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EXECUTIVE SUMMARY 
 
This Transportation Impact Assessment (TIA) has been prepared in support of a Site Plan Control 
application for the property located at 1950 Scott Street and 312-314 Clifton Road. The subject site 
has most recently been occupied by the International Buddhist Progress Society of Ottawa and its 
surface parking, and is surrounded by the following:  
 

• Scott Street and the future extension of the Confederation Line LRT to the north; 

• Residential development and mixed use development to the south; 

• Clifton Road and residential development to the east; and 

• Existing mixed-use development and McRae Avenue to the west. 
 
The subject site is designated as ‘Corridor – Mainstreet’ (Scott Street) in Schedule B2 of the City of 
Ottawa’s Official Plan and zoned as ‘Traditional Mainstreet’ (TM[2581] S400-h). 
 
The proposed development consists of one 22-storey residential tower with a total of 244 dwellings 
and approximately 2,098 ft2 of ground-floor commercial space. Based on the preliminary site plan, 
the development will include an underground parking garage with a total of 87 parking spaces and 
access via one full-movement driveway to Clifton Road. A residential loading access to Clifton Road 
is proposed immediately south of the parking garage access. The proposed development will be 
completed in one phase, and is anticipated to be fully occupied in 2026. 
 
The study area for this report includes the boundary roadways Scott Street and Clifton Road, as 
well as the following intersections: 
 

• Scott Street/Clifton Road; 

• Scott Street/Lanark Avenue/West Village Private. 
 
The selected time periods for this TIA are the weekday AM and PM peak hours, as they represent 
the ‘worst case’ combination of site generated traffic and adjacent street traffic. The buildout year 
2026 and horizon year 2031 will be considered. 
 
The conclusions and recommendations of this TIA can be summarized as follows: 
 
Forecasting 

• The proposed development is projected to generate a total of 119 person trips (including 18 
vehicle trips) during the AM peak hour, and 137 person trips (including 24 vehicle trips) 
during the PM peak hour. 

 
Access Design 

• The design of the proposed accesses meet most relevant provisions of the City’s Private 
Approach By-Law (PABL) and Zoning By-Law (ZBL), and the Transportation Association of 
Canada (TAC)’s Geometric Design Guide for Canadian Roads. 

 

• Section 25(1)(m)(ii) of the PABL identifies a requirement for any two private approaches to 
be separated by 15m or more, when a site abuts or is within 46m of an arterial or major 
collector roadway. It is requested that this requirement be waived to permit adjacent parking 
garage and loading accesses to serve the development, as the loading access will be used 
infrequently. 
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• Section 25(1)(p) of the PABL identifies a minimum separation requirement of 3m between 
a private approach and the nearest property line, as measured at the street line. This 
requirement is not met by the proposed loading access to Clifton Road, which is 1.4m from 
the southern property line. TAC’s Geometric Design Guide identifies a recommended 
minimum spacing of 1m between curb returns of adjacent residential driveways to local and 
collector roadways. The adjacent approved development at 316-332 Clifton Road proposes 
a driveway at the shared property line with the subject site, however neither development is 
anticipated to generate high volumes of traffic, and conflicts between the two driveways are 
anticipated to be minimal. 

 

• Section 25(1)(u) of the PABL identifies a requirement that any private approach serving a 
parking area with more than 50 parking spaces shall not have a grade exceeding 2% for the 
first 9m inside the property line. A waiver of this requirement is requested. The proposed 
maximum grade of the garage ramp is approximately 3.3% from the sidewalk to the garage 
door (i.e. for a distance of approximately 7.5m). This grade is not anticipated to obscure 
drivers’ vision of pedestrians crossing the proposed access, as an entire vehicle can be 
located outside of the proposed building before crossing the sidewalk on Clifton Road. 

 
Development Design and Parking 

• Sidewalks will be maintained along the subject site’s frontages to Scott Street and Clifton 
Road, and internal walkways will be provided around the perimeter of the building to provide 
connectivity from all building entrances to these sidewalks. 

 

• A total of 245 bicycle parking spaces will be provided on-site, with 15 exterior spaces, 22 
spaces in a bike room on the ground floor, and 208 spaces within the underground parking 
garage. This meets the minimum requirement of 1.0 bicycle spaces per unit. It should be 
noted that this requirement was established during the Zoning By-Law Amendment 
application stage, and is more than twice the typical bicycle parking rate of 0.5 bicycle 
spaces per unit. 

 

• The proposed parking supply is 28 spaces short of the minimum requirement. Providing 
limited parking near transit stations act as a strong incentive for residents, visitors, and 
patrons of the proposed development to travel to/from the site via transit or active modes. 

 

• OC Transpo’s service design guideline for peak period service is to provide service within a 
five-minute (400m) walk of home, work, or school for 95% of urban residents. Main 
entrances to both proposed buildings are anticipated to be within 400m walking distance of 
Westboro Station and bus stops on Scott Street, McRae Avenue, or Richmond Road. 

 

• All required Transportation Demand Management (TDM)-supportive design and 
infrastructure measures in the checklist will be met. 

 

• The garbage room will be located within the underground parking garage, and garbage bins 
will be wheeled up to the curb, to be collected curbside on Clifton Road. There is no 
proposed on-site fire route for the development, as the main entrance fronts onto Scott 
Street. 

 

• A residential loading access for move-ins is proposed to be located adjacent to the south 
side of the parking garage access. Moving trucks are anticipated to reverse into the loading 
access and drive forward out. 
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• The existing bulbout on Scott Street that is straddling the subject site and the neighbouring 
property at 1960 Scott currently introduces a transit-exclusive lane. Once the Confederation 
Line LRT is open and the Scott Street bus detour is decommissioned, a second bulbout at 
the northwest corner of Scott Street/Clifton Road is planned to be implemented, and the two 
bulbouts will delineate a parking lay-by along the subject site’s frontage to Scott Street. It is 
proposed that signage to include a commercial loading space for the ground-floor units be 
included within this proposed lay-by on Scott Street. 

 
Boundary Streets 

• The results of the segment MMLOS analysis can be summarized as follows: 
o Neither boundary street meets the target pedestrian level of service (PLOS) A; 
o Both boundary streets meet the target bicycle level of service (BLOS) A or D; 
o Scott Street does not meet the target transit level of service (TLOS) A; 
o Scott Street meets the target truck level of service (TkLOS) D. 

 

• The existing pedestrian facilities on Scott Street achieve the best-possible PLOS, and 
therefore no recommendations are identified. The east side of Clifton Road does not include 
a sidewalk, and the target PLOS A can be achieved by constructing a sidewalk with a 
minimum width of 1.8m. This is identified for the City’s consideration. 

 

• Once Stage 2 of the Confederation Line LRT is complete, the bus detour will not need to 
run along Scott Street, and light rail transit will be provided immediately north of the roadway. 
Therefore, the target TLOS will be met. 

 
Transportation Demand Management 

• A review of the City’s TDM Measures Checklist has been conducted by the proponent, and 
will provide the following TDM measures: 

o Display local area maps with walking/cycling access routes and key destinations at 
major entrances; 

o Display relevant transit schedules and route maps at entrances; 
o Unbundle parking cost from monthly rent; 
o Provide a multi-modal travel information package to new residents or employees. 

 

• 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 Site Plan Control 
application for the property located at 1950 Scott Street and 312-314 Clifton Road. The subject site 
has most recently been occupied by the International Buddhist Progress Society of Ottawa and its 
surface parking, and is surrounded by the following:  
 

• Scott Street and the future extension of the Confederation Line LRT to the north; 

• Residential development and mixed use development to the south; 

• Clifton Road and residential development to the east; and 

• Existing mixed-use development and McRae Avenue to the west. 
 
A view of the subject site is provided in Figure 1. 
 
Figure 1: Site Location 
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1.2 Proposed Development 
 
The subject site is designated as ‘Corridor – Mainstreet’ (Scott Street) in Schedule B2 of the City of 
Ottawa’s Official Plan and zoned as ‘Traditional Mainstreet’ (TM[2581] S400-h). 
 
