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Executive Summary 

C.F. Crozier & Associates (Crozier) was retained by Forest Glen Shopping Centre Inc. to complete a 

Transportation Impact Study (TIS) & Parking Justification Study for a mixed-use high-rise residential 

development situated at 3403-3445 Fieldgate Drive in the City of Mississauga, Region of Peel. 

The analysis undertaken herein was completed using the Site Plan prepared by Onespace Unlimited 

Inc., dated August 23rd, 2024. The development consists of one 22-storey tower consisting of 204 

residential units and 1,792.78 sq.m. commercial area, one 18-storey tower consisting of 212 

residential units and one 13-storey tower consisting of 163 residential units and 1,077.15 sq.m. 

commercial area. 

The overall site proposes a total of 597 vehicle parking (454 residential and 143 shared commercial/ 

visitor), 401 bicycle parking spaces (361 long-term and 40 short-term) and consists of multiple 

underground parking levels. 

2024 Existing Conditions 

• The overall boundary road network operates at a Level of Service (LOS) "E" or better, with the 

exception of a few approaches at signalized intersections.  

• The westbound left-turn movement at the intersection of Dixie Road & Bloor Street operates 

at capacity during the weekday A.M. and P.M. peak hours and exceeds capacity during 

the Saturday peak hour. The minimum control delay observed is 101.2 seconds during the 

weekday A.M. peak hour. A Level of Service (LOS) of "F" is observed for all the peak hours. 

The overcapacity is expected to be an outcome of aggressive driving during intergreen 

phases. 

• A LOS “F” is observed for some approaches at the intersections along Burnhamthorpe Road. 

However, the delays are acceptable, and movements are under capacity. 

• The 95th percentile queue lengths for various movements exceed available storage during 

peak hours, but generally remain within the current taper lengths. The 95th percentile queue 

length for westbound left-turn at the intersection of Dixie Road and Bloor Street and 

westbound right-turn at the intersection of Burnhamthorpe Road and Ponytrail Drive exceed 

the available taper. 

2029 Future Background Conditions 

• The future background conditions include improvements in the Bloor Street preliminary 

design and removal of Fieldgate Plaza trips. 

• The intersections are anticipated to perform similarly to their current state, with further 

deterioration in operations for those already performing poorly, due to the reduction of one 

through lane in each direction along Bloor Street. 

• At the intersection of Dixie Road and Bloor Street, the westbound left-turn movement is 

anticipated to experience increased control delay and capacity issues during all peak 

hours, exacerbated by projected future background traffic volumes. Similarly, the 

southbound left-turn movement is forecasted to worsen, with an observed increase in the 

v/c ratio to 1.23. The 95th percentile queue lengths for these movements are also expected 

to grow by 10 to 20 meters. 
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• The eastbound left-turn movement at the intersection of Bloor Street and Havenwood Drive is 

expected to degrade to LOS "F" with a v/c ratio of 1.12 during the weekday P.M. peak hour, 

attributed to the loss of a westbound through lane. 

• Maximum 95th percentile queue lengths of 50 meters for southbound left-turns at Bloor Street 

and Fieldgate Drive during the weekday P.M. peak hour, and 75 meters for northbound left-

turns at Burnhamthorpe Road and Fieldgate Drive during the weekday A.M. peak hour, 

exceed available storage capacity. 

• The 95th percentile queue lengths for eastbound left-turns, westbound right-turns, 

northbound left-turns, and southbound left-turns are expected to exceed available storage, 

with particular concern for westbound left-turn queues potentially exceeding available 

taper capacity. 

Site Generated Trips 

The proposed mixed-use development is expected to generate a total of 218 trips (77 inbound and 

141 outbound) in the weekday A.M. peak hour, 270 trips (154 inbound and 116 outbound) in the 

weekday P.M. peak hour and 288 trips (159 inbound and 129 outbound) in the Saturday peak hour. 

2029 Future Total Conditions 

• Traffic operations are projected to maintain similar conditions compared to the associated 

future background scenario, although certain approaches are anticipated to deteriorate 

further compared to their corresponding 2029 future background conditions: 

• At Dixie Road & Bloor Street intersection, the westbound left-turn movement is expected to 

deteriorate further with a minimum v/c ratio of 1.54 and a minimum control delay of 160.3 

seconds. The southbound left-turn movement is also anticipated to worsen, with control 

delay increasing to 242.1 seconds and v/c ratio to 1.35. The 95th percentile queue for 

westbound left-turns is forecasted to increase by 20 meters during weekday A.M. and P.M. 

peak hours, and by 30 meters during the Saturday peak hour. 

• At Bloor Street and Fieldgate Drive intersection, the eastbound left-turn movement is 

expected to deteriorate further with a v/c ratio of 1.53 and an increase in control delay to 

310.9 seconds during the weekday P.M. peak hour. The westbound shared through/right 

lane is forecasted to have a v/c ratio of 0.93 during the weekday P.M. peak hour. The 95th 

percentile queue length for eastbound left-turns is expected to exceed storage capacity by 

only 5 meters, which can be accommodated within the available taper. 

• The 95th percentile queues at intersections along Burnhamthorpe Road are expected to 

align similarly with the future background scenario, with a minor increase in some queues by 

5 meters. Monitoring of the westbound right-turn queue at these intersections is 

recommended for future planning. 

• The unsignalized intersections, including site accesses at Fieldgate Drive and Ponytrail Drive, 

are anticipated to operate at LOS "C" or better, with no movements exceeding capacity or 

experiencing critical delays. 

• It is noted that a sensitivity analysis where the existing Bloor Street lane configurations remain 

and the Bloor Street bike lane project is not implemented. In this scenario, some movements 

would operate with long delays but all movements would operate within capacity. 
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Access Review 

• Sufficient sightlines are available at site accesses for vehicles turning left or right onto the 

roadways. Drivers are expected to use two-stage sight lines when approaching the access 

at Fieldgate Drivers, as the bend in the roadway and lay-by parking may obstruct direct sight 

lines for vehicles turning right. However, the crosswalk is located approximately 5.6 meters 

from the edge of the traveled roadway, allowing vehicles to proceed close to the edge 

before making their turn onto the major roadway. 

• The proposed sight accesses have sufficient corner clearance and meet the TAC GDGCR 

minimum requirements. 

• The driveway alignment with the existing Williamsport Drive is considered acceptable given 

the offset is 0.7 meters, which is within the TAC GDGCR maximum requirement of 1.5 meters. 

• Sufficient throat length is proposed at both the site accesses to accommodate any queues 

in the peak hours. 

Vehicle Maneuvering 

There are no expected vehicle maneuverability constraints within the subject site for fire trucks, 

waste collection vehicles, loading vehicles or passenger vehicles. 

Parking Assessment & Justification 

The proposed parking supply of 454 parking spaces for residents is in deficit by 209 spaces with 

respect to the City’s Zoning By-Law requirements and the shared commercial/visitor parking supply 

of 143 spaces meet the minimum requirement. 

A parking justification was conducted for the proposed development and the proposed auto 

parking supply for residents was determined to be adequate to support the needs of residents at 

the proposed site based on a review on the surrounding land-use context, transit availability and 

observed parking rates within the City of Mississauga. 

The accessible parking spaces meet the minimum Zoning By-Law requirement and is in surplus by 8 

spaces. 

The resident and commercial long-term and short-term bicycle parking supply meets the Zoning By-

Law requirement and short-term parking is in surplus by 4 spaces. 

Transportation Demand Management 

Transportation Demand Management (TDM) measures, including 'hard' measures like adequate 

cycling and pedestrian facilities, as well as 'soft' measures such as unbundling the parking supply 

and providing transit incentives, were recommended to reduce single-occupant vehicle trips and 

promote transit and active transportation. It is also recommended that the owner monitor TDM 

requirements and communicate TDM opportunities to residents to raise awareness of alternative 

transportation modes. 
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Conclusion 

Therefore, the proposed site is not expected to materially impact the surrounding study 

transportation network and supports the build out of a multi-modal transportation and can therefore 

be supported from a transportation perspective. 
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1.0 Introduction 

Forest Glen Shopping Centre Inc. retained C.F. Crozier & Associates Inc. (Crozier) to complete a 

Transportation Impact Study & Parking Justification Study to support the proposed mixed-use 

development located at 3403-3445 Fieldgate Drive in the City of Mississauga. 

The purpose the Transportation Impact Study is to evaluate the impacts of the proposed 

development in the surrounding road network and recommend transportation-related mitigation 

measures, if required. The study has been prepared in accordance with procedures set out in the 

City of Mississauga’s updated Transportation Impact Study Guidelines in December 2022. 

A Terms of Reference (ToR) encompassing the scope of the Transportation Impact Study was 

circulated to the City of Mississauga on April 17th, 2024, and comments were received on April 26th, 

2024. Correspondence from the City is included in Appendix A. 

1.1 Developments Lands 

The subject lands cover an area of approximately 1.58 ha and currently consist of a 1-storey 

commercial plaza and a standalone commercial building with associated surface parking. The 

property, located in a mixed-use residential and commercial neighborhood, is bounded by 

residential apartments to the north, a gas station and Bloor Street to the east, Fieldgate Drive to the 

south, and Ponytail Drive to the west.  

Figure 1 includes the Site Location. 

1.2 Development Proposal 

Per the Site Plan prepared by Onespace Unlimited Inc. August 8th, 2024, the proposed development 

comprises of the following: 

• A 22-storey tower consisting of 204 residential units and 1,792.78 sq.m. commercial area 

• A 18-storey tower consisting of 212 residential units 

• A 13-storey tower consisting of 163 residential units and 1,077.15 sq.m. commercial area 

• Thirteen (13) stacked condominium townhouse units 

• Two underground Parking Levels consisting of a total of 454 resident parking spaces and 143 

shared commercial/visitor parking spaces 

• A total of 361 long-term bicycle parking spaces and 40 short-term bicycle parking spaces 

• A total of 11 lay-by parking spaces along Fieldgate Drive. 

• Site Access via Fieldgate Drive and Ponytrail Drive 

Figure 2 outlines the current Site Plan (August 23rd, 2024). 
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1.3 Study Purpose and Scope 

The purpose of the study is to evaluate the transportation-related impacts of the proposed 

development on the study road network and to recommend or confirm any required mitigation 

measures, if warranted. This TIS is in support of an Official Plan Amendment (OPA) and a Zoning By-

law Amendment (ZBA) application. 

The study reviews the following main aspects of the proposed development from a transportation 

engineering perspective: 

• Impacts of development traffic on the study road network through analyzing existing, future 

background, and future total traffic operations; 

• Need for external roadway improvements to mitigate traffic impacts; 

• Adequacy of the development plan to allow for anticipated vehicle servicing internally; 

• Safety requirements of the proposed site accesses;  

• Adequacy of the proposed vehicle and bicycle parking supply; and 

• Existing, future, and site-specific Transportation Demand Management opportunities. 

The study has been completed in accordance with the City of Mississauga’s Transportation Impact 

Study Guidelines dated December 2022. 

As confirmed in the Terms of Reference, this Transportation Impact Study considers the following 

study intersections:  

• Dixie Road and Bloor Street 

• Bloor Street and Havenwood Drive 

• Bloor Street and Fieldgate Drive 

• Bloor Street and Fieldgate Plaza Access 

• Fieldgate Drive and Fieldgate Plaza Access 

• Fieldgate Drive and Williamsport Drive 

• Fieldgate Drive and Ponytrail Drive 

• Ponytrail Drive and Fieldgate Plaza Accesses 

• Fieldgate Drive and Haven Glenn 

• Burnhamthorpe Road and Fieldgate Drive 

• Burnhamthorpe Road and Ponytrail Drive 

For the purposes of this study, it has been assumed that the entirety of the development will be built 

out by 2029. 
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2.0 Existing Conditions 

This section outlines the current conditions of the transportation network in the vicinity of the site. 

Details of the study road network, including traffic controls, lane configurations, speed limits, transit 

routes and stops, active transportation infrastructure and other relevant transportation elements are 

identified. The existing traffic operations are also summarized. 

2.1 Study Road Network 

The study road network consists of the existing road network near the site, which includes the study 

intersections and the adjoining roadway segments. Table 1 delineates the arterial and collector 

study roadways and Table 2 delineates the local study roadways. Figure 3 illustrates the study road 

network, including the lane configurations and intersection control at the study intersections. 

