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TIA Plan Reports 
 

On 14 June 2017, the Council of the City of Ottawa adopted new Transportation Impact 

Assessment (TIA) Guidelines.  In adopting the guidelines, Council established a requirement 

for those preparing and delivering transportation impact assessments and reports to sign a 

letter of certification. 

 

Individuals submitting TIA reports will be responsible for all aspects of development-related 

transportation assessment and reporting, and undertaking such work, in accordance and 

compliance with the City of Ottawa’s Official Plan, the Transportation Master Plan and the 

Transportation Impact Assessment (2017) Guidelines. 

 

By submitting the attached TIA report (and any associated documents) and signing this 

document, the individual acknowledges that s/he meets the four criteria listed below. 

 

CERTIFICATION 

 

1. I have reviewed and have a sound understanding of the objectives, needs and 

requirements of the City of Ottawa’s Official Plan, Transportation Master Plan and the 

Transportation Impact Assessment (2017) Guidelines; 

2. I have a sound knowledge of industry standard practice with respect to the preparation 

of transportation impact assessment reports, including multi modal level of service 

review; 

3. I have substantial experience (more than 5 years) in undertaking and delivering 

transportation impact studies (analysis, reporting and geometric design) with strong 

background knowledge in transportation planning, engineering or traffic operations; 

and  
4. I am either a licensed1 or registered2 professional in good standing, whose field of 

expertise [check √ appropriate field(s)] is either transportation engineering □ or 

transportation planning □. 
 
1,2 License of registration body that oversees the profession is required to have a code of conduct and 

ethics guidelines that will ensure appropriate conduct and representation for transportation planning 

and/or transportation engineering works. 
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EXECUTIVE SUMMARY 
 
This Transportation Impact Assessment (TIA) has been prepared in support of a Site Plan 
application for a retirement home development at 2380 Tenth Line Road. The subject site is 
currently vacant.  
 
The subject site is located in the northwest corner of the Tenth Line Road/Décoeur Drive/Southfield 
Way intersection and is surrounded by the following: 
 

• The 2370 Tenth Line Road residential development and Brian Coburn Boulevard to the 
north; 

• Tenth Line Road and other residential developments to the east;  

• The 2370 Tenth Line Road residential development and Notre-Place Catholic Elementary 
School to the west; and 

• Décoeur Drive and residential developments to the south. 
 
The proposed development includes a 141-unit retirement home. Access to the development is 
proposed via two accesses to Décoeur Drive with an all-movement access to the west and an 
inbound only access to the east to facilitate drop offs to the site. The proposed development is 
anticipated to be completed in one phase, with buildout occurring in 2026.  
 
The City of Ottawa's Official Plan locates the subject site within the Suburban (East) Transect, with 
an 'Evolving Neighbourhood' overlay and a 'Corridor - Minor' designation on Schedule B8. 
 
The conclusions and recommendations of this TIA can be summarized as follows:  
 
Access Design 

• Full-movement and inbound only accesses are proposed to Décoeur Driveas part of the 
development. The full movement access to Décoeur Drivewill be placed as far away from 
the signalized intersection at Tenth Line Road/Décoeur Drive/Southfield Way while 
respecting access spacing to David Lewis Private. 

• The proposed access is located approximately 11m east of David Lewis Private, measured 
at the sidewalk. Although these accesses serve adjacent properties, the spacing at the 
sidewalk adheres to Section 25(1)(g) of the PABL. Furthermore, since both driveways are 
anticipated to carry low traffic volumes, this spacing is assumed to be acceptable. 

• The TAC Geometric Design Guide identifies a minimum corner clearance distance of 55m 
for an access to a collector road downstream from a traffic signal (measured curb to curb). 
The inbound only access has 43m of corner clearance space to Tenth Line Road. As the 
access is inbound only and will serve low traffic volumes, this is assumed to be acceptable. 

• The TAC Geometric Design Guide identifies a clear throat requirement of 15m for apartment 
buildings with 100-200 units on a collector road. The proposed all movement access has a 
clear throat length of approximately 10m and does not meet this requirement. However, as 
the first on-site conflict point only serves 14 surface parking spaces and since retirement 
homes generate less traffic during peak hours compared to traditional apartment buildings, 
the proposed clear throat is assumed to be acceptable. 

• A review of stopping sight distance (SSD) and intersection sight distance (ISD) requirements 
at the proposed accesses has been conducted, in accordance with the minimum 
requirements outlined in TAC’s Geometric Design Guide. The access to Décoeur Drive have 
roughly 88m of space to the nearest edge of right-of-way of Tenth Line Road to the two-way 
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access where outbound vehicles would exit the site. No sight line concerns are identified at 
either access. 

