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TIA FINAL REPORT 

Parsons has been retained by Taggart Realty Management to prepare a TIA in support of a Zoning By-Law 

Application (ZBLA) and Official Plan Amendment (OPA) for a proposed mixed-use residential development with 

ground floor retail located at the municipal addresses of 223, 229, 233 Armstrong St and 3 Hamilton Ave, also 

referred to as the consolidated address of 340 Parkdale Ave herein. This document follows the TIA process as 

outlined in the City of Ottawa Transportation Impact Assessment (TIA) Guidelines (2017). The following report 

represents Step 4 – TIA Final Report.  

1.0 SCREENING FORM 

The Screening Form confirmed the need for a TIA Report based on all the triggers; the Trip Generation Trigger 

was met as the development is anticipated to generate more than 60 person trips during peak hours; the 

Location Trigger was met as the development is located within a design priority area and transit oriented 

development; and, the Safety Trigger was met as the development is located near the influence of a traffic signal. 

The Screening Form and Site Plan have been provided in Appendix A. 

2.0 SCOPING REPORT 

2.1. Existing and Planned Conditions 

2.1.1. Proposed Development 

The proposed development is located on the city block bound by Armstrong St to the south, Hamilton Ave to the 

west, Spencer St to the north and Parkdale Ave to the east. The site is currently occupied by low-rise commercial 

uses which will be replaced by an L-shaped mixed-use building and a standalone reconstructed low-rise heritage 

building. The heritage building known as “The Carleton Tavern” is a current site use which will be partially 

relocated to maintain the heritage character of the site. The site is currently zoned as mixed-use centre zone 

MC16[2063] F(6.0) S333-h and light industrial zone IL8[104] F(2.0) H13.5). The site context is illustrated in 

Figure 1. 

The proposed development consists of a 6-storey general podium with a 38-storey tower facing Hamilton Ave N. 

A single vehicular access to underground parking will bisect the 6-storey podium fronting Spencer St. An internal 

lobby connects pedestrians through to a courtyard, allowing movement between Armstrong St, Parkdale Ave and 

Spencer St. The southeast quadrant of the site will be reconstructed as a heritage site, retaining the existing 

Carleton Tavern and façades on Armstrong St and Parkdale Ave, resulting in a new free-standing structure with 

a large courtyard separating it to the new L-shaped mixed-use building. The ground floor plan has been illustrated 

in Figure 2, with further details provided in Appendix A. The site provides the required 22m ROW widening on 

Parkdale Ave, and associated unimpeded sight triangles 

The development is proposed to consist of approximately 452 residential units and 5,643 ft2 of ground floor 

retail that has been orientated to Armstrong St and Parkdale Ave, with access provided from the street frontage 

or the interior courtyard. The latest Site Plan proposes 318 vehicle parking spaces, and 515 bike parking spaces, 

to be confirmed once a Site Plan Application is prepared. The pedestrian courtyard will provide permeability 

through the site from Spencer St to Armstrong St and Parkdale Ave.  

The site proposes a single vehicular garage ramp off Spencer St, located approximately 30m east of Hamilton 

Ave N and 35m west of Parkdale Ave. Garbage pick-up will occur at-grade, with garbage bins rolled out and 

placed on Spencer St during pick-up days. Move-in operations will use Spencer St, a wide, low-volume local 

street. New sidewalks are proposed along the entire site perimeter, including on Hamilton Ave N. The proposed 
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development is anticipated to be constructed in a single phase. For this transportation analysis, the development 

is expected to be completed by 2028, subject to market demand. 

Figure 1: Local Context 
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Figure 2: Proposed Site Plan – Ground Floor Plan (1 May 2026) 

 

2.1.2. Existing Conditions 

Area Road Network 

A description for each road within the study area included in the TIA has been provided below. 

Parkdale Ave is a north-south arterial roadway that extends from Kichi Zibi Mikan in the north to Carling Ave in 

the south. Within the study area, Parkdale Ave has a two-lane undivided urban cross-section. The posted speed 

limit is 40 km/h. As per the Official Plan, Parkdale Ave has a ROW protection of 26m. Note that as per Phase 2 

of the TMP update, a new 22m ROW measured from the existing east ROW limit is proposed (existing ROW 

measured at approximately 20m based on GeoOttawa).  

Scott St is an east-west arterial roadway that extends from Churchill Ave in the west to Bayview Station Rd in 

the east where it continues as Albert St. Since 2024 and within the study area, Scott St has been reduced from 

a four-lane to a two-lane undivided urban cross-section road, with a new eastbound cycle-track. Scott St is 

classified as a truck route. The posted speed limit is 50 km/h. As per the Official Plan, Scott St has a ROW 

protection of 26m. 
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Wellington St is an east-west arterial roadway that extends from Island Park Dr in the west (where it continues 

as Richmond Rd) to Garland St in the east where it continues as Somerset St W. Within the study area, 

Wellington St has a two-lane undivided urban cross-section and is classified as a truck route. The unposted 

speed limit is assumed 50 km/h. As per the Official Plan, Wellington St has a ROW protection of 20m. 

Gladstone Ave is an east-west major collector roadway that extends from Parkdale Ave to Cartier St in the east. 

Within the study area, Gladstone Ave has a two-lane undivided urban cross-section. The posted speed limit is 

40 km/h. As per the Official Plan, Gladstone Ave has a ROW protection of 18m (as per Phase 2 TMP). 

Holland Ave is a north-south major collector roadway that extends from Scott St in the north to Carling Ave in 

the south where it continues as Fisher Ave. Within the study area, Holland Ave has a four-lane undivided urban 

cross-section and is classified as a truck route. The unposted speed limit is assumed 50 km/h. As per the 

Official Plan, Holland Ave has a ROW protection of 26m. Note that as per Phase 2 of the TMP update, a new 

24m ROW limit is proposed.  

Spencer St-Oxford St is an east-west local roadway that extends from Rockhurst Rd in the west to Parkdale Ave 

as Spencer St, before continuing as Oxford St to Hinchey Ave in the east. Within the study area, Spencer St has 

a two-lane undivided urban cross-section. The posted speed limit is 40 km/h. As per the Official Plan, Spencer 

St has a ROW protection assumed to be 20m (local street). 

Armstrong St is an east-west local roadway that extends from Holland Ave in the west to Bayview Station Rd in 

the east. Within the study area, Armstrong St has a two-lane undivided urban cross-section. The posted speed 

limit is 40 km/h. As per the Official Plan, Armstrong St has a ROW protection assumed to be 20m (local street). 

Hamilton Ave N is a north-south local roadway that extends from Bullman St in the north to just north of 

Highway 417 in the south. Within the study area, Hamilton Ave N has a two-lane undivided urban cross-section. 

The posted speed limit is 40 km/h. As per the Official Plan, Hamilton Ave has a ROW protection assumed to be 

20m (local street). 

Existing Study Area Intersections 

Note that the figures below illustrates general vehicle travel lanes available during the AM and PM peak hours. 

It is acknowledged that Scott St may appear to have more lanes as it has dedicated bus only lanes and were 

therefore not considered within general vehicle capacity for the Synchro model. 

Scott St/Holland Ave 

The Scott/Holland intersection is a four-legged 

signalized intersection. The southbound, 

northbound and westbound approaches consist of a 

single left-turn lane, a through lane and a right-turn 

lane. The eastbound movement consists of a single 

left-turn lane and a shared though-right lane. There 

is a no-right-on-red restriction for all movements. 

On-street parking is allowed at all times on the 

northbound direction, but prohibited on the 

southbound direction.  
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Spencer St/Holland Ave 

The Spencer/Holland intersection is a four-legged 

signalized intersection. The southbound and 

northbound approaches consist of a shared 

through-left lane and a shared through-right lane. 

The westbound and eastbound approaches consist 

of a shared all movement lane. All movements are 

allowed at this intersection. It is noteworthy that 

Holland Ave has no parking restrictions between 

3:30-5:30 PM for the southbound movement but 

allowed on-road parking on both sides of the road 

on the curbside lane at all other times.  
 

Armstrong St/Holland Ave 

The Armstrong/Holland intersection is a three-

legged unsignalized intersection with stop control 

on Armstrong St. The southbound approach 

consists of a shared through-left lane and a single 

through lane. The northbound approach consists of 

a through lane and a shared through-right lane. The 

westbound approach consists of a shared all 

movement lane. All movements are allowed at this 

intersection. It is noteworthy that Holland Ave has 

no parking restrictions between 3:30-5:30 PM for 

the southbound movement but allowed on-road 

parking on both sides of the road on the curbside 

lane at all other times. 

 

Wellington St/Holland Ave 

The Wellington/Holland intersection is a four-legged 

signalized intersection. The southbound and 

northbound approaches consist of a shared 

through-left lane and a shared through-right lane. 

The westbound and eastbound approaches consist 

of a shared through-left lane and a right turn lane. 

All right-turns have a no-right-turn-on-red restriction 

from 07:00-19:00. It is noteworthy that Holland Ave 

has no parking restrictions between 3:30-5:30 PM 

for the southbound movement and 7:00-9:00 AM 

for the northbound movement south of Wellington 

St but allowed on-road parking on both sides of the 

road on the curbside lane at all other times. 
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Scott St/Parkdale Ave 

The Scott/Parkdale intersection is a four-legged 

signalized intersection. The southbound and 

eastbound approaches consist of a left-turn lane 

and a shared through-right lane. The northbound 

approach provides for a single shared movement 

movement The westbound approach consists of a 

single left-turn lane, a through lane and a right-turn 

lane. All movements are allowed at this intersection. 