Table 1: Study Roadways – Arterial and Collector 

Features 

Roadways (Arterial and Collector) 

Dixie Road Bloor Street Burnhamthorpe Road 

Direction Two-way (North-South) Two-way (East-West) Two-way (East-West) 

Classification Arterial Major Collector Minor Collector 

Jurisdiction Region of Peel City of Mississauga City of Mississauga 

Speed Limit 60 km/h 50 km/h 50 km/h 

Number of travel lanes Six Four Four 

Median type Concrete Median Two-Way Left Turn Two-Way Left Turn 

Active Transportation 
Sidewalk on east side 

and MUP on west side 
Sidewalk on both sides 

Sidewalk on south side 

and MUP on north side 
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Table 2: Study Roadways - Local 

Feature 

Roadways 

Fieldgate Drive 
Havenwood 

Drive 

Williamsport 

Drive 
Ponytrail Drive Haven Glenn 

Direction 
Two-way 

(North-South) 

Two-way 

(North-South) 

Two-way (East-

West) 

Two-way (East-

West before 

Silverplains Dr & 

North-South after 

Silverplains Dr) 

Two-way (East-

West) 

Classification Local Local Local Local Local 

Jurisdiction 
City of 

Mississauga 

City of 

Mississauga 

City of 

Mississauga 

City of 

Mississauga 

City of 

Mississauga 

Speed Limit 

40 km/h (south 

of Ponytrail Dr) 

30 km/h (north 

of Ponytrail Dr) 

30 km/h (south 

of Bloor St) 

40 km/h (north 

of Bloor St) 

40 km/h 

(assumed) 

30 km/h (south 

of Silverplains Dr) 

40 km/h (north 

of silverplains Dr) 

40 km/h 

Number of 

travel lanes 
Two Two Two Two Two 

Median type None None None None None 

Active 

Transportation 

Sidewalk on 

both sides 

Sidewalk on 

both sides 

Sidewalk on 

both sides 

Sidewalk on 

both sides 

Sidewalk on 

both sides 

Note: A speed limit of 40 km/h is assumed for the roads with no posted speed per speed limits in Neighbourhood area. 

Relevant excerpts are provided in Appendix B. 



Forest Glen Shopping Centre Inc.   Transportation Impact Study & Parking Justification Study 

3404-3445 Fieldgate Drive, City of Mississauga   December 2024 

C.F. Crozier & Associates Inc.   Page 8 of 84 

Project No. 2655-7073 

2.2 Transit Network 

The subject site is located in the area that is served by the MiWay Transit Network. The subject site is 

within walkable distance of bus stops along Bloor Street. 

MiWay Bus Route 3 connects Square One in Mississauga to Kipling Station in Toronto, serving as key 

transit hubs with 15-minute intervals during weekdays and 30-minute intervals after 7:00 PM. On 

weekends, buses run every 20-30 minutes. The route provides connections to GO Transit services at 

City Centre Terminal and TTC's subway line 2 at Kipling Station 

MiWay Bus Route 307 (School Route) operates between Philip Pocock Secondary School and Kipling 

station. The bus has 33 stops departing from Tomken Road at Philip Pocock Secondary School and 

ending at Kipling Terminal Platform 6. It departs once a day at 14:22. 

Transit route maps are provided in Appendix C. 

2.3 Transportation Data 

A variety of transportation data was obtained and used to support the analysis in this study. Table 3 

summarizes the study intersections, date of data collection and signal timing plans, and the source 

of the information. Traffic data was collected during the hours of 7:00 a.m. to 10:00 a.m. and 4:00 

p.m. to 7:00 p.m. on a weekday and 10:00 a.m. to 2:00 p.m. on a Saturday. 

Table 3: Traffic Data 

Intersection TMC Date Source Timing Plan Date Source 

Dixie Road & Bloor Street 

Thursday, May 09, 

2024 & Saturday, 

May 11, 2024 

Spectrum 

May 02, 2024 Region 

Bloor Street & Havenwood Drive May 08, 2024 City 

Bloor Street & Fieldgate Drive May 08, 2024 City 

Bloor Street & Fieldgate Plaza 

Access 
May 08, 2024 City 

Fieldgate Drive & Fieldgate Plaza 

Access 
N/A 

Fieldgate Drive & Williamsport Drive N/A 

Fieldgate Drive & Ponytrail Drive N/A 

Ponytrail Drive & Fieldgate Plaza 

West Access 
N/A 

Ponytrail Drive & Fieldgate Plaza 

East Access 
N/A 

Fieldgate Drive & Haven Glenn N/A 

Burnhamthorpe Road & Fieldgate 

Drive 
May 08, 2024 City 

Burnhamthorpe Road & Ponytrail 

Drive 
May 08, 2024 City 
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Appendix D contains all transportation data used in support of this study. 

2.4 Traffic Modelling and Assumptions 

The evaluation of intersections within this report is conducted based on the methodology outlined in 

the Highway Capacity Manual (2000), using Synchro 11 modelling software. Intersections are 

assessed using a Level of Service (LOS) metric, with ranges of intersection delays assigned a letter 

from “A” to “F”. For stop-controlled intersections, a Level of Service “A” or “B” would typically be 

measured during off-peak hours when lesser traffic volumes are on the roadways. Levels of Service 

“C” through “F” would typically be observed during commuter peak hours when significant vehicle 

volumes would cause lengthy travel times. The Level of Service definitions for signalized and stop-

controlled intersections are included in Appendix E. 

The City/Region’s Transportation Impact Study Guidelines provide the following parameters 

indicating critical operations requiring mitigation measures:  

• For signalized intersections, 

o The critical v/c threshold for intersections with Regional Roads (Dixie Road & Bloor 

Street) is 0.90 for all shared/through/turning movements per Peel Region guidelines 

and 1:00 for exclusive movements. 

o Volume-to-capacity (v/c) ratio of 0.85 or greater for through or shared turning 

movements, and a v/c ratio of 1.00 or greater for exclusive turning movements.  

o 95th percentile queues exceeding the available storage length. 

• For stop-controlled intersections: 

o A Level of Service “E” or worse, or movement v/c ratios exceeding 0.85 

o 95th percentile queues exceeding the available storage length. 

The traffic volumes applied to the existing conditions model are the volumes established in Section 

2.3, based on the turning movement count survey data. This survey data was also applied to the 

model for the heavy vehicle percentages for each intersection during each time period. A peak 

hour factor of 0.92 was assumed for all the approaches per the City’s Synchro guidelines. 

The signal timing plans identified in Section 2.3 were incorporated into the model for the signalized 

study intersections, while stop control was applied in the model to the remaining study intersections. 
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2.5 Intersection Operations 

Table 4 and Table 5 outline the 2024 existing conditions traffic operations at the signalized and 

unsignalized study intersections, respectively. Table 6 outlines the existing conditions queues. Synchro 

11 was used to determine intersection operations at both the signalized and unsignalized study 

intersections.  Figure 4 illustrates the 2024 existing conditions traffic volumes used in the operational 

analysis. Appendix F contains the detailed capacity analysis worksheets.  

Table 4: 2024 Existing Conditions Traffic Operations – Signalized Intersections 

Intersection 

Performance Metrics 

Movement 

LOS1 Delay (s) v/c ratio2 

AM PM SAT AM PM SAT AM PM SAT 

D
ix

ie
 R

d
 &

 B
lo

o
r 

S
t 

Overall D D D 36.9 48.2 45.1 1.01 1.05 1.30 

EBL F 

 

 

E E 83.1 65.6 79.9 0.77 0.79 0.76 

EBT E D E 61.5 53.3 57.5 0.66 0.52 0.59 

EBR D C C 37.6 29.1 34.6 0.49 0.44 0.56 

WBL F F F 101.2 112.1 200.5 1.01 1.05 1.30 

WBT D E D 42.8 64.7 45.9 0.36 0.82 0.43 

WBR D C D 38.8 32.5 39.4 0.54 0.50 0.48 

NBL C E C 34.0 59.9 23.7 0.32 0.79 0.63 

NBTR C D B 28.6 35.6 19.2 0.52 0.73 0.51 

SBL C D F 26.9 49.0 117.1 0.69 0.68 0.99 

SBT B D C 18.6 46.7 30.7 0.42 0.77 0.50 

SBR A B A 3.2 11.6 4.7 0.11 0.34 0.20 

B
lo

o
r 

S
t 

&
 H

a
v

e
n

w
o

o
d

 D
r Overall B A A 12.7 8.9 7.9 0.69 0.62 0.50 

EBL A A A 6.8 8.8 4.1 0.14 0.31 0.21 

EBTR A A A 6.5 5.5 3.5 0.34 0.35 0.34 

WBL A A A 6.1 3.6 5.6 0.16 0.12 0.06 

WBTR A A A 5.2 3.6 5.6 0.29 0.44 0.34 

NBL E D C 57.4 42.6 33.6 0.60 0.28 0.27 

NBTR C C B 26.2 22.4 16.6 0.44 0.29 0.19 

SBL D D D 38.5 46.4 35.4 0.25 0.41 0.36 

SBTR D D C 37.8 36.6 23.7 0.69 0.62 0.50 

B
lo

o
r 

S
t 

&
 F

ie
ld

g
a

te
 D

r Overall B B B 18.0 18.4 15.5 0.73 0.70 0.58 

EBL B B B 11.9 12.0 11.2 0.30 0.32 0.21 

EBTR B B B 13.9 13.2 15.1 0.30 0.31 0.31 

WBL B B B 14.1 13.7 12.9 0.07 0.19 0.17 

WBTR B B B 13.0 14.6 11.4 0.28 0.51 0.34 

NBL D D C 45.3 42.0 34.0 0.48 0.41 0.38 

NBTR B B B 19.7 17.0 14.5 0.38 0.29 0.26 

SBL E D D 55.3 53.9 39.5 0.73 0.70 0.58 

SBTR B C B 12.5 28.2 12.0 0.54 0.57 0.50 
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Intersection 

Performance Metrics 

Movement 

LOS1 Delay (s) v/c ratio2 

AM PM SAT AM PM SAT AM PM SAT 

B
u

rn
h

a
m

th
o

rp
e

 R
d

 &
 F

ie
ld

g
a

te
 D

r Overall B B A 19.8 11.9 6.1 0.78 0.63 0.41 

EBL A A A 7.1 5.2 

 
6.1 0.08 0.18 0.15 

EBT A A A 8.2 4.7 6.1 0.41 0.36 0.41 

EBR A A A 4.2 1.8 

3.5 
0.2 0.18 0.09 0.06 

WBL A A A 7.4 3.5 1.7 0.17 0.15 0.14 

WBT A A A 6.2 3.3 1.1 0.27 0.39 0.32 

WBR A A A 0.0 0.2 0.1 0.03 0.04 0.04 

NBL F F C 89.5 83.2 33.1 0.78 0.49 0.32 

NBTR E E B 68.1 55.3 14.4 0.69 0.47 0.32 

SBL F E D 81.6 79.5 36.6 0.59 0.46 0.34 

SBT E F C 61.1 84.8 32.3 0.29 0.63 0.19 

SBR B B A 13.4 17.2 1.5 0.23 0.27 0.17 

B
u

rn
h

a
m

th
o

rp
e

 R
d

 &
 P

o
n

y
tr

a
il
 D

r Overall C D D 32.1 36.5 42.0 0.92 0.87 0.90 

EBL B D E 14.8 37.4 69.8 0.16 0.52 0.77 

EBT B B C 17.0 18.6 20.1 0.55 0.49 0.51 

EBR A A A 0.1 0.1 0.3 0.05 0.03 0.03 

WBL C C D 29.0 30.8 46.6 0.18 0.26 0.36 

WBT C D D 30.5 36.8 49.0 0.43 0.68 0.70 

WBR B C D 13.6 30.9 36.4 0.42 0.78 0.75 

NBL E F E 70.6 80.2 74.2 0.28 0.22 0.25 

NBTR E E E 60.2 69.2 62.9 0.67 0.54 0.59 

SBL F F F 100.2 87.3 91.2 0.92 0.87 0.90 

SBT D D D 46.0 44.7 45.1 0.09 0.10 0.12 

SBR A A A 9.3 9.6 7.7 0.18 0.15 0.26 

Note 1:  The Level of Service of a signalized intersection is based on the average control delay per vehicle (Synchro).  
Note 2:  All v/c ratios above critical thresholds are bolded, all v/c ratios greater than 1.00 are bolded with red text.  

The critical v/c threshold for intersections with Regional Roads (Dixie Road & Bloor Street) is 0.90 for all 

shared/through/turning movements per Peel Region guidelines and 1:00 for exclusive movements.  