The proposed development consists of one 22-storey residential tower with a total of 244 dwellings 
and approximately 2,098 ft2 of ground-floor commercial space. Based on the site plan, the 
development will include an underground parking garage with a total of 87 parking spaces and 
access via one full-movement driveway to Clifton Road. A residential loading access to Clifton Road 
is proposed immediately south of the parking garage access. The proposed development will be 
completed in one phase, and is anticipated to be fully occupied in 2026. 
 
A copy of the site plan is included in Appendix A. 
 
1.3 Screening Form 
 
The City’s 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 anticipated to generate over 60 peak hour 
person trips; further assessment is required based on this trigger. 

 

• Location Triggers – The development site is located within a Mainstreet – Corridor Design 
Priority Area; further assessment is required based on this trigger. 

 

• Safety Triggers – None of the Safety Triggers are met; further assessment is not required 
based on this trigger. 

 
2.0 SCOPING 
 
2.1 Existing Conditions 
 
2.1.1 Roadways 
 
Scott Street falls under the jurisdiction of the City of Ottawa, and is classified as an arterial roadway 
east of Churchill Avenue, and a local roadway west of Churchill Avenue. It runs on an east-west 
alignment from Bayview Station Road/Albert Street to Churchill Avenue. Transit vehicles are able 
to travel on a temporary detour route west of Churchill Avenue, which connects to Kichi Sibi Mikan 
(formerly the Sir John A. Macdonald Parkway). Within the study area, Scott Street has a two-lane 
undivided urban cross-section, with sidewalks and cycle tracks on both sides. On-street parking is 
permitted on the north side of Scott Street between Clifton Road and Tweedsmuir Avenue. Scott 
Street has a posted speed limit of 50km/h. East of Churchill Avenue, it is also designated as a truck 
route, permitting full loads. The Official Plan reserves a 26m right-of-way (ROW) for Scott Street; a 
widening has been taken along the property frontage as part of a previous application. 
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Clifton Road falls under the jurisdiction of the City of Ottawa, and is a north-south local roadway 
that runs from Scott Street to Richmond Road. The roadway has a two-lane semi-urban cross-
section with a curb/sidewalk on the west side, and a posted speed limit of 30 km/h. Clifton Road is 
not designated as a truck route. One-hour parking between 7:00am and 7:00pm is permitted on the 
east side of the roadway year-round. One-hour weekday parking from 7:00pm to 7:00am and all-
day weekend parking is permitted on the west side between April 1 and November 30 (fully 
prohibited from December 1 to March 31). The Official Plan does not reserve additional ROW 
protections for Clifton Road. 
 
Lanark Avenue falls under the jurisdiction of the City of Ottawa, and is a collector roadway that 
generally travels on a north-south alignment between Scott Street and just south of Latchford Road, 
before curving onto an east-west alignment between Latchford Road and Churchill Avenue. Lanark 
Avenue has a two-lane undivided urban cross-section, sidewalks on both sides, and an unposted 
speed limit of 50 km/h. Lanark Avenue is not designated as a truck route. On-street parking is 
generally permitted on either side of the roadway, but is prohibited on the south side between 
Beechgrove Avenue and Churchill Avenue. 
 
West Village Private is a curvilinear private roadway that runs south of Scott Street. The roadway 
has a two-lane undivided urban cross-section, no sidewalks, and a posted speed limit of 25 km/h. 
On-street parking is not permitted. 
 
The roadway network of the greater area surrounding the subject site is illustrated in Figure 2. 
 
Figure 2: Roadway Network 
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2.1.2 Intersections 
 

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

 

Scott Street/Lanark Avenue/West Village Private 

• Signalized protected intersection 

• North/South Approaches (Lanark/West Village): 
one left turn lane and one shared through/right turn 
lane 

• East Approach (Scott Street): 
one left turn lane and one shared through/right turn 
lane 

• West Approach (Scott Street): 
one left turn lane, one through lane, and one shared 
through (transit-exclusive)/right turn lane 

• Crossrides and ladder crosswalks on all approaches 

• Cycle tracks on east/west approaches 
 
Scott Street/Clifton Road 

• Unsignalized, stop-controlled on the minor approach 
(Clifton Road) 

• South Approach (Clifton Road): 
one shared left turn/right turn lane (northbound right 
turn restriction during the weekday PM peak period) 

• East Approach (Scott Street): 
one shared left turn/through lane (westbound left turn 
restriction during the weekday AM peak period) 

• West Approach (Scott Street): 
one through lane and one shared through/right turn 
lane (eastbound through is transit-only) 

• Crossride and ladder crosswalk on south approach 

• Cycle tracks on east/west approaches 

 

Scott Street, north side Scott Street, south side 

• None • One driveway to 1946 Scott Street 

• One driveway to the mixed-use development 
at 1960 Scott Street 

• Access to the parking area for a moving 
company at 1994 Scott Street 

 

Clifton Road, west side Clifton Road, east side 

• Open frontage along 1950 Scott Street (site) 
with perpendicular parking 

• Ten driveways to residences at 312-360 
Clifton Road 

• One driveway to 305 Clifton Road 

• Twelve driveways to residences at 311-369 
Clifton Road 
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2.1.4 Pedestrian and Cycling Facilities 
 
Concrete sidewalks are provided on both sides of Lanark Avenue, Scott Street, and the west side 
of Clifton Road. West of the study area, intersection pedestrian signals are provided on Scott Street, 
east of Tweedsmuir Avenue and west of Athlone Avenue, providing easy pedestrian access to the 
Westboro Transit Station. 
 
Cycle tracks are provided along both sides of Scott Street within the study area. 
 
In the City of Ottawa’s cycling network, Scott Street is classified as a Crosstown Bikeway. Clifton 
Road, Lanark Avenue, and West Village Private do not have any cycling route classifications. 
 
2.1.5 Area Traffic Management 
 
Within the study area, there are no Area Traffic Management (ATM) studies that are currently in 
progress.  
 
Speed humps and midblock or intersection narrowings have been implemented in select locations 
on Lanark Avenue and Clifton Road. At the Scott Street/Clifton Road intersection, there is signage 
indicating a restriction on northbound right turns from 3:00pm to 6:00pm on weekdays and a 
restriction on westbound left turns from 7:00am to 9:00am on weekdays. Authorized vehicles and 
bicycles are exempt from these restrictions. 
 
2.1.6 Transit 
 
The locations of OC Transpo bus stops in the vicinity of the subject site are described in Table 1, 
and are shown in Figure 3. A summary of the various routes which serve the study area is included 
in Table 2. Detailed route information and an excerpt from the OC Transpo System Map are 
included in Appendix C. 
 
Table 1: OC Transpo Transit Stops 

Stop Location Routes Serviced 

#0428 South side of Scott Street, east of West Village Private 50, 81 

#2356 North side of Richmond Road, east of McRae Avenue 11, 81, 153 

#2389 South side of Richmond Road, west of Kirkwood Avenue 11, 81, 153 

#3012 
(Westboro) 

North side of Scott Street, between Athlone Avenue and 
Tweedsmuir Avenue; temporary platforms currently along 

Scott Street during LRT construction 

16, 50, 57, 61, 62, 63, 64, 66, 67, 
73, 74, 75, 82, 87, 153, 164, 252, 

256, 257, 258, 261, 262, 263, 
264, 265, 267, 268, 282, 404 

#4841 East side of McRae Avenue, south of Scott Street 81, 153 

#4863 South side of Richmond Road, west of McRae Avenue 11 

#4893 West side of McRae Avenue, south of Scott Street 81, 153 

#6929 West side of Kirkwood Avenue, south of Richmond Road 51, 81 

#6930 East side of Kirkwood Avenue, south of Richmond Road 51 

#7375 North side of Scott Street, east of Clifton Road 50, 81 

#7376 South side of Scott Street, east of McRae Avenue 50, 153 
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Table 2: OC Transpo Route Information 