 
Trip Generation 

• The proposed development is estimated to generate 14 person trips (including 8 vehicle 
trips) during the AM peak hour and 32 person trips (including 19 vehicle trips) during the PM 
peak hour. 

 
Development Design 

• Concrete pathways will be provided connecting the main building entrances to the Décoeur 
Drive sidewalk and the Tenth Line Road asphalt multi-use pathway. 

• Two exterior bike racks are provided for visitor bike parking between the vehicle parking lot 
and the main building entrances. Interior bike parking is also provided within the 
underground parking garage. 

• All bus stops discussed in Section 2.1.5 (and shown in Figure 2) are within 400m walking 
distance of the entrances to the proposed development. These stops are served by Routes 
30, 234, 618, and 630. A 400m walking distance is equivalent to a five-minute walk, per OC 
Transpo’s service design guidelines. 

• In order to encourage the use of sustainable modes, the following ‘basic’ and ‘better’ design 
measures from the City's TDM Infrastructure Checklist will be implemented for the proposed 
redevelopment: 

o The location of the building entrances will minimize the walking distance to sidewalks 
and transit stops/stations; 

o Building doors and windows will ensure visibility of pedestrians from the building; 
o Walking routes from the development to nearby transit stops will be safe, direct, and 

attractive; and 
o Walking routes from the development to nearby transit stops will be secure, visible, 

lighted, shaded, and wind protected whenever possible. 
 

• Garbage will be collected and stored within a garbage room within the underground parking 
level. Garbage bins will be wheeled up to the ground level and stored in the loading area for 
on-site pick-up. 

• The eastern inbound vehicular access at Décoeur Drive will form the fire route for the subject 
site. The fire route is shown on the Site Plan. 

• A review of turning movements for a Medium Single Unit (MSU)/garbage truck and a 
passenger car has been completed at the Décoeur Drive accesses and within the site. 

 
Parking 

• The proposed development includes 51 vehicle parking spaces and 36 bicycle parking 
spaces, meeting the zoning by-law.  

• The development proposes two Type A and two Type B accessible parking space, adhering 
to the City's Traffic and Parking By-law. 

 
Boundary Street Design 

• Both sides of Tenth Line Road do not meet the target PLOS C. To achieve a PLOS C a 
reduction in operating speed is required on both sides of the road. This is identified for the 
City’s consideration. 

• The west side of Tenth Line Road does not meet the target BLOS C. As a MUP achieving 
a BLOS A is provided on the west side of the road, no mitigation measures are identified. 
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• Both sides of Décoeur Drive do not meet the target BLOS D. To achieve a BLOS B a 
reduced posted speed limit of 40km/h is required. This is identified for the City’s 
consideration. 

• No target transit level of service has been identified for any boundary street however all 
boundary streets achieve a TLOS of D. 

• Tenth Line Road meets the target truck level of service and no target truck level of service 
is identified for Décoeur Drive. 

 
Transportation Demand Management 

• As the proposed modal shares are consistent with the area, the development is anticipated 
to meet the target auto modal share. 

• A review of the City’s TDM Measures Checklist has been conducted by the proponent, who 
has committed to providing the following TDM measures within this development: 

o Provide shuttle service for senior homes of lifestyle communities (e.g. scheduled 
mall or supermarket runs) 

 
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 Site Plan 
application for a retirement home development at 2380 Tenth Line Road. The subject site is 
currently vacant.  
 
The subject site is located in the northwest corner of the Tenth Line Road/Décoeur Drive/Southfield 
Way intersection and is surrounded by the following: 
 

• The 2370 Tenth Line Road residential development and Brian Coburn Boulevard to the 
north; 

• Tenth Line Road and other residential developments to the east;  

• The 2370 Tenth Line Road residential development and Notre-Place Catholic Elementary 
School to the west; and 

• Décoeur Drive and residential developments to the south. 
 
An aerial of the vicinity around the subject site is provided in Figure 1.  
 
Figure 1: View of the Subject Site 

 
 
1.2 Proposed Development 
 
The proposed development includes a 141-unit retirement home. Access to the development is 
proposed via two accesses to Décoeur Drive with an all-movement access to the west and an 
inbound only access to the east to facilitate drop offs to the site. The proposed development is 
anticipated to be completed in one phase, with buildout occurring in 2026.  
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The City of Ottawa's Official Plan locates the subject site within the Suburban (East) Transect, with 
an 'Evolving Neighbourhood' overlay and a 'Corridor - Minor' designation on Schedule B8. 
 
A copy of the site 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 location of the development does not trigger any location triggers 
identified in the TIA Guidelines; further assessment is not required based on this trigger. 

• Safety Triggers – The development proposes access within 150m of the Tenth Line 
Road/Décoeur Drive/Southfield Way signalized intersection and is within the auxiliary left 
turn lane associated with the signalized intersection; further assessment is required based 
on this trigger. 

