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Traffic Impact & Parking Study – 2nd OPA/ZBA Submission 
Proposed Infill Redevelopment 

1785 Bloor Street West, Mississauga, ON 

1. INTRODUCTION 

Trans-Plan has been retained by 1785 Bloor Holdings Inc. to complete a Traffic Impact Study and Parking 

Study for a proposed 14-storey residential apartment at 1785 Bloor Street (the “subject site” or “site”, 

Mississauga. The study components include the following tasks: 

Traffic Impact Study 

 A review and assessment of the existing road network 

 A review of the site context and development proposal 

 An assessment of future background conditions based on anticipated traffic growth, area 

developments and planned transportation improvements in the study area 

 An assessment of the impact of site-generated traffic on the adjacent roadway network under future 

background and total traffic conditions 

 Determination of roadway and intersection improvements and transit and pedestrian / cycling 

infrastructure improvements, as required, to accommodate the proposed development 

Parking Study 

 A review of the auto parking supply and requirements based on the City of Mississaugas By-law 0225-

2007 

 Conduction of parking utilization surveys to determine existing parking requirements, and provide an 

analysis of future parking demands including that generated from the additional apartment building 

 Provide justification for reduced parking provisions at the site, if necessary. 

Traffic Demand Management (TDM) Plan 

 A review of the study area roadways for transit and active transportation facilities 

 A review of TDM guidelines to determine the TDM measures that would be appropriate for the 

planned development in terms of context, scale and land use 

Prior to conducting this study, City of Mississauga Transportation staff were provided a terms of reference 

to confirm the study scope and methodology. 

Correspondence with the City was completed after the first submission to discuss the methodology of the 

proxy parking surveys to be conducted for six days within a two week period. Further discussion is 

provided in Section 10. Thorough discussion with the City was also conducted to provide an acceptable 

access location suited to the City and the Applicant. The site access location has been pushed further east 

from the existing access to provide the furthest distance from the proposed signal location, while allowing 

good circulation within the subject site, as demonstrated in Section 11. 

2. SITE CONTEXT 

The subject site, shown in Figure 1, is located on the north side of Bloor Street, approximately 150m west 

of Bridgewood Drive in the City of Mississauga. The lot is currently occupied by an existing 10-storey 

apartment building containing 76 residential units, with access to the site provided from Bloor Street. The 

unit breakdown is as follows: 
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 Bachelor: 20 units 

 1-Bedroom: 18 units 

 2-Bedroom: 38 units 

Land uses in the immediate area surrounding the site include mostly high-rise apartment buildings with 

some commercial/service uses to the west, and a high school located to the north. Adjacent east is Ontario 

Hydro owned lands. Beyond the immediate area surrounding the site, land uses consist mostly of low-

density neighbourhoods. 

3. PROPOSED DEVELOPMENT 

The site plan, provided by onespace unlimited inc., is shown in Figure 2. The proposed development 

consists of a new 14-storey apartment building located in the rear portion of the site, consisting of 234 

units. The unit breakdown is as follows: 

 1-Bedroom: 69 units 

 2-Bedroom: 125 units 

 3-Bedroom: 40 units 

The existing apartment building on site is to remain unchanged, with the new structure to be in place of 

the existing parking lot. A total of 310 residential units are to be provided on-site, including the existing 

76 units. The unit breakdown is as follows: 

 Bachelor: 20 units 

 1-Bedroom: 87 units 

 2-Bedroom: 163 units 

 3-Bedroom: 40 units 

Parking on site is to be provided via 8 at-grade visitor parking spaces, and two levels of underground 

parking consisting of 278 spaces. In total, 286 parking spaces are provided, with 31 visitor parking spaces 

and 255 resident parking spaces. Although not included in the total parking count, 12 tandem parking 

spaces are also provided in the underground levels for resident use to be determined. Based on 

coordination with the City, the subject site access is to be relocated further east along the lot frontage. 

4. EXISTING CONDITIONS 

4.1 Road Network 

The roadways located in the study area are described as follows: 

Bloor Street is a major collector road that runs in an east-west direction, under the jurisdiction of the City 

of Mississauga. It consists of four travel lanes, two in each direction. The posted speed limit within the 

study area is 50km/h. 

Fieldgate Drive is a local road under the jurisdiction of the City of Mississauga, running in a north-south 

direction. It has two travel lanes, one in each direction. The speed limit is unposted, and is assumed to be 

50 km/h. 
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Bridgewood Drive is a local road under the jurisdiction of the City of Mississauga, running in a north-south 

direction. It has two travel lanes, one in each direction. The speed limit is unposted, and is assumed to be 

50 km/h. 

There is also a Signalized Pedestrian Crossing (PXO) located between the 1745-1759 site access driveways 

(30m west of subject site access), which will be included in the road network analyzed through this report. 

The existing study area roadway characteristics are shown in Figure 3. 

4.2 Transit Service 

The site is served by MiWay Transit, which provides transit routes across the city. The MiWay transit 

routes serving the area are as follows: 

MiWay Route 3, Bloor is a local bus route operating mainly in an east-west orientation along Bloor Street. 

The route connects riders from the Mississauga City Centre Transit Terminal at Square one to Kipling 

Terminal. The nearest stop is located at the signalized PXO approximately 40-meters west of the subject 

site access. 