Route From ↔ To Frequency 

11 Lincoln Fields / Bayshore ↔ Laurier 
15-30 minute headways, 7 days per week, 
all day service 

16 Main ↔Tunney’s Pasture / Westboro 30 minute headways, 7 days per week, all day service 

50 Tunney’s Pasture ↔ Lincoln Fields 30 minute headways, Mon-Sat 

51 Tunney’s Pasture ↔ Britannia 
15-30 minute headways, 7 days per week, 
all day service 

57 Tunney’s Pasture ↔ N Rideau 30 minute headways, 7 days per week, all day service 

61 
Terry Fox / Stittsville ↔ 

Tunney’s Pasture / Gatineau 
20 minute headways, 7 days per week, all day service 

62 
Terry Fox / Stittsville ↔ 

Tunney’s Pasture 
30 minute headways, 7 days per week, all day service 

63 
Briarbrook ↔ 

Tunney’s Pasture / Gatineau 
5-10 minute headways during peak periods, 
7-days per week, all day service 

64 
Morgan’s Grant ↔ 
Tunney’s Pasture 

15 minute headways during peak periods, Mon-Fri, 
all day service 

66 
Kanata / Solandt ↔ 

Gatineau/Tunney’s Pasture 
15 minute headways, Mon-Fri, peak periods only 

67 Terry Fox / Tunney’s Pasture ↔ Cope 30 minute headways, Mon-Fri, all day service 

73 Leikin ↔ Tunney’s Pasture 30 minute headways, Mon-Fri, peak periods only 

74 Nepean Woods ↔ Tunney’s Pasture 30 minute headways, 7 days per week, all day service 

75 
Tunney’s Pasture / Gatineau ↔ 
Barrhaven Centre / Cambrian 

15 minute headways, 7 days per week, all day service 

81 Tunney’s Pasture ↔ Clyde 
30 minute headways, 7 days per week,  
no evening service on weekends 

82 
Lincoln Fields / Tunney’s Pasture ↔ 

Bayshore 
30 minute headways, 7 days per week, all day service 

87 Tunney’s Pasture ↔ Baseline 15 minute headways, 7 days per week, all day service 

153 
Tunney’s Pasture / Carlingwood ↔ 

Lincoln Fields 
60 minute headways, 7 days per week,  
select time periods 

252 Tunney’s Pasture ↔ Templeford 30 minute headways, Mon-Fri, peak periods only 

256 Tunney’s Pasture ↔ Bridlewood 30 minute headways, Mon-Fri, peak periods only 

257 Tunney’s Pasture ↔ Bridlewood 30 minute headways, Mon-Fri, peak periods only 

258 Grandview ↔ Tunney’s Pasture 30 minute headways, Mon-Fri, peak periods only 

261 Tunney’s Pasture ↔ Stittsville Main 30-60 minute headways, Mon-Fri, peak periods only 

262 Tunney’s Pasture ↔ West Ridge 30 minute headways, Mon-Fri, peak periods only 

263 Tunney’s Pasture ↔ Stanley Corners 60 minute headways, Mon-Fri, peak periods only 

264 Tunney’s Pasture ↔ Terry Fox 60 minute headways, Mon-Fri, peak periods only 

265 Tunney’s Pasture ↔ Beaverbrook 60 minute headways, Mon-Fri, peak periods only 

267 Tunney’s Pasture ↔ Glen Cairn 30 minute headways, Mon-Fri, peak periods only 

268 Tunney’s Pasture ↔ Kanata Lakes 30 minute headways, Mon-Fri, peak periods only 

282 Trend-Arlington ↔ Tunney’s Pasture 30 minute headways, Mon-Fri, peak periods only 

404 
Canadian Tire Centre ↔ 

Tunney’s Pasture 
5-20 minute headways, only during periods before  
or after events at the Canadian Tire Centre 
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Figure 3: OC Transpo Bus Stop Locations 

 
Note: Temporary bus platforms on Scott Street are provided for Westboro Station (stop #3012) during construction of the Confederation 
Line LRT extension. The eastbound platform is located along the frontage to 2026 Scott Street, and the westbound platform is located 
between Athlone Avenue and Tweedsmuir Avenue. 

 
2.1.7 Existing Traffic Volumes 
 
Weekday traffic counts were completed by the City of Ottawa or for recent TIA studies and have 
been used to determine the existing traffic volumes at the study area intersections. The traffic 
counts were completed on the following dates. 
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Intersection      Count Date  Source 

• Scott Street/Clifton Road    May 24, 2018   (2019 TIA, 1950 Scott) 

• Scott Street/Lanark Avenue/West Village Pvt  November 30, 2023  (City Count) 
 
Pedestrian and cyclist counts were only completed at Scott Street/Lanark Avenue/West Village 
Private, and it is noted that the pedestrian and cyclist volumes observed may be higher during 
warmer months. The eastbound/westbound through volumes observed at Scott Street/Lanark 
Avenue/West Village Private has been carried to the Scott Street/Clifton Road intersection, as the 
count conducted at Scott Street/Clifton Road only considered traffic turning onto/from Clifton Road.  
 
All traffic count data previously discussed are included in Appendix D. Traffic volumes within the 
study area are shown in Figure 4. 
 
Figure 4: Existing Traffic Volumes 

 
 
2.1.8 Collision Records 
 
Historical collision data from the last five years available was obtained from the City’s Public Works 
and Service Department for the study area intersections and midblock segments. Copies of the 
collision summary reports are included in Appendix E.  
 
The collision data has been evaluated to determine if there are any identifiable collision patterns, 
which are defined in the 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 3. 
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Table 3: Reported Collisions 

Intersection or Segment 
Impact Types 

Total 
Approach Angle Rear End Sideswipe 

Turning 
Movement 

SMV(1)/ 
Other 

Scott Street/ 
Clifton Road 

- 2 - - - - 2 

Scott Street/Lanark Avenue/ 
West Village Private 

- 1 - - 1 - 2 

Scott Street between 
McRae Avenue & Clifton Road 

- - - - - - 0 

Scott Street between 
Clifton Road & Lanark Avenue 

- - - - 1 - 1 

Clifton Road between 
Scott Street & Wilber Avenue 

- - - - - 1 1 

1. SMV = Single Motor Vehicle 

 
Scott Street/Clifton Road 
A total of two collisions were reported at this intersection in the last five years. These were both 
angle impacts. One of the collisions occurred in clear conditions and one occurred in snowy 
conditions. Neither collision resulted in injuries. 
 
Scott Street/Lanark Avenue/West Village Private 
A total of two collisions were reported at this intersection in the last five years. These collisions 
included an angle impact and turning movement impact. Both impacts occurred in clear conditions, 
involved cyclists, and resulted in non-fatal injuries. 
 
The two collisions occurred prior to the installation of a fully-protected intersection at this location, 
and collisions involving cyclists are anticipated to be mitigated in the future. 
 
Scott Street between McRae Avenue & Clifton Road 
No collisions were reported along this segment in the last five years. 
 
Scott Street between Clifton Road & Lanark Avenue 
One collision was reported along this segment in the last five years. This collision was a turning 
movement impact in clear conditions, and did not result in injuries. 
 
Clifton Road between Scott Street & Wilber Avenue 
One collision was reported along this segment in the last five years. This collision was a single 
vehicle/other impact in clear conditions, and did not result in injuries. 
 