 
2.0 SCOPING 
 
2.1 Existing Conditions 
 
2.1.1 Roadways 
 
Within the study area Décoeur Drive, Tenth Line Road, and Southfield Way fall under the jurisdiction 
of the City of Ottawa. Entourage Private and David Lewis Private are privately owned and are part 
of the residential development at 2370 Tenth Line Road. Tilleuls Private is privately owned and is 
part of the residential development at 880 Décoeur Drive opposite the site. 
 
Décoeur Drive is an east-west collector roadway extending between Mer Bleue Road and Tenth 
Line Road. It has an urban two-lane cross section with sidewalks on both sides and a regulatory 
speed limit of 50km/h.  
 
Southfield Way is an east-west collector roadway extending between Tenth Line Road and 
Lakeridge Drive. It has an urban two-lane cross section with sidewalks on both sides and a posted 
speed limit of 50km/h.  
 
Tenth Line Road is a north-south arterial roadway extending between Jeanne-d’Arc Boulevard and 
Smith Road. Within the study area, it has an urban four-lane divided cross section with a concrete 
sidewalk on the east side and an asphalt multi-use path on the west side. Tenth Line Road has a 
posted speed limit of 60km/h and is a truck route allowing full loads.  
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2.1.2 Intersections 
 
Tenth Line Road/Décoeur Drive/Southfield Way 

• Four-legged signalized intersection  

• Northbound and Southbound Approaches 
(Tenth Line Road): one left turn lane, two 
through lanes, one pocket bike lane, and one 
right turn lane 

• Westbound Approach (Southfield Way): one 
left turn lane and one shared through/right turn 
lane 

• Eastbound Approaches (Décoeur Drive): one 
left turn lane and one shared through/right turn 
lane 

• Standard crosswalk painting provided on all 
approaches 

• An off-road MUP is provided on the west side of 
Tenth Line Road, crossing the west leg of the 
intersection 

 

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

 
2.1.4 Pedestrian and Cycling Facilities 
 
Décoeur Drive and Southfield Way have existing sidewalks on both sides of the road throughout 
the study area. Tenth Line Road has an existing sidewalk on the east side of the road and a two-
way paved asphalt multi-use path on the west side of the road. 
 
On Tenth Line Road bike lanes are provided on both sides of the road within the study area. 
 
 

Tenth Line Road, West Side: Tenth Line Road, East Side: 

• One driveway to a City of Ottawa facility at 
2428 Tenth Line Road 

• Entourage Private serving residential 
development at 2370 Tenth Line Road 

• None 

Décoeur Drive, North Side: Décoeur Drive, South Side: 

• Two driveways to Notre-Place Catholic 
Elementary School at 665 Aubépines Drive 

• David Lewis Private serving residential 
development at 2370 Tenth Line Road 

• Tilleuls Private serving the stacked townhouse 
development at 880 Décoeur Drive 

• One driveway to the Minto Sales Centre at 
896B Décoeur Drive 

Southfield Way, North Side: Southfield Way, South Side: 

• Eight driveways to residential buildings at 
515 to 533 Southfield Way 

• One driveway to townhouse development at 
2385 Tenth Line Road 

• 18 driveways to residential buildings at 500 to 
534 Southfield Way 
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2.1.5 Transit 
 
The closest OC Transpo bus stops in the vicinity of the subject site are described in Table 1 and all 
bus stops within the vicinity of the study area are shown in Figure 2. A summary of various routes 
which serve the study area is included in Table 2. Detailed route information is included in 
Appendix C. 
 
Table 1: OC Transpo Transit Stops 

Stop Location Routes Serviced 

#1701 Southwest corner of Tenth Line Road/Brian Coburn Boulevard 30, 618, 630 

#1891 
Southwest corner of Tenth Line Road/Décoeur Drive/Southfield 

Way 
234 

#1892 
Southeast corner of Tenth Line Road/Décoeur Drive/Southfield 

Way 
234 

#5163 Southwest corner of Décoeur Drive/Magnolia Street 234 

#5164 Northeast corner of Décoeur Drive/Magnolia Street 234 

#5915 Southeast corner of Tenth Line Road/Brian Coburn Boulevard 30, 618, 630 

 
Table 2: OC Transpo Route Information 

Route From ↔ To Frequency 

30 Blair ↔ Millennium 30-minute headways, all-day service, 7-days per week 

234 Blair ↔ Tenth Line 
30-minute headways, peak periods only in direction of peak 

travel, Monday to Friday 

618 Louis Riel ↔ Millennium School Route 

630 
Blair/Colonel 

By/Gloucester H.S. ↔ 
Millennium 

School Route 

 
Figure 2: OC Transpo Bus Stop Locations 

 



Transportation Impact Assessment   2380 Tenth Line Road 

 

Novatech                           Page 5 

 
 

2.1.6 Area Traffic Management 
 
Décoeur Drive is signed as a traffic calmed neighbourhood. It has a flashing speed display board, 
and centreline flex posts, as well as pavement markings stating “ÉCOLE / SCHOOL” in vicinity of 
the Notre-Place Catholic Elementary School. 
 
