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EXECUTIVE SUMMARY 
 
This Transportation Impact Assessment (TIA) has been prepared in support of a Zoning By-law 
Amendment application for the commercial development at 1450-1468 Bankfield Road & 5479-
5485 Elijah Court. The subject site is currently occupied by commercial and residential uses.  
 
The subject site is located in the southeast corner of the Bankfield Road/Prince of Wales Drive 
intersection and is surrounded by the following: 
 

• Bankfield Road followed by residential developments and farmlands to the north, 

• Undeveloped lands followed by First Line Road to the east, 

• Undeveloped lands followed by First Line Road/Elijah Court intersection to the south, and  

• Elijah Court and Prince of Wales Drive to the west.  
 
The proposed development includes a 2,130m2 automobile dealership with a drop-off vehicle 
service and approximately 440 vehicle parking spaces for purchasable vehicles and 
employees/visitors. Access to the development is proposed via two all-movement accesses to 
Bankfield Road and one all-movement access to Elijah Court. The proposed development is 
anticipated to be completed in one phase, with buildout occurring in 2025.  
 
The Subject Property is designated Village within the Rural Transect of the City of Ottawa Official 
Plan (2021). The Subject Property is designated Mixed Residential-Commercial in the Village of 
Manotick Secondary Plan. The property is zoned Development Review Zone 1 (DR1) in the City of 
Ottawa Zoning By-law 2008-250.  
 
The conclusions and recommendations of this TIA can be summarized as follows:  
 
Forecasting 

• The proposed development is projected to generate 43 person/vehicle trips during the AM 
peak hour and 55 person/vehicle trips during the PM peak hour. 

 

• Due to existing queueing along Bankfield Road the proponent plans to instruct all employees 
travelling westbound to use the Elijah Court access and travel to Bankfield Road via First 
Line Road. To account for this, 50% of outbound trips traveling towards the Bankfield 
Road/Prince of Wales Drive intersection have been assigned to the Bankfield Road/First 
Line Road intersection. 

 
Boundary Streets 

• Both boundary streets do not meet the target pedestrian level of service (PLOS). 
 

• Both boundary streets do not meet the target bicycle level of service (BLOS). 
 

• No target transit level of service (TLOS) has been identified for either boundary street 
however both streets achieve a TLOS of D. 

 

• Bankfield Road meets the target truck level of service (TkLOS) and no target TkLOS has 
been identified for Elijah Court, however Elijah Court achieves a LOS F. 

 

• Both sides of Bankfield Road do not meet the target PLOS C.  As part of the recent 
resurfacing of Bankfield Avenue, the City implemented a depressed curb and a paved 
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shoulder along the site frontage. Given the rural context of Bankfield Road, no further 
modifications are recommended as part of the proposed development. 

 

• Both sides of Elijah Court do not meet the target PLOS C. Elijah Court is currently a two-
lane undivided rural roadway with a road platform width of approximately 6.5m that serves 
two single detached dwelling units that are to be removed as part of this application. As a 
new pedestrian facility along the site frontage will not provide system connectivity to the 
greater network, no recommendations are proposed as part of the proposed development. 
 

• On Elijah Court a BLOS C can be achieved by reducing the operating speed to 40km/h. This 
is identified for the City’s consideration.   

 
Background Traffic Analysis 

• Under 2030 background traffic conditions, all movements at traffic signal controlled 
intersections are anticipated to operate with a LOS D or better during AM and PM peak hour 
conditions.   

 
Total Traffic Analysis 

• The site traffic does not impact delays at any study area intersection and does not 
significantly impact the existing westbound queues at the Bankfield Road/Prince of Wales 
Drive intersection. The proposed development is expected to generate four outbound left 
turning vehicles at the site access during the AM peak hour and 12 outbound left turning 
vehicles at the site access during the PM peak hour. This equates to roughly one outbound 
left turning vehicle every 15 minutes in the AM peak hour and one outbound left turning 
vehicle every 5 minutes during the PM peak hour. 

 

• The access to Bankfield Road is proposed as a full movement access but due to existing 
queuing issues along Bankfield Road the proponent plans on directing all westbound 
employees to travel through Bankfield Road/First Line Road intersection via Elijah Court. As 
the volumes of customers exiting the access are relatively low during the peak hours drivers 
may use courtesy from other drivers in order to access Bankfield Road or they may use 
Elijah Court and travel to the Bankfield Road/First Line Road intersection to gain access to 
Bankfield Road. It is assumed that the proposed access configuration will present an 
improvement to the study area as the development removes three accesses to five different 
properties that currently have access to Bankfield Road within the turn lane. 

 
Based on the foregoing, the proposed development is recommended from a transportation 
perspective. 
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1.0 SCREENING 
 
1.1 Introduction 
 
This Transportation Impact Assessment (TIA) has been prepared in support of a Zoning By-law 
Amendment application for the commercial development at 1450-1468 Bankfield Road & 5479-
5485 Elijah Court. The subject site is currently occupied by commercial and residential uses.  
 
The subject site is located in the southeast corner of the Bankfield Road/Prince of Wales Drive 
intersection and is surrounded by the following: 
 

• Bankfield Road followed by residential developments and farmlands to the north, 

• Undeveloped lands followed by First Line Road to the east, 

• Undeveloped lands followed by First Line Road/Elijah Court intersection to the south, and  

• Elijah Court and Prince of Wales Drive to the west.  
 

An aerial of the vicinity around the subject site is provided in Figure 1.  
 