 

Spencer St/Parkdale Ave 

The Spencer/Parkdale intersection is a four-legged 

unsignalized intersection with stop control on 

Spencer St. All approaches consist of a shared all 

movement lane. All movements are allowed at this 

intersection. 

 

Armstrong St/Parkdale Ave 

The Armstrong/Parkdale intersection is a four-

legged signalized intersection.  All approaches 

consist of a shared all movement lane. All 

movements are allowed at this intersection. 
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Wellington St/Parkdale Ave 

The Wellington/Parkdale intersection is a four-

legged signalized intersection. The southbound and 

northbound approaches consist of a shared 

through-left lane and a shared through-right lane. 

The westbound and eastbound approaches consist 

of a shared through-left lane and a right turn lane. 

All right-turns have a no-right-turn-on-red restriction 

from 07:00-19:00. 

 

Gladstone Ave/Parkdale Ave 

The Gladstone/Parkdale intersection is a three-

legged signalized intersection. The southbound 

approach consists of a left-turn lane and a through 

lane. The northbound movement consists of a 

shared though-right lane. The westbound approach 

consists of a shared left-right turn lane. All right-

turns have a no-right-turn-on-red restriction. 

 

Spencer St/Hamilton Ave 

The Spencer/Hamilton intersection is a four-legged 

unsignalized intersection with an all-way-stop-

control. All approaches consist of a single shared all 

movement lane. All movements are allowed at this 

intersection. 
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Armstrong St/Hamilton Ave 

The Armstrong/Hamilton intersection is a four-

legged unsignalized intersection with an all-way-

stop-control. All approaches consist of a shared all 

movement lane. All movements are allowed at this 

intersection. 

 

Existing Driveways to Adjacent Developments 

Only driveways to the existing site or adjacent to the site were considered, as shown in Figure 3. The existing site 

has two driveways. One is located off Armstrong St for surface parking, while the other is a driveway to what 

appears to be an unused garage off Spencer St. These driveways will be removed by the proposed development. 

The Parkdale Market has a one-way outbound-only driveway to Armstrong St. Parkdale Ave has two minor private 

driveways for the low-rise developments. Spencer St has two garage accesses to the towers located at 320 

Parkdale Ave and 45 Spencer St. 

Figure 3: Adjacent Driveways within Area of Influence of Site Access 
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Existing Area Traffic Management Measures 

Existing area traffic management measures within the study area include turn restrictions at Scott/Holland 

during peak hours and no-right-on-red at some locations.  

Existing Special Events Affect Area Traffic – The Parkdale Public Market 

The Parkdale Public Market is Ottawa’s second oldest market, located west of Parkdale Avenue and south of 

Armstrong St. The Public Market hosts a number of community events throughout the year. It is an anchor for 

the community, also doubling as a Community Supported Agriculture pick-up hub. It typically operates 7 days a 

week from May through October, from 9AM to 5PM. From November to December, the Public Market sells 

Christmas Trees and other décor. From June to early October, the Parkdale Night Market occurs on Wednesday 

evenings (2024). The land is publicly owned and operated by the ByWard Market District Authority (BMDA), a 

Municipal Services Corporation (MSC) and not-for-profit corporation working in partnership with the City of Ottawa 

With regards to transportation, the Market is expected to attract notable pedestrian and cycling demand, and a 

limited amount of additional vehicle activity. An important consideration is that the additional Market-related 

pedestrian volume demand for crossings of Parkdale Ave and Wellington St. The vehicle demand to and from 

the Market is anticipated to be negligible during the morning and afternoon street peak hours given the limited 

overlap and limited amount of parking in the immediate vicinity of the Market.  The Market has two parking lots 

west of Parkdale Ave; the first of which is accessed from Parkdale and provided a one-way drive aisle, exiting 

onto Armstrong St; the second is a series of angle parking on Hamilton Ave N. 

Figure 4 illustrates typical Parkdale Market operations. This includes closures at the west leg of the 

Parkdale/Armstrong intersection and Hamilton Ave N from Parkdale to Spencer. It also illustrates closure of both 

of the parking lots during event periods. 

The proposed development would not affect the operations of Parkdale Market. 

Figure 4: Parkdale Market Operations (Reference: City of Ottawa) 

 

Existing Pedestrian/Cycling Network 

Sidewalks are provided on both sides of all study area roads except for Scott St which has sidewalks on the 

south side of the road and a multi-use pathway (MUP) on the north side of the road.  
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Sidewalks are available on the north (Spencer), east (Parkdale), and south (Armstrong) site boundaries, varying 

from 1.5m-2.2m in width. No sidewalk facilities are provided along the site frontage on Hamilton Ave. 

The Crosstown Bikeway Network (March 1, 2023)0F

1  from the new Transportation Master Plan classifies Scott St 

as crosstown bikeways as shown in Figure 4. As of 2024, Scott St has upgraded its buffered 1.8m curbside bike 

lane on the south side of the road to a 2.0m unidirectional cycle-track with occasional remaining buffered 

curbside bike lanes. The 3.5m MUP on the north side of Scott St has occasional segments which separate cyclists 

from pedestrians with a new 2.0m cycle-track. The eastbound unidirectional cycling facilities appear to originate 

from Kichi Zibi Mikan to Bayview Station. Along with these cycling improvements, various intersections along the 

corridor have been upgraded to protected intersection designs, including protected refuge islands for 

pedestrians and cyclists and some signal timing updates such as protected turns or no-right-turn-on-reds. The 

intersection improvements on Scott St from Parkdale Ave to Bayview Station have been provided in Appendix B. 

In July 2025, Phase 2 of the Transportation Master Plan was adopted. Within it, the “Cycling Network - Urban” 

(Map D1) classifies Scott St as a crosstown bikeway and cycling network as well as having a major pathway. 

Holland Ave, Wellington Ave and Gladstone Ave are identified as part of the cycling network.  

Figure 5: 2023 TMP Crosstown Bikeway Network 

 

Transit Network 

The site is located within 600m walk to Tunney’s Pasture Station, a major transit hub with access to LRT, 11 

frequent bus routes, 12 local routes, 9 connexion routes and 1 STO Gatineau route. Given that the site is very 

well serviced by transit, only the highest order of transit routes were summarized below: 

▪ Confederation LRT Line (Blair <-> Tunney’s Pasture: LRT providing grade-separated rapid transit operating 

7 days a week at all time periods. The nearest LRT Station is located approximately 600m walk from the 

site at Tunney’s Pasture Station.  

▪ Various Frequent Routes within 600m Walk: OC Transpo identifies “Frequent Routes” as those operating 

7 days a week in all time periods. These rapid routes provide fast access to major destinations including 

Kanata, Stittsville and Barrhaven, including routes #11, 12, 14, 57, 61, 62, 63, 74, 75, 80 and 87. 

▪ Other Routes: there are various other routes near to the site, including ‘connexion’ and local routes. Of 

note, routes #56, 86 and 89 have active bus stops on Parkdale Ave and Holland Ave near the site.  

▪ Closer Routes than Tunney’s Pasture: Route #14 has a stop located on Parkdale Ave adjacent to the site 

which provides service to St. Laurent via Gladstone Ave, Elgin St and Montreal Rd. Routes #53 and 80 

have an active bus stop approximately 175m from the site on Holland Ave and provide service to 

 

1 Crosstown Bikeway Network, March 1, 2023 

https://ehq-production-canada.s3.ca-central-1.amazonaws.com/6a1228ebbbb16cf66c5a3cfc956459dff5ced0ee/original/1678460454/ef6387e2d3a17d2e938ee38d8ab8b0d5_Crosstown_Bikeway_Network_March_2023.pdf?X-Amz-Algorithm=AWS4-HMAC-SHA256&X-Amz-Credential=AKIA4KKNQAKIOR7VAOP4%2F20231106%2Fca-central-1%2Fs3%2Faws4_request&X-Amz-Date=20231106T151955Z&X-Amz-Expires=300&X-Amz-SignedHeaders=host&X-Amz-Signature=e3e205e77b15342a283dd169e4a4e5c235961c68c8eac0d3eaef0a4d7fcce34c
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Carlington and Merivale Rd areas. Route #51 has an active bus stops approximately 200m from the site 

on Holland Ave, while route #11 has an active stop on Holland Ave and Wellington Ave with service on 

Richmond St and to Brittania Park.    

The transit network for the study area is illustrated in Figure 5 with Figure 6 illustrating the bus and 

LRT stop locations near to the site. 

Figure 6: Area Transit Network (December, 2025) 

 

Figure 7: LRT & Bus Stop Locations 

 

Peak Hour Travel Demands 

Traffic count data was obtained from the City of Ottawa, along with counts specifically conducted for the purpose 

of this study. The traffic volumes at study area intersections are illustrated in Figure 8, with raw traffic count data 

provided in Appendix C. Existing active transportations volumes have been provided in Figure 7, however note 
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that some were conducted in winter when active users, especially cyclists and pedestrians are expected to be 

lower than summer months.  