2.1.7 Existing Traffic Volumes 
 
Weekday traffic counts were used to determine the existing pedestrian, cyclist, and vehicular traffic 
volumes at the study area intersections. These counts were completed on the dates listed below: 
 

• Tenth Line Road/Décoeur Drive/Southfield Way   February 7, 2023 
 
All traffic count data previously discussed are included in Appendix D. Traffic volumes within the 
study area are shown in Figure 3. 
 
Figure 3: 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 E.  
 
The collision data has been evaluated to determine if there are any identifiable collision patterns, 
defined in the 2023 TIA Guidelines as ‘more than six collisions in five years’ for any one movement. 
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The number of collisions at each intersection from January 1, 2019 to December 31, 2022 and 
January 1, 2014 to December 31, 2024 is summarized in Table 3. 
 
Table 3: Reported Collisions 

Location 
Impact Types 

Total 
Approach Angle 

Rear 
End 

Sideswipe 
Turning 
Mvmt 

SMV(1)/ 
Other 

Décoeur Drive/Southfield Way/Tenth Line 
Road 

- 4 3 1 4 2 14 

1. SMV = Single Motor Vehicle 

 
Décoeur Drive/Southfield Way/Tenth Line Road  
A total of 14 collisions were reported at this intersection over the last five years, of which there was 
four angle impacts, three rear-end impacts, one sideswipe impact, four turning movement impacts, 
and two single vehicle/other impacts. Four collisions resulted in injuries, but none caused fatalities. 
None of the collisions involved cyclists and one involved a pedestrian. The collision involving a 
pedestrians involved westbound left turning vehicles. 
 
Of the 14 collisions at this location, three of them occurred during rain conditions, one of them 
occurred during snow conditions, and one of them occurred during freezing rain, for all other 
collisions weather was not a factor. Additionally, of the 14 collisions, 11 of them occurred during 
daylight hours.  
 
2.2 Planned Conditions 
 
2.2.1 Planned Roadway and Transit Projects 
 
The City’s 2025 Transportation Master Plan (TMP) Update has been recently completed including 
the new Capital Infrastructure Plan. The City of Ottawa's 2025 Transportation Master Plan (TMP) 
update identifies the following projects within the study area: 
 

• Transit Projects 
o Cumberland Transitway (Needs Based Network): Dedicated bus rapid transit with 

at-grade crossings from Blair Station to Millennium Station  
o Cumberland Transitway (Priority Network): Dedicated bus rapid transit with at-grade 

crossings from Blair Road to Chapel Hill Station  
o Cumberland Transitway (Priority Network): Dedicated bus rapid transit with at-grade 

crossings from Chapel Hill Station to Esprit Drive 

• Road Projects 
o Brian Coburn Boulevard (Committed): New roadway from Renaud Road to Navan 

Road and road widening from Mer Bleue Road to Tenth Line Road 
o Brian Coburn Boulevard (Needs Based and Priority Network): Road widening 

between Navan Road and Mer Bleue Road 

• Pedestrian Projects 
o Brian Coburn Boulevard Sidewalk (Later Phase): Sidewalk along Brian Coburn Blvd 

from Tenth Line Rd to Selene Way pathway. 

• Cycling Projects 
o Brian Coburn Boulevard (First Phase): Eastbound multi-use path from Mer Bleue Rd 

to Portobello Blvd. Westbound bike lane from Montmère Ave to Mer Bleue Rd where 
feasible.  
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First Phase Active transportation projects will be implemented over the next 7-10 years. Projects 
not included in the first phase may be advanced as opportunities arise. 
 
2.2.2 Other Area Developments 
 
In proximity of the proposed development, there are multiple developments that are approved, or 
in the approval process. Other developments in the area include: 

 

• The mixed-use development at 2370 Tenth Line Road. This development proposes 144 
stacked townhomes and four low-rise mixed-use buildings with 96 dwelling units and 
3,170m² of ground floor commercial space. A TIA report was writing in December 2021 and 
the site is expected to be built out by 2026. 

 
Excerpts from relevant transportation studies have been attached in Appendix F.  
 
2.3 Study Area and Time Periods 
 
The study area intersections will include the Tenth Line Road/Décoeur Drive/Southfield Way 
intersection and the site access. A boundary street review will be conducted for Tenth Line Road 
and Décoeur Drive.  
 