MiWay Route 307, Philip Pocock-Bloor East is a high school bus route, operating exclusively with an 

eastbound route. The first stop is Philip Pocock Catholic Secondary School, then travels southbound as it 

services various secondary schools along Tomken Road, before travelling eastbound along Bloor Street, 

and the route ending at Kipling Terminal. As it is an exclusive eastbound route dedicated to secondary 

schools, the route is only operational during weekdays, and in service once per day. The nearest stop is 

located at the signalized PXO approximately 40-meters west of the subject site access. 

The approximate service times and peak service frequencies for the above routes are shown below in 

Table 1. A transit map is also provided in Figure 4. 

Table 1 – Transit Service in Study Area 

YRT Route 
Nearest Transit Stop to 

Site 

Approximate Service Times 
Approximate Peak 

Service Frequency (min) 

Weekdays (WD) Saturday (SAT) 
WD 
AM 

WD 
PM 

SAT 

3, Bloor 
40m west of 1785 Bloor 

Street Site Access 
4:06 – 3:32 05:20 – 01:03 15 13 22 

307, Philip Pocock – 
Bloor East 

40m west of 1785 Bloor 
Street Site Access 

14:38 
Not in 

Operation 
- - - 

Source: Triplinx website 

4.3 Traffic Counts 

Trans-Plan conducted turning movement counts (TMCs) at the study area intersection(s) and driveway(s) 

on Thursday November 25, 2021 (a typical weekday) during Step Three of Ontario’s Roadmap to Reopen 

due to the ongoing Covid pandemic. The detailed TMC data, and signal timing plans, are provided in 

Appendix A, and the count dates, times and peak hours are summarized below in Table 2. 
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Table 2 – Turning Movement Counts, Study Area Intersections and Driveways 

Location Count Date Count Hours Peak Hours 

Bloor Street and Bridgewood Drive 
(Signalized Intersection) 

Thursday 
November 25, 

2021 

7:00am – 9:30am 
4:00pm – 6:30pm 

8:00am – 9:00am 
4:45pm – 5:45pm 

Bloor Street and Fieldgate Drive 
(Signalized Intersection) 

8:00am – 9:00am 
4:00pm – 5:00pm 

Bloor Street and 1785 Bloor Street Site Access 
8:00am – 9:00am 
3:00pm – 4:00pm 

The existing traffic volumes for the weekday AM and PM peak hours are shown in Figure 5. 

4.4 Traffic Volume Comparison 

Trans-Plan conducted turning movement counts on Wednesday August 30, 2023 at the site access to 
better understand the impacts of vehicular traffic along Bloor Street due to the pandemic. The count hours 
were consistent with the 2021 counts, with the comparison provided in Table 3. The raw data for the 2023 
count is provided in Appendix A. 

Table 3 – Comparison of Bloor Street Vehicular Traffic in 2021 and 2023 

Count Date 

Bloor Street Peak Hour Vehicular Traffic 

Eastbound Westbound Total 

AM PM AM PM AM PM 

Thursday November 
25, 2021 

812 738 528 868 1,340 1,606 

Wednesday August 
30, 2023 

570 770 403 699 973 1,469 

Based on our review, the overall traffic volumes from the 2021 traffic count are higher than the counts 
surveyed in 2023. This could be due in part to multiple factors, such as being conducted in different 
seasons, and vehicle travel patterns changing due to the pandemic. The traffic analysis within this report 
carried forward with the 2021 counts to utilize the higher traffic volumes. 

5. FUTURE BACKGROUND CONDITIONS 

The future background traffic volumes for the weekday AM and PM peak hours are shown in Figure 6, 

based on review of background traffic growth, planned developments and roadway improvements. 

5.1 Background Growth Rate 

City of Mississauga Transportation Planning Staff were contacted to discuss a feasible growth rate for the 
study area roadways. It was recommended a 1% growth rate be applied to westbound AM peak traffic 
volumes, and a 0.5% growth rate applied to the eastbound PM peak traffic volumes. The growth rate was 
applied to the study area intersections for a future horizon year of 2027. 
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5.2 Background Developments 

Based on review of the City of Mississauga’s Active Development Applications, there are two notable 

background developments near the site that may have traffic impacts on the study area intersection(s) 

and driveway(s). These developments and their details are listed below in Table 4. 

Table 4 – Planned Background Developments  

No. City File No. Location Description of Application Trip Generation Source 

DEV 1 OZ 17/014 W3 

1750 Bloor 
Street & 

3315 
Fieldgate 

Drive 

A 17-storey apartment building 
and a 1-storey amenity building. 

The two existing apartment 
buildings will remain. 

Table 2 of the Traffic 
Impact Study Addendum, 

dated April 2020, 
prepared by LEA 
Consulting Ltd. 

DEV 2 OZ 20-003 W3 
1840 to 1850 
Bloor Street 

Two 18-storey apartment 
buildings containing 433 
residential units. The two 

existing apartment buildings will 
remain. 

Figure 7 of the Urban 
Traffic Considerations 

Report, dated February 
2020, prepared by BA 

Group 

The above noted developments and their respective traffic impact studies were referenced to obtain trip 

generation and distribution, which were then distributed to the study area intersections. It should be 

noted that the traffic study for the development at 1750 Bloor Street, opposite south of the subject 

development, did not include the drop-off area along Bloor Street in the analysis of future total traffic 

conditions, indicating it would be removed. In this case, traffic volumes obtained from the drop-off area 

and main driveway access were consolidated, with the intersection layout from its respective TIS carried 

forward through this analysis. 