Based on a review of the Wellington/Parkdale (March 2020) and Parkdale/Spencer (April 2024), the morning 

peak hour and afternoon peak hours along Parkdale Avenue typically occur between 7:00AM-8:00AM and 

4:40PM-5:45PM, respectively.  

The following counts and their data collection dates have been included in this study. 

▪ Scott/Holland - 2024/12/02 

▪ Spencer/Holland – 2017/01/11 

▪ Armstrong/Holland – 2024/05/01 

▪ Wellington/Holland – 2017/11/22 

▪ Spencer/Hamilton – 2016/11/23 

▪ Armstrong/Hamilton – 2024/04/24 

▪ Scott/Parkdale – 2023/03/08 

▪ Spencer/Parkdale – 2024/04/24 

▪ Armstrong/Parkdale – 2019/11/20 

▪ Wellington/Parkdale – 2020/03/10 

▪ Gladstone/Parkdale – 2019/12/05 

 

While the two counts adjacent to the Parkdale Market (Armstrong/Parkdale and Wellington/Parkdale) were 

conducted outside of the typical summer market days between May and end of October, the counts on Armstrong 

were still conducted during a busy time at the market with preparations for Christmas Holidays. It is expected 

that the minimal vehicular traffic generated by the market would be captured within this count. As previously 

noted, the majority of visitors to the market arrive by means of transportation other than driving. During the 

summer months, the market attracts higher numbers of pedestrians and cyclists. The counts are considered to 

provide sufficient information to undertake a transportation analysis based on typical weekday peak hour 

conditions of the study area intersections. Older counts (2016, 2017) were balanced with adjacent newer traffic 

counts.  

Figure 8: Existing Pedestrian and Cyclists Peak Hour Volumes – AM (PM) Peak Hour 
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Figure 9: Existing Peak Hour Vehicle Traffic Volumes – AM (PM) Peak Hour 

 

Note: Where appropriate, volume balancing has been applied. 

Existing Road Safety Conditions 

A detailed five-year collision history data (2018-2022, inclusive) was obtained from the City of Ottawa for the 

study area intersections and road segments within the study area. Detailed collision analysis has been provided 

in Appendix D. 
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Upon analyzing the collision data, the total number of collisions observed within the study area was determined 

to be 234 collisions within the past five-years. The majority of the collisions, 201 or 86%, resulted in property-

damage-only (PDO), 32 or 14% resulted in non-fatal injury collisions and 1 or less than 1% were classified non-

reportable. There were no fatal collisions recorded within the study area. 

Table 1: Collision Summary by Type and Severity 

Classification of Accident 

R
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Property-Damage-Only (PDO) 57 27 44 40 2 2 29 1 201 (86%) 

Non-fatal injury 9 8 2 7 0 6 0 0 32 (14%) 

Non-Reportable 1 0 0 0 0 0 0 0 1 (<1%) 

Total 
66 

(28%) 

35 

(15%) 

46 

(20%) 

47 

(20%) 

2 

(1%) 

8 

(3%) 

29 

(12%) 

1 

(<1%) 

229 

(100%) 

 

Rear end, sideswipe and angle type collisions made up approximately two thirds of all recorded collisions, which 

is likely attributed to the short block sections, heavy volumes in some areas, the proximity of adjacent traffic 

signals and multiple conflicts at driveways, parked vehicles and intersections. Turning Movement (15%) and 

single vehicle unattended (12%) collisions were also found to be notable. 

Table 2 summarizes the collision history by intersection, including the total number of collisions, percent 

causing injury, number of collisions with vulnerable road users, and the most frequent collision type. Similarly, 

the mid-block collisions are summarized in Table 3. 

Table 2: Collision Summary at Study Area Intersections, Vulnerable Road Users 

Intersection Location 

# 

Collisions 

in 5 Years 

% 

Causing 

Injury 

# 

Collisions 

with Peds 

# 

Collisions 

with Bikes 

Most frequent type of 

collision and % of total 

collision at that location 

Scott/Holland 22 5% 0 0 
Sideswipe (41%), 

Turning Movement (27%) 

Spencer/Holland 3 33% 0 0 
Rear End, Sideswipe, angle 

(33% each) 

Armstrong/Holland 6 0% 0 0 Angle (100%) 

Wellington/Holland 26 12% 2 1 
Rear End (35%),  

Sideswipe (31%) 

Scott/Parkdale 33 18% 0 3 Rear End (36%) 

Spencer/Parkdale 7 14% 0 0 Angle (71%) 

Armstrong/Parkdale 8 38% 1 1 Rear End, Angle (38% each) 

Parkdale/Wellington 38 8% 0 1 
Rear End (37%), Sideswipe 

(26%), Turning (21%) 

Gladstone/Parkdale 21 33% 2 2 
Rear End (48%), Sideswipe 

(29%) 

Spencer/Hamilton 0 0 0 0 n/a 

Armstrong/Hamilton 2 50% 0 1 Angle (100%) 
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Table 3: Collision Summary at Study Area Mid-Block Locations 

Midblock Location 

# 

Collisions 

in 5 Years 

Length 

of 

Segment 

% 

Causing 

Injury 

# 

Collisions 

with AT 

Most frequent type of collision 

and % of total collision at that 

location 

On Holland Ave 9 460m 22% 0 
Turning (44%), Sideswipe and 

Single Unattended (22% each) 

On Scott St 7 225m 14% 1 bike Turning Movement (43%) 

On Parkdale Ave 25 645m 12% 1 ped 
Rear End (36%), Single 

Unattended (28%), Angle (24%) 

On Wellington St 21 230m 0% 0 Single Unattended (62%) 

On Armstrong St 3 230m 0% 0 Single Unattended (67%) 

On Spencer St 3 230m 0% 0 Single Unattended (100%) 

 

In review of intersection patterns fronting and surrounding the site, the four intersections and adjacent street 

segments are not observed to have notable vehicle collision patterns in the 5-year period. The following VRU 

collisions occurred in the vicinity of the proposed site: 

▪ Parkdale/Armstrong recorded a single pedestrian and cyclist collision, each resulting in an injury. Both 

collisions involved a westbound left turning vehicle. Given the lane arrangement, protected left turn 

movements would not be possible. A leading pedestrian interval should be considered in the east-west 

direction to improve VRU safety. 

▪ Hamilton/Armstrong recorded a collision with a cyclist between a westbound through vehicle and a 

northbound through cyclist. The incident resulted in an injury. 

Intersections such as Scott/Holland, Wellington/Holland, Scott/Parkdale, Wellington/Parkdale and 

Gladstone/Parkdale are all arterial-to-arterial or arterial-to-collector intersections which handle larger volumes 

of vehicles and heavier turning movements which generally correlate to higher frequency of collisions and 

considered an expected result. This is demonstrated by collision rates less than 1.0 collisions/MEV (Million-

Entering-Vehicles) 

A further review showed that all of the intersections with 6 or more collisions resulted in a non-fatal injury rate 

of less than or equal to 20%, which is normally considered within an acceptable threshold, with the exception 

of Armstrong/Parkdale and Gladstone/Parkdale. Of the 7 collisions resulting in non-fatal injury at the 

Gladstone/Parkdale intersection, 4 of them (57%) were a result of collisions with cyclists and pedestrians. The 

general low propensity of injury causing collisions is likely a result of low operating speeds and likely low speed 

impacts. The two collisions with cyclists involved sideswipes, like as a result of the shared bike/vehicle lanes. 

The majority of mid-block collisions were categorized as single unattended vehicle, likely involving vehicles 

colliding with parked vehicles, resulting in little to no injury causing collisions.  

Where more than 6 collisions were recorded at a single location, further review was undertaken.  

▪ At Scott/Holland, 5 of 9 sideswipe movement collisions occurred from northbound vehicles changing 

lanes. All 9 resulted in property damage only.  

▪ At Wellington/Holland, 2 of 3 collisions causing injury involved a pedestrian. 7 of 9 rear end collisions and 

6 of 8 sideswipe collisions involved vehicles travelling either northbound or southbound, but all resulted 

in property damage only.  

▪ At Scott/Parkdale, 3 of 6 collisions causing injury involved cyclists. Two of them involved left-turning 

vehicles and the other a right-turning vehicle. Of the 12 rear end collisions, 8 involved northbound 

vehicles, however they all resulted in property damage only.  

▪ At Spencer/Parkdale, 5 of 7 collisions were a result of angle collisions, with the initial vehicle headed 

eastbound (either going through or turning) and the second vehicle headed northbound. One collision 

resulted in a non-fatal injury, while the remainder were PDO-only. All collisions occurred in the daylight, 

with one having rain as a contributing factor. 

▪ As discussed previously Armstrong/Parkdale experienced 2 of 8 collisions involving vulnerable users.  
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▪ At Parkdale/Wellington, most collisions (35 of 38) resulted in property damage only. No clear pattern was 

observed based on the available data.  

▪ As previously discussed, Gladstone/Parkdale experienced 2 collisions with pedestrians and 2 collisions 

with cyclists, all resulting in injury. It was observed that 12 of 16 rear end and sideswipe collisions were 

the result of an initial vehicle travelling northbound or southbound.  

▪ On the Holland Ave mid-block segments, 2 of 9 collisions resulted in injury, however no pattern was 

found.  