2.4 Access Design 
 
Full-movement and inbound only accesses are proposed to Décoeur Drive as part of the 
development. The full movement access to Décoeur Drive will be placed as far away from the 
signalized intersection at Tenth Line Road/Décoeur Drive/Southfield Way while respecting access 
spacing to David Lewis Private. The proposed accesses have been evaluated using the relevant 
provisions of the City’s Private Approach By-Law (PABL), and the Transportation Association of 
Canada (TAC)’s Geometric Design Guide. 
 
Section 25(1)(a) of the PABL identifies that any frontage of a site with a length of 46 to 150 metres 
may have a maximum of one two-way approach and two one-way approaches. As one two-way 
approach and one one-way approach is proposed to the Décoeur Drive frontage, these 
requirements are met. 
 
Section 25(1)(c) and (d) of the PABL identifies a maximum width requirement of 9m for any two-
way private approach and 7.5m for any one-way private approach. The proposed all movement 
access has a width of 6.7m at the sidewalk, widening to 11m at the property line to provide access 
to the underground parking ramp. The proposed ingress has a width of 6.7m at the property line. 
While the all movement access is 11m at the property line, the width is required to provide access 
to the underground parking garage ramp. As it narrows to 6.7m at the sidewalk, the width of the 
proposed access is assumed to be acceptable. 
 
Section 25(1)(m) of the PABL identifies minimum distances between private approaches to the 
same property and a private approach and the nearest intersecting street line, for properties that 
abut or are within 46m of an arterial or major collector roadway. For an apartment building 
development with 20-99 parking spaces, the minimum spacing between accesses is 15m and the 
minimum distance is 18m to the nearest edge to intersecting ROW. As the proposed inbound only 
access is approximately 35m from the ROW of Tenth Line Road and there is roughly 30m between 
the proposed accesses, this requirement is met.  
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It is noteworthy that David Lewis Private serves 2370 Tenth Line Road, but is partially located on 
the subject site through an easement. As such, a further review of access spacing to David Lewis 
Private has been conducted. Section 25(1)(g) of the PABL identifies a minimum distance of 9m 
between two private approaches to the same property (if the property is not near an arterial or major 
collector). The proposed access is located approximately 11m east of David Lewis Private, 
measured at the sidewalk. Although these accesses serve adjacent properties, the spacing at the 
sidewalk adheres to this requirement. Furthermore, since both driveways are anticipated to carry 
low traffic volumes, this spacing is assumed to be acceptable. 
 
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. The proposed access grading adheres to the PABL requirements. 
 
The TAC Geometric Design Guide identifies a minimum corner clearance distance of 55m for an 
access to a collector road downstream from a traffic signal (measured curb to curb). The inbound 
only access has 43m of corner clearance space to Tenth Line Road. As the access is inbound only 
and will serve low traffic volumes, this is assumed to be acceptable. 
 
The TAC Geometric Design Guide identifies a clear throat requirement of 15m for apartment 
buildings with 100-200 units on a collector road. The proposed all movement access has a clear 
throat length of approximately 10m and does not meet this requirement. However, as the first on-
site conflict point only serves 14 surface parking spaces and since retirement homes generate less 
traffic during peak hours compared to traditional apartment buildings, the proposed clear throat is 
assumed to be acceptable. 
 
A review of stopping sight distance (SSD) and intersection sight distance (ISD) requirements at the 
proposed accesses has been conducted, in accordance with the minimum requirements outlined in 
TAC’s Geometric Design Guide. For the purposes of this review, a design speed of 60 km/h has 
been assumed for Décoeur Drive. Therefore, TAC outlines the following SSD and ISD 
requirements: 
 

• SSD 
o 85m required for Décoeur Drive. 

• ISD, looking right to turn left out of access 
o 130m desired for Décoeur Drive. 

• ISD, looking left to turn right out of access 
o 110m desired for Décoeur Drive. 

 
Décoeur Drive is anticipated to not have horizontal and/or vertical curvatures or objects obstructing 
sightlines within proximity of the proposed accesses. The access to Décoeur Drive have roughly 
88m of space to the nearest edge of right-of-way of Tenth Line Road to the two-way access where 
outbound vehicles would exit the site. No sight line concerns are identified at either access. 
 
2.5 Development-Generated Travel Demand 
 
2.5.1 Trip Generation 
 
The proposed development includes a 6-storey retirement home building with 141 dwelling units. 
 
Trips generated by the proposed development during the weekday AM and PM peak period have 
been estimated based on the average rate presented in the Institute of Transportation Engineers 
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(ITE) Trip Generation Manual (11th Edition), specific to a Congregate Care Facility (ITE 253). Person 
trips were calculated using an ITE Trip to Person Trip factor of 1.28, consistent with the TIA 
guidelines. Person trips generated by the proposed development are shown in the following table.    
 