The trip generation and assignment figures for these above background developments are provided in 
Appendix B. 

5.3 Future Roadway Improvements 

In 2021, the City of Mississauga has initiated the Bloor Street Integrated Road Project, a planning and 

preliminary design study for various road improvements to the Bloor Street corridor, which includes the 

section analyzed in this report. The road improvements planned through the Integrated Road Project will 

focus on road rehabilitation, road safety, noise walls, street-lighting, and cycling and transit facilities.  

The major changes to the section of Bloor Street within the study area will include widening the roadway 

to incorporate a signalized intersection at the driveways of 1759 and 1750 Bloor Street, replacing the 

pedestrian cross-over. Coordination and consultation with City staff was undertaken to arrive at an 

acceptable access location for the subject site, with the access as far east as possible from the proposed 

traffic signal. The City is currently reviewing the approved design on Bloor Street to provide cycle tracks 

on either side of the roadway, and reduce the lanes from four travel lanes, to three travel lanes. One lane 

is to be provided in each direction, along with a centre left-turn lane. The boulevard and pedestrian 

sidewalk are also to be maintained. 
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6. SITE TRAFFIC 

6.1 Trips Generated by Existing Uses 

A site visit and observation of the site access was conducted on Thursday November 25th, 2021. This 
included an in-out count of vehicles at the site access to determine the regular number of vehicles 
entering and exiting the site during the peak hours on a typical weekday.  Detailed traffic counts from the 
existing driveway access are provided in Appendix A, and summarized below in Table 5. 

Table 5 – Existing Site Trip Generation 

Location 
Units 

AM Peak Hour PM Peak Hour 

IN OUT IN OUT 
76 

1785 Bloor Street 

(Existing 10-Storey Apartment Building) 
Trips 13 16 18 20 

Total 29 38 

Based on the above information, the existing residential apartment building generates approximately 29 

and 38 two-way trips during the AM and PM peak hours, respectively. 

6.2 Trip Generation for Additional Development 

The auto trip rates from the Institute of Transportation Engineers (ITE) Trip Generation manuals, 10th 

Edition, Land Use Code (LUC) 222 for Multifamily Housing (High-Rise) was referenced to estimate the trip 

volumes generated by the new apartment building. The estimated trip generation for the new residential 

addition is shown below in Table 6. 

Table 6 – Site Trip Generation 

Land Use Size (units) 
Weekday AM Peak Hour Weekday PM Peak Hour 

In Out Total In Out Total 

Multifamily 
Housing (High-Rise) 

234   

ITE Code 222 

Distribution 26% 74% 100% 61% 39% 100% 

Equation T = 0.28(X) + 12.86 T = 0.34(X) + 8.56 

Rate 0.08 0.25 0.33 0.23 0.15 0.38 

Trips 20 58 78 54 34 88 

Based on ITE’s trip generation rates, the new apartment building on-site is expected to generate 

approximately 78 and 88 new two-way trips during the weekday AM and PM peak hours, respectively.  

6.3 Trip Distribution and Assignment 

Site trips for the proposed development were distributed to / from the subject site and the boundary 

roadways based on existing travel patterns obtained from the study area intersection and site driveway 

counts. 
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The existing directional distribution of traffic volumes along Bloor Street was analyzed, with the resulting 

volume split approximately 60 percent eastbound / 40 percent westbound during the weekday AM peak 

hour and approximately 55 percent westbound / 45 percent eastbound during the weekday PM peak 

hour. The estimated site traffic assignment for the weekday AM and PM peak hours is shown in Figure 7. 

7. FUTURE TOTAL CONDITIONS 

The future total traffic volumes for the horizon year 2027 during the weekday AM and PM peak hours are 

shown in Figure 8, respectively, obtained by adding the site trip assignment to the future 2027 background 

traffic volumes. 

8. CAPACITY AND VEHICLE QUEUING ANALYSIS 

8.1 Capacity Analysis 

A capacity analysis was performed for the study area roadways using Synchro analysis software. The 
capacity analysis results of the weekday AM and PM peak hours are shown in Appendix C. Capacity 
Analysis and Queue Sheets are provided in Appendix C. 

According to the City of Mississauga Traffic Impact Study guidelines, a volume-to-capacity (v/c) ratio of 

0.85 or less is considered acceptable for signalized intersections, and a v/c of 0.90 or less is acceptable for 

exclusive turning movements. 

The results for the study area intersections and driveway(s) are summarized as follows: 

Bloor Street & Bridgewood Drive 

Under existing conditions, this intersection operates well at an overall LOS of A during the AM and PM 

peak hours, with a maximum v/c ratio and delay of 0.40 and 34 seconds during the PM peak hour 

Under future 2027 total traffic conditions, it is expected to continue operating well at an overall LOS of B 

and A during the AM and PM peak hour, respectively. All individual movements operate acceptably with 

v/c ratios of 0.68 or better. 

Bloor Street & 1785 Bloor Street Driveway 

Under existing conditions, the driveway operates effectively at an overall LOS of A, with a maximum v/c 

ratio and delay of 0.37 and 18 seconds during the PM peak hour. 

Under future 2027 total traffic conditions, it is expected to continue operating well at an overall LOS of A, 

with the maximum delay for southbound motorists increasing marginally to 19 seconds. 