▪ On Scott St mid-block segments, 1 collision involved a cyclist resulting in injury.  

▪ On Parkdale Ave mid-block segments, most of the collisions resulted in property damage only. It is 

noteworthy that this segment is much longer than other analyzed segments and thus gives the impression 

that it has a higher propensity for collisions. None of the sub-sections that were conglomerated into the 

Parkdale segments experienced a notoriously higher propensity for collisions. 

▪ On Wellington St mid-block segments, 13 of 21 collisions resulted with a single unattended vehicle, likely 

a result of a parked vehicle being hit. None of the collisions on Wellington St mid-block resulted in injury. 

A total of 6 collisions with pedestrians, and 10 collisions with cyclists (7% of all collisions) was recorded within 

the study area. 7 of 10 (70%) of the cycling collisions occurred on intersections with Parkdale Avenue.  

PARKDALE AVENUE / SPENCER STREET INTERSECTION 

Within the 5-year collision data, 5 of 7 collisions were a result of angle collisions, with the initial vehicle headed 

eastbound (either going through or turning) and the second vehicle headed northbound. One collision resulted 

in a non-fatal injury, while the remainder were PDO-only. All collisions occurred in the daylight, with one having 

rain as a contributing factor. 4 of 5 collisions occurred during the PM peak period (2PM-6:00PM) while the 

remainder occurred during the AM peak period. Based on the TIA Guidelines, the number of collisions do not 

represent a pattern (i.e. more than 6 collisions in the same direction in a 5-year period) nor does the collision 

rate (0.35 collisions/MEV) demonstrate an unusual number of collisions. 

Figure 10 illustrates a high-level review of the required sightline to northbound traffic (60 km/h speed = 130m 

sight line requirement) for the westbound left turn. The analysis found that sightlines are adequate from 

Spencer St to the south. The proposed development will increase the available sight line from the stop bar by 

providing an adequate sight triangle and introducing an additional setback for the building. Southbound 

queues and vehicles parked in the southbound direction can also obstruct this sightline, creating a hazardous 

conflict with northbound vehicles. 
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Figure 10: Sightline Analysis, Eastbound Left Turn from Spencer Street 

 

The eastbound Spencer St and westbound Oxford St approaches are stop-controlled. Less than 20 veh/h use 

the eastbound through or left turn during the peak hours due to the congestion on Parkdale Ave. Given that the 

collisions occur with northbound vehicles, the current issue is likely that a courtesy gap is provided in the 

southbound traffic flow, and the eastbound vehicle does not see/yield to a northbound vehicle.  

The following mitigation measures can be considered to mitigate the existing safety issue: 

▪ Removal/restriction of parking on southbound Parkdale Avenue, which can improve sight lines to the 

south. 

▪ Implementation of weekday peak period turn restrictions at the intersection using signage, similar to 

Parkdale / Tyndall. 

▪ Permanent turn prohibitions in the form of a right-in right-out. This would represent a complete removal of 

the movement. 

▪ Installation of a traffic signal, which could coincide with the woonerf/closure of Armstrong St. 

It is worthwhile to note that this existing intersection configuration is typical on many of Ottawa’s urban arterial 

roadways (Parkdale, Holland, Wellington, etc.). Permanent movement closure is not preferred as it can restrict 
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movement through the community during non-peak hours. The proposed development is anticipated to 

increase the left turn by 9 vehicles in the morning peak hour and 5 vehicles during the afternoon peak hour, 

which is altogether negligible. 

 

SUMMARY OF SAFETY RECOMMENDATIONS 

The following safety recommendations have been identified based on a review of historical collisions: 

▪ Removal of parking on southbound Parkdale, from Spencer to Armstrong. 

▪ Monitoring of the Parkdale/Spencer intersection to consider the implementation of left turn/through turn 

restrictions. 

▪ A leading pedestrian interval for east-west pedestrians at Parkdale/Armstrong. 

Since no north-south cycling facilities are available within the study area, the City of Ottawa could consider 

improving the cycling network by implementing north-south cycling facilities such as the envisioned on-road 

bike facilities on Holland Ave as part of the Scott St CDP (refer to next section for more details). Improvements 

at the intersection level such as protected left-turns or protected heavy right-turn conflicts could reduce 

collisions with active users, at the cost of vehicle level of service and possible longer queues. A less imposing 

approach to vehicle level of service while providing better vehicle and active transportation priority could 

include leading bike/pedestrian intervals to better improve visibility of active users before vehicle turning 

movements begin or providing alternate routes for bikes where fewer vehicle volumes are present.  

2.1.3. Planned Conditions 

Future Transportation Network Changes 

Community Design Plans (2011 and 2014) 

The development is within the Wellington St West Community Design Plan (CDP – April 2011) and along the 

southern periphery of the Scott St CDP (January 2014). Within the CDPs, there are proposed improvements to 

crosswalks at intersections and mention of the future bike lanes proposed on Holland as shown in Figure 9. Of 

note, the Wellington St West CDP recommends publicly accessible paths through private developments 

(Section 3.2.7) where applicable and feasible.  

Figure 11: Scott St CDP Proposed Network Enhancements 
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Ottawa LRT Stage 2 (Began Construction 2019) 

The site is located within 600m walk from existing Tunney’s Pasture LRT Station, where Stage 1 of the LRT 

finishes, and Stage 2 rail extension begins. Stage 2, as shown in Figure 10, is a package of three extensions – 

south, east and west – totaling 44 km of new rail and 24 new LRT stations. Stage 2 of the City of Ottawa LRT 

system is currently under construction, with the south extension operational since January 2025, the east 

extension to open by 2026, and the west extension by 2027 1F

2. Once this extension is complete, the site will 

have various new destinations using rapid grade-separated LRT transit.    

Figure 12: Stage 2 LRT System Map 

 

Official Plan (2021) 

According to the Official Plan, transit priority corridors are proposed on Wellington St, and Holland Ave. 

Currently, there are no active studies for any of these transit priority corridors.  

Figure 13: Official Plan – Ultimate Transit Network 

 

 

2 https://ottawacitizen.com/news/local-news/east-and-west-rail-extensions-behind-schedule-light-rail-subcommittee-hears 
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Transportation Master Plan (2025) 

Within the TMP active transportation project list, a feasibility study has been identified on Holland Ave from 

Tyndall St to Scott St for future cycling facilities. No study was found for this corridor. 

On July 2025, the City of Ottawa adopted Phase 2 of the TMP. No projects were identified within the study area 

for “Pedestrian Projects with Prioritization”. The “Cycling Projects with Prioritization” however highlight a first 

phase project on Holland Ave from Scott St to Byron Ave.  

There are no highlighted road improvements within either the “Road Network – Needs Based” or “Priority” 

maps. The “Transit Network – Needs Based” and “Priority” maps illustrates both Holland Ave and Wellington St 

as part of the transit priority corridor.  

Scott St Improvements and Protected Intersections (2024 & On-Going) 

Construction is on-going for the Scott St cycling facilities plus protected intersection designs including cross-

rides, pedestrian and cyclist refuge islands, cycle-tracks and pin curbs at some locations and no-right-turn-on-

red plus protected turn movements at some locations. Further details were provided in Section 2.1.2 Existing 

Pedestrian/Cycling Network and on Appendix B which includes a roll plan from Parkdale Ave to Bayview 

Station. A snip illustrating the modifications at Scott/Parkdale has been provided in Figure 12. 

Figure 14: Scott St Improvements – Protected Intersection   

 

 

New Ways to Bus (OC Transpo Bus Routes) 

Once the Confederation Line West Extension is complete (forecasted by 2026-2027), bus routes are expected 

to change to work in conjunction with parallel LRT service beyond Tunney’s Pasture. The latest bus route 

updates were performed on August 19, 20242F

3 in preparation for the Trillium LRT Line which has since come 

into operation. A summary of the proposed bus routes has been provided in Figure 13. 

 

3https://www.octranspo.com/images/files/maps/network_maps/New_service_map_ROUTE_REVIEW_2024_(MASTER)_19

Aug2024.pdf 
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Figure 15: New Ways to Bus (OC Transpo Routes) – April 2026  

 

Other Area Developments 

The following section outlines adjacent developments in the general area that were considered in the TIA. Figure 

14 illustrates the site context for other area developments near the subject site with a description of each 

development below:  

Figure 16: Other Area Developments (April 2026) 

 

1 – 1546 Scott St 

A 25-storey mixed-use building is proposed consisting of approximately 230 dwelling units and ground floor retail. 

The anticipated buildout year of the development is 2024, however it has not been built yet. Based on the TIA 

prepared by IBI on August, 2022, the development is expected to generate a net increase of 13 and 14 veh/h 

during the morning and afternoon peak hours, respectively, which will be added to background volumes. 
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2 – 1560 Scott St 

A 25-storey mixed-use building is proposed consisting of approximately 281 dwelling units and ground floor retail. 

No TIA was found, however based on proxy nearby 1546 Scott St development, it is expected to produce less 

than 20 veh/h trips during the busiest peak hours. 

 

3 – 83 Hinton St 

A 7-storey mixed-use building is proposed. No TIA was found.  