2.2 Planned Conditions 
 
2.2.1 Planned Transportation Projects 
 
The City of Ottawa’s Transportation Master Plan (TMP) 2031 Affordable Rapid Transit and Transit 
Priority (RTTP) Network identifies the extension of Light Rail Transit (LRT) to the east, west, and 
south (Phase 2). Construction for Phase 2 of the LRT (i.e. the Confederation Line Extension West) 
began in 2019, and is anticipated to be completed in 2026. This project involves extending the 
western LRT terminus from Tunney’s Pasture Station to both Moodie Station and Algonquin 
College. As part of this project, the Westboro Transit Station will be converted to Westboro LRT 
Station. The planned western Confederation Line extension is shown in Figure 5. 
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Figure 5: LRT Phase 2 – Confederation Line Extension West 

 
 
During the LRT Phase 2 construction, buses are routed off the existing Transitway onto Scott Street, 
which has been extended west of Churchill Avenue to Roosevelt Avenue, crossing to the north side 
of the Transitway on a temporary bridge at Roosevelt Avenue and extended westerly from Workman 
Avenue to Kichi Zibi Mikan Parkway. This detour is anticipated to be used by buses until 2026 (i.e. 
the estimated completion time for Phase 2 LRT). It is acknowledged that the temporary Westboro 
Station platforms on Scott Street may remain in place for a period after rail service begins. 
 
Once the Scott Street transitway detour is removed, the bulbout on Scott Street at the subject site 
and 1960 Scott Street will remain, and a second bulbout at the northwest corner of Scott Street/ 
Clifton Road will be implemented. This new bulbout will not narrow the Clifton Road throat at the 
intersection with Scott Street. The two bulbouts will delineate a parking lay-by along the subject 
site’s frontage to Scott Street, and will replace the eastbound transit-exclusive lane. The eastbound 
right turn/transit through lane at Scott Street/Lanark Avenue/West Village Private will also be 
removed. The existing cycle track and sidewalk on the south side of Scott Street will not be impacted 
by this conversion. 
 
South of the study area, the 2031 Affordable RTTP Network identifies Richmond Road/Wellington 
Street West/Somerset Street as a Transit Priority Corridor with Isolated Measures. Transit signal 
priority is planned between Woodroffe Avenue and Bank Street. 
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2.2.2 Other Area Developments 
 
A review of the City’s Development Application Search Tool has been conducted to identify any 
developments in the vicinity of the subject site that are being constructed, are approved, or are in 
the approval process. Other developments in the area are described as follows: 
 
210 Clearview Avenue 
A residential development is proposed at 310 Clearview Avenue. This development proposed 177 
apartment units. A TIA, dated April 2023, was prepared by CGH Transportation in support of Official 
Plan Amendment and Zoning By-Law Amendment applications for this development. The estimated 
date of full occupancy is 2027. 
 
316-332 Clifton Road 
A TIA Screening form was prepared in support of a development that includes 29 dwelling units and 
an internal private road with two connections to Clifton Road. Since the form identified that the 
development did not screen in for a TIA due to the low trip generation and other factors, a TIA was 
not prepared or required. The form identified a buildout year of 2025. 
 
319-327 Richmond Road, 380 Winona Avenue, and 381 Churchill Avenue 
A mixed-use development is proposed at 319-327 Richmond Road, 380 Winona Avenue, and 381 
Churchill Avenue. This development proposes 184 apartment units and 1,738m2 of retail space. 
Access is proposed on Churchill Avenue and Winona Avenue. A TIA was prepared by CGH 
Transportation, dated May 2020, in support of this development. The estimated date of occupancy 
was 2022.  
 
320 McRae Avenue 
A mixed-use development is under construction at 320 McRae Avenue. This development proposes 
307 apartment units, 11 townhouses, and 9,494 ft2 of commercial land uses. A TIA, dated January 
2020, was prepared by CGH Transportation in support of a Site Plan application for this 
development. The estimated date of full occupancy was 2022. 
 
335 Roosevelt Avenue 
A residential development is proposed at 335 Roosevelt Avenue. The development proposes two 
high-rise residential buildings with 246 units and two mid-rise residential buildings with 17 units. A 
TIA report, dated December 2020 and revised March 2022, was prepared by Novatech in support 
of Official Plan Amendment and Zoning By-Law Amendment applications for this site. The estimated 
date of full occupancy is 2026.  
 
1946 Scott Street 
A residential development is proposed at 1946 Scott Street. This development proposes a 12-storey 
building with approximately 60 apartment units. A TIA was prepared by Parsons, dated August 
2017, in support of this development. The estimated date of full occupancy was 2019.  
 
1950 Scott Street 
A Transportation Brief was prepared by Parsons in July 2018, in support of a 20-storey development 
with 141 condominium/apartment units at the subject site. Traffic count data at Scott Street/Clifton 
Road was obtained from this study. 
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2026 Scott Street 
A mixed-use development is proposed at 2026 Scott Street. This development proposes two 40-
storey buildings with a total of approximately 856 apartment units and 3,207 ft2 of ground-floor 
commercial space. A TIA was prepared by Novatech, dated April 2024. The estimated date of 
occupancy for the first building is 2026 and the estimated date of occupancy for the second building 
is 2029. 
 
2050 Scott Street 
A mixed-use development is proposed directly west of the subject site. The development proposes 
a 30-storey residential building on three- and six- storey podiums with approximately 353 units and 
233m2 of ground floor commercial/office. Access is proposed via Scott Street. A TIA report was 
prepared by Parsons, dated February 2021, in support of a Zoning By-Law Amendment for the 
proposed development. The estimated date of occupancy was 2021.  
 
2070 Scott Street 
A mixed-use development is proposed at the southeast corner of the Scott Street/Churchill Avenue 
intersection. The development proposes a 23-storey tower with 241 units and 5,500 ft2 of retail. An 
underground parking garage with access to Winona Avenue is proposed. A TIA was prepared by 
Stantec, dated November 2019, in support of a Zoning By-Law Amendment and Site Plan Control 
for this development. The estimated date of occupancy was 2022.  
 
2.3 Study Area and Time Periods 
 
The study area for this report includes the boundary roadways Scott Street and Clifton Road, as 
well as the following intersections: 
 

• Scott Street/Clifton Road; 

• Scott Street/Lanark Avenue/West Village Private. 
 
The selected time periods for this TIA are the weekday AM and PM peak hours, as they represent 
the ‘worst case’ combination of site generated traffic and adjacent street traffic. The buildout year 
2026 and horizon year 2031 will be considered. 
 
2.4 Access Design 
 
Access to the proposed underground parking garage will be provided via one full-movement 
driveway to Clifton Road. A loading access for move-ins is proposed immediately south of the 
parking garage access. The design of the proposed accesses have been evaluated using the 
relevant provisions of the City’s Private Approach By-Law (PABL) and Zoning By-Law (ZBL), and 
the Transportation Association of Canada (TAC)’s Geometric Design Guide for Canadian Roads. 
 
Section 25(1)(a) of the PABL identifies that, for sites with 35m to 150m of frontage, a maximum of 
two two-way private approaches are permitted. This requirement is met. 
 
Section 25(1)(c) of the PABL identifies a maximum width requirement of 9.0m for any two-way 
private approach, as measured at the street line. This requirement is met by the proposed accesses 
to Clifton Road. 
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Section 107(1)(a) of the ZBL requires any two-way private approach serving an apartment parking 
garage with 20 or more parking spaces to have a minimum width of 6.0m and a maximum width of 
6.7m. The proposed access to Clifton Road will be approximately 6.07m in width, meeting the 
requirements.  
 
Based on Section 25(1)(m)(ii) of the PABL, the nearest edge of any private approach that serves 
20 to 99 parking spaces must be a minimum of 18m from the nearest intersecting street line, when 
the approach serves a residential development that is located within 46m of an arterial roadway. 
This requirement is met by the proposed parking garage access to Clifton Road. 
 
Section 25(1)(m)(ii) of the PABL also identifies a requirement for any two private approaches to be 
separated by 15m or more. It is requested that this requirement be waived to permit adjacent 
parking garage and loading accesses to serve the development, as the loading access will be used 
infrequently. 
 
Section 25(1)(p) of the PABL identifies a minimum separation requirement of 3m between a private 
approach and the nearest property line, as measured at the street line. This requirement is not met 
by the proposed loading access to Clifton Road, which is 1.4m from the southern property line. 
TAC’s Geometric Design Guide identifies a recommended minimum spacing of 1m between curb 
returns of adjacent residential driveways to local and collector roadways. The adjacent approved 
development at 316-332 Clifton Road proposes an egress driveway at the shared property line with 
the subject site, however neither development is anticipated to generate high volumes of traffic, and 
conflicts between the two driveways are anticipated to be minimal. 
 