Note 3:     The critical threshold for all intersections without Regional Roads is 0.85 for shared/through/turning movements and 

1.00 for exclusive through and turning movements per the City of Mississauga guidelines. 
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Table 5: 2024 Existing Conditions Traffic Operations – Unsignalized Intersections 

Intersection 

Performance Metrics 

Movement 

LOS1 Delay (s) v/c ratio2 

AM PM SAT AM PM SAT AM PM SAT 

B
lo

o
r 

S
t 

&
 

F
ie

ld
g

a
te

 

P
la

za
 A

c
c

e
ss

 

(T
W

S
C

) 

Overall B E C 13.0 41.7 16.8 0.35 0.46 0.33 

EBLT A A A 0.1 

 
0.1 0.1 0.35 0.36 0.33 

WBTR A A A 0.0 0.0 0.0 0.13 0.24 0.16 

WBT A A A 0.0 0.0 0.0 0.25 0.46 0.30 

SBLR B E C 13.0 41.7 16.8 0.01 0.12 0.06 

F
ie

ld
g

a
te

 

R
d

 &
 

F
ie

ld
g

a
te

 

P
la

za
 

A
c

c
e

ss
 

(T
W

S
C

) 

Overall C B B 19.1 14.0 13.9 0.20 0.16 0.21 

WBLR C B B 19.1 14.0 13.9 0.15 0.14 0.21 

NBTR A A A 0.0 0.0 0.0 0.20 0.16 0.13 

SBLT A A A 0.5 0.4 0.9 0.01 0.01 0.02 

F
ie

ld
g

a
te

 

D
r 

&
 

W
il
li
a

m
sp

o
rt

 D
r 

(T
W

S
C

) Overall B B B 13.9 12.2 10.7 0.22 0.18 0.12 

EBLR B B B 13.9 12.2 10.7 0.22 0.18 0.12 

NBLT A A A 1.8 2.2 2.0 0.05 0.04 0.03 

SBTR A A A 0.0 0.0 0.0 0.17 0.16 0.11 

F
ie

ld
g

a
te

 

D
r 

&
 

P
o

n
y

tr
a

il
 

D
r 

(A
W

S
C

) Overall B A A 10.1 9.5 8.6 0.36 0.31 0.21 

WBLR A A A 9.7 8.7 8.2 0.24 0.16 0.12 

NBTR B A A 10.1 8.5 8.1 0.36 0.23 0.20 

SBLT A A A 9.9 9.5 8.6 0.31 0.31 0.21 

P
o

n
y

tr
a

il
 

D
r 

&
 

F
ie

ld
g

a
te

 

P
la

za
 

W
e

st
 

A
c

c
e

ss
 

(T
W

S
C

) 

Overall B B A 10.3 10.1 9.7 0.08 0.07 0.07 

EBTR A A A 0.0 0.0 0.0 0.08 0.07 0.07 

WBLT A A A 0.6 0.6 1.2 0.01 0.01 0.01 

NBLR B B A 10.3 10.1 9.7 0.04 0.07 0.05 

P
o

n
y

tr
a

il
 D

r 

&
 F

ie
ld

g
a

te
 

P
la

za
 E

a
st

 

A
c

c
e

ss
 

(T
W

S
C

) Overall B A A 11.7 10.0 9.6 0.08 0.07 0.06 

EBTR A A A 0.0 0.0 0.0 0.08 0.07 0.06 

WBLT A A A 0.1 0.2 0.1 0.00 0.00 0.00 

NBLR B A A 11.7 10.0 9.6 0.00 0.00 0.00 

F
ie

ld
g

a
te

 D
r 

&
 H

a
v
e

n
 

G
le

n
n

 

(T
W

S
C

) Overall B B A 13.6 10.5 9.7 0.20 0.13 0.08 

EBLR B B A 13.6 10.5 9.7 0.20 0.06 0.05 

NBLT A A A 1.5 1.8 1.2 0.03 0.03 0.02 

SBTR A A A 0.0 0.0 0.0 0.13 0.13 0.08 

Note 1:  The overall Level of Service of a two-way stop-controlled intersection is based on the delay associated with the 

critical minor road approach (HCM 2000).  
Note 2:  All v/c ratios above critical thresholds are bolded, all v/c ratios greater than 1.00 are bolded with red text.  

Note 3:     The critical threshold for all intersections is 0.85 for shared/through/turning movements and 1.00 for exclusive 

through and turning movements per the City of Mississauga guidelines. 
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Table 6: 2024 Existing Conditions Queuing Assessment 

Note 1:  The 95th percentile queue length for an individual movement exceeding available turn lane storage are bolded 

with red text. The available turn lane storage are also bolded 

Table 4, the signalized intersections operate with a Level of Service (LOS) “E” or better except for the 

intersection of Dixie Street & Bloor Drive, Burnhamthorpe Road & Fieldgate Drive, and 

Burnhamthorpe Road & Ponytrail Drive. Table 6 shows the existing queuing assessment. 

Dixie Road and Bloor Street 

The eastbound left-turn movement operates at a LOS "F" during the weekday A.M. peak hour, 

however the volume-to-capacity ratio is not critical and the delays are acceptable. 

Intersection 

Performance Metrics 

Movement 

95th Percentile Queue Length (m) 

[50th Percentile Queue Length (m)] Auxiliary Lane 

Storage Length (m) 
AM PM SAT 

Dixie Rd & Bloor St 

EBL 70 [50] 50 [35] 65 [50] 40 

EBR 55 [35] 50 [30] 60 [40] 15 

WBL 105 [70] 130 [85] 165 [130] 60 

WBR 75 [60] 60 [35] 75 [50] 10 

NBL 30 120 [70] 55 75 

SBL 50 50 100 100 

SBR 10 35 20 85 

Bloor St & 

Havenwood Dr 

EBL 15 20 10 50 

WBL 10 5 5 50 

NBL 30 [15] 20 20 25 

SBL 20 25 20 25 

Bloor St & Fieldgate 

Dr 

EBL 45 25 30 50 

WBL 10 20 15 45 

NBL 25 25 20 45 

SBL 50 [30] 50 [30] 30 [25] 25 

Burnhamthorpe Rd & 

Fieldgate Dr 

EBL 10 10 10 30 

EBR 25 10 5 25 

WBL 10 5 5 30 

WBR 0 5 5 30 

NBL 70 [50] 30 [20] 20 [10] 15 

SBL 40 35 20 65 

SBR 15 15 5 65 

Burnhamthorpe Rd & 

Ponytrail Dr 

EBL 10 35 60 [15] 35 

EBR 0 0 5 30 

WBL 20 25 35 35 

WBR 55 [30] 170 [115] 140 [90] 30 

NBL 20 [10] 20 [10] 20 [10] 15 

SBL 85 [60] 95 [70] 90 [70] 40 

SBR 15 15 20 45 
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The westbound left-turn movement also operates at a LOS "F" during all peak hours, with a v/c ratio 

at capacity during weekday A.M. and P.M. peak hours and significantly overcapacity (1.30) during 

the Saturday peak hour. 

It is noted that the Saturday peak hour signal timings were further confirmed with the Region of Peel, 

and it was noted that the provided timings match the existing field data on the date of the data 

collection. Therefore, the significantly overcapacity existing movement is considered to be a result 

of aggressive driving during the intergreen phase, which was also confirmed through the review of 

intersection video provided by Spectrum. 

The only other critical capacity movement identified was the southbound left-turn, which operates 

at a LOS “F” in the Saturday peak hour only with a control delay of 117.1 seconds and v/c ratio of 

0.99. 

The 95th and 50th percentile queues for the eastbound right-turn, westbound left-turn, and 

westbound right-turn exceed available storage during weekday and Saturday peak hours. The 95th 

percentile queue for the eastbound left-turn exceeds available storage during both weekday and 

Saturday peak hours, and the 50th percentile queue exceeds storage during the weekday A.M. and 

Saturday peak hours. However, the queue lengths for eastbound left-turn, eastbound right-turn, 

westbound right-turn, and northbound left-turn can be accommodated within the current taper 

length.  

Bloor Street and Havenwood Drive 

The 95th percentile queue for northbound left-turn at Bloor Street & Havenwood Drive exceeds the 

available storage in weekday A.M. peak hour by 5.0 meters with 50th percentile queue well within 

storage.  

Bloor Street and Fieldgate Drive 

The 95th and 50th percentile queue for southbound left-turn at Bloor Street & Fieldgate Drive exceeds 

the available storage in weekday and Saturday peak hours. 

Burnhamthorpe Road and Fieldgate Drive 

The northbound left-turn movement operates at LOS “F” during the weekday A.M. and P.M. peak 

hours, southbound left-turn operates at LOS “F” during the weekday A.M. peak hour and 

southbound through movement operates at LOS “F” during the weekday P.M. peak hours. However, 

the movements operate with acceptable delays and well under capacity. 

The 95th percentile queue for southbound left-turn exceeds the available storage in weekday and 

Saturday peak hours and 50th percentile queue exceeds the available storage in weekday A.M. 

and P.M. peak hours. However, the queues do not exceed the available taper. 

Burnhamthorpe Road and Ponytrail Drive 

The northbound left-turn movement operates at LOS “F” during the weekday P.M. peak hour, and 

southbound left-turn operates at LOS “F” during the weekday and Saturday peak hours. However, 

the movements operate with acceptable delays and well under capacity. 

 



Forest Glen Shopping Centre Inc.   Transportation Impact Study & Parking Justification Study 

3404-3445 Fieldgate Drive, City of Mississauga   December 2024 

C.F. Crozier & Associates Inc.   Page 15 of 84 

Project No. 2655-7073 

The 95th percentile queue for eastbound left-turn exceeds the available storage and 50th percentile 

queue operates under the available storage. The 95th percentile queue for westbound right-turn 

exceeds the available storage during weekday and Saturday peak hours and 50th percentile queue 

exceeds during the weekday P.M. and Saturday peak hours. The northbound left-turn 95th percentile 

queue exceeds the available storage during weekday and Saturday peak hours and 50th percentile 

queue operates within storage. The southbound left-turn 95th and 50th percentile queue exceeds the 

available storage; however, the queues stay within the available taper. 

Unsignalized Intersections 

As per Table 6, the unsignalized intersections operate with a Level of Service (LOS) “E” or better with 

minimal delays and well under capacity. 
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3.0 Future Background Conditions 

This section summarizes the future background conditions of the study road network and provides 

details relating to growth rates, future transportation network improvements, and background 

developments within the study area. The study considers the 2029 horizon year in the future 

background traffic analysis, the results of which are summarized here in Section 3.4. 

3.1 Future Transportation Network 

The City of Mississauga completed study for road improvements to the Bloor Street corridor in the 

year 2023 and it has resulted in the Bloor Street redesign. The improvements planned as part of this 

project will help make road safer and more accessible to pedestrians, cyclists and transit users. 

These improvements include road rehabilitation work, construction of cycling facilities, road safety 

improvements and landscaping work. 

The construction will begin in the fall of 2024 and finish in December of 2025 and restoration work will 

be completed in 2026. 

The upgrades will result in following changes: 

• Bloor Street & Dixie Road: Removal of channelized right-turn lane in both northbound and 

southbound directions. 

• Bloor Street & Havenwood Road: Removal of one though lane in both eastbound and 

westbound directions. 

• Bloor Street & Fieldgate Drive: Removal of one though lane in both eastbound and 

westbound directions and conversion of eastbound and westbound shared though/right 

lane to right-turn lane. 

• Inclusion of dedicated bicycle lanes in both eastbound and westbound directions. 

For the purpose of properly calibrating the traffic model, the future lane configurations were 

obtained from the preliminary design in Appendix G. The noted improvements along Bloor Street 

were also applied in the future scenarios. 

Figure 5 illustrates the future background boundary road network, which is applicable for future 

horizon year analyzed herein. 
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3.2 Growth Rates 

The growth rate for Dixie Road was obtained from Region of Peel and a compounded growth rate 

of 0.5% was assumed for the northbound and southbound approach for the horizon year of 2029.  

Furthermore, upon further consultation with City staff, no growth rate was assumed along Bloor 

Street due to the future improvements and narrowing of the roadway.  

The growth rate for Burnhamthorpe Road has been provided in the Table 7 below: 

Table 7: Growth Rate 

Compounded Annual Growth Rate from Existing to 2029 

Burnhamthorpe Road Eastbound Westbound 

AM Peak 1.0% 2.0% 

PM Peak 1.5% 1.0% 

 Note: The growth rate has only been applied to through movements. 

3.3 Existing Site Generated Trip Reduction 

The subject site currently consists of a 1-storey commercial plaza and a standalone commercial 

building with associated surface parking. The proposed mixed-use development will replace the 

existing development in the year 2029 and therefore, the existing trips in and out of the Fieldgate 

Plaza obtained from Spectrum were removed from the study road network. 

The trips were removed from the study intersections based on the existing traffic data and travel 

patterns.  

Figure 6 shows the existing plaza trip reduction. 
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3.4 Background Developments 

The background developments were identified near the site, which were confirmed with the City 

staff. The development details and respective traffic volume forecasts are discussed in the 

subsequent sections, and the forecasted volumes have been incorporated into the future 

background volumes for all horizon years. Table 8 summarizes the background developments. 