Bloor Street & 1750 Bloor Street Driveway / 1759 Bloor Street Driveway 

Under existing conditions, the driveway operates effectively at an overall LOS of A, with a maximum v/c 

ratio and delay of 0.28 and 22 seconds during the PM peak hour. 

Under future conditions, the intersection has been signalized, utilizing the signal timings at Bridgewood 

Drive as the basis for the timings. The intersection is expected to continue operating well, with an overall 

LOS of A. All individual movements are expected to operate with reserve capacity. 
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Bloor Street & Fieldgate Drive 

Under existing conditions, this intersection operates well at an overall LOS of B during the AM and PM 

peak hours, with a maximum v/c ratio and delay of 0.74 and 47 seconds during the AM peak hour. 

Under future 2027 total traffic conditions, it is expected to continue operating well at an overall LOS of B 

during the AM and PM peak hour. All individual movements operate acceptably with v/c ratios of 0.74 or 

better.  
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8.2 Vehicle Queuing Analysis 

A vehicle queuing analysis was performed for the study area intersections and driveways using SimTraffic 

analysis software, under the critical future 2027 total traffic conditions. A 30-minute seeding interval and 

60-minute recording period was used, and the simulation was run 3 times. 

The SimTraffic output sheets are provided in Appendix C, and the 95th percentile queue results are shown 

in Table 8. 

Table 8 – Vehicle Queuing Analysis Results, Future 2027 Total Traffic Conditions 

Intersection 
    Movement 

95th Percentile Vehicle Queues 

Weekday AM Peak 
Hour 

Weekday PM Peak 
Hour 

Bloor Street & Bridgewood Drive   

Eastbound Left / Through 
Eastbound Through / Right 

54 
58 

45 
56 

Westbound Left / Through 
Westbound Through / Right 

37 
30 

55 
57 

Northbound Left / Through / Right 
Southbound Left / Through / Right 

51 
30 

33 
26 

Bloor Street & 1785 Bloor Street Driveway   

Southbound Left / Right 10 13 

Bloor Street & 1750 Bloor Street Driveway   

    Eastbound Left / Through 45 49 

    Eastbound Through / Right 47 56 

    Westbound Left / Through 42 85 

Westbound Through / Right 50 87 

Bloor Street & Fieldgate   

Eastbound Left 
Eastbound Through 
Eastbound Through / Right 

28 
47 
48 

31 
53 
59 

Westbound Left 
Westbound Through 
Westbound Through / Right 

16 
60 
61 

21 
76 
78 

Northbound Left 
Northbound Through / Right 

22 
23 

25 
18 

Southbound Left 
Southbound Through / Right 

46 
56 

37 
40 

Based on the above queuing analysis, the 95th percentile vehicles queues for the signalized study area 

intersections are expected to be acceptable during the weekday AM and PM peak hours, under future 

2027 total traffic conditions. 

Once the signal control at 1750 Bloor Street is implemented, westbound vehicle queues may extend up 

to approximately 87m, or approximately 12 vehicle lengths. These vehicle queues may occasionally extend 

past the proposed site access location, however, coordination with the City was completed to determine 

the most appropriate location for the new access. Based on the capacity analysis of these driveways, the 
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control delay is minor and any vehicle queues would only affect drivers exiting the site for a brief period 

of time. 

9. PEDESTRIAN CROSSING REVIEW 

Trans-Plan’s site visit on Thursday, November 25th, 2021, also included observations of the existing PXO 

along Bloor Street, approximately 40m west of the site driveway, to determine its impact on the driveway 

access during the peak hours, based on the total number of pedestrian calls made, and the average 

number of vehicles queued as a result. Table 9 below summarizes the information collected from the 

observations, with detailed results provided in Appendix D. 

Table 9 – Survey Results of Existing PXO along Bloor Street 

Location: 

Signalized PXO, 30m west of 1785 Bloor Street Driveway 
AM Peak Hour PM Peak Hour 

Duration of PXO All-Red Time (Seconds) 30 

Number of Calls made per hour 13 14 

Average Number of Vehicles Queued per hour 5 9 

Observed Maximum Number of Vehicles Queued 12 14 

Approximate Vehicle Queue Length 

= 5.6 (TAC Standard Vehicle Design Length) x Observed 

Max. Number of Vehicles Queued 

5.6 x 12 = 

67m 

5.6 x 14 = 

78m 

 

As noted above, observations confirmed a maximum queue of 12 and 14 vehicles at the PXO during the 

AM and PM peak hours, respectively. Based on this information, an approximate length of those maximum 

vehicle queues was determined using the TAC standard vehicle design length of 5.6-meters. 

Although in some instances the westbound vehicle queue extended to and/or past the 1750 Bloor Street 

driveway, the total time vehicles spent queued at the PXO was never greater than 45 seconds, as the PXO 

signal displays all-red to east and westbound traffic for a total of 30 seconds, after which through traffic 

can proceed. Observations also confirmed the larger vehicle queues were typically westbound platoons 

of vehicles approaching the PXO at the tail-end of the pedestrian phase, and as a result were stopped for 

an even shorter period. In any case, vehicles entering or exiting the 1785 Bloor Street driveway were not 

observed to be queued extensively while waiting for the westbound vehicle queue to clear from the PXO. 