1.2 Proposed Development 
 
The proposed development includes a 2,130m2 automobile dealership with a drop-off vehicle 
service and approximately 440 vehicle parking spaces for purchasable vehicles and 
employees/visitors. Access to the development is proposed via two all-movement accesses to 
Bankfield Road and one all-movement access to Elijah Court. The proposed development is 
anticipated to be completed in one phase, with buildout occurring in 2025.  
 
The Subject Property is designated Village within the Rural Transect of the City of Ottawa Official 
Plan (2021). The Subject Property is designated Mixed Residential-Commercial in the Village of 
Manotick Secondary Plan. The property is zoned Development Review Zone 1 (DR1) in the City of 
Ottawa Zoning By-law 2008-250.  
 
A copy of the concept plan is included in Appendix A.  
 
1.3 Screening Form 
 
The City’s 2023 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 City’s TIA Screening 
Form, which is included in Appendix B. The trigger results are as follows: 
 

• Trip Generation Trigger – The development is not expected to generate a net additional 60 
peak hour person trips; further assessment is not required based on this trigger. 

• Location Triggers – The development is not located within a design priority area; further 
assessment is not required based on this trigger. 

• Safety Triggers – The development proposes access to a roadway with vertical curvature 
limiting sight lines, is within 300m of a traffic signal, and proposes an access within the 
auxiliary lane of an intersection; further assessment is required based on this trigger. 
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Figure 1: View of the Subject Site 

 
 
2.0 SCOPING 
 
2.1 Existing Conditions 
 
2.1.1 Roadways 
 
All roadways within the study area fall under the jurisdiction of the City of Ottawa. 
 
Bankfield Road is an arterial roadway that runs in an east-west direction between Highway 416 and 
Rideau Valley Drive. Bankfield Road is classified as a truck route allowing full loads. Within the 
study area it has a two-lane undivided rural cross-section. Mid-block between Prince of Wales Drive 
and First Line Road the posted speed limit transitions between 60km/h and 80km/h eastwards. 
Paved shoulders are provided on both sides of the roadway. Schedule C16 of the City of Ottawa's 
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Official Plan identifies a right-of-way protection requirement of 34m along Bankfield Road between 
Highway 416 and 100m west of Colony Heights. The Concept Plan in Appendix A shows the 
required road widening. 
 
Prince of Wales Drive is an arterial roadway that runs in a north-south direction between Preston 
Street and Fourth Line Road. Prince of Wales Drive is classified as a truck route allowing full loads. 
Within the study area, it has a two-lane undivided rural cross-section with a posted speed limit of 
80 km/h. Paved shoulders are provided on Prince of Wales Drive north of Bankfield Road. 
 
First Line Road is a collector roadway that runs in a north-south direction between Bankfield Road 
and Roger Stevens Drive. First Line Road is classified as a truck route allowing full loads. It has a 
two-lane undivided rural cross-section with a posted regulatory speed limit of 60km/h.  
 
Elijah Court is a local roadway that runs in a north-south direction that ends in a cul-de-sac to the 
north and First Line Road to the south. It has a two-lane undivided rural cross-section with an 
unposted regulatory speed limit of 50km/h.  
 
2.1.2 Intersections 
 
Prince of Wales Drive/Bankfied Road 

• Four-legged signalized intersection  

• Northbound Approach (Prince of Wales Drive): 
one left turn lane and one shared through/right 
turn lane 

• Southbound Approach (Prince of Wales Drive): 
one left turn lane, one through lane, and one 
right turn lane 

• Westbound Approach (Bankfield Road): one 
left turn lane and one shared through/right turn 
lane 

• Eastbound Approach (Bankfield Road): one left 
turn lane and one shared through/right turn 
lane 

• Standard pedestrian crossings on all 
approaches  
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Bankfield Road/First Line Road 

• Three-legged signalized intersection 

• Northbound Approach (First Line Road): one 
shared all-movement lane 

• Westbound Approach (Bankfield Road): one 
left turn lane and one through lane 

• Eastbound Approach (Bankfield Road): one 
shared all-movement lane 

• Standard pedestrian crossings on all 
approaches 

 

2.1.3 Driveways 
 
A review of adjacent driveways along the boundary roads are provided as follows: 
 

 
It is noteworthy that the existing driveways on the south side of Bankfield Road and the east side 
of Elijah Court will be removed as part of this application. 
 
2.1.4 Pedestrian and Cycling Facilities 
 
Paved shoulders are provided on Bankfield Road and on Prince of Wales Drive to the north of 
Bankfield Road. Concrete sidewalks are provided on all corners of the signalized intersections 
within the study area. 
 
2.1.5 Transit 
 
There are no OC Transpo bus stops in proximity of the subject site and the closest bus stops are 
located roughly 2km away in the Manotick town centre. 

 
2.1.6 Area Traffic Management 
 
There are no Area Traffic Management (ATM) studies within the study area that have been 
completed or are currently in progress. 
 

Bankfield Road, North Side: Bankfield Road, South Side: 

• Three driveways to residences at 3690, 
3680, and 3668 Bankfield Road 

• Three driveways to residences at 1468, 1464, 
1458, 1454, and 1450 Bankfield Road 

Elijah Court, East Side Elijah Court, West Side 

• Two driveways to residences at 5479 and 
5485 Elijah Court 

• One access to undeveloped property 
located between 5485 Elijah Court and 5500 
Elijah Court 

• None 
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2.1.7 Existing Traffic Volumes 
 
Weekday traffic counts were obtained from the City of Ottawa to determine existing pedestrian, 
cyclist, and vehicular traffic volumes at the study area intersections. These counts were completed 
on the following dates: 
 

• Bankfield Road/First Line Road     July 5, 2023 

• Prince of Wales Drive/Bankfield Road    November 23, 2023 
 
All traffic count data is included in Appendix C. Traffic volumes within the study area are shown in 
Figure 2. 
 
