa
110 Laurier Avenue West
Ottawa, ON
K1P 1J1

Dear Mr. Yousfani:
RE: INNES / TRIM RETIREMENT RESIDENCE
TRANSPORTATION OVERVIEW

IBI Group (IBI) has been retained by Claridge Homes to complete a Transportation Overview as part
of the site plan/zoning approval process for the development of a Mixed-Use Retirement Home and
Residential Care Facility at 1980 Trim Road/ 5157 Innes Road. The proposed development is located
at the northwest quadrant of the intersection of Trim Road and Innes Road in the Orleans sector of the
City of Ottawa.
The following items have been considered in this Transportation Overview:
•

Review of the adjacent arterial road network

•
•

Access Management Review, as per the City of Ottawa Private Approach By-law

•
•
•
•
•

Evaluation of proposed on-site traffic circulation (using AutoTURN) at each of the proposed private
approaches
Safety Impact Analysis
Review of minimum parking requirements
Summary of anticipated trip generation
Review of existing transit service adjacent to the site
Review of active transportation facilities adjacent to the site

ADJACENT ROADWAY NETWORK
Innes Road is classified as an arterial road in the Ottawa Transportation Master Plan (TMP) and
provides an east-west connection between St. Laurent Boulevard and the Urban Boundary through the
core commercial sector of Orleans. Within the study area, Innes Road features an urbanized four-lane
divided cross-section with exclusive bike lanes in each direction and has a posted speed limit of 60
km/h. Innes Road provides direct access to the regional transportation network through an interchange
with Highway 417 approximately 14 kilometers west of the proposed development site.

IBI Group Professional Services (Canada) Inc. is a member of the IBI Group of companies
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Trim Road is classified as an arterial road in TMP and provides a north-south connection between
Petrie Island and the Urban Boundary. Within the study area, Trim Road features an urbanized fourlane divided cross-section with exclusive bike lanes in each direction and has a posted speed limit of
60 km/h. Trim Road provides direct access to the regional transportation network through an
interchange with Regional Road 174, approximately 3.75 kilometers north of the proposed development
site.
PROPOSED DEVELOPMENT
The proposed Retirement Residence will be six stories in height and will contain 142 residential units.
The building will also include a small-scale convenience store and nail bar/hair salon amenities primarily
intended for use by residents but will be accessible to the public.
Site Access
A total of three private approaches are proposed: two along the Trim Road frontage, and one along the
Innes Road frontage, illustrated on the Site Plan presented in Exhibit 1 and described as follows:
•

•
•

Site Access #1 is intended for 2-way traffic and provides direct access between the belowgrade parking facilities and Trim Road. This access will permit 2-way traffic flow to facilitate the
egress of vehicles by maximizing the distance from the Innes/Trim intersection.
Site Access #2 is intended for 1-way (outbound) traffic and will provide egress for vehicles
serving the main at-grade entrance to the building for pick-up/drop-off functions.
Site Access #3 is located on Innes Road and is primarily intended for delivery functions but
also provides access to surface parking facilities for use by staff.