9.1 Summary of Findings 

As previously noted, the capacity analysis indicates that the study area intersections can accommodate 

the additional traffic generated by the site and are expected to continue operating acceptably in horizon 

year 2027. Given the similar v/c ratios and control delays between the analysis of future background and 

total traffic conditions, all intersection movements are expected to continue operating similarly to existing 

conditions, with minor increases in delays anticipated. In this case, the additional site traffic is not 
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expected to have a significant impact on the roadway, in the form of queueing through the adjacent 

driveway accesses, or the PXO (which is to be removed for a full signal control intersection in the future). 

10. PARKING STUDY 

10.1 Existing Parking Requirements 

A parking study was conducted to determine the parking demands of the existing residential development 

and to compare the demand with the parking supply and City of Mississauga Zoning By-law requirements 

for parking. The existing site parking requirements, based on the City Zoning By-law 0225-2007, Precinct 

4 (see Appendix E), are summarized in Table 10. 

Table 10 – Existing Site Parking Requirements, City of Mississauga By-law 0225-2007 

Land Use 
Size  

(units) 

Minimum Requirements 
Existing Supply 

Rate Spaces 

Residential 
76 

1.00 spaces per unit  76 88 

Visitor 0.20 spaces per unit 15 11 

Total 76  91 99 

Source: City of Mississauga Zoning By-law 0225-2007 

The City’s Zoning By-law parking requirement for the proposed uses is 91 spaces, whereas 99 spaces are 

provided on-site, resulting in a surplus of 8 parking spaces. It should be noted there are 3 existing parking 

spaces designated for service vehicles, which were not included in the total count of residential spaces as 

they are not intended for residents or visitors to the building. 

10.2 Proposed Parking Supply for New Development 

Auto parking is provided at-grade, and an underground parking garage with 2 parking levels, broken down 
as follows: 

 At-Grade (Visitor Parking Only): 8 spaces 

 P1 and P2 Levels: 23 visitor parking on P1 level and 255 resident spaces 

The total parking supply is 286 parking spaces. 12 tandem parking spaces are also provided for residents 
on the underground parking levels, but are not included in the parking supply count towards the 
requirements. 

10.3 Auto Parking Requirements for New Development 

Per the parking requirements in the City’s By-law, the site is required to provide a total of 372 spaces, as 

calculated in Table 11. 
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Table 11 – Parking Requirements for New Development, City of Mississauga By-law 0225-2007 

Land Use 
Size  

(units) 

Minimum Requirements 
Proposed Supply 

Rate Spaces 

Residential 
310 

1.00 spaces per unit  310 255 

Visitor 0.20 spaces per unit 62 31 

Total 310  372 286 

Source: City of Mississauga Zoning By-law 0225-2007 

Compared to the 372 space requirement, the proposed parking supply of 286 parking spaces results in a 

shortfall of 86 parking spaces, a deficit of 24 percent. 

10.4 Parking Utilization Survey 

To better understand parking needs for the site, a parking utilization survey was conducted by Trans-Plan 
to determine the demand of the existing residential building. 

The existing 76 unit apartment building provides 11 visitor parking spaces (~0.15 visitor spaces / unit), and 
88 resident parking spaces (~1.15 resident spaces / unit). 

The parking methodology was discussed with City staff, and the surveys were conducted for six days in 
two consecutive weeks. A surveyor was on-site to conduct spot counts every 30-minutes to record the 
residential and visitor parking demand. The following survey dates were conducted: 

 Friday September 8 and September 15, 2023 – 6:00pm – 1:00am 

 Saturday September 9 and September 16, 2023 – 2:00pm – 1:00am 

 Sunday September 10 and September 17, 2023 – 2:00pm – 1:00am 

The detailed parking survey results are provided in Appendix D and a summary of parking demand results 

for the apartment building on the weekday surveyed is shown in Table 12. 

Table 12 – Parking Utilization Survey Results, Peak Demands 

1785 Bloor Street (76 units) Resident Parking Visitor Parking 

Peak Time 
Sunday September 10, 

2023 – 12:00am 

Saturday September 9 and 

16, 2023 – Various times 

Peak Parking Demand (spaces) 70 4 

Parking Utilization 0.92 0.05 

The peak parking demand of the existing mixed-use building was 70 spaces for residents, and 4 spaces for 

visitors. The peak rate was 0.92 spaces per unit. The parking rates generated from the existing 

development were utilized to generate estimated parking demand for the future development based on 

the new total number of dwelling units. 
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10.5 Expected Peak Parking Demand 

To depict the peak parking demand of the future development more accurately, with the addition of the 

new residential building, parking rates and projected demand generated based on City By-law 

requirements were compared those generated by the surveyed peak parking rates. 

Table 13 – Comparison of Projected Parking Demand 

1785 Bloor 

Street 

Parking 

Statistics 

Zoning By-law Parking Requirement Observed Parking Survey Rates 

Resident Visitor Resident Visitor 

Rate 1.00 spaces / unit 0.20 spaces / unit 0.92 spaces / unit 0.05 spaces / unit 

Demand 310 spaces 62 spaces 285 spaces 16 spaces 

As noted above, the City parking requirements generate a parking rate of 1.20 for the proposed residential 

development, while the observed survey rates resulted in an overall rate of 0.97 spaces per unit, or 

approximately 301 parking spaces for the subject site. 