Figure 2: Existing Traffic Volumes  

 
 

2.1.8 Collision Records 
 
Historical collision data from the last five years was obtained from the City’s Public Works and 
Service Department for the study area intersections and road segments between intersections. 
Copies of the collision summary reports are included in Appendix D.  
 
The collision data has been evaluated to determine if there are any identifiable collision patterns, 
defined in the 2017 TIA Guidelines as ‘more than six collisions in five years’ for any one movement. 
The number of collisions at each intersection from January 1, 2017 to December 31, 2021 is 
summarized in Table 1. 
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Table 1: Reported Collisions 

Location 
Impact Types 

Total 
Approach Angle 

Rear 
End 

Sideswipe 
Turning 
Mvmt 

SMV(1)/ 
Other 

Bankfield Road/Prince of Wales Drive - 2 21 1 5 - 29 
Bankfield Road/First Line Road - - - - - - 0 
Bankfield Road between Prince of Wales 
Drive and Frist Line Road 

1 - 2 1 - 3 7 

1. SMV = Single Motor Vehicle 

 
Bankfield Road/Prince of Wales Drive 
A total of 29 collisions were reported at this intersection over the last five years, of which there was 
two angle impacts, 21 rear-end impacts, one sideswipe impacts, and five turning movement 
impacts. Six collisions resulted in injuries, but none caused fatalities. None of the collisions involved 
cyclists or pedestrians.  
 
Of the 29 collisions at this location, three of them occurred during rain conditions, for all other 
collisions weather was not a factor. Additionally, of the 29 collisions, 23 of them occurred during 
daylight hours.  
 
Of the 21 rear end collisions, six involved northbound vehicles, two involved southbound vehicles, 
nine involved eastbound vehicles, and four involved westbound vehicles. The eastbound rear end 
collision pattern at this location are anticipated to be attributed to high traffic volumes and high 
speeds. The northbound rear end collision pattern at this location are anticipated to be attributed to 
high speeds. 
 
Calculations of the intersection collision rate per Million Entering Vehicles (MEV) for all collision 
types across the five-year study period showed an intersection collision rate of 0.75/MEV. Based 
on this analysis, Bankfield Road/Prince of Wales Drive does not experience an abnormally high 
rate of collisions. 
 
Bankfield Road/First Line Road 
No collisions were reported at the Bankfield Road/First Line Road intersection in the last five years 
of available data. 
 
Bankfield Road between Prince of Wales Drive and First Line Road 
A total of seven collisions were reported within this roadway segment over the last five years, of 
which there was one approaching impact, two rear-end impacts, one sideswipe impact, and three 
single motor vehicle impacts. All collisions resulted in property damage only with no injuries. None 
of the collisions involved cyclists or pedestrians.  
 
Of the seven collisions at this location, three of them occurred during snow conditions, for all other 
collisions weather was not a factor. Additionally, of the seven collisions, five of them occurred during 
daylight hours. Of the seven collisions at this location, four involved westbound vehicles, two 
involved eastbound vehicles, and one involved eastbound and westbound vehicles. 
 
As there are less than six collisions of any given type there is no discernible collision pattern at this 
location. 
 
Calculations of the segment collision rate per Million Entering Vehicles (MEV) for all collision types 
across the five-year study period showed an intersection collision rate of 0.32/MEV. Based on this 



Transportation Impact Assessment   1464 & 1468 Bankfield Road 

 

Novatech                           Page 7 

 
 

analysis, Bankfield Road between Prince of Wales Drive and Frist Line Road does not experience 
an abnormally high rate of collisions. 
 
2.2 Planned Conditions 
 
2.2.1 Planned Roadway and Transit Projects 
 
The City of Ottawa's Draft 2023 Transportation Master Plan proposes paved shoulders along Prince 
of Wales Drive, Bankfield Road and First Line Road in its Rural Active Transportation Network. This 
is consistent with the Manotick Secondary Plan within Volume 2B of the City of Ottawa’s Official 
Plan which identifies proposed cycling routes along Prince of Wales Road, Bankfield Road, and 
First Line Road. The Manotick Secondary Plan also identifies proposed sidewalks on both sides of 
First Line Road and on Bankfield Road east of Prince of Wales Drive. 
 
It is understood that a roundabout is planned at the Prince of Wales Drive/Bankfied Road 
intersection. The roundabout will have two approach lanes on all legs, as well as an eastbound right 
turn by-pass lane. Based on the City's 2013 TMP, this project is not part of the 2031 Affordable 
Road Network and does not have a timeline for implementation. 
 
2.2.2 Other Area Developments 
 
In proximity to the proposed development, the Stinson Farms Subdivision at 4386 Rideau Valley 
Drive has been identified as a development in the study area. 
 
A TIA was prepared by Novatech in October 2022, in support of a development including 62 single 
detached houses, 14 semi-detached houses, and 72 townhouses. The TIA identified a buildout year 
of 2028.  
 
Excerpts from relevant transportation studies have been attached in Appendix E.   
 
2.3 Study Area and Time Periods 
 
The study area for this report includes the boundary roadways Bankfield Road and Elijah Court, as 
well as the following intersections: 
 

• Bankfield Road/Prince of Wales Drive; and 

• Bankfield Road/First Line Road. 
 
Analysis will be completed for the weekday AM and PM peak hours, as this represents the worst-
case combination of site generated traffic and adjacent street traffic. 
 