Table 8: Summary of Background Developments 

Development Land Use & Site Statistics Background Report/Reference 

1785 Bloor Street 

• Addition of a new 14-storey 

apartment to existing apartment 

building 

• A total of 238 units are proposed 

TIS (Trans-Plan, June 2022) 

Bloor Street 

• Addition of two new 18-storey 

apartments to existing two 14-

storey apartment buildings 

• A total of 433 units are proposed 

Urban Transportation 

Consideration Report (BA 

Group, March 2020) 

3480 Havenwood Drive & 

1485 Williamsport Drive 

• Addition of two new 8 to 9-storey 

apartments to existing two 

apartment buildings 

• A total of 466 units are proposed 

Transportation Impact Study 

(LEA Consulting, June 2018) 

1750 Bloor Street & 3315 

Fieldgate Drive 

• Addition of a 17-storey 

apartment and 2-storey building 

to existing two apartment 

buildings 

• A total of 266 units are proposed 

Transportation Impact Study 

(LEA Consulting, October 2020) 

The background development trips are provided in Appendix H. 

It is noted that not all the study intersections overlap with the background development study 

network and therefore the background trips at the intersections not overlapping were distributed 

per the existing travel patterns. 

Figure 7 shows the background developments trips including the existing plaza trip reduced from 

the study road network. 
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3.5 Intersection Operations 

Table 9 and Table 10 outline the 2029 future background traffic operations for signalized and 

unsignalized intersections respectively.  

Table 11 outlines the future background queues. Synchro 11 was used to determine intersection 

operations at both the signalized and unsignalized study intersections. Figure 8 illustrates the 2029 

future background traffic operations, respectively.  

Table 9: 2029 Future Background Conditions Traffic Operations – Signalized Intersections 

Intersection 

Performance Metrics 

Movement 

LOS1 Delay (s) v/c ratio2 

AM PM SAT AM PM SAT AM PM SAT 

D
ix

ie
 R

d
 &

 B
lo

o
r 

S
t 

Overall D D D 38.8 51.4 49.6 1.10 1.13 1.39 

EBL F E E 84.5 65.5 78.7 0.78 0.80 0.75 

EBT E D E 61.1 53.0 58.3 0.66 0.55 0.63 

EBR D C D 37.1 28.2 36.4 0.48 0.42 0.56 

WBL F F F 125.6 134.1 232.6 1.10 1.13 1.39 

WBT D E D 43.1 63.8 44.1 0.39 0.83 0.43 

WBR C C D 29.7 32.0 37.2 0.53 0.49 0.47 

NBL D E C 36.5 58.9 25.1 0.35 0.79 0.63 

NBTR C D B 30.1 39.3 20.0 0.54 0.80 0.54 

SBL C E F 31.0 57.4 192.2 0.73 0.72 1.23 

SBT B D C 19.1 50.4 32.4 0.44 0.82 0.53 

SBR A B A 3.2 12.9 5.2 0.12 0.36 0.21 

B
lo

o
r 

S
t 

&
 H

a
v

e
n

w
o

o
d

 

D
r 

Overall B C B 16.6 23.0 14.1 0.72 

 
1.12 0.70 

EBL A F A 8.6 146.3 6.7 0.20 1.12 0.34 

EBTR B B B 13.4 13.2 11.8 0.67 0.71 0.70 

WBL A A A 7.8 5.2 8.7 0.21 0.18 0.09 

WBTR A B B 8.7 15.1 12.3 0.61 0.89 0.66 

NBL E D C 58.1 40.6 32.1 0.61 0.28 0.26 

NBTR C C B 25.2 20.7 15.7 0.44 0.27 0.18 

SBL D D C 39.5 44.2 34.6 0.32 0.42 0.37 

SBTR D D C 37.7 39.2 25.3 0.72 0.66 0.55 

B
lo

o
r 

S
t 

&
 F

ie
ld

g
a

te
 D

r 

Overall C C B 20.5 26.9 16.3 0.73 0.92 0.61 

EBL A B A 10.0 14.7 6.5 0.31 0.42 0.18 

EBT B B B 18.6 17.2 15.7 0.57 0.61 0.58 

EBR A B A 4.1 10.2 4.8 0.29 0.44 0.38 

WBL B B B 13.7 14.7 12.3 0.09 0.24 0.19 

WBT B C B 17.8 34.7 16.1 0.54 0.92 0.61 

WBR B B A 19.2 12.3 7.1 0.60 0.51 0.42 

NBL D D C 45.1 39.1 33.5 0.49 0.37 0.35 

NBTR B B B 19.1 15.2 14.1 0.40 0.28 0.28 

SBL E D D 57.1 54.4 39.1 0.73 0.71 0.55 

SBTR B C B 12.9 26.0 13.3 0.53 0.51 0.43 
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Intersection 

Performance Metrics 

Movement 

LOS1 Delay (s) v/c ratio2 

AM PM SAT AM PM SAT AM PM SAT 

B
u

rn
h

a
m

th
o

rp
e

 R
d

 &
 F

ie
ld

g
a

te
 

D
r 

Overall C B A 20.0 11.2 6.2 0.78 0.62 0.41 

EBL A A A 7.5 5.4 6.1 0.09 0.19 0.15 

EBT A A A 8.8 4.8 6.1 0.43 0.39 0.41 

EBR A A A 4.5 1.7 0.1 0.17 0.09 0.04 

WBL A A A 8.3 3.6 1.7 0.17 0.16 0.14 

WBT A A A 6.9 3.2 1.1 0.30 0.41 0.32 

WBR A A A 0.3 0.2 0.1 0.03 0.04 0.04 

NBL F F C 88.7 81.5 34.8 0.78 0.45 0.29 

NBTR E D B 68.1 52.4 17.6 0.70 0.44 0.31 

SBL F F D 81.0 80.4 36.6 0.59 0.47 0.34 

SBT E F C 59.5 84.6 32.2 0.27 0.62 0.18 

SBR B B A 13.0 17.4 1.5 0.22 0.27 0.17 

B
u

rn
h

a
m

th
o

rp
e

 R
d

 &
 P

o
n

y
tr

a
il
 D

r Overall C D D 31.9 36.7 

 
41.9 0.92 0.87 0.90 

EBL B D E 15.0 47.2 73.8 0.18 0.60 0.79 

EBT B B B 16.7 18.7 19.7 0.58 0.53 0.51 

EBR A A A 0.1 0.1 0.2 0.04 0.03 0.03 

WBL C C D 29.1 31.5 45.8 0.18 0.27 0.34 

WBT C D D 31.5 38.1 49.2 0.48 0.71 0.70 

WBR B C D 15.3 32.1 36.7 0.43 0.78 0.75 

NBL E E E 71.0 79.2 75.2 0.26 0.19 0.24 

NBTR E E E 58.3 62.1 60.6 0.64 0.47 0.54 

SBL F F F 100.2 87.3 91.2 0.92 0.87 0.90 

SBT D D D 46.5 45.6 45.7 0.09 0.10 0.11 

SBR A A A 9.5 9.9 7.9 0.19 0.15 0.26 

Note 1:  The Level of Service of a signalized intersection is based on the average control delay per vehicle (Synchro).  
Note 2:  All v/c ratios above critical thresholds are bolded, all v/c ratios greater than 1.00 are bolded with red text.  

The critical v/c threshold for intersections with Regional Roads (Dixie Road & Bloor Street) is 0.90 for all 

shared/through/turning movements per Peel Region guidelines and 1:00 for exclusive movements. 

Note 3:      The critical threshold for all intersections without Regional Roads is 0.85 for shared/through/turning movements and 

1.00 for exclusive through and turning movements per the City of Mississauga guidelines. 

Table 10: 2029 Future Background Conditions Traffic Operations – Unsignalized Intersections 

Intersection 

Performance Metrics 

Movement 

LOS1 Delay (s) v/c ratio2 

AM PM SAT AM PM SAT AM PM SAT 

F
ie

ld
g

a
te

 

D
r 

&
 

W
il
li
a

m
sp

o
rt

 D
r 

(T
W

S
C

) 

Overall B B B 15.0 12.8 11.0 0.24 0.19 0.12 

EBLR B B B 15.0 12.8 11.0 0.24 0.19 0.12 

NBLT A A A 1.7 2.1 2.0 0.05 0.04 0.03 

SBTR A A A 0.0 0.0 0.0 0.00 0.00 0.00 
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Intersection 

Performance Metrics 

Movement 

LOS1 Delay (s) v/c ratio2 

AM PM SAT AM PM SAT AM PM SAT 

F
ie

ld
g

a
t

e
 D

r 
&

 

P
o

n
y

tr
a

il
 

D
r 

(A
W

S
C

) Overall C B B 19.7 11.9 10.8 0.38 0.14 0.11 

WBLR C B B 19.7 11.9 10.8 0.38 0.14 0.10 

NBTR A A A 0.0 0.0 0.0 0.18 0.12 0.11 

SBLT A A A 1.9 1.1 1.2 0.04 0.02 0.02 

F
ie

ld
g

a
te

 

D
r 

&
 H

a
v
e

n
 

G
le

n
n

 

(T
W

S
C

) 

Overall B B A 13.5 10.4 9.5 0.19 0.13 0.07 

EBLR B B A 13.5 10.4 9.5 0.19 0.06 0.05 

NBLT A A A 1.4 1.9 1.3 0.03 0.03 0.02 

SBTR A A A 0.0 0.0 0.0 0.12 0.13 0.07 

Note 1:  The overall Level of Service of a two-way stop-controlled intersection is based on the delay associated with the 

critical minor road approach (HCM 2000).  
Note 2:  All v/c ratios above critical thresholds are bolded, all v/c ratios greater than 1.00 are bolded with red text. The 

critical threshold for all intersections is 0.85 for shared/through/turning movements and 1.00 for exclusive through 

and turning movements per the City of Mississauga guidelines. 

Table 11: 2029 Future Background Conditions Queuing Assessment 

Intersection 

 Performance Metrics 

Movement 

95th Percentile Queue Length (m) 

[50th Percentile Queue Length (m)] Auxiliary Lane Storage 

Length (m) 
AM PM SAT 

Dixie Rd & Bloor St 

EBL 70 [45] 50 [35] 65 [50] 40 

EBR 55 [35] 50 [30] 65 [45] 15 

WBL 125 [85] 140 [95] 185 [140] 60 

WBR 70 [50] 60 [35] 80 [45] 10 

NBL 30 130 [75] 60 75 

SBL 55 55 110 [60] 100 

SBR 10 40 20 85 

Bloor St & 

Havenwood Dr 

EBL 15 45 10 50 

WBL 10 5 5 50 

NBL 30 [15] 20 15 25 

SBL 20 25 [15] 25 25 

Bloor St & Fieldgate 

Dr 

EBL 25 10 10 80 

EBR 0 0 0 75 

WBL 10 20 15 95 

WBR 10 0 0 95 

NBL 25 25 20 45 

SBL 45 [30] 50 [30] 30 [20] 25 

Burnhamthorpe Rd & 

Fieldgate Dr 

EBL 10 10 10 30 

EBR 25 10 0 25 

WBL 10 5 5 30 

WBR 0 5 5 30 

NBL 75 [50] 30 [15] 20 [10] 15 

SBL 40 35 20 65 
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Note 1:  The 95th percentile queue length for an individual movement exceeding available turn lane storage are bolded 

with red text. The available turn lane storage are also bolded. 

As per Table 9, the signalized intersections are expected to operate with an overall Level of Service 

(LOS) “D” or better with few approaches expected to operate at a LOS “F”. Table 11 shows the 2029 

future background queuing assessment. 

Dixie Road and Bloor Street 

The eastbound left-turn movement operates similar to the existing conditions. The westbound left-

turn movement is expected to have an increase in control delay to 125.6, 134.1 and 232.6 s in the 

weekday A.M., weekday P.M. and Saturday peak hours respectively with an increased v/c ratio of 

1.10, 1.13 and 1.39 in the weekday A.M., weekday P.M. and Saturday peak hours respectively. The 

control delay for southbound left-turn movement is expected to increase to 192.2 s from 117.7 s and 

v/c ratio is expected to increase to 1.23 from 0.99 in the weekday P.M. peak hour. 

The 95th percentile queue for eastbound left-turn, eastbound right-turn and westbound right-turn is 

expected to operate similar to the existing conditions with an increase in eastbound right-turn and 

westbound right-turn queue by 5 meters in the Saturday peak hour. The 95th percentile queue for the 

westbound left-turn is expected to increase by 20 meters in the weekday A.M. and Saturday peak 

hours and 10 meters in the weekday P.M. peak hour. The 95th percentile queue for northbound left-

turn is expected to increase by 10 meters in the weekday P.M. peak hour compared to the existing 

conditions with the 50th percentile queue expected to operate at/within available storage. The 95th 

percentile queue for southbound left-turn is also expected to exceed the available storage by 10 

meters with 50th percentile queue expected to stay within the available storage.  