Note: Regulatory signage such as “One Way” and “Do Not Enter” will be provided at each of the three
site access driveways, where applicable, to enforce the turning restrictions described above.
With consideration of the site’s proximity to a major signalized intersection and the presence of concrete
medians along both Innes Road and Trim Road, left turns into and out of the site are not possible. A
review of the study area indicates that there are sufficient routing alternatives nearby to access or
egress the site in all directions. For example, vehicles exiting the site destined to the east or the north
need only travel south 600 metres (a 1-minute drive) to the Trim/Millennium roundabout or west 450
metres to the Innes/Provence signalized intersection before continuing toward their destination. As the
facility is a combined residence and workplace, regular travel patterns among residents, employees
and guests will develop.
Parking & Circulation
The site plan proposes a total of 55 vehicular parking spaces, 47 of which are located within the belowgrade parking facility, two outside the main entrance and 6 in the loading area. The total proposed
number of standard and accessible vehicular parking spaces exceeds the minimum requirement of
0.25 spaces per unit and 100m2 GFA medical/personal services, based on the proposed land use
designations, and is in conformance with the Zoning By-law
In addition to vehicular parking, a total of 36 bicycle parking spaces will be provided with 21 of them
below-grade, secure and weather-protected, and the remainder placed in close proximity to the
building’s main entrance. The total proposed number of bicycle parking spaces is in conformance with
the Zoning By-law of 0.25 spaces per unit.
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Vehicle turning templates have been prepared to confirm on-site circulation to/from the below-grade
parking facilities as well access to- and egress from the site. The templates, as illustrated in Figure 1
and Figure 2 below, confirm that the proposed site plan layout can accommodate the access and
egress of large car or SUV.
Figure 1 - Automobile Circulation at Main Entrance
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Figure 2 - Automobile Circulation at Loading Area
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Emergency Access
The primary drive aisle serving the main entrance to the building provides a 6m minimum clear width
to accommodate City of Ottawa Fire Services in the event of an emergency. Vehicle turning templates
confirm that the proposed site plan layout can accommodate the access and egress of a fire truck, as
indicated in Figure 3 below.
Figure 3 - Fire Truck Circulation
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Waste Collection
Waste Collection will occur via the parking garage ramp. In similar fashion to other retirement
residences in the city, a private waste collection contractor will haul bins to the top of the ramp with a
small truck (not stored on site) and immediately transfer the waste to a waste collection vehicle. Vehicle
turning templates confirm that the proposed site plan layout can accommodate the access and egress
of a typical waste collection vehicle, as indicated in Figure 4 below. There is sufficient space for
vehicles to pass the waste collection vehicle thereby providing minimal disruption to on-site vehicular
circulation. Consideration has been given toward the design of the entrance canopy to provide sufficient
vertical clearance for heavy vehicles.

Figure 4 - Garbage Truck Circulation
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Loading and Deliveries
A loading area is proposed at the western end of the building providing direct access to the kitchen
facilities and interior service corridor. Vehicle turning templates confirm that the proposed site plan
layout can accommodate the access and egress of two typical Midsize Single-Unit (MSU) trucks, as
illustrated in Figure 4 below. Although two MSU trucks are shown, the loading area will include only
one loading bay and one adjacent parking bay for the shuttle bus that will serve the facility. The template
below confirms that the turning movements of the shuttle bus and delivery truck will not conflict with the
6 proposed surface parking stalls.
Figure 5 - Loading Zone Circulation
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TRAFFIC GENERATION
Traffic generation associated with the proposed development has been estimated based on the data
provided in the Institute of Transportation Engineers Trip Generation Manual 9th Edition, 2012.
Typically, automobile ownership for residents of this type of land use is relatively low and the majority
of trips generated are by employees and visitors to the facility. In addition to this, traffic generation is
distributed throughout the day and peak demand does not typically coincide with peak hour commuter
traffic on the adjacent road network.
Relevant extractions from the ITE publication are attached. Table 1 summarizes the expected trip
generation rates that would be expected during both the weekday morning and weekday afternoon
peak hour of adjacent street traffic:
TABLE 1 – Trip Generation

Entering

Exiting

Entering

Exiting

Total Trips

146

Trip
Generation
Average
Rate
0.20

34%

66%

10

19

29
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0.25
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46%
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37

Land Use
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Peak
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(No. of
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Housing –
Attached
(252)

AM
PM

Directional Split

Traffic Generated (veh/h)

The results indicate that approximately 30 to 40 new trips can be expected during the weekday peak
hours. Traffic generated by the proposed development will be primarily in and out of Site Access #1,
where Site Access #2 and #3 will experience only a fraction of the traffic volumes indicated above.