2.4 Development Generated Traffic 
 
2.4.1 Site Generated Traffic Volumes 
 
The proposed development is a 2,130m2 automobile dealership and 441 vehicle parking spaces for 
vehicle storage and employees/visitors. Person trips for the commercial uses have been estimated 
using Land Use Code 840: Automobile Sales (New) rates from the Institute of Transportation 
Engineer's (ITE) Trip Generation Manual, 11th Edition. Due to the location and nature of the 
business, vehicle trips from ITE are assumed to equal person trips. The estimated trip generation 
is summarized in Table 2. 
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Table 2: Person Trip Generation 

Land Use ITE Code GFA 
AM Peak Hour (pph(1)) PM Peak Hour (pph) 

IN OUT TOT IN OUT TOT 

Automobile Sales 840 22,900ft2 31 12 43 22 33 55 
1. pph: peak person trips per hour 

 
From the previous table, the proposed development is projected to generate 43 person/vehicle trips 
during the AM peak hour and 55 person/vehicle trips during the PM peak hour.  
 
2.4.2 Trip Distribution 
 
The assumed distribution of trips generated by the proposed development have been derived based 
on existing traffic patterns and local area knowledge. The assumed distribution is summarized as 
follows: 
 

• 45% to/from the west via Bankfield Road 

• 30% to/from the east via Bankfield Road 

• 20% to/from the north via Prince of Wales Drive 

• 5% to/from the south via Prince of Wales Drive 
 
Based on the site layout and surrounding traffic patterns it is assumed the western access along 
Bankfield Road will serve as the primary access and serve most incoming traffic to the subject site. 
The eastern access is anticipated to be primarily used for vehicle storage. Due to existing queueing 
along Bankfield Road the proponent plans to instruct all employees travelling westbound to use the 
Elijah Court access and travel to Bankfield Road via First Line Road. To account for this, 50% of 
outbound trips traveling towards the Bankfield Road/Prince of Wales Drive intersection have been 
assigned to the Bankfield Road/First Line Road intersection. 
 
2.5 Access Location 
 
This section provides a preliminary review of the proposed access design presented within the 
Concept Plan. The access design has been reviewed with respect to relevant requirements of the 
City’s Private Approach By-Law (PABL), Zoning By-law (ZBL) and the Transportation Association 
of Canada (TAC) Geometric Design Guidelines for Canadian Roads. However, the final access 
design will be confirmed as part of the future Site Plan Control application. 
 
Section 25(a) of the PABL identifies that a property with 46-150m of frontage may have a maximum 
of two two-way private approaches. This requirement is met, as the subject site has approximately 
130m of frontage to Bankfield Road and is proposing two two-way accesses. It has roughly 70m of 
frontage to Elijah Court and is proposing one full movement access. 
 
Section 25(c) of the PABL identifies a maximum width requirement of 9.0m for any two-way private 
approach, as measured at the street line. Since the proposed accesses are approximately 9.0m in 
width, this requirement is met. 
 
Section 25(m) of the PABL identifies a minimum space requirement of 18m for a private approach 
and the nearest intersecting street line and 15m between a two-way private approach and any other 
private approach.  As the western proposed access along Bankfield Road is roughly 100m from the 
nearest intersecting street line and the two accesses along Bankfield Road are spaced roughly 58m 
from each other this requirement is met.  
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Section 25(p) of the PABL identifies a minimum separation requirement of 3.0m between the 
nearest edge of a private approach and the closest property line, as measured at the street line. 
Since the nearest edge of the access is proposed to be approximately 8.0m from the eastern 
property line, this requirement is met.  
 
Section 25(u) of the PABL identifies a maximum driveway grade of 2% for a distance of 9m within 
the property, for driveways serving more than 50 parking spaces. The site grading is not finalized 
at this time and will be confirmed as part of the future Site Plan Application. 
 
Intersection sight distance (ISD) at the proposed accesses have been determined using the TAC 
Geometric Design Guidelines for Canadian Roads.  The ISD requirements for the Bankfield Road 
access, based on a design speed of 70km/h, is as follows:  
 

• Left Turn from Minor Road 130 metres 

• Right Turn from Minor Road 110 metres  

 
As the access meets Bankfield Road at a perpendicular angle and no sightline obstruction has been 
identified based on a desktop review, available sightlines are within recommended guidelines to 
allow safe all directional access to the development.  
 
The TAC Geometric Design Guide for Canadian Roads identifies minimum clear throat lengths 
based on road classification and land use. For a light industrial land use under 10,000m2 or a 
shopping centre under 25,000m2 a minimum clear throat length of 15m is required for both land 
uses on arterial roads. Based on the concept plan, the clear throat length is approximately 12m and 
just short of the TAC requirements. Opportunities to improve the clear throat length to the TAC 
thresholds will be reviewed and the clear throat length will be confirmed as part of a subsequent 
Site Plan Control application. 
 
The TAC Geometric Design Guide for Canadian Roads identifies a minimum corner clearance 
distance of 70m for an access downstream of a signal on an undivided arterial road. As the nearest 
access is roughly 100m away this requirement is met. The available corner clearance will be 
confirmed as part of the final TIA report once the Site Plan is finalized. 
 
Based on the assumed distribution presented in Section 2.4.2 it is estimated that 4-12 vehicles will 
perform a westbound left turn at the proposed access during the AM and PM peak hours. The 
expected left turn volumes would equate to 1-2% of the existing advancing volumes. It is assumed 
that the proposed access configuration will present an improvement to the study area as the 
development removes three accesses to five different properties that currently have access to 
Bankfield Road within the turn lane. As no collision history exists within the study area and the 
assumed left turn volumes do not project to be a significant amount of through traffic the access 
configuration is recommended. 
 
A detailed review of access operations and queuing from adjacent traffic signals is conducted in 
Section 4.9. 
 