10.6 Parking Supply Allocation 

The proposed development is currently proposing a parking supply of 286 parking spaces, for an overall 

rate of 0.92 spaces per unit, which is 0.05 spaces per unit less than the surveyed parking rates. Based on 

the findings, the recommended parking supply allocation is shown in Table 14. 

Table 14 – Parking Allocation 

310 

units 
Resident Parking Visitor Parking Total Tandem Spaces 

Supply 255 31 286 12 

Parking Rate 0.82 spaces / unit 0.10 spaces / unit 0.92 spaces / unit 0.04 spaces / unit 

As the observed visitor parking demand of 0.05 spaces per unit is 25 percent of the By-law requirement 

of 0.20 spaces per unit, we would recommend an increase to 0.10 spaces per unit for visitors. Although it 

is still below the By-law requirement, the parking demand surveys demonstrated a fairly low number of 

visitors at the subject site, with the new addition expected to operate similarly. 

This results in a remaining rate of 0.82 spaces per unit for residential units, resulting in a residential parking 

supply of 255 parking spaces, compared to the expected residential parking demand of 285 parking 

spaces. Although each residential unit would not have a vehicle parking space, the residential units would 

be catered to those who do not own a personal vehicle. In addition, 12 tandem spaces are provided for 

residents for an additional 0.04 resident spaces / unit. Although not included in the parking supply count 

for requirements, the additional spaces would allow residents who require additional spaces to utilize the 

tandem spaces. 
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Electric vehicle (EV) parking is also to be provided as per the City By-law 0225-2007. 20 percent of the 

residential parking, and 10 percent of the visitor parking proposed are to be EV ready parking spaces. 

Based on the proposed parking supply, 51 of the 255 resident parking spaces, and 3 of the 31 visitor 

parking spaces are proposed to be EV ready. 

10.7 Transit Use  

To further support the reduced residential and visitor parking supply, in comparison to Zoning By-law 

0225-2007, a review of transit use was completed for the study area. 

The subject site is located in Ward 3 of the City of Mississauga. Using 2006, 2011 and 2016 Transportation 

Tomorrow Survey (TTS) data, the transit modal split within the ward was analyzed. 

Table 15 – Transit Split Comparison 

Area Transit Modal Split 
 2006 TTS Data 2011 TTS Data 2016 TTS Data 

Ward 3 11% 16% 15% 

Based on the TTS data, transit use has been increasing over the years in the study area. With a reduction 

of the observed peak resident parking demand of 285 spaces compared to the proposed resident parking 

supply of 255 parking spaces, the difference is 11% which can be resolved due to the transit use and 12 

provided tandem parking spaces. 

11. ON-SITE CIRCULATION STUDY 

An on-site circulation study was conducted using AutoTurn vehicle turning template software to 

demonstrate that design vehicles can safely and efficiently access the site and their designated areas. 

 Figure 9 demonstrates a 10m waste collection vehicle utilizing the proposed waste collection area 

without conflict. The vehicle forwards into the waste collection area, depicting a front-loaded waste 

collection vehicle, and reverses out of the waste collection area to exit the site along the 6m drive 

aisle. 

 Figure 10 demonstrates a loading vehicle entering the site and utilizing the proposed loading area, 

represented by a TAC heavy single-unit (HSU) vehicle, performing similar maneuvers as the waste 

collection vehicle. Figure 11 demonstrates the loading vehicle reversing out of the loading area, and 

forwards out to exit the site. 

 Figure 12 demonstrates two 5.2m passenger vehicles simultaneously using the ramp on the ground 

floor; one entering the ramp and one exiting the ramp.  

 Figure 13 demonstrates a 5.2m passenger vehicle entering the site, dropping off passengers in front 

of the building and circulating the front of the building to exit the site. 

 Figure 14 demonstrates a 5.2m passenger vehicle parking and exiting a critical parking spot in front 

of the building. 

 Figure 15 demonstrates two 5.2m passenger vehicles simultaneously using the ramp on the first 

underground parking level; one entering the ramp and one exiting the ramp. 
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 Figure 16 demonstrates a 5.2m entering and exiting a critical parking space on the first underground 

level parking. 

 Figure 17 demonstrates two 5.2m passenger vehicles simultaneously using the ramp on the second 

underground parking level; one entering the ramp and one exiting the ramp. 

The underground parking levels provide 7m drive aisles, with all end parking spaces provided sufficient 

space to enter and exit the parking spaces without conflict with adjacent spaces or columns. 

The vehicle turning templates show that the proposed driveways and internal drive aisles can 

accommodate the design vehicles and that site circulation is acceptable. 

12. TRANSPORTATION DEMAND MANAGEMENT PLAN 

A Transportation Demand Management (TDM) Plan is provided as part of this report in an effort to reduce 

traffic congestion and minimize parking demands by providing the public with a greater choice of 

opportunities to choose travel modes other than single-occupant vehicles. Our proposed TDM plan for 

the site is outlined as follows: 

Pedestrian Connectivity 

There is existing sidewalk infrastructure along all study are roadways, including Bloor Street which is 

approximately 15-20 meters south of the main entrance to the existing building, however there is 

currently not a walkway connection from the building to the sidewalk. 

As previously noted in Section 5.3, the Bloor Street Integrated Road Project proposes widening of the 

roadway, however as per the plans provided by the City, the sidewalk network and boulevard are to be 

maintained. 