 

4 – 1186 Wellington St 

An 18-storey mixed-use building is proposed consisting of approximately 240 dwelling units and ground floor 

retail. The anticipated buildout year of the development is 2025. Based on the TIA prepared by CGH on June, 

2021, the development is expected to generate a net increase of 58 and 69 veh/h during the morning and 

afternoon peak hours, respectively, which will be added to background volumes. 

 

5 – 211 Armstrong St 

A 3-storey low-rise building with 12 units is proposed. No TIA was found.  

 

6 – 177 Armstrong St 

A 3.5-storey low-rise building with 18 units is proposed. No TIA was found.  

 

7 – Tunney’s Pasture Master Plan 

A masterplan for the redevelopment of Tunney’s Pasture complex is still ongoing and may include office and 

workspace for 22,000 to 25,000 employees and 3,400 to 3,700 new residential units. No TIA was found.  

2.2. Study Area and Time Periods 

For the purposes of this report, the proposed development is assumed to be fully constructed by 2028. The full 

buildout scenario and five-years after development buildout will be analyzed, 2028 and 2033. The future horizon 

years analyzed will use the weekday morning and afternoon peak hour traffic volumes. Proposed study area 

intersections are listed below and illustrated in Figure 15. Note: the intersection of Wellington/Caruthers was 

omitted from analysis given the anticipated low turning volumes, one-way nature (inbound to Wellington only) 

and negligible impact forecasted from this development.  

▪ Scott/Holland 

▪ Spencer/Holland 

▪ Armstrong/Holland 

▪ Wellington/Holland 

▪ Spencer/Hamilton 

▪ Armstrong/Hamilton 

▪ Scott/Parkdale 

▪ Spencer/Parkdale  

▪ Armstrong/Parkdale 

▪ Wellington/Parkdale 

▪ Gladstone/Parkdale 
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Figure 17: Study Area and Intersections to be Analyzed 

 

2.3. Exemption Review 

The following modules/elements of the TIA process provided in Table 4 are recommended to be exempt in the 

subsequent steps of the TIA process, based on the City’s TIA guidelines and the subject site: 

Table 4: Exemptions Review Summary 

Module Element Exemption Consideration 

4.1 Development Design 4.1.3 New Street Network Only required for plans of subdivision 

4.6 Neighbourhood 

Traffic Management 
All 

Reference criteria not met; less than 75 auto trips 

forecasted. 

4.7 Transit 4.7.2 Transit Priority Less than 75 auto trips forecasted. 

4.9 Intersection Design 
All but site access 

intersection 
Less than 75 auto trips forecasted. 

 

3.0 FORECASTING 

3.1. Development Generated Travel Demand 

3.1.1. Trip Generation and Mode Shares 

Trip Generation Rates 

The proposed development will consist of approximately 452 residential units and approximately 5,968 ft2 of 

ground floor retail space located in a new L-shaped mixed-use building, as well as the additional standalone 

Carleton Tavern pub. The retail space is considered negligible, as it will be similar to existing retail and will likely 

provide ancillary uses for the proposed development and surrounding areas, intended for local active trips only 

and internal trip capture. As such, it is not anticipated to generate new vehicle trips). For this reason, the 

commercial use and Carleton Tavern trip generations are considered to be negligible and excluded from the 

analysis. 
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The appropriate trip generation rates for high-rise residential units were obtained from the 2020 TRANS Trip 

Generation Manual. The Manual provides person-trip rates during the peak AM and PM periods (i.e. 7am-9:30am 

and 3:30pm-6pm). The trip rates are summarized in Table 5 below. 

Table 5: Proposed Development Trip Rates 

Land Use  ITE TRANS Source 
Data  

Source 

Trip Rates 

AM Peak PM Peak 

Residential “High-Rise Residential” TRANS T = 0.80(du); T = 0.90(du); 
Note: T = Average Vehicle Trip Ends; du = Dwelling unit 

 

Using the TRANS Trip Generation rates from Table 5, the total amount of person trips generated by the 

approximate 452 residential units was calculated by multiplying the rate by the number of units, for the morning 

and afternoon peak periods, as shown in Table 6.  

Table 6: Residential Units Peak Period Person Trip Generation 

Land Use 
Dwelling 

Units 

AM Peak Period 

Person Trips 

PM Peak Period 

Person Trips 

High-Rise Residential 452 362 407 

 

The proposed residential units are anticipated to generate approximately 362 and 407 total person trips during 

the morning and afternoon peak hours respectively. The total peak period person trips in Table 6 are then divided 

into different travel modes using mode share percentages obtained from the 2020 TRANS Manual for the 

“Ottawa West” district. Table 7 provides the travel mode breakdown for the proposed high-rise apartments. 

 

Table 7: High-Rise Apartments Peak Period Trips Mode Shares Breakdown  

Travel Mode 
Mode 

Share 

AM Peak Period 

Person Trip 

Mode 

Share 

PM Peak Period 

Person Trips 

Auto Driver 28% 103 33% 134 

Auto Passenger 11% 41 11% 46 

Transit 41% 149 26% 104 

Cycling 3% 12 7% 28 

Walking 16% 57 23% 95 

Total Person Trips 100% 362 100% 407 

 

Standard traffic analysis is usually conducted using the morning and afternoon peak hour trips as they represent 

a worst-case scenario. In the 2020 TRANS Manual, Table 4 provides conversions rates from peak period to peak 

hours for different mode shares. The conversion rates are provided in Table 8 below.  

Table 8: Peak Period to Peak Hour Conversion Factors (2020 TRANS Manual) 

Travel Mode 
Peak Period to Peak Hour Conversion Factors 

AM PM 

Auto Driver and Passenger 0.48 0.44 

Transit 0.55 0.47 

Bike 0.58 0.48 

Walk 0.58 0.52 

 

Using the conversion rates in Table 8 and the peak period person trips for different travel modes in Table 7, the 

peak hour trips for different travel modes can be calculated as shown in Table 9. 

Table 9: Residential Peak Hour Trips Generated - TRANS Mode Share 

Travel Mode 
Mode 

Share 

AM Peak Hour (Trips/h) Mode 

Share 

PM Peak Hour (Trips/h) 

In Out Total In Out Total 

Auto Driver 28% 15 34 49 33% 34 25 59 

Auto Passenger 11% 6 14 20 11% 12 9 20 

Transit 41% 25 56 82 26% 28 21 49 

Cycling 3% 2 5 7 7% 8 6 13 

Walking 16% 10 23 33 23% 29 21 49 

Total Person Trips 100% 59 132 191 100% 111 80 191 
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Since the development is within 600m walk of a major LRT Station at Tunney’s Pasture, then the transit-oriented 

development (TOD) mode shares which propose 65% transit, 15% auto driver, 5% auto passenger, 5% cycling 

and 10% walking mode shares are generally considered appropriate. The transit mode share has been adjusted 

to account for higher anticipated walking and cycling mode share given the location of the site. Downtown Ottawa 

is located approximately 3km by bike via mostly physically separated cycling facilities, offering an attractive mode 

of commuting. Similarly, Tunney’s Pasture Complex is located approximately 600m from the site which hosts a 

large employment hub in Ottawa, likely attracting some additional walking trips for any tenant who may work 

there and live at this new development. A summary of forecasted trip generation by mode shares using proposed 

mode shares similar to TOD mode shares has been provided in Table 10. 

Table 10: Residential Peak Hour Trips Generated – TOD Mode Share 

Travel Mode 
Mode 

Share 

AM Peak Hour (Trips/h) Mode 

Share 

PM Peak Hour (Trips/h) 

In Out Total In Out Total 

Auto Driver 15% 9 20 29 15% 17 12 29 

Auto Passenger 5% 3 7 10 5% 6 4 10 

Transit 50% 30 66 95 50% 50 36 86 

Cycling 10% 6 13 19 10% 11 8 19 

Walking 20% 12 26 38 20% 28 20 48 

Total Person Trips 100% 59 132 191 100% 111 80 191 

 

As shown above, the proposed development is anticipated to generate approximately 191 total person trips, 29 

vehicle trips, 95 and 86 total transit trips, 38 and 48 walking trips, and 19 cycling trips during the AM and PM 

peak hours. As per the TIA Guidelines, any development producing less than 75 auto driver trips during a peak 

hour is exempt from Sections 3.3 Demand Rationalization, 4.6 Neighbourhood Traffic Management, 4.7.2 

Transit Priority and 4.9 Intersection Design and Performance.  

3.1.2. Trip Distribution and Assignment 

Based on the 2011 OD Survey (Ottawa West) and the location of adjacent arterial roadways, the distribution of 

site-generated traffic volumes was estimated as shown in Figure 16. Note that approximately 30% of all trips 

originating from this district stay internal to the Ottawa West area. 
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Figure 18: Site Generated Vehicle Traffic Percent Distribution 

 

The anticipated ‘new’ auto trips for the proposed development from Table 9 were then assigned to the road 

network with the distribution shown above, as shown in Figure 17, for the total site-generated traffic for proposed 

mode share. 
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Figure 19: Site-Generated Traffic Using Proposed Mode Shares - AM (PM) Weekday Peak Hour 

 

3.2. Background Network Traffic 

3.2.1. Transportation Network Plans 

Refer to Section 2.1.3: Planned Conditions. 