Section 25(1)(u) of the PABL identifies a requirement that any private approach serving a parking 
area with more than 50 parking spaces shall not have a grade exceeding 2% for the first 9m inside 
the property line. A waiver of this requirement is requested. The proposed maximum grade of the 
garage ramp is approximately 3.3% from the sidewalk to the garage door (i.e. for a distance of 
approximately 7.5m). This grade is not anticipated to obscure drivers’ vision of pedestrians crossing 
the proposed access, as an entire vehicle can be located outside of the proposed building before 
crossing the sidewalk on Clifton Road. 
 
Section 107(1)(c) of the ZBL identifies that any drive aisles serving parking spaces within a parking 
garage must have a minimum width of 6.0m. As the width of all drive aisles within the parking garage 
have a width of 6.0m or greater, this requirement is met. 
 
TAC’s Geometric Design Guide identifies minimum stopping sight distance (SSD) and intersection 
sight distance (ISD) requirements, based on the roadway grade and design speed (taken as the 
speed limit plus 10 km/h). A level roadway grade and design speed of 40 km/h for Clifton Road 
have been assumed in this review. The minimum SSD required is 50m, and the minimum ISD 
desired is 85m for left turns and 75m for right turns.  
 
As Clifton Road is a straight and generally level roadway, adequate SSD can be provided at the 
proposed access locations. It is anticipated that adequate ISD can be provided for any vehicles 
turning left or right from the proposed access as well, as there is very limited vegetation on 
neighbouring properties that could obscure sightlines for outbound drivers. 
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2.5 Development-Generated Travel Demand 
 
2.5.1 Trip Generation 
 
The traffic volumes at Scott Street/Clifton Road were collected in 2018, when the previous use of 
the subject site (International Buddhist Progress Society of Ottawa) was operational. In the interest 
of providing a conservative study, any trips generated by the previous use have not been deducted 
from the trip generation estimates below. 
 
Proposed Residential Trip Generation 
The number of person trips generated by the proposed residential dwellings have been estimated 
using the TRANS Trip Generation Manual, which present peak hour trip generation rates and mode 
shares for different types of housing for the AM and PM peak periods. The data is divided into rates 
and mode shares for Single-Family Detached Housing, Low-Rise Multifamily Housing (one or two 
storeys), and High-Rise Multifamily Housing (three or more storeys). For the High-Rise Multifamily 
Housing land use, the process of converting the trip generation estimates from peak period to peak 
hour is shown as follows. 
 
The TRANS Trip Generation Manual identifies the subject site as being located within the Ottawa 
West district, which has the following observed mode shares for high-rise multifamily housing during 
the peak hours: 
 

• Auto Driver:   28% AM peak, 33% PM peak; 

• Auto Passenger:  11% AM peak, 11% PM peak; 

• Transit:   41% AM peak, 26% PM peak; 

• Cyclist:   3% AM peak, 7% PM peak; 

• Pedestrian:   16% AM peak, 23% PM peak. 
 
The subject site is located within a Transit-Oriented Development (TOD) zone. The City has 
provided target mode shares for any transit-oriented developments, which are the following: 
 

• Auto Driver:   15% during both peak hours; 

• Auto Passenger:  5% during both peak hours; 

• Transit:   65% during both peak hours; 

• Non-Auto:   15% during both peak hours. 
 
It is assumed that the proposed residences will generally be consistent to the TOD mode shares 
with an increase to the pedestrian mode share, reflecting the higher number of pedestrians within 
the Ottawa West area. The process of converting the trip generation estimates from peak period to 
peak hour is shown in the following tables. The estimated number of person trips generated by the 
proposed development during the AM and PM peak periods are shown in Table 4. A breakdown of 
these trips by mode share is shown in Table 5. 
 
Table 4: Proposed Residential – Peak Period Trip Generation 

Land Use TRANS Rate Units 
AM Peak Period (ppp(1)) PM Peak Period (ppp) 

IN OUT TOT IN OUT TOT 

High-Rise 
Multifamily Housing 

AM: 0.80 
PM: 0.90 

244 60 135 195 128 92 220 

1. ppp: Person Trips per Peak Period 
 



Transportation Impact Assessment  1950 Scott Street 

 

Novatech                           Page 15 

 
 

Table 5: Proposed Residential – Peak Period Trips by Mode Share 

Travel Mode Mode Share 
AM Peak Period PM Peak Period 

IN OUT TOT IN OUT TOT 

Residential Person Trips 60 135 195 128 92 220 

Auto Driver 15% 9 20 29 19 14 33 

Auto Passenger 5% 3 7 10 6 5 11 

Transit 55% 33 74 107 71 50 121 

Cyclist 5% 3 7 10 6 5 11 

Pedestrian 20% 12 27 39 26 18 44 

 
Table 4 of the TRANS Trip Generation Manual includes adjustment factors to convert the estimated 
number of trips generated for each mode from peak period to peak hour. A breakdown of the peak 
hour trips by mode is shown in Table 6. 
 
Table 6: Proposed Residential – Peak Hour Trips by Mode Share 

Travel Mode Adj. Factor AM Peak Hour PM Peak Hour 
AM PM IN OUT TOT IN OUT TOT 

Auto Driver 0.48 0.44 4 10 14 8 6 14 

Auto Passenger 0.48 0.44 1 3 4 3 2 5 

Transit 0.55 0.47 18 41 59 33 24 57 

Cyclist 0.58 0.48 2 4 6 3 2 5 

Pedestrian 0.58 0.52 7 16 23 13 10 23 

Peak Hour Person Trips 32 74 106 60 44 104 

 
From the previous table, the proposed residences are estimated to generate 106 person trips 
(including 14 vehicle trips) during the AM peak hour, and 104 person trips (including 14 vehicle 
trips) during the PM peak hour. 
 
Proposed Commercial Trip Generation 
The number of person trips generated by the proposed ground-floor commercial/retail units has 
been estimated using the trip generation rates in the ITE Trip Generation Manual, 11th Edition, 
corresponding to the Strip Retail Plaza (code 822) land use. Trips estimated using the ITE Trip 
Generation Manual have been converted to person trips using an adjustment factor of 1.28, 
consistent with the City’s TIA Guidelines. The TRANS Trip Generation Manual identifies the 
following observed mode shares for commercial developments within Ottawa West during the peak 
hours: 
 

• Auto Driver:   55% AM peak, 50% PM peak; 

• Auto Passenger:  11% AM peak, 16% PM peak; 

• Transit:   11% AM peak, 11% PM peak; 

• Cyclist:   0% AM peak, 5% PM peak; 

• Pedestrian:   23% AM peak, 18% PM peak. 
 
The assumed proposed ground-floor commercial is a blend of the TOD shares and the Ottawa West 
commercial mode shares described above, with an increase to the pedestrian mode share. This 
can be summarized as 30% driver, 10% passenger, 30% transit, 5% cyclist, and 25% pedestrian. 
 
The estimated number of person trips generated by the proposed commercial uses are shown in 
Table 7, and broken down by mode share in Table 8. 
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Table 7: Proposed Commercial – Peak Hour Trip Generation 

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

IN OUT TOT IN OUT TOT 

Strip Retail Plaza 822 2,098 ft2 8 5 13 15 16 31 
1. pph: Person Trips per Peak Hour 
 
Table 8: Proposed Commercial – Peak Hour Trips by Mode Share 

Travel Mode Mode Share 
AM Peak Hour PM Peak Hour 

IN OUT TOT IN OUT TOT 

Commercial Person Trips 8 5 13 16 17 33 

Auto Driver 30% 2 2 4 5 5 10 

Auto Passenger 10% 1 - 1 1 2 3 

Transit 30% 2 2 4 5 5 10 

Cyclist 5% 1 - 1 1 1 2 

Pedestrian 25% 2 1 3 4 4 8 

 
From the previous table, the proposed ground-floor commercial is estimated to generate 13 person 
trips (including four vehicle trips) during the AM peak hour, and 33 person trips (including ten vehicle 
trips) during the PM peak hour. 
 