The site plan (see Figure 2) also illustrates proposed concrete sidewalks within the site, connecting the 

main entrances of both buildings to the sidewalk network along Bloor Street. 

Cycling 

The existing sidewalk network along Bloor Street connects to Fieldgate Drive, which provides a signed bike 

route providing connectivity to multi-use trails along other major roadways such as Dixie Road, and 

Burnhamthorpe Road East. 

Based on the design plans for the Bloor Street Integrated Road Project, one-way cycling tracks are to be 

provided on both the north and south sides of Bloor Street, which will provide more exclusive connectivity 

to other cycling facilities located in the area. 

The addition of cycling lanes along Bloor Street will provide incentive to both residents and visitors to 

choose cycling over driving. 

186 long-term bicycle parking spaces, provided at 0.6 spaces / unit, are provided for resident use. 

52 short-term bicycle parking spaces, provided at 0.05 spaces / unit, are also provided at-grade for visitor 

use. 
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Transit 

As discussed in Section 4.2, the subject site is serviced by MiWay’s Route 3 and Route 307, with bus stops 

located along Bloor Street approximately 40m west of the subject site. The route provides connections to 

other major roadways such as Dixie Road (westbound), or towards Kipling Avenue (eastbound), where 

other major MiWay routes can be accessed, providing connectivity to the extensive transit network 

available. It is noted that Route 307 is for students and runs once in the AM and once in the PM. 

The Bloor Street Integrated Road Project currently does not indicate any transit improvements along the 

section of the corridor analyzed in this report. Furthermore, the Corporate Report for the Cross-Boundary 

Transit Service Integration Pilot Project, issued by the City of Mississauga on May 25th, 2021, was obtained 

and reviewed for relevant comments. This report identified opportunities for MiWay and TTC cross-

boundary services, which included Bloor Street just west of the study area analyzed in this report.  

However, it was noted that Route 3 is expected to maintain its existing service levels through this pilot 

project. 

Although there are currently no identified transit improvements for the section of Bloor Street analyzed 

in this report, the existing service is expected to generate some ridership due to the proximity of the bus 

stops to the subject site. 

Carpooling / Ridesharing 

To help reduce travel by single-occupant automobiles, residents are encouraged to carpool where 

possible. Designated carpool parking is typically provided at non-residential developments only; however, 

residents are encouraged to join programs such as the Smart Commute Program, which helps drivers find 

suitable carpool options while also encouraging users to use alternative modes of transportation. Smart 

Commute is one of a network of local transportation management associations across the GTA-Hamilton 

delivering TDM programs and services. 

Ridesharing is a growing trend within the GTA, allowing people without a vehicle to share a vehicle with 

others to their specified location. Uber was one of the first to start the ridesharing movement within the 

GTA. The ease of use with the smartphone application (app) is popular with young professionals and 

students who may look for other options than owning a personal vehicle for travel. 

Communication Strategy 

To inform residents and visitors of the alternative modes of travel available within the area, information 

packages should be provided and available at the reception area. The information packages could include 

the following: 

 City of Mississauga Cycling Map 

 Miway Transit Map and Route Schedules 

This information package will assist those in planning their trips with the growing transit and cycling 

infrastructure within the study area. 

TDM Monitoring Surveys 

To assess the TDM measures proposed, it is recommended that the Owner undertake TDM Monitoring 

Initial Surveys with residents and report back to City staff within two months of reaching 50 percent 
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occupancy. Two years after the Initial Surveys, the Owner is to undertake TDM Monitoring Follow-Up 

Surveys and report back to City staff within two months. The survey would include questions regarding 

the mode of transportation used by residents to determine whether these measures are suitable in 

supporting the reduced parking supply in comparison to the Zoning By-law. 

13. SUMMARY AND CONCLUSIONS 

13.1 Summary 

The key findings from the Traffic Impact and Parking Study 2nd OPA/ZBA submission, prepared for the 

proposed infill redevelopment at 1785 Bloor Street, Mississauga, ON, are summarized as follows: 

Traffic Impact Study 

 The existing residential development at the subject site consists of a 10-storey apartment building with 

76 dwelling units.  

 Based on TMC counts conducted at the subject site driveway, the existing residential development 

generates approximately 29 and 38 two-way trips during the AM and PM peak hours, respectively. 

 The new apartment building proposed on-site consists of a 14-storey apartment building including 234 

dwelling units. A total of 310 residential units, and 286 parking spaces are proposed. 

 Based on ITE’s Trip Generation manual, the additional apartment building is expected to generate 

approximately 78 and 88 new two-way trips during the weekday AM and PM peak hours, respectively. 

 The capacity analysis indicates that the site driveway, adjacent site driveways, and intersections along 

Bloor Street at Fieldgate Drive and Bridgewood Drive are expected to operate acceptably in horizon 

year 2027. No road improvements or signal timing adjustments are required to accommodate the 

traffic generated by the development.  

 The vehicle queuing analysis indicates that the queue lengths at the site driveway, adjacent site 

driveways, and intersections along Bloor Street are expected to be acceptable in horizon year 2027. 

 Observations of the existing Signalized Pedestrian Crossing (PXO) were conducted to confirm its impact 

on the site driveway, in the form of vehicle queuing while the pedestrian phase is active. Vehicle 

queues were noted to not exceed more than 14 vehicles during the PM peak hour. Additionally, the 

duration of queues was marginal, given the pedestrian phase only lasts 30 seconds. 