2.6 Exemptions Review 
 
This module reviews possible exemptions from the final Transportation Impact Assessment, as 
outlined in the 2017 TIA Guidelines. The applicable exemptions for this site are shown in Table 3. 
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Table 3: TIA Exemptions 

Module Element Exemption Criteria 
Exemption 

Status 

4.1  
Development 
Design 

4.1.2  
Circulation and 
Access 

• Only required for Site Plan and Zoning By-law 
Applications 

Not Exempt 

4.1.3  
New Street 
Networks 

• Only required for plans of subdivision Exempt 

4.2  
Parking 

4.2.1  
Parking Supply 

• Only required for Site Plan and Zoning By-law 
Applications 

Not Exempt 

4.6  
Neighbourhood 
Traffic 
Management 

4.6.1  
Adjacent 
Neighbourhoods 

• If the development meets all of the following criteria 
along the route(s) site generated traffic is expected 
to utilize between arterial road and the site’s 
access: 

1. Access to a Collector or Local; 
2. “Significant sensitive land use presence” 

exists where there is at least two of the 
following adjacent to the subject street 
segment (School, Park, Retirement/Older 
Adult Facility, Licenced Child Care Centre, 
Community Centre, or 50% or greater of the 
property is occupied by residential land uses) 

3. Application is for Zoning By-Law Amendment 
or Draft Plan of Subdivision 

4. At least 75 site generated auto trips 
5. Site Trip Infiltration expected 

Exempt 

4.7 
Transit 

4.7.1 
Transit Route 
Capacity 

• Greater than 75 site transit trips Exempt 

4.7.2 
Transit Priority 
Requirements 

• Greater than 75 site auto trips Exempt 

4.8 
Network Concept 

All elements 

• Only required when proposed development 
generates more than 200 person-trips during the 
peak hour in excess of the equivalent volume 
permitted by the established zoning 

Exempt 

4.9  
Intersection 
Design 

4.9.1  
Intersection 
Controls 

• Greater than 75 site auto trips Exempt 

4.9.2 
Intersection 
Design 

• Greater than 75 site auto trips Exempt 

 
Given the high traffic volumes along Bankfield Road and the proposed access configuration, City 
staff have requested a review of intersection operations within the area. Therefore, the following 
modules will be included in the TIA report: 
 

• Module 4.1: Development Design 

• Module 4.2: Parking 

• Module 4.3: Boundary Streets 

• Module 4.5: Transportation Demand Management 

• Module 4.9: Intersection Design 
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Intersection capacity analysis will be completed in order to confirm if queuing from either study 
intersection will have an impact on the proposed accesses to Bankfield Road. 
 
3.0 FORECASTING 
 
3.1 Background Traffic 
 
3.1.1 Other Area Developments 
 
Buildout of the Stinson Farms Subdivision is anticipated by 2028. Traffic generated by this 
development has been added to the 2030 horizon year, using the distribution as outlined in the 
2022 TIS. Relevant excerpts from the TIS are included in Appendix E. 
 
3.1.2 General Background Growth Rate 
 
Based on snapshots of the City’s long-range model a growth rate of roughly 2% is expected on 
Bankfield Road to the east of Prince of Wales Drive and a 0%-1% growth rate is expected on Prince 
of Wales Drive and Bankfield Road to the west of Prince of Wales Drive.  
 
An annual growth rate of 1.5% has been applied to Bankfield Road and Prince of Wales Drive in 
order to match the growth rate used within the TIA report for the Stinson Farms Subdivision. 
 
3.2 Future Traffic Conditions 
 
The figures listed below present the following future traffic conditions: 
 

• Proposed site-generated traffic volumes in 2025 are shown in Figure 3; 

• Background traffic volumes in 2025 are shown in Figure 4; 

• Background traffic volumes in 2030 are shown in Figure 5; 

• Total traffic volumes in 2025 are shown in Figure 6; 

• Total traffic volumes in 2030 are shown in Figure 7. 
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Figure 3: Site-Generated Volumes 

 
 
Figure 4: 2025 Background Traffic 
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Figure 5: 2030 Background Traffic 

 
 

 
Figure 6: 2025 Total Traffic 
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Figure 7: 2030 Total Traffic 
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Intersection Mvmt 
Storage/ 

Spacing(1) 

AM Peak PM Peak 
v/c  

[LOS] 
50th % 

Queue (m) 
95th % 

Queue (m) 
v/c  

[LOS] 
50th % 

Queue (m) 
95th % 

Queue (m) 

Bankfield 
Road/First Line 

Road 

WBT - 0.42  [A] 18 38 0.56  [A] 28 62 

#: volume for the 95th percentile cycle exceeds capacity 
 
Under existing traffic conditions, all movements at the Bankfield Road/First Line Road intersection 
are currently operating with a LOS of B or better during AM and PM peak hour conditions. The 
eastbound left turn movement at the Bankfield Road/Prince of Wales Drive intersection operates 
with a LOS D during AM peak hour and a LOS E during the PM peak hour. The westbound 
through/right turn movement operates with a LOS D during the AM and PM peak hours. All other 
movements at the Bankfield Road/Prince of Wales Drive intersection operate with a LOS B or better. 
 
The westbound 95th percentile queue lengths at the Bankfield Road/Prince of Wales Drive 
intersection currently extends past the proposed site accesses during the AM and PM peak hours. 
 
3.3.2 2025 Background Traffic Conditions 
 
Operating conditions at study area intersections are summarized in Table 5 for the 2025 weekday 
AM and PM peak periods. Detailed reports are included in Appendix I.  
 