3.2.2. Background Growth and Other Area Developments 

As per guidance from the Official Plan, 60% of new population growth in the City of Ottawa is proposed via 

intensification and redevelopment of existing neighborhoods 3F

4. The site is located within the Tunney’s Pasture 

 

4 https://documents.ottawa.ca/sites/documents/files/section2_op_en.pdf section 2.2.1. 
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protected major transit station area (PMTSA) and within a hub designation within the official plan, which makes 

it a great candidate for intensification. The area is ripe for future high-rise and high-density intensification as 

many low-density housing currently exists near the LRT and an employment hub. As described in Section 2.1.3, 

there are various new developments proposed within a 500m radius which will be layered on individually to 

existing traffic volumes, plus various high-rise buildings which have been recently built or under construction.  

Keeping consistent with the big moves and priorities listed on the Official Plan and new Transportation Master 

Plan, future and existing trips in the area are expected to continue shifting towards active transportation modes 

including biking, walking and transit over driving. The city is currently investing in further cycling and pedestrian 

facilities within the core and is extending the reach of LRT.  

The following background traffic growth (summarized in Table 11) was calculated based on historical traffic 

count data (years 2007, 2008, 2011, 2014 and 2023) provided by the City of Ottawa at the Parkdale/Scott 

intersection near the site. Detailed background traffic growth analysis is included as Appendix E. 

Table 11: Parkdale/Scott Historical Background Growth (2008-2023) 

Time Period 
Percent Annual Change 

North Leg South Leg East Leg West Leg Overall 

8 hrs -1.38% -1.15% -1.31% -1.83% -1.43% 

AM Peak -1.07% -1.14% -1.26% -1.53% -1.27% 

PM Peak -2.02% -1.81% -1.23% -1.98% -1.75% 

 

The historic counts collaborate this shift in mode share with negative 1% to negative 2% annual decrease rates 

in vehicle counts within the study intersection. For this reason, a 0% annual growth rate is considered appropriate 

and even conservative for the transportation network analysis.  

3.2.3. Future Background Volumes 

The total number of new other area development vehicle trips projected to use study area intersections have 

been illustrated in Figure 18.  
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Figure 20: Other Area Development Trip Generation - AM (PM) Weekday Peak Hour 

 

These other area development volumes were then layered on to existing balanced volumes. Since no yearly 

background growth is anticipated, then the 2028 and 2033 background volumes will be the same. The 

resultant background volumes have been provided in Figure 19. 

The site is forecasted to have a nominal impact on the overall transportation network. It would rely on Spencer 

St for vehicle access. Should the access to Armstrong St be changed in the future, it would have no adverse 

impacts on site generated traffic. 
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Figure 21: Future Background Traffic Volumes (2028 & 2033) – AM(PM) Weekday Peak Hour 

 

3.3. Demand Rationalization  

The following section is exempt as less than 75 vehicle trips are anticipated (refer to Section 3.1). 
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4.0 ANALYSIS 

4.1.1. Design for Sustainable Modes 

Location of Transit Facilities 

The site is located within 600m walking distance of Tunney’s Pasture LRT Station. There are various routes 

with existing sidewalks from the site to the station, with the shortest route available via Spencer St to Holland 

St. This route also provides street lighting for pedestrian comfort. 

Transit stop #0880 headed southbound is located adjacent to the site, with its partner northbound bus stop 

located approximately 30m north of the site on the opposite side of Parkdale Ave. Pedestrians headed to/from 

the northbound bus stop may cross at the traffic signals currently provided at the intersection of 

Armstrong/Parkdale. Frequent bus route #14 and local bus route #56 operate using these bus stops. 

Additional bus routes are provided along Wellington St and Holland Ave, all serviced by sidewalks and street 

lighting.  

Pedestrian/Cycling Routes and Facilities  

Sidewalks are provided on most streets within the study area. There is currently a gap in sidewalk facilities 

along the western boundary of the site on Hamilton Ave N. As part of this redevelopment, the client intends to 

add a new sidewalk facility, effectively providing sidewalk facilities on all site frontages. The sidewalk facilities 

bounding the site are understood to be at least 2.0m wide or wider. 

A central courtyard is proposed which will allow pedestrian cut-through activity to and from Spencer St, 

Parkdale Ave and Armstrong St, connecting to the Parkdale Market, illustrated in Figure 20.  

The configuration, design and timing of Armstrong St remains to be assessed as the proposed development 

advances through the site plan approval stages. The design of the woonerf, status of Armstrong, and any 

adjacent intersection projects are to follow the City of Ottawa’s RMA process and be completed in consultation 

with the surrounding community. 

The site is bound by 3 local streets which provide low volume mixed vehicle cycling opportunities to reach 

higher order facilities such as the off-road MUP north of Scott St, the buffered curbside bike lanes or cycle-

tracks on Scott St or mixed facilities such as Holland Ave, Wellington St and Gladstone Ave. As previously 

mentioned, cycling improvements are proposed on Holland Ave from Scott St to Byron Ave as part of the 

“Cycling Projects with Prioritization” within the recently approved TMP Phase 2.    

Bicycle Parking 

Bicycle parking is anticipated to meet or exceed the minimum by-law. Further details will be available during 

Site Plan Application process.  

 

4.1.2. Armstrong Street Woonerf Concept 

Figure 22 also illustrates a high-level concept for Armstrong St as a Dutch-style ‘Woonerf’ street. This concept 

has been developed to provide a continuous connection between the proposed development and the Parkdale 

Market, enhancing the public realm for the growing community. This is considered an initial proof-of-concept, 

intended to illustrate potential street investments that can be undertaken by the City of Ottawa and Taggart. 

Armstrong St is envisioned to be re-constructed as a “shared surface” without curbs, sidewalks or traffic lanes. 

The benefits of the woonerf include: 

▪ A high-quality pedestrian-scale programmable environment connecting Parkdale Park to the proposed 

public use space at the 340 Parkdale site.  
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▪ Integrate and support the Parkdale Market operations through a curbless environment designed around 

the needs of the community. 

▪ Maintain a walking and cycling connection between Parkdale and Holland, connecting to the Parkdale 

Park. Future vehicle-pedestrian conflict areas will need to be clearly defined such that vehicle queueing 

spaces do not cause adverse impacts to upstream traffic while pedestrian safety is prioritized 

▪ Hostile Vehicle Management Measures (HVM) can be introduced along Armstrong St to mitigate the 

potential risk of a vehicle ramming event during event periods. This can include horizontal deflection 

measure designed within the landscaped area, such as retractable vertical bollards, crashed-rated 

planters, reinforced stone benches, and mature trees. This multi-layered approach ensures that the 

environment is self-enforcing, prioritizing the safety of recreational users through permanent, structural 

design rather than temporary barriers. 

▪ Reducing traffic on Armstrong St, shifting this traffic to adjacent arterial roads such as Wellington St. This 

traffic reduction could extend into the community to the east given the reduction in through traffic 

demand, increase local street road safety within the community. 

Figure 22: Vision for the Central Courtyard and Armstrong St 

 

There is potential through this project to investigate the closure of Armstrong St, from Parkdale to Hamilton by 

closing access to and from Parkdale. This would serve to eliminate through-traffic while enabling access to and 

from the Parkdale Market parling lot. Figure 23 illustrates alternative routes to Armstrong St. Considerations 

for detoured traffic include: 

▪ Armstrong St, despite being a local street, is currently used to bypass congestion on Wellington St for the 

broader community. It terminates at Holland Ave at its western extent. 
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▪ Closing the west leg of the intersection would force existing Armstrong St traffic onto parallel routes, such 

as Wellington St and Spencer St. The adjacent street network is porous; there are several routes into and 

out of the community which connect to adjacent arterial streets. 

▪ Spencer St is also a local street, which is traffic calmed west of Holland Ave. Given the amount of vehicle 

traffic on Parkdale, through movements at Parkdale/Spencer would be challenging. Similarly, the 

diversion would increase left turns from Parkdale which can increase the frequency of traffic conflicts. 

▪ There would be a negligible impact to typical emergency service operations given Armstrong St’s minor 

role in the transportation network. 

▪ A potential mitigation measure is to relocate the Parkdale/Armstrong signal to Spencer St. This would: 

▪ Provide a continuous connection from the traffic signal-controlled intersection of Holland/Spencer 

through to Parkdale/Spencer. 

▪ Increase the traffic signal spacing from 130m to 200m. 

▪ Mitigate turning and through movement conflicts at the Parkdale/Spencer intersection. 

▪ Allow Parkdale/Armstrong to be downgraded to a pedestrian signal to maintain connectivity for 

pedestrians and cyclists at Armstrong. 

Figure 23: Alternative Traffic Routes to Armstrong Street, from Parkdale Ave to Holland Ave 
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4.1.3. Circulation and Access 

The site proposes a singular vehicle access to underground parking located midway between Parkdale Ave and 

Hamilton Ave N. The access is proposed as a two-way 6.0m wide ramp with grade transitions from flat to 8% 

and a maximum grade of 18.5%. Although the ramp is mostly sheltered from the elements as there is a 

building podium above it, there are openings from both Spencer St and the courtyard in the back, requiring the 

use of a heated ramp melting device and textured concrete.  

A move-in entrance is proposed at grade level near to the access ramp. It is understood that tenants would use 

curbside space on Spencer St and use the “covered exterior walkway” located just west of the vehicle ramp. 