Table 4: Person Trip Generation 

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

IN OUT TOT IN OUT TOT 

Congregate Care 253 141 9 5 14 15 17 32 
1. pph: peak person trips per hour 

 
The 2020 TRANS Trip Generation Manual provides modal shares for high-rise multifamily housing 
developments within Orleans. A summary of the TRANS residential mode shares (average of AM 
and PM peak, rounded to nearest 5%) is provided in Table 5. 
 
Table 5: TRANS and TOD Mode Share Comparison (Residential) 

 Auto Driver Auto Passenger Transit Cycling Walking 

TRANS 60% 10% 25% 0% 5% 

 
Using the trips generated in Table 4 and the proposed mode share from Table 5 trips generated 
during the peak hour were broken down by modal share in Table 6.   
 
Table 6: Proposed Development – Peak Hour Trips by Mode Share 

Travel Mode Mode Share 
AM Peak Hour PM Peak Hour 

IN OUT TOT IN OUT TOT 

Person Trips 9 5 14 15 17 32 

Auto Driver 60% 5 3 8 9 10 19 

Auto Passenger 10% 1 0 1 1 2 3 

Transit 25% 2 2 4 4 4 8 

Cyclist 0% 0 0 0 0 0 0 

Pedestrian 5% 1 0 1 1 1 2 

 
From the previous table, the proposed development is estimated to generate 14 person trips 
(including 8 vehicle trips) during the AM peak hour and 32 person trips (including 19 vehicle trips) 
during the PM peak hour. 
 
2.6 Trip Distribution and Assignment 
 
The distribution of traffic generated by the proposed development has been estimated based on 
logical trip routing, existing traffic patterns on the roadways within the study area, and previous TIA 
reports. 
 
The trip distribution can be described as follows: 
 

• 35% to/from the north via Tenth Line Road; 

• 5% to/from the south via Tenth Line Road; 

• 60% to/from the west via Décoeur Drive. 
 
The majority of trips generated by the site will use the western two-way access. However, a small 
portion of drop-off trips will use the eastern ingress/layby. 
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Based on the above, the distribution of site-generated traffic volumes to the study area intersections 
are shown in Figure 4. 
 
Figure 4: Site Generated Traffic 

 
 
2.7 Exemptions Review 
 
This module reviews possible exemptions from the final TIA, as outlined in the 2023 Revised TIA 
Guidelines. The applicable exemptions for this site are shown in Table 7. 
 
Table 7: 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 • Greater than 75 site auto trips Exempt 
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Module Element Exemption Criteria 
Exemption 

Status 

Transit Priority 
Requirements 

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 

 
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 FORECASTING 
 
3.1 Background Traffic 
 
3.1.1 Other Area Developments 
 
A review of other area development traffic has been conducted, per the developments listed in 
Section 2.2.2. Traffic generated by these developments have been considered in this analysis and 
added to the future background traffic volumes, as the development was completed after the most 
recent available traffic data. Relevant excerpts of the traffic study associated with the development 
below are included in Appendix F. 
 
2370 Tenth Line Road 
The residential development is expected to generate 91 and 147 vehicle trips during the AM and 
PM peak hours, respectively. Full build out is expected by 2026. Site traffic from the development 
has been added to the 2026 and 2031 background traffic. 
 
3.1.2 General Background Growth Rate 
 
Based on previously approved TIA reports in the study area, a background growth rate of 0.5% has 
been used for Tenth Line Road. 
 
3.2 Future Traffic Conditions 
 
The figures listed below present the following future traffic conditions: 
 

• Background traffic volumes in 2026 are shown in Figure 5;  

• Background traffic volumes in 2031 are shown in Figure 6; 

• Total traffic volumes in 2026 are shown in Figure 7; and 
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• Total traffic volumes in 2031 are shown in Figure 8. 
 
Figure 5: 2026 Background Traffic 

 
 
Figure 6: 2031 Background Traffic 

 
 
Figure 7: 2026 Total Traffic 
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Figure 8: 2031 Total Traffic 

 
 

3.3 Demand Rationalization 
 
As the trip generation trigger is not met, a detailed review of intersection operations within the study 
area is not required. 
 
4.0 ANALYSIS 
 
4.1 Development Design 
 
4.1.1 Design for Sustainable Modes 
 
Concrete pathways will be provided connecting the main building entrances to the Décoeur Drive 
sidewalk and the Tenth Line Road asphalt multi-use pathway. 
 
Two exterior bike racks are provided for visitor bike parking between the vehicle parking lot and the 
main building entrances. Interior bike parking is also provided within the underground parking 
garage. 
 
All bus stops discussed in Section 2.1.5 (and shown in Figure 2) are within 400m walking distance 
of the entrances to the proposed development. These stops are served by Routes 30, 234, 618, 
and 630. A 400m walking distance is equivalent to a five-minute walk, per OC Transpo’s service 
design guidelines. 
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infrastructure measures in the TDM checklist are met. A copy of this checklist is included in 
Appendix G. 
 