 Considering the results from the capacity and queueing analysis of existing, future background and 

total traffic conditions at the site driveways were similar, it can be concluded that operations at the 

site driveway will likely remain the same. In conclusion, the PXO is not expected to create extensive 

delays for motorists entering or exiting the site driveway, or adjacent site driveways. 

 Due to the ongoing Bloor Street study, a signal control was applied to the driveway at 1750 Bloor Street 

under future conditions, which is expected to replace the PXO in the future. Our analysis indicates that 

the roadway is expected to operate acceptably under these conditions. 
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Parking Study 

 The existing development provides 88 parking spaces for residents, and 11 pay-to-park spaces for 

visitor use, for a total of 99 parking spaces. 

 Proposed parking for the future development is to be provided via 286 parking spaces, at a proposed 

rate of 0.92 spaces / unit, through two levels of underground parking, 8 at-grade parking spaces, and 

12 tandem spaces not included in the total parking supply count of 286 spaces. 

 Based on the City of Mississauga By-law 0225-2007, the development is required to provide a total of 

372 parking spaces for the 310 residential units at a rate of 1.20 spaces per unit 

 To further understand parking demand at the site, a parking utilization survey was conducted for 6 

days in September 2023. The following summarizes the results from this study: 

 Existing required parking rate based off City By-law = 1.20 

 Existing observed peak parking rate = 0.97 (0.92 residential and 0.05 visitors) 

 The proposed development is currently proposing a parking supply of 286 parking spaces, for an overall 

rate of 0.92 spaces per unit, which is 0.05 spaces per unit less than the surveyed parking rates.  

 The proposed visitor parking rate for the site is 0.10 spaces per unit. Although it is still below the By-

law requirement, the parking demand surveys demonstrated a fairly low number of visitors at the 

subject site, with the new addition expected to operate similarly. 

 The proposed parking rate of the residential units is 0.82 spaces per unit, resulting in a residential 

parking supply of 255 parking spaces, compared to the expected residential parking demand of 285 

parking spaces. Although each residential unit would not have a vehicle parking space, the residential 

units would be catered to those who do not own a personal vehicle. 

 12 tandem spaces are also provided for residents for an additional 0.05 resident spaces / unit. 

On-Site Circulation Study 

 An on-site circulation study was conducted using AutoTurn vehicle turning template software to 

demonstrate that all design vehicles can safely and efficiently access the site and their designated 

areas.  

 Passenger vehicles can safely and efficiently access the underground ramps and park in critical spaces 

without conflict with adjacent spaces or columns. 

Transportation Demand Management Plan 

 The main entrance of each building is to provide walkways connecting with Bloor Street, allowing for 

connectivity to the existing sidewalk infrastructure. 

 Upon completion of the Bloor Street Integrated Road Project, one-way cycling tracks are to be provided 

on both the north and south sides of the corridor. 

 The site is currently served by MiWay Transit’s Route 3 (Bloor), and Route 307 (Philip Pocock-Bloor 

East), with transit stops located less than 50m west of the site. Existing transit connections near the 

site along Bloor Street are to be maintained, providing connectivity to the extensive MiWay transit 

network available throughout the city. 186 long-term bicycle parking spaces, and 52 short-term bicycle 
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parking spaces are proposed for the subject site to further encourage cycling by residents and visitors 

to the site. 

 Information packages (containing MiWay and cycling route maps, etc.) should be provided to future 

residents either by mail, or via an information session organized by the Developer / Applicant in 

conjunction with City of Mississauga Staff. Monitoring surveys are also recommended to be conducted 

to determine the efficacy of the proposed TDM measures and the travel modes used by residents. 

13.2 Conclusions 

To conclude, our traffic findings for horizon year 2027 indicate that the proposed development can be 

accommodated by the surrounding road network and no additional improvements are required. 

Discussion with City staff was conducted to locate the subject site access further east along the property 

frontage, to provide the furthest distance possible from the proposed traffic signal that is to replace the 

PXO west of the subject site. 

Parking surveys were completed at the existing apartment, resulting in a peak observed parking demand 

of 0.92 resident parking spaces per unit, and 0.05 visitor parking spaces per unit. The proposed parking 

supply allocation is 0.82 resident parking spaces per unit, and 0.10 visitor parking spaces per unit. 

Electronic vehicle parking spaces have also been provided as per the City By-law 0225-2007. 

The parking supply reduction is justified through our TDM plan which includes cycling use, transit, ride 

share, communication strategy, and a TDM monitoring survey for residents. A review of transit use within 

the study area indicates an increase of transit use and 15 percent of transit mode of travel since 2016. 

Trans-Plan is of the opinion that the proposed parking supply is sufficient to support the proposed 

residential development due to the reduced need of owning a single-occupant vehicle due to the 

alternative modes provided on-site and within the study area. 

Respectfully submitted, 

 

 

Anil Seegobin, P.Eng.                                                                                                    Charles Chung 

Partner, Engineer             Transportation E.I.T. 

Trans-Plan Transportation Inc.  

Transportat ion Consultants 
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1785 Bloor Street West, Mississauga, ON 

Figure 1 – Site Location 

Source: Google Earth 
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APPENDICES 
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Appendix B – Background Traffic Information 
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