Note that Spencer St is almost 11m wide which is considered very wide for a local low volume street. This wide 

roadway design can accommodate loading operations without disrupting vehicular operations. A dedicated 

room for garbage storage is proposed just west of the vehicle ramp also, where it is understood that garbage 

would be wheeled outside to the Spencer St curb on pick-up days. Given the small size of the lot, trucking 

operations such as move in and garbage collection are proposed on the Spencer St rather than internal to the 

site. A signage plan will be reviewed during Site Plan Application. A preliminary sketch of the proposed access 

on Spencer St has been provided in Figure 24.  

Figure 24:  Spencer St Access and Operations 

  

4.1.4. New Streets Network 

Exempt, refer to Table 4. 

4.2. Parking 

Given the timing of this zoning by-law application, the parking requirements have been reviewed with respect to 

both the provisions in Zoning By-law 2008-250 and the new Zoning By-law 2026-50. 318 vehicle parking spaces 

and 515 bike parking spaces are currently proposed. The quantity of vehicle and bike parking spaces are 

currently being refined and will be confirmed during the Site Plan Application process. The SPA process will review 

opportunities for outdoor parking beyond the 465 indoor bike parking stalls. It will also review opportunities to 

use the underground space for other uses than parking, such bike repair stations. 

According to Zoning By-law 2008-250 - Part 4 – Parking, Queueing and Loading Provisions, the site is located in 

Area Z based on Schedule 1A and is within Rapid Transit Stations within Schedule 2A. Based on this, no off-
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street motor vehicle parking is required to be provided for residents. As per Section 102, visitor parking is 

required at a rate of 0.1 spaces per unit, excluding the first 12 units and with a maximum of 30 spaces per 

building. However, in accordance with the Planning Act Section 16(22)(a) and ministry approved OPA46, no 

visitor parking is required as the site is located within a Protected Major Transit Station Area (PMSTA).  

The new Zoning By-law 2026-50, Section 111 indicates that the site would not require any off-street parking, for 

either residential, residential visitors, or commercial spaces, based on its location within a PMTSA. 

It also would require that the site provide the following bike parking: 

▪ Residential – Short Term (Table 613B, Column a): minimum 2 spaces with an additional 1 space per 20 

residential units where a building contains more than 21 units, which results in a total requirement of 24 

short term bike parking stalls. At least 10 stalls must be located within 15m of the main entrance of the 

building, with the remainder within 30m of the building. At minimum, 50 percent of the spaces need to be 

covered by an awning or other structure. 

▪ Residential – Long Term (Table 613B, Column b) - Long Term: 1 stall per unit. The latest site plan shows 

452 units, resulting in 452 bike parking spaces located in a secure enclosure and inside the building.  

▪ Residential – Total: A combined total requirement of 476 bike parking spaces for the residential portion 

of the development.  

▪ Commercial – The site envisions 2 to 6 commercial retail units within a mixed-use building, resulting in 

the need for up to 4 parking spaces. The standalone Carleton Tavern is less than 500 m2 and has a front 

yard setback of less than 3 m, resulting in 0 space requirements as per section 613(18).  

Based on the new Zoning By-law 2026-50, the site would require a minimum of 480 bike parking spaces. 515 

spaces are proposed in the latest site plan, 35 spaces in excess of the minimum requirement. The current bike 

parking ratio provides 1 bike stall per 1 residential unit plus additional spaces for commercial and visitors, with 

opportunities to provide exterior stalls within the 340 Parkdale Ave ROW. A total of 24 inclusive spaces are 

required (5%).  

4.3. Boundary Street Design 

The following MMLOS analysis has been undertaken using the Multimodal Level of Service Guidelines Update 

(May 2025). 

4.3.1. Existing & Future Conditions 

The boundary streets to the proposed development are Parkdale Ave, Spencer St, Hamilton Ave and Armstrong 

St.  

• Parkdale Ave: 

o 1 vehicle travel lane in each direction 

o 2m sidewalk on both sides of road with no boulevard separation 

o More than 3,000 vehicles per day 

o Posted speed 40km/h 

o Classified as a mainstreet arterial roadway 

o Has active transit route 

o Is not part of the Crosstown Bikeway Network 

• Spencer St: 

o 1 vehicle travel lane in each direction 

o ~1.8m sidewalk on both sides of road with no boulevard separation 

o Less than 3,000 vehicles per day 

o Posted speed 40km/h 

o Classified as local roadway 

o No active transit route 

o Is not part of the Crosstown Bikeway Network 
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• Armstrong St: 

o 1 vehicle travel lane in each direction 

o 2m or more sidewalk on both sides of road with no boulevard separation 

o Less than 3,000 vehicles per day 

o Posted speed 40km/h 

o Classified as local roadway 

o No active transit route 

o Is not part of the Crosstown Bikeway Network 

• Hamilton Ave: 

o 1 vehicle travel lane in each direction 

o ~1.5m sidewalk on west side of road only with no boulevard separation, proposed future 

sidewalk along site frontage 

o Less than 3,000 vehicles per day 

o Posted speed 40km/h 

o Classified as local roadway 

o No active transit route 

o Is not part of the Crosstown Bikeway Network 

The proposed site is located within 600m of a rapid transit, not within 300m of a school and all segments are 

within a hub designation. Multi-modal Level of Service analysis for the subject road segments adjacent to the 

site is summarized in Table 12 with detail analysis provided in Appendix F. Note that the truck level of service is 

no longer calculated, but rather confirmed as part of the geometrics checks and truck turning templates. 

Table 12: MMLOS – Boundary Street Segments Existing and Future Conditions 

Road Segment 

Level of Service 

Pedestrian Bicycle  Transit  Public Realm  

PLoS Target BLoS Target TLoS Target PR Target 

Existing and Future Conditions 

Parkdale (Both Sides) B A E B D D C N/A 

Spencer (Both Sides) B A B B - N/A C N/A 

Armstrong (Both Sides) B A C B - N/A B N/A 

Existing Only Conditions 

Hamilton (West Side) D A B B - N/A C N/A 

Hamilton (East Side) F A B B - N/A D N/A 

Future Only Conditions 

Hamilton (West Side) D A B B - N/A C N/A 

Hamilton (East Side) B A B B - N/A B N/A 

Pedestrian 

None of the road segments met the desired target PLoS given the lack of boulevard separation between the 

road and sidewalk facilities. The road segment on Hamilton Ave fronting the site improves from PLoS ‘F’ to ‘B’ 

with the future proposed sidewalk.  

Bicycle 

The bike target BLoS was met at most locations except for Parkdale Ave and Armstrong St given their daily 

vehicle volume. Providing a bike lane or cycletracks would meet the target goal (based on certain combinations 

of facility widths and buffer from vehicle lanes).   

Transit 

Only Parkdale Ave has active transit routes and the TLoS targets were met.  
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Public Realm 

Overall, the road segments varied between a level of service of ‘B to D’ in existing conditions and ‘B to C’ in 

future conditions, showing an overall improvement in the overall health of the street. As per the MMLOS 

Guideline Report, a PR score of ‘B to C’ is considered “very good to good performance”. 

4.4. Access Intersection Location 

As per the new City of Ottawa TIA Guidelines revisions from June 14, 2023, this module has been compressed 

and former sections 4.4.2 Access Control and 4.4.3 Access Design have been moved to sections 4.9.1 and 

4.9.2 respectively. This module will focus on the location of the future access intersections.  

The proposed development includes a single vehicular access to an underground parking garage located 

midȤblock on Spencer St, between Parkdale Ave and Hamilton Ave N. Section 25(m)(ii) of the Private Approach 

ByȤlaw requires a minimum 60 m separation between a residential access serving 300 or more parking spaces 

and the nearest intersecting street line. The proposed access is approximately 30 m east of Hamilton Ave N 

and 35 m west of Parkdale Ave, and therefore does not meet this separation requirement. However, the 

proposal complies with the byȤlaw requirements for separation between private approaches, as no other 

accesses are located along the south side of Spencer St.  

The site is constrained by short frontages on all sides (approximately 65 m or less), making compliance with 

the 60 m separation requirement technically infeasible. The access location is not anticipated to cause an 

undue safety concern as the proposed mid-block location on a local street provides adequate physical 

separation from adjacent intersections and is not within the influence of a nearby traffic signal. In addition, 

despite the number of parking spaces proposed, forecast site-generated traffic volumes are low, and weekday 

peak-hour vehicle turnover is expected to be minimal based on TRANS trip generation and district mode share 

assumptions. As a result, the likelihood of vehicle spillback or operational impacts at nearby intersections is 

considered negligible. 

In addition, the Private Approach By-Law requirements for the City of Ottawa were reviewed: 

▪ The site is bound by the municipal road network on all four sides. All frontages are at least 60m long 

which permits having up to two two-way private approaches per frontage. This limit has not been 

exceeded and only a single access has been proposed. 

▪ The proposed access is proposed at 6.0m wide with sufficient curb radii to accommodate turning 

movements. The width at the street does not exceed 9.0m wide and is therefore in conformance with 

minimum and maximum widths allowed for a private approach.  

▪ The access proposes a grade that does not exceed 2% within the private property for a distance of 9.0m 

to the curbline, thus meeting the bylaw.  