PRIVATE APPROACH BY-LAW
City of Ottawa By-law 2003-447, which regulates the use of private approaches, has been referenced
to ensure that the proposed site plan is in conformance with By-law requirements. Of particular note,
the following items have been reviewed in detail:
1) Number of Private Approaches: The site frontage along Trim Road is approximately 80 metres,
which allows for either 1 two-way and 2 one-way or 2 two-way private approaches to be
constructed. The site plan proposes 1 two-way and 1 one-way private approach, and thus the Bylaw is satisfied in terms of overall frontage requirements to accommodate the proposed access
from Trim Road.
The site frontage along Innes Road is approximately 105 metres, and permits the same access
configurations as on Trim Road. As only 1 two-way private approach is proposed, the By-law
requirements are also satisfied on the Innes Road frontage.
2) Width: Site Access #1 and #3 have a proposed with of 6.7m which is acceptable for a two-way
private approach. Site Access #2 has a proposed width of 6.0m and is acceptable for a one-way
private approach. Each of the proposed private approaches are less than the maximum stipulated
with of 9.0m and are therefore in conformance with the By-law.
3) Spacing: The proposed distance between Site Access #2 and the Innes Road street line is
approximately 24 metres. This complies with the Private Approach By-law, which states that this
distance is required to be at least 18 metres for a residential property containing between 20 and
99 parking spaces.
The proposed distance between Site Access #1 and #2 is approximately 40 metres, which complies
with the minimum By-law requirement of 15 metres between a two-way private approach and any
other private approach on a property that is located within 46 metres of an arterial road.
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SAFETY IMPACT ANALYSIS
Collision History
A review of collision records has been carried out for the study area. The City of Ottawa Transportation
Impact Assessment Guidelines (October 2006) indicate that further analysis may be warranted when
there have been either 33 or more total collisions reported at any particular location/intersection or at
least 6 collisions for any one movement, over a three year period.
Collision data has been reviewed for the years 2013, 2014 & 2015 at the intersection of Innes Road
and Trim Road. During this period, there were a total of 15 reported collisions within the intersection. A
detailed analysis of this data does not suggest that there are any collision trends that require further
investigation.
Visibility/Sight Lines
Each of the proposed site access driveways were assessed for appropriate sight distances, as specified
in the Transportation Association of Canada (TAC) Geometric Design Guidelines for Canadian Roads,
June 2017.
•

Site Access #1 - With consideration of a 70km/h design speed on Trim Road, the minimum
required sight distance for passenger vehicles to exit the site and turn right without being
overtaken by a vehicle approaching from the left is 130m. Although visibility is limited by
horizontal curvature of Trim Road, visibility at Site Access #1 to southbound vehicles travelling
in the curb lane on Trim Road is in compliance with this minimum distance where a sight
distance of 135-140m is available.

•

Site Access #2 – Located to the south of Access #1, Site Access #2 provides visibility to
southbound motorists on Trim Road in excess of 150m and therefore is in compliance with the
minimum sight distance requirements described previously.

•

Site Access #3 - Innes Road has no significant horizontal or vertical curvature and therefore
visibility at Site Access #3 is maximized. The existing OC Transpo bus shelter is not expected
to obstruct visibility to the east. There shall be no trees planted within 15 metres east of Site
Access #3 to maintain the minimum-required sight distance to westbound vehicles on Innes
Road due to potential obstruction of view by tree canopies.

Vehicular Safety
Auxiliary turning lanes extend along the entire length of the site’s Trim Road frontage, and so the
primary two-way access (Site Access #1) was positioned as far from the intersection with Innes Road
as possible given existing utility constraints at the northeast corner of the site. Site Access #1 is
intended for two-way travel and will accommodate the majority of traffic generated by the development
while Site Access #2 will provide egress for only a small portion of this traffic. The concrete median on
Trim Road provides a safety feature of the road and is in place to prevent vehicles from turning left
across multiple lanes in close proximity to the intersection. As a result of this restriction, distribution of
outbound site-generated traffic to the south and to the west will be unaffected, however traffic destined
to the north and east will require indirect routing.
It is conceivable that some outbound traffic destined to the north or east may cross multiple lanes to
access the southbound left turn lane at the Innes/Trim intersection, however this will present itself as
an uncomfortable movement to motorists, particularly for Site Access #2 which is in very close proximity
to the intersection, and will avoided by most. As discussed previously, there are several alternative
route options within a reasonable distance (less than a 1-minute drive) from the site such that this
potentially-hazardous turning movement can be easily avoided.
Based on the estimations for site-generated traffic described above, the anticipated volume of outbound
traffic during the peak periods is expected to be relatively low and will be distributed in all directions,
thus only a fraction of this traffic will be destined to the east and north. With the expected low volume
of traffic exiting the site during peak periods, combined with the distribution of site generated traffic in
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all directions and availability of reasonable alternative routing options nearby, it is our opinion that the
frequency of this potentially-hazardous movement will be infrequent.
Pedestrian Safety
Pedestrian facilities are provided all around the perimeter of the building. Direct pedestrian connections
are provided at each of the buildings entrances on both Trim Road and Innes Road. The pedestrian
connection from Trim Road to the building’s main entrance will have enhanced surface treatment to
emphasize the crossing location.
Based on a 3-year collision history at the intersection of Innes Road and Trim road, there were no
reported collisions involving pedestrians. The intersection provides signalized crosswalks in each
direction. With consideration of the proposed land use type and its associated demographic, it is
recommended that the City traffic signals group consider measures to improve the pedestrian level of
service at the intersection such as: advanced pedestrian crossing phases, enhanced pavement
markings (e.g. ‘ladder’ style crossings), or an extended ‘walk’ time.
Cyclist Conflicts
Conflicts between cyclists and traffic generated by the proposed development are not expected to occur
frequently. Based on 2015 data, a total of 13 cyclists passed the site in the southbound direction on
Trim Road over an 8-hour period. On Innes Road, only 2 cyclists passed the site in the westbound
direction over the same time period.
Heavy Vehicle Conflicts
Based on 2015 traffic data, southbound heavy vehicles account for approximately 9% of all southbound
traffic over an 8-hour period. Roughly 40% of heavy vehicle traffic occurs during the weekday morning
and afternoon peak hours of traffic on Trim Road. Statistically, the peak hours for the proposed
development is very likely to occur outside of the peak hours of adjacent street traffic, thereby
minimizing conflict between street traffic and vehicles exiting the site.