Table 5: 2025 Background Traffic Operations 

Intersection Mvmt 
Storage/ 

Spacing(1) 

AM Peak PM Peak 
v/c  

[LOS] 
50th % 

Queue (m) 
95th % 

Queue (m) 
v/c  

[LOS] 
50th % 

Queue (m) 
95th % 

Queue (m) 

Bankfield 
Road/Prince of 

Wales Drive 

NBL 60m 0.04  [A] 2 7 0.07  [A] 3 10 

NBT/R - 0.63  [B] 49 78 0.51  [A] 35 62 

SBL 80m 0.23  [A] 10 20 0.33  [A] 21 37 

SBT - 0.14  [A] 13 24 0.35  [A] 39 63 

SBR 240m 0.26  [A] 4 15 0.38  [A] 21 45 

EBL 180m 0.68  [B] 27 #63 0.79  [C] 41 #94 

EBT/R - 0.33  [A] 36 65 0.43  [A] 58 90 

WBL 170m 0.04  [A] 2 8 0.07  [A] 4 10 

WBT/R 380m 0.85  [D] 96 #171 0.88  [D] 127 187 

Bankfield 
Road/First Line 

Road 

NB - 0.41  [A] 10 22 0.33  [A] 8 23 

EB 380m 0.44  [A] 18 37 0.57  [A] 32 68 

WBL 180m 0.04  [A] 1 3 0.07  [A] 1 4 

WBT - 0.38  [A] 16 32 0.46  [A] 25 51 
#: volume for the 95th percentile cycle exceeds capacity 
 
Under 2025 background traffic conditions, all movements at the Bankfield Road/First Line Road 
intersection operate with a LOS of A during AM and PM peak hour conditions. All movements at 
the Bankfield Road/Prince of Wales Drive intersection operate with a LOS D or better. The 
westbound 95th percentile queue lengths at the Bankfield Road/Prince of Wales Drive intersection 
is anticipated to extend past the proposed site accesses during the AM and PM peak hours. 
 
3.3.3 2030 Background Traffic Conditions 
 
Operating conditions at study area intersections are summarized in Table 6 for the 2030 weekday 
AM and PM peak periods. Detailed reports are included in Appendix I.  
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Table 6: 2030 Background Traffic Operations 

Intersection Mvmt 
Storage/ 

Spacing(1) 

AM Peak PM Peak 
v/c  

[LOS] 
50th % 

Queue (m) 
95th % 

Queue (m) 
v/c  

[LOS] 
50th % 

Queue (m) 
95th % 

Queue (m) 

Bankfield 
Road/Prince of 

Wales Drive 

NBL 60m 0.04  [A] 2 7 0.07  [A] 3 10 

NBT/R - 0.69  [B] 53 83 0.57  [A] 41 66 

SBL 80m 0.25  [A] 10 20 0.36  [A] 22 37 

SBT - 0.16  [A] 14 25 0.39  [A] 45 68 

SBR 240m 0.27  [A] 8 19 0.41  [A] 29 51 

EBL 180m 0.72  [C] 27 #71 0.82  [D] 44 #99 

EBT/R - 0.35  [A] 40 74 0.45  [A] 66 104 

WBL 170m 0.04  [A] 2 8 0.06  [A] 4 10 

WBT/R 380m 0.86  [D] 108 #198 0.87  [D] 142 #226 

Bankfield 
Road/First Line 

Road 

NB - 0.41  [A] 10 21 0.34  [A] 8 25 

EB 380m 0.47  [A] 20 42 0.61  [B] 36 79 

WBL 180m 0.05  [A] 1 3 0.08  [A] 1 4 

WBT - 0.42  [A] 18 37 0.49  [A] 28 59 
#: volume for the 95th percentile cycle exceeds capacity 
 
Under 2030 background traffic conditions, all movements at the Bankfield Road/First Line Road 
intersection operate with a LOS of B or better during AM and PM peak hour conditions. All 
movements at the Bankfield Road/Prince of Wales Drive intersection operate with a LOS D or better. 
The westbound 95th percentile queue lengths at the Bankfield Road/Prince of Wales Drive 
intersection is anticipated to extend past the proposed site accesses during the AM and PM peak 
hours. 
 
4.0 ANALYSIS 
 
4.1 Development Design 
 
As the concept plan is preliminary at this time, a detailed review of the development design will be 
conducted as part of the future Site Plan Control application when the final plan is prepared. 
 
4.2 Parking 
 
As the concept plan is preliminary at this time, a detailed review of the on-site parking provisions 
will be conducted as part of the future Site Plan Control application when the final plan is prepared. 
 
4.3 Boundary Street Design 
 
This section provides a review of the boundary streets Bankfield Road and Elijah Court using 
complete streets principles.  The Multi-Modal Level of Service (MMLOS) Guidelines, produced by 
IBI Group in October 2015, were used to evaluate the levels of service for each alternative mode of 
transportation on the boundary streets. The subject site is located within a Village Area (per 
Schedule A of the City’s previous Official Plan, which is referenced by the MMLOS Guidelines). 
 
A detailed segment MMLOS review of the boundary streets is included in Appendix H.  A summary 
of the segment MMLOS analysis is provided below in Table 7. 
 
  



Transportation Impact Assessment   1464 & 1468 Bankfield Road 

 

Novatech                           Page 17 

 
 

Table 7: Segment MMLOS Summary 

Segment 
PLOS BLOS TLOS TkLOS 

Actual Target Actual Target Actual Target Actual Target 

Bankfield Road F C E D D - D D 

Elijah Court F C F D D - F - 

The results of the segment MMLOS analysis can be summarized as follows: 
 

• Both boundary streets do not meet the target pedestrian level of service (PLOS); 

• Both boundary streets do not meet the target bicycle level of service (BLOS);  

• No target transit level of service (TLOS) has been identified for either boundary street 
however both streets achieve a TLOS of D; and 

• Bankfield Road meets the target truck level of service (TkLOS) and no target TkLOS has 
been identified for Elijah Court, however Elijah Court achieves a LOS F. 