Total Trip Generation 
Based on the results of Table 6 and Table 8, the total trip generation projections for the proposed 
development are included in Table 9. 
 
Table 9: Net Person Trip Generation 

Travel Mode 
AM Peak Hour PM Peak Hour 

IN OUT TOT IN OUT TOT 

Proposed Residential Trips 32 74 106 60 44 104 

Auto Driver 4 10 14 8 6 14 

Auto Passenger 1 3 4 3 2 5 

Transit 18 41 59 33 24 57 

Cyclist 2 4 6 3 2 5 

Pedestrian 7 16 23 13 10 23 

Proposed Commercial Trips 8 5 13 16 17 33 

Auto Driver 2 2 4 5 5 10 

Auto Passenger 1 - 1 1 2 3 

Transit 2 2 4 5 5 10 

Cyclist 1 - 1 1 1 2 

Pedestrian 2 1 3 4 4 8 

Total Person Trips 40 79 119 76 61 137 

Auto Driver 6 12 18 13 11 24 

Auto Passenger 2 3 5 4 4 8 

Transit 20 43 63 38 29 67 

Cyclist 3 4 7 4 3 7 

Pedestrian 9 17 26 17 14 31 

 
From the previous table, the proposed development is projected to generate a total of 119 person 
trips (including 18 vehicle trips) during the AM peak hour, and 137 person trips (including 24 vehicle 
trips) during the PM peak hour. 
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2.5.2 Trip Distribution and Assignment 
 
As the proposed development is projected to generate significantly less than 75 vehicle trips during 
the peak hours, intersection analysis is exempt from analysis (as shown in Section 2.6), and the 
site-generated volumes have not been distributed to the road network. All vehicle trips would be 
assigned to the proposed access to Clifton Road. 
 
2.6 Exemptions Review 
 
This module reviews possible exemptions from the final TIA, as outlined in the TIA Guidelines. The 
applicable exemptions for this site are shown in Table 10. 
 
Table 10: TIA Exemptions 

Module Element Exemption Criteria Status 

4.1  
Development 
Design 

4.1.2  
Circulation 
and Access 

• Required for site plan control and zoning by-law 
amendment applications 

Not Exempt 

4.1.3  
New Street 
Networks 

• Required for draft plan of subdivision applications Exempt 

4.2  
Parking 

All elements 
• Required for site plan control and zoning by-law 

amendment applications 
Not Exempt 

4.6  
Neighbourhood 
Traffic Calming 

All elements 

• If all of the following criteria are met: 
1. Access is provided to a collector or local roadway 
2. Application is for zoning by-law amendment or draft 

plan of subdivision 
3. Proposed development generated more than 75 

vehicle trips 
4. Site trip infiltration is expected, and site-generated 

traffic will increase peak hour volumes by 50% or 
more along the route between the site and an 
arterial roadway 

5. The subject street segment is adjacent to two or 
more of the following significant sensitive land uses: 
o School (within 250m walking distance) 
o Park 
o Retirement/older adult facility 
o Licensed child care centre 
o Community centre 
o 50+% of adjacent properties along the route(s) 

are occupied by residential lands and at least ten 
dwellings are occupied 

Exempt 

4.7 
Transit 

4.7.1 
Transit Route 
Capacity 

• Required when proposed development generates more 
than 75 transit trips 

Exempt 

4.7.2 
Transit Priority 
Requirements 

• Required when proposed development generates more 
than 75 vehicle trips 

Exempt 

4.8 
Network 
Concept 

All elements 
• Required when development generates more than 200 

person trips during the peak hour in excess of the 
equivalent volume permitted by the established zoning 

Exempt 
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Module Element Exemption Criteria Status 

4.9 
Intersection 
Design 

All elements 
• Required when proposed development generates more 

than 75 vehicle trips 
Exempt 

 
Based on the foregoing, 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 
 
3.0 BACKGROUND NETWORK TRAVEL DEMAND 
 
3.1 General Background Growth Rate 
 
A review of the City’s Strategic Long-Range Model has been conducted, comparing snapshots of 
the 2011 and 2031 AM peak hour traffic volumes. The long-range snapshots are included in 
Appendix F. 
 
Within the study area, the long-range snapshots identify generally negative growth on Scott Street 
between 2011 and 2031. It is anticipated that the transit and non-auto infrastructure upgrades along 
Scott Street, which includes improvements such as the extension of the Confederation Line LRT 
and cycle tracks along Scott Street, will increase the use of active transportation modes. To 
maintain a conservative analysis, an annual growth rate of 0% for vehicular traffic volumes within 
the study area has been applied, and the traffic volumes generated by the other area developments 
described in the previous section have been added directly. 
 
3.2 Other Area Developments 
 
Traffic generated by the following proposed developments have been added to the future 
background volumes. Relevant excerpts from their associated traffic studies are included in 
Appendix G. 
 
210 Clearview Avenue 
The development proposes 177 apartment dwellings. The TIA report, prepared in April 2023 by 
CGH Transportation, estimated that full buildout of the development will occur in 2027. Therefore, 
traffic generated by this development has been added to the 2031 background volumes. 
 
335 Roosevelt Avenue 
The development proposes 246 high-rise dwellings and 17 mid-rise dwellings. The TIA report, 
prepared in December 2020 and revised in March 2022 by Novatech, estimated that full buildout of 
the development will occur in 2026. Therefore, traffic generated by this development has been 
added to the 2026 and 2031 background volumes.  
  



Transportation Impact Assessment  1950 Scott Street 

 

Novatech                           Page 19 

 
 

319-327 Richmond Road, 380 Winona Avenue, and 381 Churchill Avenue 
The development proposes 184 apartment dwellings and 1,738m2 of retail space. The TIA report, 
prepared in May 2020 by CGH Transportation, estimated that full buildout of the development would 
occur in 2022. Therefore, traffic generated by this development has been added to the 2026 and 
2031 background volumes. 
 
320 McRae Avenue 
The development proposes 307 apartment dwellings, 11 townhouses, and 9,494 ft2 of commercial 
land uses. The TIA report, prepared in January 2020 by CGH Transportation, estimated that full 
buildout of the development would occur in 2022. Therefore, traffic generated by this development 
has been added to the 2026 and 2031 background volumes. 
 
2026 Scott Street 
The development proposes 856 apartment dwellings and 298m2 of ground floor retail space. The 
TIA report, prepared in April 2024 by Novatech, estimated that buildout of Phase 1 will occur in 
2026 and full buildout will occur in 2031. Therefore, traffic generated by Phase 1 has been added 
to the 2026 background volumes and traffic generated by the full development has been added to 
the 2031 background volumes. 
 
2050 Scott Street 
The development proposes 353 apartment dwellings and 233m2 of ground floor commercial/office 
space. The TIA report, prepared in February 2021 by Parsons, estimates that full buildout of the 
development would occur in 2021. Therefore, traffic generated by this development has been added 
to the 2026 and 2031 background volumes. 
 
2070 Scott Street 
The development proposes 241 apartment dwellings and 5,500 ft2 of retail space. The TIA report, 
prepared in November 2019 by Stantec, estimates that full buildout of the development would occur 
in 2022. Therefore, traffic generated by this development has been added to the 2026 and 2031 
background volumes.  
 
3.3 Future Traffic Conditions 
 
The figures listed below show the following traffic volumes: 
 

• Other area development traffic in 2026 is shown in Figure 6; 

• Other area development traffic in 2031 is shown in Figure 7; 

• Background traffic volumes in 2026 is shown in Figure 8; 

• Background traffic volumes in 2031 is shown in Figure 9. 
 