Bloor Street and Havenwood Drive 

The intersection is anticipated to operate with an overall LOS “C” or better. The eastbound left-turn 

movement is expected to deteriorate to LOS “F” and the control delay is expected to increase by 

137.5 seconds and v/c ratio to 1.12 in the weekday P.M. peak hour. The increase in LOS and v/c 

ratio is mostly attributed to the increase in background volumes and loss of lane in eastbound 

direction causing congestion in the roadway. Furthermore, the eastbound left-turning vehicles are 

also expected to have less gaps due to an increase in the westbound through traffic. 

No queues are anticipated to exceed the available storage except for the northbound left-turn 

queue anticipated to exceed the storage by 5 meters with 50th percentile well under storage in the 

weekday A.M. peak hour. 

 

Intersection 

 Performance Metrics 

Movement 

95th Percentile Queue Length (m) 

[50th Percentile Queue Length (m)] Auxiliary Lane Storage 

Length (m) 
AM PM SAT 

SBR 15 15 5 65 

Burnhamthorpe Rd & 

Ponytrail Dr 

EBL 10 40 [10] 60 [15] 35 

EBR 0 0 5 30 

WBL 15 25 30 35 

WBR 60 [35] 175 [115] 140 [95] 30 

NBL 20 [10] 15 20 [10] 15 

SBL 85 [60] 95 [70] 90 [70] 40 

SBR 15 15 20 45 
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Bloor Street and Fieldgate Drive 

The intersection is expected to operate with an overall LOS “C” or better. The westbound though 

movement is forecasted to have an increase in v/c ratio from 0.51 to 0.92 when compared to the 

existing conditions. However, the v/c is considered to be acceptable per the threshold of 1.0 for 

exclusive through movements. The increase in v/c ratio is expected to be an outcome of 

background development volumes and loss of through lane due to the Bloor Street redesign.  

The 95th percentile queues are forecasted to operate similar to the existing conditions. 

Burnhamthorpe Road and Fieldgate Drive 

The intersection is expected to operate similar to the existing conditions. The northbound left-turn 

movement operates at LOS “F” during the weekday A.M. and P.M. peak hours, southbound left-turn 

operates at LOS “F” during the weekday A.M. peak hour and southbound through movement 

operates at LOS “F” during the weekday P.M. peak hours. However, the movements operate with 

acceptable delays and well under capacity. 

The 95th percentile queue for northbound left-turn is forecasted to exceed the available storage in 

weekday and Saturday peak hours and 50th percentile queue is forecasted to exceed the available 

storage in weekday A.M. and P.M. peak hours. However, the queues are not forecasted to exceed 

the available taper similar to the existing conditions except in the weekday A.M. peak hour. 

Burnhamthorpe Road and Ponytrail Drive 

The intersection is expected to operate similar to the existing conditions. The northbound left-turn 

movement is expected to improve to LOS “E” during the weekday P.M. peak hour due to reduction 

in Fieldgate Plaza trips. The southbound left-turn is expected to operate at LOS “F” during the 

weekday and Saturday peak hours. However, the movement are anticipated to operate with 

acceptable delays and well under capacity. 

The 95th percentile queues are expected to stay similar to the existing conditions. The 95th percentile 

queue for westbound right-turn is expected to increase by 5 meters in the weekday A.M. peak hour. 

Unsignalized Intersections 

As per Table 10, the unsignalized intersections operate with a Level of Service (LOS) “E” or better with 

minimal delays and well under capacity. 

Appendix I contains 2029 future background detailed capacity analysis. 
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4.0 Site Generated Traffic 

The proposed development will result in additional turning movements at the study intersections. 

Therefore, this section describes the trip forecasting methodology and results of this forecast for the 

development proposal.  

The site generated traffic forecasting methodology for this study consists of two steps. The first step, 

Trip Generation, projects the number of trips that originate or are destined for the proposed 

development, while the second step, Trip Distribution and Assignment, assigns trips to the study road 

network based on the expected distribution of trips to catchment areas and expected shortest 

paths for trips destined for particular locations. 

As noted, the development is proposed to consist of the following: 

• 592 dwelling units consisting of 13 condominium townhouse units. 

• Commercial Building with a GFA of 2,869.93 m2 

4.1 Modal Split 

Local modal split percentages were obtained from the Transportation Tomorrow Survey (TTS) for 

Traffic Zone (TZ) 3675 which contains the subject site and nearby TZs 3369, 3670 and 3674. TTS data is 

provided in Appendix J. 

A modal split of 8% for Transit, excluding GO rail, and 8% for walking was obtained, with a total 

reduction of 16% applied during all the peak hours. School trips were not included in the TTS survey 

when determining the modal split. 

4.2 Multi-Use Reduction 

It is anticipated that there will be internal interactions between the proposed residential use and 

commercial use. Therefore, a multi-use internal trip adjustment was applied based on information 

contained in NCHRP Project 8-51. The multi-use adjustment rates for the mixed-use development are 

summarized in Table 12. 

Table 12: Multi-Use Adjustment Factors 

Land Use 
Weekday A.M. Peak Weekday P.M. Peak Saturday Peak 

Inbound Outbound Inbound Outbound Inbound Outbound 

Residential 2% 1% 23% 14% 22% 15% 

Retail 3% 3% 10% 26% 10% 25% 

4.3 Trip Generation 

The trip generation of the proposed residential dwelling units and commercial area was forecasted 

using published data from the Institute of Transportation Engineers (ITE) Trip Generation Manual, 11th 

Edition. 

The applicable average rates and fitted curve equations for Land Use Category (LUC) 222 

“Multifamily Housing (High-Rise)” and LUC 822 “Strip Retail Plaza” were applied to the proposed 

development.  
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Relevant excerpts from the ITE Trip Generation Manual, 11th Edition have been included in Appendix 

K. The forecasted trip generation rates of the proposed mixed-use development are summarized in 

Table 13 and the site generate trips are summarized in Table 14. 

Table 13: Trip Generation Rates 

Land Use 

(Units/GFA) 
Trip Type 

Equation/Rate 

Weekday A.M. Weekday P.M. Saturday 

2
2

2
: 
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n
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 Raw Trip Generation 0.32 0.32 0.36 

Modal Split 16% 16% 16% 

Internal NCHRP NCHRP NCHRP 

8
2
2
 –

 S
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ip
 

R
e

ta
il 

P
la

za
  

(3
0
,8

9
2

 f
t2

) Raw Trip Generation 2.36 6.59 6.57 

Modal Split 16% 16% 16% 

Internal NCHRP NCHRP NCHRP 

 

Table 14: Trip Generation 

Land Use 

(Units/GFA) 
Trip Type 

AM PM SAT 

Trips Generated Trips Generated Trips generated 

In Out In Out In Out 

2
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Raw Trip 

Generation 
49 140 117 72 121 92 

Modal Split 7 22 14 10 15 13 

Internal 1 1 27 10 26 13 

Net Total Trips 40 117 76 52 80 66 
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) 

Raw Trip 

Generation 
44 30 103 103 105 101 

Modal Split 7 5 15 12 15 12 

Internal 1 1 10 27 11 26 

Net Total Trips 36 24 78 64 79 63 

Total Trips 77 141 154 116 159 129 

Therefore, the full-buildout of the proposed development is expected to generate a total of 218 trips 

(77 inbound and 141 outbound) in the weekday A.M. peak hour, 270 trips (154 inbound and 116 

outbound) in the weekday P.M. peak hour and 288 trips (159 inbound and 129 outbound) in the 

Saturday peak hour. 
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4.4 Trip Distribution and Assignment 

The trips generated by the proposed development were distributed to the study road network using 

2016 Transportation Tomorrow Survey (TTS) data. The trip distribution for each of the peak periods 

was estimated using Transportation Tomorrow Survey (TTS) 2016 data for 3675, 3369, 3670 and 3674.  

Table 15 summarizes the assumed trip distribution percentages for site traffic based on the TTS data.  

Excerpts from the TTS query have been included in Appendix L.  

Table 15: Directional Trip Distribution 

Direction A.M. Inbound A.M. Outbound P.M. Inbound P.M. Outbound 

Northwest 10% 12% 11% 7% 

North 13% 18% 17% 14% 

Northeast 5% 15% 14% 7% 

East 10% 11% 11% 14% 

Southeast 34% 20% 24% 23% 

South 4% 4% 5% 5% 

Southwest 2% 4% 3% 8% 

West 20% 17% 16% 22% 

Total 100% 100% 100% 100% 

Figure 9 shows the site generated trips. 
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5.0 Future Total Conditions 

This section will summarize the future total conditions of the study road network. The future total 

traffic volumes for the horizon years consist of the following components: 

• Future background traffic volumes from the corresponding horizon year. 

• Proposed development site generated traffic volumes. 

5.1 Intersection Operations 

Table 16 and Table 17 outline the 2029 future total traffic operations for signalized and unsignalized 

intersections respectively. Table 18 outlines the future total queues. Synchro 11 was used to 

determine intersection operations at both the signalized and unsignalized study intersections. 

The resulting total volumes in the horizon year 2029 are presented in Figure 10. 

Table 16: 2029 Future Total Conditions Traffic Operations – Signalized Intersections 

Intersection 

Performance Metrics 

Movement 
LOS1 Delay (s) v/c ratio2 

AM PM SAT AM PM SAT AM PM SAT 

D
ix

ie
 R

d
 &

 B
lo

o
r 

S
t 

Overall D D E 41.8 54.5 56.5 1.20 1.24 1.54 

EBL F E E 84.0 66.1 79.1 0.78 0.81 0.76 

EBT E D E 61.1 52.5 58.1 0.67 0.55 0.63 

EBR D C D 36.8 27.7 36.5 0.48 0.42 0.55 

WBL F F F 160.3 171.2 293.1 1.20 1.24 1.54 

WBT D E D 43.0 63.5 44.2 0.40 0.83 0.44 

WBR C C D 30.2 31.8 37.4 0.54 0.49 0.48 

NBL D E C 36.9 59.8 25.5 0.35 0.79 0.63 

NBTR C D C 30.6 41.3 20.4 0.55 0.82 0.55 

SBL C E F 32.3 57.4 242.1 0.74 0.72 1.35 

SBT B D C 19.3 50.9 32.7 0.44 0.83 0.54 

SBR A B A 3.2 13.2 5.2 0.12 0.36 0.21 

B
lo

o
r 

S
t 

&
 H

a
v
e

n
w

o
o

d
 D

r 

Overall B C B 17.2 32.0 16.3 0.72 1.53 0.74 

EBL A F A 9.0 310.9 8.4 0.22 1.53 0.39 

EBTR B B B 14.1 14.9 13.5 0.70 0.75 0.74 

WBL A A B 9.2 6.0 11.2 0.22 0.21 0.11 

WBTR B B B 10.0 19.3 16.0 0.64 0.93 0.70 

NBL E D C 58.1 39.9 31.5 0.61 0.27 0.26 

NBTR C C B 25.2 20.5 15.4 0.44 0.26 0.18 

SBL D D C 39.5 43.5 33.8 0.32 0.41 0.36 

SBTR D D C 37.7 40.4 27.0 0.72 0.66 0.56 
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Intersection 

Performance Metrics 

Movement 
LOS1 Delay (s) v/c ratio2 

AM PM SAT AM PM SAT AM PM SAT 

B
lo

o
r 

S
t 

&
 F

ie
ld

g
a

te
 D

r 

Overall C C B 22.5 34.8 18.2 0.76 1.00 0.67 

EBL B C A 12.5 20.4 8.1 0.38 0.59 0.31 

EBT C B B 21.3 18.5 16.8 0.59 0.63 0.60 

EBR A A A 3.9 9.7 4.6 0.29 0.44 0.38 

WBL B B B 16.1 17.5 14.2 0.09 0.25 0.20 

WBT C D B 20.8 52.6 19.9 0.57 1.00 0.67 

WBR C C B 32.7 37.2 18.8 0.73 0.74 0.63 

NBL D D C 42.1 39.5 33.4 0.47 0.40 0.38 

NBTR B B B 16.8 14.4 13.1 0.36 0.26 0.26 

SBL D D D 54.9 53.9 40.1 0.76 0.74 0.60 

SBTR B C B 11.0 24.3 12.7 0.54 0.56 0.49 

B
u
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h

a
m
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ie
ld

g
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D
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Overall C B A 21.5 13.3 7.1 0.82 0.71 0.43 

EBL A A A 9.2 6.0 6.7 0.10 0.20 0.15 

EBT B A A 10.8 5.4 6.6 0.45 0.39 0.42 

EBR A A A 5.5 2.5 0.6 0.19 0.12 0.07 

WBL A A A 9.9 3.9 1.9 0.18 0.16 0.15 

WBT A A A 8.2 3.5 1.5 0.31 0.42 0.33 

WBR A A A 0.3 0.2 0.1 0.03 0.04 0.04 

NBL F F D 87.5 104.6 37.9 0.82 0.71 0.43 

NBTR E E B 63.1 58.8 18.7 0.66 0.47 0.33 

SBL E E C 69.2 75.5 34.7 0.51 0.43 0.32 

SBT E F C 55.6 83.9 31.9 0.26 0.65 0.24 

SBR B B A 11.7 16.2 1.4 0.20 0.25 0.16 

B
u

rn
h

a
m

th
o

rp
e

 R
d

 &
 P

o
n

y
tr

a
il
 D

r Overall C D D 31.1 36.4 42.0 0.92 0.87 0.90 

EBL B D E 15.3 47.2 72.4 0.18 0.60 0.79 

EBT B B B 16.0 18.8 19.8 0.58 0.53 0.51 

EBR A A A 0.1 0.1 0.2 0.04 0.03 0.03 

WBL C D D 30.6 35.8 52.1 0.22 0.38 0.47 

WBT C D D 31.5 38.1 49.2 0.48 0.71 0.70 

WBR B C D 15.1 30.4 36.1 0.43 0.78 0.75 

NBL E E E 70.9 73.5 73.3 0.24 0.18 0.23 

NBTR E E E 59.2 55.1 57.4 0.69 0.53 0.59 

SBL F F F 100.2 87.3 91.2 0.92 0.87 0.90 

SBT D D D 45.4 45.1 45.1 0.09 0.10 0.11 

SBR A A A 9.2 9.7 7.7 0.18 0.15 0.26 

Note 1:  The Level of Service of a signalized intersection is based on the average control delay per vehicle (Synchro).  
Note 2:  All v/c ratios above critical thresholds are bolded, all v/c ratios greater than 1.00 are bolded with red text.  