 
Pedestrian Level of Service 
Both sides of Bankfield Road do not meet the target PLOS C.  As part of the recent resurfacing of 
Bankfield Avenue, the City implemented a depressed curb and a paved shoulder along the site 
frontage. Given the rural context of Bankfield Road, no further modifications are recommended as 
part of the proposed development. 
 
Both sides of Elijah Court do not meet the target PLOS C. Elijah Court is currently a two-lane 
undivided rural roadway with a road platform width of approximately 6.5m that serves two single 
detached dwelling units that are to be removed as part of this application. As a new pedestrian 
facility along the site frontage will not provide system connectivity to the greater network, no 
recommendations are proposed as part of the proposed development. 
 
Bicycle Level of Service 
Within the study area neither boundary road meets the target BLOS. On Bankfield Road a BLOS D 
can be achieved by either reducing the operating speed to 60km/h or implementing a separated 
cycling facility. This is identified for the City’s consideration.   
 
On Elijah Court a BLOS C can be achieved by reducing the operating speed to 40km/h. This is 
identified for the City’s consideration.   
 
4.4 Transportation Demand Management 
 
A detailed review of Transportation Demand Management initiatives will be conducted as part of 
the future Site Plan Control application. 
 
4.5 Intersection Design 
 
4.5.1 2025 Total Intersection Operations 
 
Intersection capacity analysis has been conducted for the 2025 total traffic conditions. The results 
of the analysis are summarized in Table 8 for the weekday AM and PM peak hours. Detailed reports 
are included in Appendix I. 
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Table 8: 2025 Total Traffic Operations 

Intersection Mvmt 
Storage/ 

Spacing(1) 

AM Peak PM Peak 
v/c  

[LOS] 
50th % 

Queue (m) 
95th % 

Queue (m) 
v/c  

[LOS] 
50th % 

Queue (m) 
95th % 

Queue (m) 

Bankfield 
Road/Prince of 

Wales Drive 

NBL 60m 0.04  [A] 2 7 0.07  [A] 3 10 

NBT/R - 0.64  [B] 50 78 0.53  [A] 37 62 

SBL 80m 0.26  [A] 11 21 0.35  [A] 23 38 

SBT - 0.14  [A] 13 24 0.36  [A] 41 63 

SBR 240m 0.26  [A] 4 16 0.39  [A] 25 47 

EBL 180m 0.69  [B] 27 #65 0.80  [C] 43 #97 

EBT/R - 0.34  [A] 38 69 0.43  [A] 60 94 

WBL 170m 0.05  [A] 2 8 0.07  [A] 4 11 

WBT/R 380m 0.85  [D] 98 #177 0.87  [D] 135 #211 

Bankfield 
Road/First Line 

Road 

NB - 0.41  [A] 10 22 0.36  [A] 9 26 

EB 380m 0.45  [A] 18 38 0.58  [A] 33 72 

WBL 180m 0.04  [A] 1 3 0.07  [A] 1 4 

WBT - 0.39  [A] 16 34 0.46  [A] 25 54 

Bankfield 
Road/Access 

NB 15m 14 sec [B] - 0 15 sec [B] - 1 

EB 100m 0 sec [A] - 0 0 sec [A] - 0 

WBL 25m 8 sec [A] - 0 9 sec [A] - 0 

WBT 280m 0 sec [A] - 0 0 sec [A] - 0 
#: volume for the 95th percentile cycle exceeds capacity 
 
Compared to the 2025 background traffic conditions, site-generated traffic is anticipated to have 
marginal impacts on traffic operations within the study area. 
 
The 95th percentile queues from westbound traffic at the Bankfield Road/Prince of Wales Drive 
intersection is expected to extend past the proposed Bankfield Road access during the AM and PM 
peak hours. 
 
4.5.2 2030 Total Intersection Operations 
 
Intersection capacity analysis has been conducted for the 2030 total traffic conditions. The results 
of the analysis are summarized in Table 9 for the weekday AM and PM peak hours. Detailed reports 
are included in Appendix I. 
 
Table 9: 2030 Total Traffic Operations 

Intersection Mvmt 
Storage/ 

Spacing(1) 

AM Peak PM Peak 
v/c  

[LOS] 
50th % 

Queue (m) 
95th % 

Queue (m) 
v/c  

[LOS] 
50th % 

Queue (m) 
95th % 

Queue (m) 

Bankfield 
Road/Prince of 

Wales Drive 

NBL 60m 0.04  [A] 2 7 0.07  [A] 3 10 

NBT/R - 0.69  [B] 54 84 0.58  [A] 41 66 

SBL 80m 0.27  [A] 11 21 0.38  [A] 23 38 

SBT - 0.16  [A] 14 25 0.40  [A] 45 68 

SBR 240m 0.27  [A] 8 20 0.41  [A] 30 53 

EBL 180m 0.73  [C] 27 #75 0.84  [D] 47 #104 

EBT/R - 0.37  [A] 43 78 0.46  [A] 68 108 

WBL 170m 0.05  [A] 2 8 0.07  [A] 4 11 

WBT/R 380m 0.88  [D] 111 #204 0.88  [D] 151 #242 

Bankfield 
Road/First Line 

Road 

NB - 0.41  [A] 10 22 0.36  [A] 9 28 

EB 380m 0.48  [A] 20 43 0.61  [B] 37 84 

WBL 180m 0.05  [A] 1 3 0.08  [A] 1 5 

WBT - 0.43  [A] 18 39 0.50  [A] 29 62 
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Intersection Mvmt 
Storage/ 