In order to encourage the use of sustainable modes, the following ‘basic’ and ‘better’ design 
measures from the City's TDM Infrastructure Checklist will be implemented for the proposed 
redevelopment: 
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• Walking routes from the development to nearby transit stops will be safe, direct, and 
attractive; and 

• Walking routes from the development to nearby transit stops will be secure, visible, lighted, 
shaded, and wind protected whenever possible. 

 
4.1.2 Circulation and Access 
 
Garbage will be collected and stored within a garbage room within the underground parking level. 
Garbage bins will be wheeled up to the ground level and stored in the loading area for on-site pick-
up. 
 
The eastern inbound vehicular access at Décoeur Drive will form the fire route for the subject site. 
The fire route is shown on the Site Plan. 
 
A review of turning movements for a Medium Single Unit (MSU)/garbage truck and a passenger car 
has been completed at the Décoeur Drive accesses and within the site in Figures 9, 10, and 11. 
 
4.2 Parking 
 
The subject site is located in Area C of Schedule 1 and Area C of Schedule 1A of the City’s ZBL.  
 
An evaluation of the proposed parking versus the requirements are summarized in Table 8. 
 
Table 8: Parking Requirements 

Land Use Rate Units/GFA Required Provided 

Minimum Vehicle Parking Requirements 

Retirement Home 
0.25 per dwelling unit 141 35 

51 
1 per 100m² of medical of personal services 179m² 2 

Total 37 51 

Minimum Bicycle Parking Requirements 

Retirement Home 0.25 per dwelling unit 141 35 36 

Total 35 36 

 
The proposed development includes 51 vehicle parking spaces and 36 bicycle parking spaces, 
meeting the zoning by-law.  
 
The development proposes 51 parking spaces. For parking lots with 51-75 parking spaces the City’s 
Traffic and Parking By-law requires one Type A and two Type B accessible parking spaces. The 
development proposes two Type A and two Type B accessible parking space, meeting the by-law. 
 
4.3 Boundary Street Design 
 
This section provides a review of the boundary streets Décoeur Drive and Tenth Line 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 subject site is located within a General Urban Area (per 
Schedule B of the City’s previous Official Plan, which is referenced by the MMLOS Guidelines). 
Tenth Line Road is designated as an arterial roadway with a spine cycling route per the previous 
Official Plan and Décoeur Drive is classified as a collector roadway.   
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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 9. 
 
Table 9: Segment MMLOS Summary 

Segment 
PLOS BLOS TLOS TkLOS 

Actual Target Actual Target Actual Target Actual Target 

Tenth Line Road F C E C D - A D 

Décoeur Drive A C F D D - C - 

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

• Tenth Line Road does not meet the target pedestrian level of service (PLOS); 

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

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

• Tenth Line Road meets the target truck level of service (TkLOS). 
 
Pedestrian Level of Service 
Both sides of Tenth Line Road do not meet the target PLOS C. To achieve a PLOS C a reduction 
in operating speed is required on both sides of the road. This is identified for the City’s consideration.   
 
Bicycle Level of Service 
The west side of Tenth Line Road does not meet the target BLOS C. As a MUP achieving a BLOS 
A is provided on the west side of the road, no mitigation measures are identified. 
 
Both sides of Décoeur Drive do not meet the target BLOS D. To achieve a BLOS B a reduced 
posted speed limit of 40km/h is required. This is identified for the City’s consideration.   
 
4.4 Transportation Demand Management 
 
4.4.1 Context for TDM 
 
The proposed development will consist of 141 dwelling unit retirement home. 
 
4.4.2 Need and Opportunity 
 
The proposed development is located within the Orleans district. 
 
As described in Section 2.5.1, the proposed modal shares are based on the City’s TRANS modal 
shares for residential developments within the Orleans district. As the proposed modal shares are 
consistent with the area, the development is anticipated to meet the target auto modal share. 
 
4.4.3 TDM Program 
 
A review of the City’s TDM Measures Checklist has been conducted by the proponent, who has 
committed to providing the following TDM measures within this development: 
 

• Provide shuttle service for senior homes of lifestyle communities (e.g. scheduled mall or 
supermarket runs) 
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A copy of the checklist is included in Appendix G. 
 
5.0 CONCLUSIONS AND RECOMMENDATIONS 
 
Based on the foregoing, the conclusions and recommendations of this TIA can be summarized as 
follows: 
 
Access Design 

• Full-movement and inbound only accesses are proposed to Décoeur Driveas part of the 
development. The full movement access to Décoeur Drivewill be placed as far away from 
the signalized intersection at Tenth Line Road/Décoeur Drive/Southfield Way while 
respecting access spacing to David Lewis Private. 