The critical v/c threshold for intersections with Regional Roads (Dixie Road & Bloor Street) is 0.90 for all 

shared/through/turning movements per Peel Region guidelines and 1:00 for exclusive movements. 

 The critical threshold for all intersections without Regional Roads is 0.85 for shared/through/turning movements and 

1.00 for exclusive through and turning movements per the City of Mississauga guidelines. 
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Table 17: 2029 Future Total Conditions Traffic Operations – Unsignalized Intersections 

Intersection 

Performance Metrics 

Movement 
LOS1 Delay (s) v/c ratio2 

AM PM SAT AM PM SAT AM PM SAT 

F
ie

ld
g

a
te

 D
r 

&
 

W
il
li
a

m
sp

o
rt

 

D
r 

/S
it
e

 

A
c

c
e

ss
 

(T
W

S
C
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Overall C C C 22.8 20.1 17.5 0.37 0.31 0.31 

EBLTR C B B 17.6 15.0 12.5 0.28 0.22 0.15 

1 
WBLTR C C C 22.8 20.1 17.5 0.37 0.31 0.31 

NBLTR A A A 1.6 1.6 1.5 0.05 0.04 0.03 

SBLTR A A A 0.9 1.8 2.3 0.02 0.04 0.05 

F
ie

ld
g

a
t

e
 D

r 
&

 

P
o

n
y

tr
a

il
 

D
r 

(A
W

S
C

) Overall B A A 11.4 9.9 8.8 0.46 0.36 0.26 

WBLR A A A 9.9 8.6 8.2 0.22 0.11 0.09 

NBTR B A A 11.4 9.0 8.5 0.46 0.28 0.26 

SBLT B A A 10.1 9.9 8.8 0.32 0.36 0.26 

P
o

n
y

tr
a

il
 

D
ri

v
e

 &
 

S
it
e

 

A
c

c
e

ss
 

(T
W

S
C

) 

Overall B A A 10.1 9.4 0.0 0.07 0.06 0.05 

EBTR A A A 0.0 0.0 0.0 0.07 0.06 0.05 

WBLT A A A 0.5 1.6 0.0 0.01 0.02 0.00 

NBLR B A A 10.1 9.4 0.0 0.03 0.02 0.02 

F
ie

ld
g

a
te

 

D
r 

&
 H

a
v

e
n

 

G
le

n
n

 

(T
W

S
C

) 

Overall B A A 14.5 11.0 9.9 0.21 0.06 0.06 

EBLR B A A 14.5 0.0 9.9 0.21 0.06 0.06 

NBLT A A A 1.2 1.6 1.0 0.03 0.02 0.02 

SBTR A A A 0.0 11.0 0.0 0.14 0.02 0.10 

Note 1:  The overall Level of Service of a two-way stop-controlled intersection is based on the delay associated with the 

critical minor road approach (HCM 2000).  
Note 2:  All v/c ratios above critical thresholds are bolded, all v/c ratios greater than 1.00 are bolded with red text.  

 The critical threshold for all intersections is 0.85 for shared/through/turning movements and 1.00 for exclusive 

through and turning movements per the City of Mississauga guidelines. 

Table 18: 2029 Future Total Conditions Queuing Assessment 

Intersection 

 Performance Metrics 

Movement 

95th Percentile Queue Length (m) 

[50th Percentile Queue Length (m)] 
Auxiliary Lane 

Storage Length (m) 

AM PM SAT 

Dixie Rd & Bloor St 

EBL 70 [45] 55 [30] 65 [45] 40 

EBR 55 [35] 50 [30] 65 [45] 15 

WBL 150 [100] 165 [115] 215 [165] 60 

WBR 70 [50] 60 [35] 75 [50] 10 

NBL 30 130 [75] 65 75 

SBL 60 65 120 [65] 100 

SBR 10 40 20 85 

Bloor St & 

Havenwood Dr 

EBL 15 55 [20] 15 50 

WBL 10 5 5 50 

NBL 25 15 15 25 

SBL 20 25 [15] 20 25 
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Note 1:  The 95th percentile queue length for an individual movement exceeding available turn lane storage are bolded 

with red text. The available turn lane storage are also bolded. 

As per Table 16, the signalized intersections are expected to operate with an overall Level of Service 

(LOS) “E” or better with few approaches expected to operate at a LOS “F”. Table 18 shows the 2029 

future background queuing assessment. 

Dixie Road and Bloor Street 

The eastbound left-turn movement operates similar to the future background conditions. The 

westbound left-turn movement is expected to have an increase in control delay to 160.3, 171.2 and 

293.1 s in the weekday A.M., weekday P.M. and Saturday peak hours respectively with an increased 

v/c ratio of 1.20, 1.24 and 1.54 in the weekday A.M., weekday P.M. and Saturday peak hours 

respectively. The control delay for southbound left-turn movement is expected to increase to 242.1 s 

from 192.2 s and v/c ratio is expected to increase to 1.35 from 1.23 in the weekday P.M. peak hour 

when compared to the future background conditions. 

 

 

 

Intersection 

 Performance Metrics 

Movement 

95th Percentile Queue Length (m) 

[50th Percentile Queue Length (m)] 
Auxiliary Lane 

Storage Length (m) 

AM PM SAT 

Bloor St & Fieldgate 

Dr 

EBL 35 20 15 80 

EBR 0 0 0 75 

WBL 10 25 20 95 

WBR 20 20 10 95 

NBL 25 25 20 45 

SBL 55 [35] 50 [35] 35 [20] 25 

Burnhamthorpe Rd & 

Fieldgate Dr 

EBL 10 15 10 30 

EBR 25 [15] 15 5 25 

WBL 10 5 5 30 

WBR 0 5 0 30 

NBL 85 [60] 45 [25] 25 [15] 15 

SBL 35 35 20 65 

SBR 15 15 5 65 

Burnhamthorpe Rd & 

Ponytrail Dr 

EBL 10 40 [10] 60 [15] 35 

EBR 0 5 5 30 

WBL 20 35 [15] 40 [20] 35 

WBR 60 [35] 170 [115] 140 [90] 30 

NBL 20 [10] 15 [5] 20 [10] 15 

SBL 85 [55] 90 [65] 95 [70] 40 

SBR 15 15 20 45 



Forest Glen Shopping Centre Inc.   Transportation Impact Study & Parking Justification Study 

3404-3445 Fieldgate Drive, City of Mississauga   December 2024 

C.F. Crozier & Associates Inc.   Page 37 of 84 

Project No. 2655-7073 

The 95th and 50th percentile queues for eastbound left-turn, eastbound right-turn, westbound right-

turn and northbound left-turn are anticipated to be similar to the future background conditions. 

However, the queues for westbound left-turn are anticipated to increase by approximately 20 

meters in the weekday A.M. and P.M. peak hours and 30 meters in the Saturday peak hour. The 95th 

percentile queue for southbound left-turn is expected to increase by 5 meters in the Saturday peak 

hour with 50th percentile queue expected to stay within the available storage similar to the future 

background conditions. 

Bloor Street and Havenwood Drive 

The intersection is anticipated to operate with an overall LOS “C” or better. The eastbound left-turn 

movement is expected to deteriorate with an increase of 164 s in control delay in weekday P.M. 

peak hour and an increase in v/c to 1.53 in comparison with the future background conditions due 

to an increase in westbound through movements providing less gaps for eastbound left-turning 

vehicles.  

The 95th percentile queue for eastbound left-turn is anticipated to exceed the available storage by 

5 meters (~1 vehicle) that can be accommodated in the taper. The northbound left-turn queue is 

anticipated to exceed the storage by 5 meters with 50th percentile well under storage in the 

weekday A.M. peak hour. The southbound left-turn queue is also expected to operate at/within 

storage length. 

Bloor Street and Fieldgate Drive 

The intersection is expected to operate with an overall LOS “C” or better. The westbound though 

movement is forecasted to have an increase in v/c ratio from 0.92 to 1.00 when compared to the 

future background conditions. However, the v/c is considered acceptable per the threshold of 1.00 

for exclusive through movements. 

The 95th percentile queues for southbound left-turn are forecasted to increase by 5 meters in the 

weekday A.M. and Saturday peak hours. 

Burnhamthorpe Road and Fieldgate Drive 

The intersection is expected to operate similar to the future background conditions. The northbound 

left-turn movement is expected to operate at LOS “F” during the weekday A.M. and P.M. peak 

hours and the southbound through movement is expected to operate at LOS “F” during the 

weekday P.M. peak hours. However, the movements operate with acceptable delays and well 

under capacity. 

The 95th percentile queue for northbound left-turn is forecasted the exceed the available storage in 

weekday and Saturday peak hours and 50th percentile queue is forecasted to exceed the available 

storage in weekday A.M. and P.M. peak hours. However, the queues are expected to stay within 

the available taper similar to the future background conditions except in the weekday A.M. peak 

hour. 

Burnhamthorpe Road and Ponytrail Drive 

The intersection is expected to operate similar to the future background conditions. The southbound 

left-turn is expected to operate at LOS “F” during the weekday and Saturday peak hours. However, 

the movement are anticipated to operate with acceptable delays and well under capacity. 
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The 95th percentile queues are expected to stay similar to the future background conditions. The 

95th percentile queue for westbound right-turn and southbound left-turn is expected to increase by 5 

meters in the weekday P.M. peak hour. 

Unsignalized Intersections 

As per Table 17, the unsignalized intersections are forecasted to operate with a Level of Service 

(LOS) “C” or better with minimal delays and well under capacity. 

The site accesses at Fieldgate Drive and Ponytrail would operate efficiently with no critical delays or 

overcapacity movements. 

Appendix M contains 2029 future total detailed capacity analysis.  
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5.2 Recommended Improvements 

In the projected 2029 conditions, several signalized intersections are forecasted to operate at Level 

of Service (LOS) "F", with volume-to-capacity ratios (v/c) exceeding capacity and queues expected 

to surpass available storage. Consequently, recommendations are outlined to enhance intersection 

operations to address potential deterioration caused by the Bloor Street redesign and anticipated 

increases in overall traffic volumes. 

5.2.1 Dixie Road and Bloor Street 

The signal timing is recommended to be optimized in weekday A.M., weekday P.M. and Saturday 

peak hours to improve operations at the intersection, specifically westbound left-turn movement.  

The westbound left-turn phase was optimized to change from a permitted phase to a protected 

permitted phase in the Saturday peak hour. The comparison between before and after optimization 

is shown below. 