3.4 Demand Rationalization 
 
The Demand Rationalization module includes identifying any locations and approaches where total 
auto demand is projected to exceed capacity, and what reduction in peak hour volumes are required 
for demand to meet capacity. However, determining whether any approach has volumes that 
exceed capacity requires intersection capacity analysis, which is outside the scope of this TIA (as 
shown in Table 10). 
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Figure 6: 2026 Other Area Development-Generated Traffic Volumes 

 
 
Figure 7: 2031 Other Area Development-Generated Traffic Volumes 
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Figure 8: 2026 Background Traffic Volumes 

 
 
Figure 9: 2031 Background Traffic Volumes 
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4.0 ANALYSIS 
 
4.1 Development Design 
 
4.1.1 Design for Sustainable Modes 
 
Sidewalks will be maintained along the subject site’s frontages to Scott Street and Clifton Road, 
and internal walkways will be provided around the perimeter of the building to provide connectivity 
from all building entrances to these sidewalks. 
 
A total of 245 bicycle parking spaces will be provided on-site, with 15 exterior spaces, 22 spaces in 
a bike room on the ground floor, and 208 spaces within the underground parking garage. The total 
number of bicycle parking spaces will meet the minimum required number of bicycle spaces per the 
City’s ZBL. 
 
OC Transpo’s service design guideline for peak period service is to provide service within a five-
minute (400m) walk of home, work, or school for 95% of urban residents. Main entrances to both 
proposed buildings are anticipated to be within 400m walking distance of Westboro Station and bus 
stops on Scott Street, McRae Avenue, or Richmond Road. These stops are shown in Figure 3. 
 
A review of the Transportation Demand Management (TDM)-Supportive Development Design and 
Infrastructure Checklist has been conducted, and is included in Appendix H. All required TDM-
supportive design and infrastructure measures in the TDM checklist will be met. In addition to the 
required measures, it is anticipated that the following ‘basic’ or ‘better’ measures will be met: 
 

• Locate building close to the street, and do not locate parking areas between the street and 
building entrances; 

• Locate building entrances in order to minimize walking distances to sidewalks and transit 
stops/stations; 

• Locate building doors and windows to ensure visibility of pedestrians from the building, for 
their security and comfort; 

• Provide safe, direct, and attractive walking routes from building entrances to nearby transit 
stops. 

 
4.1.2 Circulation and Access 
 
The garbage room will be located within the underground parking garage, and garbage bins will be 
wheeled up to the curb, to be collected curbside on Clifton Road. There is no proposed on-site fire 
route for the development, as the main entrance fronts onto Scott Street. 
 
Policy 4.6.5.3 of the City’s Official Plan identifies that loading should be internalized if possible, but 
this may be relaxed for lots that cannot reasonably accommodate loading areas without 
compromising site functionality. It is understood that no loading access to Scott Street will be 
supported. Based on the parking garage location and building layout, residential loading can be 
internalized, provided the loading access is located as far south as possible. A residential loading 
access to Clifton Road is proposed on this basis, and is consistent with the Official Plan policy 
described above. Further discussion of residential and commercial loading is included below. 
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The residential loading access for move-ins is proposed to be located adjacent to the south side of 
the parking garage access. Moving trucks are anticipated to reverse into the loading access and 
drive forward out. Turning movements have been prepared for the proposed loading access, using 
a Medium Single Unit (MSU) design vehicle, and indicate that moving trucks will be able to 
manoeuvre into/out of the proposed development as described. The turning movements are 
included in Figure 10 and Figure 11. 
 
The existing bulbout on Scott Street that is straddling the subject site and the neighbouring property 
at 1960 Scott currently introduces a transit-exclusive lane. Once the Confederation Line LRT is 
open and the Scott Street bus detour is decommissioned, a second bulbout at the northwest corner 
of Scott Street/Clifton Road is planned to be implemented, and the two bulbouts will delineate a 
parking lay-by along the subject site’s frontage to Scott Street. It is proposed that signage to include 
a commercial loading space for the ground-floor units be included within this proposed lay-by on 
Scott Street. 
 
4.2 Parking 
 
The subject site is located in Area B of Schedule 1 and Area Y of Schedule 1A of the City’s ZBL, 
and is located within 600m of a rapid transit station as identified in Schedule 2A of the City’s ZBL. 
The minimum/maximum vehicular, minimum bicycle parking, and minimum loading spaces rates 
for the proposed development are identified in Sections 101, 102, 103, 111, and 113 of the ZBL. 
 
A review of the proposed parking supply versus the minimum/maximum parking requirements per 
the City’s ZBL are shown in Table 11. 
 
Table 11: Parking Review 

Land Use Rate Units Required Provided 

Minimum Resident and Visitor Vehicle Parking (Section 101/102 of ZBL) 

Apartment, 
High-Rise 

0.5 spaces per dwelling unit after the first 12 units and 
reduced by 20 overall, as all parking is below grade 

244 units 

96 
(resident) 

66 

0.1 spaces per dwelling unit after the first 12 units 
and up to a maximum of 30 spaces per building 

23 
(visitor) 

25 

Retail Store 
No minimum retail parking rate, as it is located entirely 

on the ground floor and is less than 500 m2 GFA 
195 m2 0 0 

Total 119 91 

Maximum Vehicle Parking (Exception 2581 or Section 103 of ZBL) 
Apartment, 
High-Rise 

1.15 spaces per dwelling unit, per Exception 2581 
(combined resident and visitor parking) 

244 units 281 91 

Retail Store 3.6 spaces per 100 m2 GFA, per Section 103 195 m2 7 0 

Total 288 91 

Minimum Bicycle Parking (Exception 2581 or Section 111 of ZBL) 
Apartment, 
High-Rise 

1.0 spaces per dwelling unit, per Exception 2581 244 units 244 
245 

Retail Store 1.0 space per 250 m2 GFA, per Section 111 195 m2 1 

Total 245 245 
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Based on the previous table, the proposed development will be 28 vehicle parking spaces short of 
the minimum vehicle parking requirement based on the current ZBL. However, it should be noted 
that the City’s Official Plan and draft updates to the ZBL seek to remove the requirement for 
minimum residential parking requirements (while maintaining a minimum parking requirement for 
visitors). It is requested that the proposed parking supply for the development be approved on this 
basis. 
 
The proposed development will meet the maximum vehicle parking and minimum bicycle parking 
requirements outlined in the ZBL. There is no requirement to provide any loading spaces under 
Section 113 of the ZBL. 
 
4.3 Boundary Streets 
 
This section provides a review of the boundary streets Scott Street and Clifton Road, 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 MMLOS review has been conducted based on existing 
conditions. 
 
Based on Exhibit 22 of the MMLOS Guidelines, the boundary streets have been evaluated using 
the targets for roadways ‘within 600m of a rapid transit station.’ A detailed MMLOS review of the 
boundary streets is included in Appendix I. A summary of the segment MMLOS results for Scott 
Street and Athlone Avenue is provided in Table 12. 
 
Table 12: Segment MMLOS Summary 

Segment 
PLOS BLOS TLOS TkLOS 

Actual Target Actual Target Actual Target Actual Target 

Scott Street C 
A 

A A D A B D 
Clifton Road C A D - - - - 

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

• Neither boundary street meets the target pedestrian level of service (PLOS) A; 

• Both boundary streets meet the target bicycle level of service (BLOS) A or D; 

• Scott Street does not meet the target transit level of service (TLOS) A; 

• Scott Street meets the target truck level of service (TkLOS) D. 
 
Per Exhibit 4 of the MMLOS Guidelines, Scott Street cannot achieve the target PLOS based on the 
magnitude of existing traffic volumes. The existing pedestrian facilities on Scott Street achieve the 
best-possible PLOS, and therefore, no recommendations are identified. The east side of Clifton 
Road does not include a sidewalk, and the target PLOS A can be achieved by constructing a 
sidewalk with a minimum width of 1.8m. This is identified for the City’s consideration. 
 