• The proposed access is located approximately 11m east of David Lewis Private, measured 
at the sidewalk. Although these accesses serve adjacent properties, the spacing at the 
sidewalk adheres to Section 25(1)(g) of the PABL. Furthermore, since both driveways are 
anticipated to carry low traffic volumes, this spacing is assumed to be acceptable. 

• The TAC Geometric Design Guide identifies a minimum corner clearance distance of 55m 
for an access to a collector road downstream from a traffic signal (measured curb to curb). 
The inbound only access has 43m of corner clearance space to Tenth Line Road. As the 
access is inbound only and will serve low traffic volumes, this is assumed to be acceptable. 

• The TAC Geometric Design Guide identifies a clear throat requirement of 15m for apartment 
buildings with 100-200 units on a collector road. The proposed all movement access has a 
clear throat length of approximately 10m and does not meet this requirement. However, as 
the first on-site conflict point only serves 14 surface parking spaces and since retirement 
homes generate less traffic during peak hours compared to traditional apartment buildings, 
the proposed clear throat is assumed to be acceptable. 

• A review of stopping sight distance (SSD) and intersection sight distance (ISD) requirements 
at the proposed accesses has been conducted, in accordance with the minimum 
requirements outlined in TAC’s Geometric Design Guide. The access to Décoeur Drive have 
roughly 88m of space to the nearest edge of right-of-way of Tenth Line Road to the two-way 
access where outbound vehicles would exit the site. No sight line concerns are identified at 
either access. 

 
Trip Generation 

• The proposed development is estimated to generate 14 person trips (including 8 vehicle 
trips) during the AM peak hour and 32 person trips (including 19 vehicle trips) during the PM 
peak hour. 

 
Development Design 

• Concrete pathways will be provided connecting the main building entrances to the Décoeur 
Drive sidewalk and the Tenth Line Road asphalt multi-use pathway. 

• Two exterior bike racks are provided for visitor bike parking between the vehicle parking lot 
and the main building entrances. Interior bike parking is also provided within the 
underground parking garage. 

• All bus stops discussed in Section 2.1.5 (and shown in Figure 2) are within 400m walking 
distance of the entrances to the proposed development. These stops are served by Routes 
30, 234, 618, and 630. A 400m walking distance is equivalent to a five-minute walk, per OC 
Transpo’s service design guidelines. 
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• In order to encourage the use of sustainable modes, the following ‘basic’ and ‘better’ design 
measures from the City's TDM Infrastructure Checklist will be implemented for the proposed 
redevelopment: 

o The location of the building entrances will minimize the walking distance to sidewalks 
and transit stops/stations; 

o Building doors and windows will ensure visibility of pedestrians from the building; 
o Walking routes from the development to nearby transit stops will be safe, direct, and 

attractive; and 
o Walking routes from the development to nearby transit stops will be secure, visible, 

lighted, shaded, and wind protected whenever possible. 
 

• Garbage will be collected and stored within a garbage room within the underground parking 
level. Garbage bins will be wheeled up to the ground level and stored in the loading area for 
on-site pick-up. 

• The eastern inbound vehicular access at Décoeur Drive will form the fire route for the subject 
site. The fire route is shown on the Site Plan. 

• A review of turning movements for a Medium Single Unit (MSU)/garbage truck and a 
passenger car has been completed at the Décoeur Drive accesses and within the site. 

 
Parking 

• The proposed development includes 51 vehicle parking spaces and 36 bicycle parking 
spaces, meeting the zoning by-law.  

• The development proposes two Type A and two Type B accessible parking space, adhering 
to the City's Traffic and Parking By-law. 

 
Boundary Street Design 

• Both sides of Tenth Line Road do not meet the target PLOS C. To achieve a PLOS C a 
reduction in operating speed is required on both sides of the road. This is identified for the 
City’s consideration. 

• The west side of Tenth Line Road does not meet the target BLOS C. As a MUP achieving 
a BLOS A is provided on the west side of the road, no mitigation measures are identified. 

• Both sides of Décoeur Drive do not meet the target BLOS D. To achieve a BLOS B a 
reduced posted speed limit of 40km/h is required. This is identified for the City’s 
consideration. 

• No target transit level of service has been identified for any boundary street however all 
boundary streets achieve a TLOS of D. 

• Tenth Line Road meets the target truck level of service and no target truck level of service 
is identified for Décoeur Drive. 

 
Transportation Demand Management 

• As the proposed modal shares are consistent with the area, the development is anticipated 
to meet the target auto modal share. 

• A review of the City’s TDM Measures Checklist has been conducted by the proponent, who 
has committed to providing the following TDM measures within this development: 

o Provide shuttle service for senior homes of lifestyle communities (e.g. scheduled 
mall or supermarket runs) 

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