Intersection 

Performance Metrics 

Movement 
LOS1 Delay (s) v/c ratio2 

AM PM SAT AM PM SAT AM PM SAT 

D
ix

ie
 R

d
 &

 B
lo

o
r 

S
t 

Overall D D E 41.8 54.5 56.5 1.20 1.24 1.54 

EBL F E E 84.0 66.1 79.1 0.78 0.81 0.76 

EBT E D E 61.1 52.5 58.1 0.67 0.55 0.63 

EBR D C D 36.8 27.7 36.5 0.48 0.42 0.55 

WBL F F F 160.3 171.2 293.1 1.20 1.24 1.54 

WBT D E D 43.0 63.5 44.2 0.40 0.83 0.44 

WBR C C D 30.2 31.8 37.4 0.54 0.49 0.48 

NBL D E C 36.9 59.8 25.5 0.35 0.79 0.63 

NBTR C D C 30.6 41.3 20.4 0.55 0.82 0.55 

SBL C E F 32.3 57.4 242.1 0.74 0.72 1.35 

SBT B D C 19.3 50.9 32.7 0.44 0.83 0.54 

SBR A B A 3.2 13.2 5.2 0.12 0.36 0.21 

D
ix

ie
 R

d
 &

 B
lo

o
r 

S
t 

 

(O
p

ti
m

iz
e

d
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Overall D D D 38.7 51.9 46.3 0.88 1.00 0.98 

EBL F E F 88.2 59.3 92.1 0.80 0.76 0.83 

EBT E E E 62.6 70.9 62.7 0.69 0.79 0.69 

EBR D C D 37.9 30.0 37.5 0.49 0.53 0.58 

WBL E F E 62.0 87.9 80.1 0.88 1.00 0.98 

WBT D E D 36.7 63.4 39.4 0.34 0.83 0.36 

WBR C C C 24.4 31.8 27.6 0.48 0.49 0.38 

NBL D E D 46.5 59.4 40.8 0.40 0.79 0.75 

NBTR D D D 38.7 42.4 41.8 0.63 0.83 0.77 

SBL D E E 41.2 56.5 74.1 0.77 0.72 0.84 

SBT C D D 24.0 52.3 40.6 0.48 0.84 0.61 

SBR A B A 3.7 13.2 7.9 0.13 0.36 0.24 
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The v/c ratios for the westbound left-turn movements clearly show significant improvement during all 

peak hours, along with a reduction in control delay. A maximum v/c ratio of 1.00 and control delay 

of 87.4 seconds will be observed during the weekday P.M. peak hour for the westbound left-turn 

movement with the signal optimization.  

The southbound left-turn movement is also expected to see a reduction in control delay to 74.1 

seconds and a v/c ratio reduced to 0.84. 

Furthermore, the results below show the improvement in queues.  

The queues for westbound left-turns are anticipated to decrease during all peak hours. However, 

the storage will still need to be updated, as the reduced queues are expected to exceed the 

available capacity.  

The queue for southbound left-turns is projected to reduce by 45 meters in the Saturday peak hour 

and remain within the available storage. 

5.2.2 Bloor Street and Havenwood Drive 

The intersection signal timings were adjusted to include a protected permitted phase for eastbound 

left-turns during weekday P.M. peak hours, addressing congestion caused by the Bloor Street 

redesign. The cycle length of 100 seconds is maintained to preserve coordination along the corridor. 

The intersection improvements are outlined below. 

 

Intersection 

Performance Metrics 

Movement 

95th Percentile Queue Length (m) 

[50th Percentile Queue Length (m)] Auxiliary Lane 

Storage Length (m) 
AM PM SAT 

D
ix

ie
 R

d
 &

 B
lo

o
r 

S
t EBL 70 [45] 55 [30] 65 [45] 40 

EBR 55 [35] 50 [30] 65 [45] 15 

WBL 150 [100] 165 [115] 215 [160] 60 

WBR 70 [50] 60 [35] 75 [50] 10 

NBL 30 130 [75] 65 75 

SBL 60 65 115 [65] 100 

SBR 10 40 20 85 

D
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 R

d
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r 

S
t 
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p
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m
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e

d
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EBL 70 [45] 45 [30] 75 [45] 40 

EBR 55 [35] 50 [25] 65 [40] 15 

WBL 100 [75] 135 [85] 135 [85] 60 

WBR 65 [45] 60 [35] 65 [40] 10 

NBL 35 130 [75] 65 75 

SBL 65 65 70 100 

SBR 10 40 25 85 
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Intersection 

Performance Metrics 

Movement 
LOS Delay (s) v/c ratio2 

PM PM PM 

B
lo

o
r 

S
t 

&
 H

a
v
e

n
w

o
o

d
 

D
r 

Overall C 32.0 1.53 

EBL F 310.9 1.53 

EBTR B 14.9 0.75 

WBL A 6.0 0.21 

WBTR B 19.3 0.93 

NBL D 39.9 0.27 

NBTR C 20.5 0.26 

SBL D 43.5 0.41 

SBTR D 40.4 0.66 

B
lo

o
r 

S
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&
 H

a
v

e
n

w
o

o
d

 

D
r 

(O
p
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m
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e

d
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Overall C 24.4 1.02 

EBL B 19.8 0.51 

EBTR A 10.0 0.70 

WBL A 2.8 0.17 

WBTR D 35.7 1.02 

NBL D 46.4 0.34 

NBTR C 23.0 0.30 

SBL D 50.6 0.49 

SBTR C 20.4 0.58 

Following these adjustments, the volume-to-capacity ratio (v/c) for eastbound left-turns is 

anticipated to decrease to 0.51. Conversely, the v/c ratio for westbound shared and through 

movements is projected to increase to 1.02. Despite this, the Level of Service (LOS) is anticipated to 

remain at "D" with acceptable delays. 

It is recognized that the Bloor Street redesign will result in the loss of one through lane in both 

eastbound and westbound directions. The study did not factor in potential traffic pattern changes 

resulting from the redesign, relying instead on trip assignment data from TTS. This scenario represents 

a worst-case situation, with vehicles expected to seek alternative routes to minimize delays. 

Furthermore, upon reviewing the preliminary design, it has been observed that the bus stops are 

positioned before the intersection. This placement may contribute to congestion due to potential 

bus blockages. It is recommended that the City explore options to relocate the bus stops to the far 

end of the intersection. This relocation would involve realigning bicycle tracks further from the street, 

to integrate seamlessly with the existing intersection layout.  
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5.2.3 Storage Length Improvements 

It is recommended that the storage length at the intersections listed below be increased to 

accommodate future queue lengths. 

Intersection Movement Recommended storage length (m) 

Bloor Street and Dixie Road 

EBL 75 

EBR 65 

WBL 135 

WBR 65 

Bloor Street & Fieldgate Drive SBL 55 

Burnhamthorpe Road & 

Fieldgate Drive 
NBL 50 (till the Glen Rutley Cir) 

Burnhamthorpe Road & 

Ponytrail Drive 

WBR 170 

NBL 20 

SBL 50 

The aforementioned approaches should be monitored in the future, and if necessary, storage 

lengths should be increased as recommended to accommodate the 95th percentile queue length. 

Appendix N contains 2029 future total optimized detailed capacity analysis. 

5.3 Sensitivity Analysis 

This section analyzes the traffic operations along the Bloor Street study intersections using the existing 

lane configurations and signal timings along with the future total traffic volumes.This scenario has 

been included in case the Bloor Street project is cancelled.  

Table 19 outlines the operations of the study network in the event that the full buildout does not 

include the bike lanes. 
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Table 19: Sensitivity Analysis Conditions Traffic Operations 

Intersection 

Performance Metrics 

Movement 
LOS1 Delay (s) v/c ratio2 

AM PM SAT AM PM SAT AM PM SAT 

D
ix

ie
 R

d
 &

 B
lo

o
r 

S
t 

 

Overall D D E 42.4 54.5 56.8 1.20 1.24 1.54 

EBL F E E 84.0 66.1 78.9 0.78 0.81 0.76 

EBT E D E 61.1 52.5 58.0 0.67 0.55 0.63 

EBR D C D 36.8 27.7 36.5 0.48 0.42 0.55 

WBL F F F 160.3 171.2 294.9 1.20 1.24 1.54 

WBT D E D 43.0 63.5 45.6 0.40 0.83 0.44 

WBR D C D 40.9 31.8 39.0 0.59 0.49 0.47 

NBL D E C 36.9 59.8 25.5 0.35 0.79 0.63 

NBTR C D C 30.6 41.3 20.5 0.55 0.82 0.55 

SBL C E F 32.3 57.4 242.1 0.74 0.72 1.35 

SBT B D C 19.3 50.9 32.7 0.44 0.83 0.54 

SBR A B A 3.2 13.2 5.2 0.12 0.36 0.21 

D
ix

ie
 R

d
 &
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o
r 

S
t 
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p
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m
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d
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Overall D D D 39.3 51.5 46.2 0.89 1.00 0.98 

EBL F D F 88.2 49.8 92.0 0.80 0.68 0.83 

EBT E E E 62.6 65.1 62.6 0.69 0.72 0.69 

EBR D C D 37.9 27.8 40.4 0.49 0.49 0.59 

WBL E F F 62.0 86.2 83.8 0.89 1.00 0.98 

WBT D E D 36.7 66.1 38.8 0.34 0.85 0.36 

WBR C C C 33.7 32.8 29.9 0.51 0.50 0.39 

NBL D E D 46.5 77.2 40.7 0.40 0.91 0.75 

NBTR D D D 38.7 41.2 40.8 0.64 0.82 0.76 

SBL D E E 41.2 71.9 66.8 0.76 0.83 0.81 

SBT C D D 24.0 49.0 40.6 0.48 0.80 0.61 

SBR A B A 3.7 12.4 7.9 0.13 0.35 0.24 

B
lo

o
r 

S
t 

&
 H

a
v
e

n
w

o
o

d
 D
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Overall B A A 12.7 9.9 8.9 0.70 0.66 0.56 

EBL A B A 7.7 14.0 5.3 0.18 0.44 0.28 

EBTR A A A 7.0 6.7 4.2 0.36 0.40 0.39 

WBL A A A 6.4 4.3 7.9 0.17 0.14 0.07 

WBTR A A A 5.4 4.1 7.2 0.34 0.49 0.37 

NBL E D C 57.6 40.2 31.6 0.60 0.27 0.26 

NBTR C C B 25.1 20.5 15.4 0.42 0.26 0.18 

SBL D D C 39.0 43.3 33.8 0.30 0.40 0.36 

SBTR D D C 37.1 40.2 26.9 0.70 0.66 0.56 
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Intersection 

Performance Metrics 

Movement 
LOS1 Delay (s) v/c ratio2 

AM PM SAT AM PM SAT AM PM SAT 

B
lo

o
r 

S
t 

&
 F

ie
ld

g
a

te
 D

r 

Overall B B B 18.9 19.6 15.9 0.75 0.73 0.60 

EBL B B B 14.1 14.0 11.8 0.35 0.40 0.27 

EBT B B B 15.5 14.4 15.2 0.33 0.36 0.35 

EBR B B B 15.5 14.4 15.2 0.33 0.36 0.35 

WBL B B B 15.7 16.3 14.3 0.09 0.24 0.21 

WBT B B B 15.0 17.2 12.9 0.37 0.56 0.42 

WBR B B B 15.0 17.2 12.9 0.37 0.56 0.42 

NBL D D C 44.0 40.9 33.5 0.50 0.42 0.38 

NBTR B B B 17.1 14.6 13.2 0.35 0.27 0.25 

SBL D D D 54.3 53.6 40.1 0.75 0.73 0.60 

SBTR B C B 11.1 24.7 12.6 0.54 0.57 0.48 

Note 1:  The Level of Service of a signalized intersection is based on the average control delay per vehicle (Synchro).  
Note 2:  All v/c ratios above critical thresholds are bolded, all v/c ratios greater than 1.00 are bolded with red text.  

The critical v/c threshold for intersections with Regional Roads (Dixie Road & Bloor Street) is 0.90 for all 

shared/through/turning movements per Peel Region guidelines and 1:00 for exclusive movements. 

Note 3:      The critical threshold for all intersections without Regional Roads is 0.85 for shared/through/turning movements and 

1.00 for exclusive through and turning movements per the City of Mississauga guidelines. 

Table 20: Sensitivity Analysis Conditions Queuing Assessment 

Intersection 

 Performance Metrics 

Movement 

95th Percentile Queue Length (m) 

[50th Percentile Queue Length (m)] 
Auxiliary Lane 

Storage Length (m) 

AM PM SAT 

Dixie Rd & Bloor St 

EBL 70 [45] 55 [30] 65 [45] 40 

EBR 55 [35] 50 [30] 65 [45] 15 

WBL 150 [100] 165 [115] 215 [165] 60 

WBR 90 [65] 60 [35] 75 [50] 10 

NBL 30 130 [75] 65 75 

SBL 60 65 120 [65] 100 

SBR 10 40 20 85 

Dixie Rd & Bloor St 

(Optimized) 

EBL 70[50] 45[30] 80[50] 40 

EBR 60[35] 50[25] 70[45] 15 

WBL 100[75] 135[85] 145[85] 60 

WBR 85[60] 60[35] 50[45] 10 

NBL 35 135[80] 65 75 

SBL 65 75 65 100 

SBR 15 40 25 85 

Bloor St & 

Havenwood Dr 

EBL 15 30 10 50 

WBL 10 5 5 50 

NBL 30[15] 20 15 25 

SBL 20 30 [15] 25[15] 25 
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Note 1:  The 95th percentile queue length for an individual movement exceeding available turn lane storage are bolded 

with red text. The available turn lane storage are also bolded. 