TRANSPORTATION DEMAND MANAGEMENT
The City of Ottawa encourages developments to include facilities that promote the use of non-auto
modes of transportation. This site plan provides direct connections to adjacent pedestrian, transit and
cycling facilities and thus conforms to these principles.
Pedestrian and Cycling Linkages and Connectivity:
Existing concrete sidewalks are provided along the entire frontage of the site. Bike lanes are provided
on Innes Road and Trim Road in both directions approaching the subject site, and extend to
neighbouring communities, as well as the Millennium Rapid Transit Station. The access road to the
rapid transit station contains a Multi-Use Pathway (MUP) that provides a connection between the
Millennium Transitway Station platform and the adjacent arterial road network.
Transit Linkages and Connectivity:
The site provides direct access to the City’s Rapid Transit network via Transitway Route 94 with a
shelter located along the Innes Road frontage. Route 94 provides All Day service 7 days a week
between the Millennium Park and Ride in Orleans and the Riverview Park and Ride in Riverside South
via downtown Ottawa and Barrhaven. Route 94 operates with 10 to 15 minute headways from Monday
to Friday from approximately 4:30am to 12:30am. Frequency is slightly reduced on weekends, with
headways ranging from 10 to 30 minutes. Currently, Route 94 operates in mixed traffic along Innes
Road from Blair Road to Trim Road. By 2031, it is anticipated that transit priority measures will be
implemented along this section of Innes Road, as per the Rapid Transit and Transit Priority Network
(2031 Affordable Plan) in the Ottawa Transportation Master Plan (TMP), which will reduce commute
times and promote the use of non-auto modes of transportation.
In addition to the above, the site is also served by local Routes 22, 122, 611, 612 and 632:
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•

Route 22 provides weekday peak hour service between Millennium Park and Ride and
Lebretron Flats. This route only operates during the AM and PM peak periods with headways
of 10 to 15 minutes.

•

Route 122 provides daily service between Millennium Park and Ride and Place d’Orleans. This
route operates at approximately 30-minute headways during AM and PM peak periods.

•

Routes 611, 612 and 632 operate locally in Orleans once between 8am and 9am, as well as
between 3pm and 4pm on weekdays to pick-up/drop-off students at Gisèle-Lalonde Public
School.
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CONCLUSIONS
Based on the analysis above, the main conclusions of this Transportation Overview are as follows:
•

The proposed development is expected to generate approximately 30 to 40 two-way trips
during the peak hour and is therefore not expected to have a significant impact on the adjacent
road network.

•

The proposed site plan is in conformance with the City of Ottawa Private Approach By-law.

•

The plan is also in conformance with minimum parking requirements for automobiles and
bicycles.

•

The site integrates with the existing bicycle, pedestrian and transit network, thereby promoting
the use of non-auto modes to access the development.

•

A Safety Impact Analysis indicates that there are no significant concerns with respect to
pedestrians, cyclists or vehicular traffic, however the safety of pedestrians could be improved
at the intersection of Innes/Trim, and as such, enhancements to the pedestrian crossings are
recommended.

The overall conclusion of this Transportation Overview is that the proposed development can
be safely accommodated by the adjacent road network.
Sincerely,

David Hook, P.Eng.
Project Engineer
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