▪ Part m section ii for private approaches is not applicable as Spencer St is classified as a local road.  

▪ The access will be located more than 3m from the property line.  

▪ Clear throat checks are not required as the access is to a local street, and accesses a parking garage 

ramp.  

▪ Turning lanes are not anticipated given the low forecasted vehicular volumes. 

▪ The access is anticipated to follow the City of Ottawa Standard Detail SC7.1 for a sidewalk crossing an 

access driveway.  
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4.5. Transportation Demand Management 

4.5.1. Context for TDM 

While the site offers commercial uses on ground floor, they are anticipated to generate negligible trips. For this 

reason, the trip generation as performed in Section 3.1.1. forecasts more people leaving the site in the 

morning and returning in the afternoon. 

Sections 3.1.1 and 3.1.2 describe how many trips are anticipated per travel mode and anticipates the likely 

locations that they will travel to and from based on the OD-Survey 2011. The site is located approximately 

600m walk from Tunney’s Pasture LRT Station, making it a great candidate for transit-oriented travel. The 

development is also located near a large employment hub and cycling infrastructure that connects to 

downtown, making active transportation an attractive way to commute to and from work/education/shopping.   

4.5.2. Need and Opportunity 

With investments in rapid transit within walkable distance, plus various active transportation facilities and 

nearby density, shopping and employment hubs, the site has a good opportunity to levy alternate modes of 

transportation from personal vehicle and help reduce its environmental footprint and congestion throughout 

the city. A strong focus on TDM measures to encourage sustainable active mode shares is highly 

recommended.  

4.5.3. TDM Program 

The TDM infrastructure and measures checklist has been completed as a recommended draft list given that 

this is a zoning by-law application and not a detailed Site Plan Application (SPA). These checklists will be 

revisited during SPA submission for this development. The draft measures have been provided in Appendix G.  

Regarding the TDM Supportive Development Design and Infrastructure Checklist: 

▪ All ten (10) Required measures related to walking and cycling (facilities and bicycle parking) and vehicle 

parking are anticipated to be satisfied. 

▪ Twelve (12) of fourteen (14) Basic measures related to walking and cycling, transit, ridesharing and 

parking are anticipated to be satisfied or are not applicable. 

▪ Five (5) of the of the seven (7) candidate Better measures are also proposed or are non-applicable, 

including: 

▪ Proposed 1 to 1 bike parking spaces to unit count. 

▪ Consideration for providing bikeshare and carshare facilities. 

▪ Consideration for a bike repair station. 

▪ Consideration for separate long-term and short-term parking areas. 

Regarding the TDM Measures Checklist, the developer has indicated there is a willingness to consider the 

following measures: 

▪ Six (6) out of seven (7) “basic” measures related to walking, cycling, transit, parking and TDM marketing 

will likely be satisfied. Three (3) of those, which have been designated by an asterisk (*), are considered 

by the TDM Measures to be some of the most dependably effective tools to encourage sustainable travel 

modes. This includes: 

▪ Designate an internal coordinator or contract with external coordinator.  

▪ Display walking and cycling information at major entrances. 

▪ Display transit information at major entrances. 

▪ *Offer preloaded PRESTO card to residents with one monthly transit pass. 

▪ * Unbundle parking costs from monthly rent. 

▪ * Provide multi-modal travel information package to new residents. 

▪ Four (4) out of eleven (11) “better” measures related to walking, cycling, transit, parking and TDM 

marketing will likely be satisfied or are not applicable. This includes: 

▪ Contract with provider to install on-site bikeshare.  
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▪ Contract with provider to install on-site carshare. 

4.6. Neighborhood Traffic Management 

4.6.1. Adjacent Neighborhoods 

Exempt, refer to Table 4. 

4.7. Transit 

4.7.1. Route Capacity 

Section 3.1.1 projects approximately 95 and 86 two-way transit trips for the AM and PM peak hours, 

respectively. The site is well supported by various transit routes, ranging from frequent bus routes to LRT and 

local routes. Given the various transit route options, it is hard to forecast which routes people may take. It is 

recommended that OC Transpo monitor transit usage and adjust their routes based on demand.   

4.7.2. Transit Priority 

Exempt, refer to Table 4. 

4.8. Review of Network Concept 

Within the Official Plan for the City of Ottawa, the site is located in a Protected Major Transit Station Area 

(PMTSA) and within a Station Core Zone, which have targets for providing high density near these major transit 

hubs.  

Figure 25: Zoning By-Law Schedule 333 

The site is currently zoned as mixed-use 

centre zone MC16[2063] F(6.0) S333-h 

and light industrial zone IL8[104] F(2.0) 

H13.5). As per Schedule 333 4F

5, the site 

may have some areas built as high as 

18-storeys as shown in Figure 22. A 38-

storey mixed-use building is proposed, 

exceeding the maximum height by 20-

storeys. The majority of the site is 

located within the MC land use which 

permits high-density residential uses 

with ground floor retail such as the 

proposed development.  

As summarized in Table 10, the 

development will generate less than 

200 peak hour person trips and 

therefore cannot exceed 200 trips 

above the equivalent volume permitted 

by the established zoning. 

Nonetheless, given the site’s context, 

within walking and biking distance to 

major destinations such as employment hubs, shopping, schools, etc. and also being within 600m walk to a 

major LRT transit station, then this development is a good candidate for higher density than existing zoning. 

 

5 https://documents.ottawa.ca/sites/default/files/schedule333_zbl_en.pdf 
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The scale of this development is considered adequate and aligns with City of Ottawa’s long-term planning 

vision.  

4.9. Intersection Design 

4.9.1. Intersection Control 

Exempt, refer to Table 4. Note that neither southbound or northbound left-turns were warranted at either 

Parkdale/Spencer or Parkdale/Armstrong as shown in Appendix H. 

5.0 FINDINGS AND RECOMMENDATIONS 

Based on the results summarized herein the following findings and recommendations are provided: 

Existing Conditions 

▪ The site is currently occupied by low-rise commercial uses.  

▪ The site is located within a Design Priority Area (DPA), a hub designated area and Protected Major Transit 

Station Area (PMTSA).  

▪ The site is located less than 600m walk from Tunney’s Pasture LRT Station and major bus transit 

connection hub. Tunney’s Pasture Station currently provides service to 11 frequent bus routes, 12 local 

routes, 9 connexion routes and 1 STO (Quebec) route. A bus stop is also located adjacent to the site 

which serves a local and frequent transit route.  

▪ A review of historic collision patterns within the study area revealed that there is a higher incident of 

collisions with cyclists along Parkdale Ave. Today, dedicated cycling facilities are not available for north-

south travel within the study area. As per the Transportation Master Plan, new facilities are anticipated on 

Holland Ave within the priority network. The implementation of these facilities will fill a gap in the cycling 

network and is expected to reduce the likelihood of cyclists being hit within the study area.  

Proposed Development 

▪ Taggart is proposing a mixed-use development consisting of an L shaped building with a general 6-storey 

podium along Spencer St and Hamilton Ave N, with a 38-storey tower facing Hamilton Ave N. The inside of 

the L will be reserved as a public courtyard with the Carleton Tavern pub reconstructed as a heritage 

standalone building along the corner of Parkdale Ave and Armstrong St.  

▪ There is an opportunity to convert Armstrong St to a “Woonerf Street” that would integrate the Parkdale 

Market with the proposed site, providing a seamlessly space which focuses on active transportation 

priority. This could potentially involve closing the west leg of the Parkdale/Armstrong St intersection, and 

investing in the public realm along Armstrong St. The site will also provide pedestrian permeability to and 

from Spencer St, Parkdale Ave and Armstrong St. The site transportation access would be unaffected by 

this closure. There remains to be further analysis, design and consultation through the City of Ottawa RMA 

process before this concept advances. 

▪ The new development will provide approximately 452 residential units, 5,643 ft2 of ground floor 

commercial placed towards Parkdale Ave and Armstrong St and will reconstruct the Carleton Tavern. The 

earliest buildout year assumed is 2028 for the purposes of this transportation assessment.  

▪ The trip generation for the site forecasts 29 ‘new’ two-way vehicle trips, 95 and 86 ‘new’ two-way transit 

trips, 38 to 48 ‘new’ two-way walking trips and 19 ‘new’ two-way cycling trips in the AM and PM peak 

hours. Based on the low forecasted vehicle trip generation, traffic analysis has been exempt based on the 

TIA Guidelines.  

▪ The City of Ottawa’s new Transportation Master Plan that was approved in July of 2025. Within the TMP, 

new cycling facilities on Holland Ave from Scott St to Byron Ave were identified as first phase priority. The 

transit “needs based” and “priority” networks also illustrate Holland Ave and Wellington St as transit 

priority corridors. There were no pedestrian or road network improvements proposed.  





 

 

Appendix A: 
TIA Screening Form and Site Plan  
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Appendix B: 
 Scott St Road Improvements  

  









 

 

Appendix C: 
 Existing Peak Hour Volumes   













































 

 

Appendix D: 
 Historic Collision Data   









 

 

Appendix E: 
 Historic Background Traffic Volume Growth 

  









 

 

Appendix F: 
MMLOS: Segment Analysis 

  







 

 

 

 

 

Appendix G: 
TDM Checklists 
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