Spacing(1) 

AM Peak PM Peak 
v/c  

[LOS] 
50th % 

Queue (m) 
95th % 

Queue (m) 
v/c  

[LOS] 
50th % 

Queue (m) 
95th % 

Queue (m) 

Bankfield 
Road/Access 

NB 15m 14 sec [B] - 1 15 sec [C] - 1 

EB 100m 0 sec [A] - 0 0 sec [A] - 0 

WBL 25m 8 sec [A] - 0 9 sec [A] - 0 

WBT 280m 0 sec [A] - 0 0 sec [A] - 0 
#: volume for the 95th percentile cycle exceeds capacity 
 
Compared to the 2030 background traffic conditions, site-generated traffic is anticipated to have 
marginal impacts on traffic operations within the study area.  
 
The 95th percentile queues from westbound traffic at the Bankfield Road/Prince of Wales Drive 
intersection is expected to extend past the proposed Bankfield Road access during the AM and PM 
peak hours. 
 
The site traffic does not impact delays at any study area intersection and does not significantly 
impact the existing westbound queues at the Bankfield Road/Prince of Wales Drive intersection. 
The proposed development is expected to generate four outbound left turning vehicles at the 
Bankfield Road site access during the AM peak hour and 12 outbound left turning vehicles during 
the PM peak hour. This equates to roughly one outbound left turning vehicle every 15 minutes in 
the AM peak hour and one outbound left turning vehicle every 5 minutes during the PM peak hour.  
 
The access to Bankfield Road is proposed as a full movement access but due to existing queuing 
issues along Bankfield Road the proponent plans on directing all westbound employees to travel 
through Bankfield Road/First Line Road intersection via Elijah Court. As the volumes of customers 
exiting the access are relatively low during the peak hours drivers may use courtesy from other 
drivers in order to access Bankfield Road or they may use Elijah Court and travel to the Bankfield 
Road/First Line Road intersection to gain access to Bankfield Road. As previously stated in Section 
2.5, it is assumed that the proposed access configuration will present an improvement to the study 
area as the development removes three accesses to five different properties that currently have 
access to Bankfield Road within the turn lane. 
 
5.0 CONCLUSIONS AND RECOMMENDATIONS 
 
Based on the foregoing, the conclusions and recommendations of this TIA can be summarized as 
follows: 
 
Forecasting 

• The proposed development is projected to generate 43 person/vehicle trips during the AM 
peak hour and 55 person/vehicle trips during the PM peak hour. 

 

• Due to existing queueing along Bankfield Road the proponent plans to instruct all employees 
travelling westbound to use the Elijah Court access and travel to Bankfield Road via First 
Line Road. To account for this, 50% of outbound trips traveling towards the Bankfield 
Road/Prince of Wales Drive intersection have been assigned to the Bankfield Road/First 
Line Road intersection. 

 
Boundary Streets 

• Both boundary streets do not meet the target pedestrian level of service (PLOS). 
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• Both boundary streets do not meet the target bicycle level of service (BLOS). 
 

• No target transit level of service (TLOS) has been identified for either boundary street 
however both streets achieve a TLOS of D. 

 

• Bankfield Road meets the target truck level of service (TkLOS) and no target TkLOS has 
been identified for Elijah Court, however Elijah Court achieves a LOS F. 

 

• Both sides of Bankfield Road do not meet the target PLOS C.  As part of the recent 
resurfacing of Bankfield Avenue, the City implemented a depressed curb and a paved 
shoulder along the site frontage. Given the rural context of Bankfield Road, no further 
modifications are recommended as part of the proposed development. 

 

• Both sides of Elijah Court do not meet the target PLOS C. Elijah Court is currently a two-
lane undivided rural roadway with a road platform width of approximately 6.5m that serves 
two single detached dwelling units that are to be removed as part of this application. As a 
new pedestrian facility along the site frontage will not provide system connectivity to the 
greater network, no recommendations are proposed as part of the proposed development. 
 

• On Elijah Court a BLOS C can be achieved by reducing the operating speed to 40km/h. This 
is identified for the City’s consideration.   

 
Background Traffic Analysis 

• Under 2030 background traffic conditions, all movements at traffic signal controlled 
intersections are anticipated to operate with a LOS D or better during AM and PM peak hour 
conditions.   

 
Total Traffic Analysis 

• The site traffic does not impact delays at any study area intersection and does not 
significantly impact the existing westbound queues at the Bankfield Road/Prince of Wales 
Drive intersection. The proposed development is expected to generate four outbound left 
turning vehicles at the Bankfield Road site access during the AM peak hour and 12 outbound 
left turning vehicles during the PM peak hour. This equates to roughly one outbound left 
turning vehicle every 15 minutes in the AM peak hour and one outbound left turning vehicle 
every 5 minutes during the PM peak hour. 

 

• The access to Bankfield Road is proposed as a full movement access but due to existing 
queuing issues along Bankfield Road the proponent plans on directing all westbound 
employees to travel through Bankfield Road/First Line Road intersection via Elijah Court. As 
the volumes of customers exiting the access are relatively low during the peak hours drivers 
may use courtesy from other drivers in order to access Bankfield Road or they may use 
Elijah Court and travel to the Bankfield Road/First Line Road intersection to gain access to 
Bankfield Road. It is assumed that the proposed access configuration will present an 
improvement to the study area as the development removes three accesses to five different 
properties that currently have access to Bankfield Road within the turn lane. 

 
Based on the foregoing, the proposed development is recommended from a transportation 
perspective. 
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