Per Exhibit 15 of the MMLOS Guidelines, Scott Street can only achieve the target TLOS A by 
providing segregated transit facilities. Once Stage 2 of the Confederation Line LRT is complete, the 
bus detour will not need to run along Scott Street, and light rail transit will be provided immediately 
north of the roadway. Therefore, the target TLOS will be met. 
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4.4 Transportation Demand Management 
 
4.4.1 Context for TDM 
 
The proposed development will include 2,098 ft2 of ground-floor commercial space, and 244 
dwellings. The dwellings can be broken down by number of bedrooms as follows: 
 

• 57 studio units; 

• 118 one-bedroom units; 

• 69 two-bedroom units. 
 
4.4.2 Need and Opportunity 
 
The subject site is designated as ‘Corridor – Mainstreet’ on Schedule B2 of the City’s Official Plan, 
and within the Scott Street Traditional Main Street DPA. As shown in Section 2.5.1, the peak hour 
driver shares observed within the Ottawa West district (28% in AM peak and 33% in PM peak for 
residential generators, and 55% in AM peak and 50% in PM peak for commercial generators) are 
significantly greater than the driver share target for Transit-Oriented Developments (15% in both 
peaks). If the proposed residences have a driver share of 30% during the peak hours (i.e. more 
consistent with the observed residential shares within the Ottawa West district), rather than the 
assumed driver share of 15%, this would equate to an increase of approximately 13 to 14 vehicles 
during the peak hours. 
 
A failure to meet the mode share targets is not anticipated to result in failing operations within the 
study area. It is anticipated that the mode share targets are attainable, as the subject site is 
proximally located to commercial areas, parks, and recreation areas, and within walking distance 
to future LRT service. 
 
4.4.3 TDM Program 
 
A review of the City’s TDM Measures Checklist has been conducted by the proponent. A copy of 
the completed checklist is included in Appendix H. The proponent will provide the following TDM 
measures: 
 

• Display local area maps with walking/cycling access routes and key destinations at major 
entrances; 

• Display relevant transit schedules and route maps at entrances; 

• Unbundle parking cost from monthly rent; 

• Provide a multi-modal travel information package to new residents or employees. 
 
The proposed parking supply is 28 spaces short of the minimum requirements outlined in the current 
ZBL. Providing limited parking near transit stations act as a strong incentive for residents, visitors, 
and patrons of the proposed development to travel to/from the site via transit or active modes. 
Further, a total of 245 bicycle parking spaces are proposed. This meets the minimum requirement 
of 1.0 bicycle spaces per unit. It should be noted that this requirement was established during the 
Zoning By-Law Amendment application stage, and is twice the typical bicycle parking rate of 0.5 
bicycle spaces per unit. 
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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 a total of 119 person trips (including 18 
vehicle trips) during the AM peak hour, and 137 person trips (including 24 vehicle trips) 
during the PM peak hour. 

 
Access Design 

• The design of the proposed accesses meet most relevant provisions of the City’s Private 
Approach By-Law (PABL) and Zoning By-Law (ZBL), and the Transportation Association of 
Canada (TAC)’s Geometric Design Guide for Canadian Roads. 

 

• Section 25(1)(m)(ii) of the PABL identifies a requirement for any two private approaches to 
be separated by 15m or more, when a site abuts or is within 46m of an arterial or major 
collector roadway. It is requested that this requirement be waived to permit adjacent parking 
garage and loading accesses to serve the development, as the loading access will be used 
infrequently. 

 

• Section 25(1)(p) of the PABL identifies a minimum separation requirement of 3m between 
a private approach and the nearest property line, as measured at the street line. This 
requirement is not met by the proposed loading access to Clifton Road, which is 1.4m from 
the southern property line. TAC’s Geometric Design Guide identifies a recommended 
minimum spacing of 1m between curb returns of adjacent residential driveways to local and 
collector roadways. The adjacent approved development at 316-332 Clifton Road proposes 
a driveway at the shared property line with the subject site, however neither development is 
anticipated to generate high volumes of traffic, and conflicts between the two driveways are 
anticipated to be minimal. 

 

• Section 25(1)(u) of the PABL identifies a requirement that any private approach serving a 
parking area with more than 50 parking spaces shall not have a grade exceeding 2% for the 
first 9m inside the property line. A waiver of this requirement is requested. The proposed 
maximum grade of the garage ramp is approximately 3.3% from the sidewalk to the garage 
door (i.e. for a distance of approximately 7.5m). This grade is not anticipated to obscure 
drivers’ vision of pedestrians crossing the proposed access, as an entire vehicle can be 
located outside of the proposed building before crossing the sidewalk on Clifton Road. 

 
Development Design and Parking 

• Sidewalks will be maintained along the subject site’s frontages to Scott Street and Clifton 
Road, and internal walkways will be provided around the perimeter of the building to provide 
connectivity from all building entrances to these sidewalks. 
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• A total of 245 bicycle parking spaces will be provided on-site, with 15 exterior spaces, 22 
spaces in a bike room on the ground floor, and 208 spaces within the underground parking 
garage. This meets the minimum requirement of 1.0 bicycle spaces per unit. It should be 
noted that this requirement was established during the Zoning By-Law Amendment 
application stage, and is more than twice the typical bicycle parking rate of 0.5 bicycle 
spaces per unit. 

 

• The proposed parking supply is 28 spaces short of the minimum requirement. Providing 
limited parking near transit stations act as a strong incentive for residents, visitors, and 
patrons of the proposed development to travel to/from the site via transit or active modes. 

 

• OC Transpo’s service design guideline for peak period service is to provide service within a 
five-minute (400m) walk of home, work, or school for 95% of urban residents. Main 
entrances to both proposed buildings are anticipated to be within 400m walking distance of 
Westboro Station and bus stops on Scott Street, McRae Avenue, or Richmond Road. 

 

• All required Transportation Demand Management (TDM)-supportive design and 
infrastructure measures in the checklist will be met. 

 

• The garbage room will be located within the underground parking garage, and garbage bins 
will be wheeled up to the curb, to be collected curbside on Clifton Road. There is no 
proposed on-site fire route for the development, as the main entrance fronts onto Scott 
Street. 

 

• A residential loading access for move-ins is proposed to be located adjacent to the south 
side of the parking garage access. Moving trucks are anticipated to reverse into the loading 
access and drive forward out. 

 

• The existing bulbout on Scott Street that is straddling the subject site and the neighbouring 
property at 1960 Scott currently introduces a transit-exclusive lane. Once the Confederation 
Line LRT is open and the Scott Street bus detour is decommissioned, a second bulbout at 
the northwest corner of Scott Street/Clifton Road is planned to be implemented, and the two 
bulbouts will delineate a parking lay-by along the subject site’s frontage to Scott Street. It is 
proposed that signage to include a commercial loading space for the ground-floor units be 
included within this proposed lay-by on Scott Street. 

 
Boundary Streets 

• The results of the segment MMLOS analysis can be summarized as follows: 
o Neither boundary street meets the target pedestrian level of service (PLOS) A; 
o Both boundary streets meet the target bicycle level of service (BLOS) A or D; 
o Scott Street does not meet the target transit level of service (TLOS) A; 
o Scott Street meets the target truck level of service (TkLOS) D. 

 

• The existing pedestrian facilities on Scott Street achieve the best-possible PLOS, and 
therefore no recommendations are identified. The east side of Clifton Road does not include 
a sidewalk, and the target PLOS A can be achieved by constructing a sidewalk with a 
minimum width of 1.8m. This is identified for the City’s consideration. 
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• Once Stage 2 of the Confederation Line LRT is complete, the bus detour will not need to 
run along Scott Street, and light rail transit will be provided immediately north of the roadway. 
Therefore, the target TLOS will be met. 

 
Transportation Demand Management 

• A review of the City’s TDM Measures Checklist has been conducted by the proponent, and 
will provide the following TDM measures: 

o Display local area maps with walking/cycling access routes and key destinations at 
major entrances; 

o Display relevant transit schedules and route maps at entrances; 
o Unbundle parking cost from monthly rent; 
o Provide a multi-modal travel information package to new residents or employees. 

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