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Reference: Bank Street at Mitch Owens Road Commercial Development Traffic Impact 
Assessment Update 

1.0 INTRODUCTION 
In June of 2012 the Bank Street at Mitch Owens Road Commercial Development Transportation Impact 
Assessment (the 2012 TIA) was prepared by GENIVAR to support a rezoning application for a 12-acre vacant 
parcel of land located at the south-west corner of the Bank Street at Mitch Owens Road intersection in the City 
of Ottawa.  The proposed retail / commercial development features a combined gross floor area of roughly 
10,000 square meters spread over six individual building pads. 

The 2012 TIA identified improvements as being required at the Bank Street at Mitch Owens Road intersection 
(among other improvements identified at other locations that are not the subject of this update).   The 
improvements identified at the Bank Street at Mitch Owens Road intersection (the subject intersection) were 
required to address a combination of existing deficiencies, future background growth and site traffic 
generated by the development proposal. 

Since the completion of the 2012 TIA there have been two notable updates.  First, the City of Ottawa’s 
Transportation Master Plan has been updated and the Bank Street widening in the vicinity of the site is no 
longer within the affordable transportation network.  In the 2012 TIA this improvement was identified as 
being required to accommodate background growth up to the 2019 ultimate horizon.  Second, there are more 
recent turning movement counts available at the Bank Street at Mitch Owens Road intersection that were 
conducted in 2013. 

Through discussions with the City of Ottawa it was determined that an update to the 2012 TIA would be 
required.  The purpose of this memorandum, therefore, is to update the findings of 2012 TIA and to confirm 
the transportation improvements required at the Bank Street at Mitch Owens Road intersection. 

It is noted that the author of the 2012 TIA is the same as the author of the subject memorandum.   
 

2.0 METHODOLOGY  
As discuss with the City of Ottawa, the focus of this memo will be to update the assessment of intersection 
operations at the Bank Street at Mitch Owens Road intersection.   

The methodology utilized in this update is outlined as follows: 



March 4, 2014 
Amira Shehata 
Page 2 of 8  

Reference: Bank Street at Mitch Owens Road Commercial Development Traffic Impact Assessment Update 

  

  

 Existing traffic conditions will be updated and assessed using the most recent traffic counts available 
at the Bank Street at Mitch Owens Road intersection (counts from 2013 to assess AM and PM peak 
hours; counts from 2012 to assess the Saturday peak) 

 In the assessment of future background conditions growth from other known background 
developments will be consistent with the assumptions of the 2012 TIA.   

 In the assessment of future background conditions the historic rate of growth assumed in the 2012 
TIA will be revisited based on the newly available traffic count information 

 Site generated traffic volumes will be taken directly from the 2012 TIA 

 The study horizon years will be adjusted by one year to reflect the commercial development’s 
anticipated opening-day of 2015.  The ultimate horizon (i.e. the plus 5 year horizon), therefore, will be 
2020. 
 

3.0 TRANSPORTATION FORECASTS 
The most recent available intersection turning movement counts at the Bank Street at Mitch Owen Road 
intersection from 2013 were provided by the City of Ottawa for the weekday condition.  Traffic counts from 
the 2012 TIA were used to assess the Saturday mid-day condition (the Saturday counts were conducted in 
2012).  

Appendix A includes the intersection turning movement count summaries. 

Table 1 provides a summary of the overall growth experienced at the Bank Street and Mitch Owens Road 
intersection between 2010 to 2013. 

Table 1  
Growth in Overall Peak Hour Traffic Volumes at the Bank Street / Mitch Owens Road 

Intersection 

Peak 

Hour 

Count Year (1) 2010 to 2012 2012 to 2013 2010 to 2013 

201o 2012 2013 Growth 

Annual 

Growth 

% 

Growth 

Annual 

Growth 

% 

Growth 

Annual 

Growth 

% 

AM 1922 1596 1565 (326) (8.5%) (31) (1.9%) (357) (6.2%) 

PM 2020 1987 1771 (33) (0.8%) (216) (10.9%) (249) (4.1%) 

 (1)   Traffic volumes represent overall intersection totals for the peak hour 

As shown in the above table, there has been a net decline in the overall peak hour traffic volumes at the Bank 
Street / Mitch Owens Road intersection during the period between 2010 to 2013.   
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To remain conservative in the assessment, existing traffic volumes were not adjusted to represent the historic 
decline identified in Table 1.  Furthermore, the observed rate of peak hour traffic decline was not applied to 
the traffic forecasts.  In lieu of a background growth rate, only traffic generated by known area developments 
was explicitly added to the future road network.  As noted earlier, the traffic generated by other area 
background developments is consistent with what was assumed in the 2012 TIA. 

Table 2 below provides a summary of the existing and forecasted traffic volumes at the Bank Street / Mitch 
Owens Road intersection. 
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Table 2  
Existing and Future Traffic Volumes at the Bank Street / Mitch Owens Intersection 

Horizon Peak 
Eastbound Westbound Northbound Southbound Intersection 

Total L T R Total L T R Total L T R Total L T R Total 

Existing 

AM 297 133 61 491 15 121 46 182 131 524 12 667 13 105 107 225 1565 

PM 95 228 54 377 3 167 36 206 48 244 11 303 29 679 177 885 1771 

SAT 97 75 65 237 5 69 33 107 76 208 6 290 46 278 108 432 1066 

2015 Future 

Background 

AM 297 133 97 526 23 121 46 189 149 577 14 740 13 190 107 310 1765 

PM 95 228 87 409 12 167 36 214 106 447 26 579 29 857 177 1063 2266 

SAT 97 75 135 307 10 69 33 12 160 439 13 611 46 578 108 732 1763 

2015 Total 

Future 

AM 323 135 97 554 26 128 46 199 185 562 14 761 13 196 110 319 1833 

PM 156 256 87 498 20 178 36 233 156 422 26 604 29 904 205 1138 2474 

SAT 224 109 135 468 16 84 33 133 275 358 13 645 46 643 132 821 2068 

2020 Ultimate 

AM 326 136 97 559 25 128 47 200 186 562 15 763 13 196 110 319 1841 

PM 156 257 87 501 20 180 36 235 157 422 26 605 29 904 209 1142 2482 

SAT 232 116 140 488 16 92 32 141 282 357 13 653 46 643 148 837 2118 
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4.0 TRANSPORTATION ASSESSMENT 
4.1 EXISTING CONDITIONS 
Table 3 below provides a summary of existing intersection operations. 

Table 3  
Existing Traffic Operations at the Bank Street / Mitch Owens Road Intersection 

Scenario 
Peak 

Hour 

Intersection Operations 
Recommended 

Mitigation 
LOS v/c Delay (s) 

Critical 

Movements 

Prior to 

Improvements 

AM D 0.88 45.5 EBT/L, 1.05 Signal timing adjustments 

PM D 0.88 45.4 none None 

SAT A 0.38 17.7 none None 

Following 

Improvements 

AM D 0.84 29.0 none  

PM D 0.88 45.4 none  

SAT A 0.38 17.7 None  

 

As shown in the above table, during the AM peak hour the eastbound shared left / through movement exceeds 
capacity.  Signal timing adjustment and optimization will permit the intersection to function acceptably.  In 
particular, the southbound left turn advanced phase should be eliminated given the low volumes experienced 
by this movement and this time should be reallocated to other, more heavily utilized movements. 

Detailed intersection performance worksheets can be found in Appendix B. 

4.2 2015 FUTURE BACKGROUND CONDITIONS 

Table 4 below provides a summary of 2015 future background intersection operations. 

Table 4  
2015 Future Background Traffic Operations at the Bank Street / Mitch Owens Road 

Intersection 

Scenario 
Peak 

Hour 

Intersection Operations 
Recommended 

Mitigation 
LOS v/c Delay (s) 

Critical 

Movements 

Optimized 

Signal Timings 

AM D 0.82 26.7 none Optimized signal timing 

PM D 0.86 26.1 none Optimized signal timing 

SAT A 0.52 14.2 none Optimized signal timing 

 

As shown in the above table, with the signal phasing and timing plans optimized the intersection is expected 
to operate satisfactorily. 
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Detailed intersection performance worksheets can be found in Appendix B. 

4.3 2015 TOTAL FUTURE CONDITIONS 

Table 5 below provides a summary of 2015 total future intersection operations. 

Table 5  
2015 Total Future Traffic Operations at the Bank Street / Mitch Owens Road Intersection 

Scenario 
Peak 

Hour 

Intersection Operations 
Recommended 

Mitigation 
LOS v/c Delay (s) 

Critical 

Movements 

Prior to 

Improvements 

AM D 0.84 29.0 none None 

PM F 1.13 167.6 

EBL/T – 1.14 

NBL - 1.08 

SBT - 1.10 

Add EB and WB LTLs 

SAT D 0.88 27.4 none None 

Following 

Improvements 

AM B 0.70 24.6 none  

PM C 0.80 46.5 none  

SAT C 0.71 20.3 none  

 

It is noted that in order to facilitate the commercial development’s proposed Bank Street access, the massive 
eastbound right turn channel at the Bank Street / Mitch Owens Road intersection must be reconstructed to 
reflect a more typical design treatment for a right turn lane (i.e. smart channel).  This improvement has been 
assumed in the above intersection performance analysis. 

As shown in the above table, with the addition of site traffic during the PM peak hour, the eastbound shared 
left / through, the northbound left turn, and the southbound through movements are expected to exceed 
capacity.  To correct these anticipated deficiencies, the intersection requires exclusive eastbound and 
westbound left turn lanes in order for the intersection to operate satisfactorily. 

Detailed intersection performance worksheets can be found in Appendix B. 

4.4 2020 ULTIMATE FUTURE CONDITIONS 

Table 6 below provides a summary of 2020 ultimate future intersection operations. 
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Table 6  
2020 Ultimate Future Traffic Operations at the Bank Street / Mitch Owens Road Intersection 

Scenario 
Peak 

Hour 

Intersection Operations 
Recommended 

Mitigation 
LOS v/c Delay (s) 

Critical 

Movements 

Optimized 

Signal Timings 

AM C 0.73 25.4 none Optimized signal timing 

PM D 0.82 27.3 none Optimized signal timing 

SAT D 0.83 22.6 none Optimized signal timing 

 

As shown in the above table, with the improvements identified during the 2015 total future horizon the 
intersection is expected to operate satisfactorily 5 years beyond the build-out of the subject development. 

Detailed intersection performance worksheets can be found in Appendix B. 
 

5.0 CONCLUSIONS 
The proposed retail-commercial development at the south-west corner of the Bank Street at Mitch Owen Road 
intersection will trigger the following intersection improvements at the subject intersection: 

 The long-contemplated eastbound and westbound left turn lanes will be required in order for the 
intersection to operate acceptably.  By 2020, the proposed development is expected to contribute 
roughly 30% of the overall peak hour traffic volumes projected for the eastbound left turn movement. 

 To facilitate the commercial development’s proposed Bank Street access the massive existing 
eastbound right turn channelized ramp at the Bank Street / Mitch Owens Road intersection will need 
to be reconstructed and replaced by a more convention right turn lane treatment (i.e. smart channel).  

The attached Figures 1 and 2 illustrate two potential conceptual designs of the improvements identified above.  
In the attached concepts there are subtle differences to the southbound receiving lanes on Bank Street; Figure 
1 shows a potential design treatment with no weaving zone whereas the Figure 2 concept includes a weaving 
area on Bank Street. 

With the above improvements, the intersection is expected to operate satisfactorily and the development 
should be permitted to proceed. 

 
*** 

Our client wishes to proceed with the detailed design of the subject improvements, and as such, we seek the 
City’s comments and overall acceptance of the proposed improvements and any preliminary comments 
related to the conceptual designs.  We would be pleased to meet with you to discuss the above in greater 
detail. 
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Should you have any questions or concerns please feel free to contact the undersigned at your earliest 
convenience. 

Stantec Consulting Ltd. 

 
 
 
 
Robert Vastag, MCIP, RPP        
Project Manager, Senior Transportation Planner     
Phone: 613-724-4354        
Fax: 613-722-2799        
Robert.Vastag@stantec.com       

 

Attachments: Appendix A – Intersection Turning Movement Counts 
Appendix B – Detailed Intersection Analysis Worksheets 
Figure 1 – Bank Street at Mitch Owens Road – Conceptual (without weave on Bank Street) 
Figure 2 – Bank Street at Mitch Owens Road – Conceptual (with weave on Bank Street)  
 
 



Appendix A – Intersection Turning 
Movement Counts  





























Appendix B – Detailed Intersection 
Analysis Worksheets  
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Figure 1 – Bank Street at Mitch Owens 
Road – Conceptual (without weave on 

Bank Street)  





Figure 2 – Bank Street at Mitch Owens 
Road – Conceptual (with weave on Bank 

Street)  
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