As per Table 19, the signalized intersections are expected to operate with an overall Level of Service 

(LOS) “E” or better with few approaches expected to operate at a LOS “F”. No movements would 

be expected to operate above capacity after the signal optimizations. 

Dixie Road and Bloor Street (Optimized) 

The eastbound left-turn movement operates similar to the 2029 future total conditions with a slight 

increase in delay on the Saturday peak hour but a decrease in the weekday P.M. peak hour. The 

westbound left-turn movement is improved with a decrease in control delay to 62.0, 86.2 and 83.8 s 

in the weekday A.M., weekday P.M. and Saturday peak hours respectively with a decreased v/c 

ratio of 0.89, 1.00 and 0.98 in the weekday A.M., weekday P.M. and Saturday peak hours 

respectively. The control delay for the Saturday peak hour southbound left-turn movement is 

expected to decrease to 66.8 s from 242.1 s and v/c ratio is expected to decrease to 0.81 from 1.35 

in the weekday P.M. peak hour when compared to the future total conditions. 

The 95th and 50th percentile queues for eastbound left-turn, eastbound right-turn, westbound right-

turn and westbound right-turn are anticipated to exceed the storage length of their respective 

movements during all peak hours excluding the 50th percentile queue for the eastbound left-turn 

movement. However, the queues for the northbound left-turn, southbound left-turn and southbound 

right-turn movements are anticipated to fit within their respective storage length excluding the 

northbound left-turn movement during the P.M. peak hours. 

Bloor Street and Havenwood Drive 

The intersection is anticipated to operate with an overall LOS “D” or better. The northbound left-turn 

movement is expected to improve with a decrease to 57.6 s in control delay in weekday A.M. peak 

hour and an decrease in v/c to 0.60 in comparison with the future total conditions. 

All 95th and 50th percentile queues can be stored within their respective lane storage length with the 

exception of the northbound left and southbound left-turn movements during the A.M. and P.M. 

peak hours respectively.  

  

Intersection 

 Performance Metrics 

Movement 

95th Percentile Queue Length (m) 

[50th Percentile Queue Length (m)] 
Auxiliary Lane 

Storage Length (m) 

AM PM SAT 

Bloor St & Fieldgate 

Dr 

EBL 45 30 30 50 

EBR 0 0 0 75 

WBL 15 25 20 45 

WBR 20 20 10 95 

NBL 25 20 20 45 

SBL 55 [35] 55 [35] 35 [25] 25 
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Bloor Street and Fieldgate Drive 

The intersection is expected to operate with an overall LOS “D” or better. There are no critical 

movements in the operations of this intersection. 

Apart from the southbound left-turn movement during all peak hours, the 95th and 50th percentile 

queues are forecasted to fit within their respective lane storage lengths. 

6.0 Site Access Safety Review 

The development proposal includes site accesses via Fieldgate Drive and Ponytrail Drive that will 

provide transportation servicing to and from the site. This section evaluates the suitability of the site 

accesses from a transportation safety perspective and recommends mitigation measures, if 

warranted. The safety review of the accesses includes an assessment of whether turning maneuvers 

can be made safely at the site accesses without issues related to sight lines, intersection spacing, 

access spacing, or clear throat length. 

6.1 Intersection Sight Distance 

Section 9.9 of the TAC GDGCR provides intersection sight distance for different intersection control 

types. The calculated and design sight distances are further summarized in TAC GDGCR Tables 9.9.4, 

9.9.6 and 9.9.12 for vehicles turning left from stop, turning right from stop, or turning left from the 

major road, respectively. 

Case B1 (Left Turn from the Minor Road) and Case B2/B3 (Right Turn / Crossing Maneuver from the 

Minor Road) were used to evaluate sight line adequacy for the site accesses. Table 21 outlines the 

sight distance requirements and compares them to the available sight distance.  

Appendix O contained relevant TAC GDGCR excerpts. 

Table 21: Intersection Sight Distance Assessment 

Fieldgate Drive and Site Access #1  

Posted Speed = 40 km/h 

Design Speed = 50 km/h  

Formula ISD = 0.278 * Vmajor * tg 

Feature Case B1 – Left Turn Case B2/B3 – Right Turn 

Time Gap1 Left Turn: 7.5s Right Turn: 6.5s 

Required Sight Distance  105m (looking north) 95m (looking south) 

Available Sight Distance  >105m (looking north) >95m (looking south) 

Ponytrail Drive and Site Access #2 

Posted Speed = 30 km/h 

Design Speed = 40 km/h 

Formula (TAC  ISD = 0.278 * Vmajor * tg 

Feature Case B1 – Left Turn Case B2/B3 – Right Turn 

Time Gap1 Left Turn: 7.5s Right Turn: 6.5s 

Required Sight Distance  

(minor road, both directions) 
85m (looking east) 75m (looking west) 

Available Sight Distance  

(minor road, both directions) 
>85m (looking east) >75m (looking west) 

Note 1: To calculate Time Gap, base time gap is required. This default parameter is based on particular turning cases (such 

as Case B1 and Case B2/B3) and particular design vehicles. Roadways with more than one lane per direction 

require additions of 0.5s and 0.7s per addition lane for passenger car and truck design vehicles, respectively. For 

minor street approach upgrades that exceed 3%, additions of 0.2s and 0.1s for Case B1 and Case B2/B3, 

respectively, are required per percent grade. Refer to Section 9.9 of TAC-GDGCR for additional details. 
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The drivers are expected to approach in two stages before making a left/right turn at from the site 

access via Fieldgate Drive. Stage 1 involves drivers stopping before the crosswalk and proceeding 

cautiously due to the setback of the sidewalk from the major roadway lane and the presence of 

lay-by parking on the south side, which obstructs sight lines for vehicles turning right. Given the 

approximately 5.6m spacing between the crosswalk and the edge of the major roadway, drivers 

are expected to advance and stop before the edge of the major roadway to ensure a clear view 

before making a right turn onto the major roadway. There will be no visibility issues noted for vehicles 

turning left from the access onto Fieldgate Drive. 

Figure 11 and Figure 12 show the stage 1 and stage 2 sightlines at Fieldgate Drive, respectively. 

There were no sight-distance issues observed at the site access via Ponytrail Drive. Drivers will have 

adequate visibility.  

Figure 13 shows the sight lines at Ponytrail Drive. 

6.2 Corner Clearance  

Figure 8.8.2 of the TAC GDGCR Guidelines was reviewed to evaluate the corner clearance for the 

proposed site accesses on Fieldgate Drive and Ponytrail Drive. Since both roads fall under the 

jurisdiction of the City of Mississauga as local roadways, the appropriate corner clearance for these 

access points was established accordingly. 

Table 22 shows the corner clearance details. 

Table 22: Corner Clearance 

Roadways Required Provided 

Fieldgate Drive and Site Access #1 

15 m 

145 m 

Ponytrail Drive and Site Access #2 70 m 

Sufficient corner clearance is provided and meets the minimum TAC requirement. 

6.3 Driveway Alignment at Fieldgate Drive and Williamsport Drive 

The driveway is offset from the existing Williamsport Drive and Fieldgate Drive intersection. However, 

the offset is very minor. Per TAC GDGCR, opposing legs of four-legged intersections should not have 

an offset of more than 1.5m. The site driveway is only offset approximately 0.7m from the south 

approach and therefore falls within the maximum offset specified in TAC. 

6.4 Clear Throat Length 

TAC GDGCR does not specify a requirement for throat length at site accesses along local 

roadways. Therefore, the queues at the site accesses were compared to the throat length provided 

in the site plan to determine if the throat length provided sufficient storage. 
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6.4.1 Access via Fieldgate Drive 

A maximum queue of 13 metre is anticipated to be observed at site access in the weekday P.M. 

peak hour. The throat length of approximately 30 meters measured to the edge of the crosswalk is 

considered sufficient to accommodate the associated queues. 

6.4.2 Access via Ponytrail Drive 

A minimal queue of about 5 meters is expected at the site access. The throat length of 

approximately 40 meters, extending to the edge of the crosswalk, is considered sufficient to 

accommodate the associated queues. 
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7.0 Vehicle Maneuverability Review 

This section considers the internal servicing of the development proposal, including the adequacy 

and safety of the internal driveways and roadways. The vehicles expected to operate within and 

service the development proposal is identified and assessed as to whether they can be safely 

accommodated without conflicts or constraints. The Auto-TURN vehicle turning software was used to 

assess the expected design vehicles onsite.  

7.1.1 Emergency Vehicles 

A maneuvering assessment was conducted for emergency vehicles using a Pumper Fire Truck 12.19 

metres wide. Fire trucks would arrive at the site and use the drop off area in front of the building 

entrances to service the site. 

It is noted that as the building entrance is within 15 meters of the proposed drop-off area. 

Emergency vehicles would not need to reverse within the site as one of the accesses can be used 

to access the site and other to exit the site. 

Figure 14 and Figure 15 illustrate the emergency vehicle maneuvers. 

7.1.2 Waste Collection Vehicles 

Vehicle turning plans were prepared using a Region of Peel front-end bin loading waste vehicle, 

following the standards outlined in the Region of Peel Waste Collection Design Standards Manual 

(WCDSM). The waste collection vehicle adheres to a 13-meter centerline radius while maneuvering 

in and out of the site. 

The waste collection vehicle can enter and exit both site accesses and loading area without any 

conflicts.  

Figure 16 and Figure 17 illustrate the inbound and outbound waste vehicle maneuvers. 

7.1.3 Loading Vehicles  

A maneuvering assessment was conducted using Medium Single Unit (MSU) vehicle accessing the 

loading space. The vehicle turning diagrams demonstrate that the MSU can access the site via 

Fieldgate Drive and Ponytrail Drive, reverse into the loading space, and exit the loading space and 

site without encroaching on curbs or obstacles. 

Figure 18 and Figure 19 illustrate the inbound and outbound loading vehicle maneuvers. 

7.1.4 Light Single Unit Vehicle 

A maneuvering assessment was conducted for a Light Single Unit (LSU) vehicle accessing the 

loading/unloading space near the moving room. This loading space is intended for use by small 

loading vehicles, such as U-Haul trucks. 

Figure 20 illustrates the LSU vehicle maneuver. 
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7.1.5 Passenger Vehicles  

A maneuvering assessment was conducted for passenger vehicle using a TAC passenger vehicle 

(PTAC) and no encroachments were observed while entering and exiting the site access. 

The underground parking ramp, currently 6.6 meters wide as shown on the plan, accommodates 

passenger vehicles. However, it will be widened to 7.0 meters in future applications. 

Figure 21 illustrates the simultaneous passenger vehicle maneuvers. 

The passenger can also enter/exit the underground parking ramp and access the pick-up/drop-off 

area in front of the towers without any conflicts. 

Figure 22 illustrates the passenger vehicles accessing the underground parking ramp and pick-

up/drop-off area. 

The lay-by parking in front of the site along Fieldgate Drive was also tested and no conflicts are 

observed. 

Figure 23 illustrate the passenger vehicle assessment in the lay-by parking. 
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8.0 Parking and Loading Review 

The following section reviews the adequacy of the parking supply of the proposed development. 

The parking review includes an assessment of the proposed parking supply of the development 

against the requirements outlined in the City of Mississauga’s Zoning By-Law No. 0225-2007. 

Appendix P contains relevant Zoning By-Law No. 0225-2007 excerpts. 

8.1 Vehicle Parking Assessment 

Section 3.1.2 of the City of Mississauga Zoning By-Law was used to calculate the minimum number of 

vehicle parking spaces required for the proposed development including the parking required for 

dwelling units and commercial area. The minimum parking space rates outlined in Table 3.2.1.1 for 

Precinct 4 were applied to the residential dwelling units and rates outlined in Table 3.2.1.2 for 

Precinct 4 were applied to non-residential uses per the development statistics outline in Section 1.2. 

Table 23 outlines the calculated vehicle parking requirements and compares them with the 

proposed supply. 

Table 23: Zoning By-Law No. 0225-2007 Vehicle Parking Requirement Assessment 

Building  

(By-Law Land Use) 
Units / GFA 

Minimum Parking 

Space Rate 

Required 

Minimum Spaces 
Proposed Spaces 

Resident Total 

Condominium 

Apartment 
579 

1.1 resident spaces 

per dwelling 
637 

454 (Resident) + 

143 (Shared 

commercial/visitor) 

0.2 visitor spaces per 

dwelling 
116 

Condominium 

Townhouses 
13 

2.0 resident spaces 

per dwelling 
26 

0.25 visitor spaces per 

dwelling 
3 

Retail Store 2,869.93 m2 
5.0 spaces/ 100m2 

GFA 
143 

Total Resident Parking Spaces 663 
454 (-209) 

~31.5% reduction 

Total Shared Commercial/Visitor Parking Spaces 1431 143 

Total Required Parking Spaces 806 597 

Surplus/Deficit - -209 

Note 1: The visitor parking and non-residential parking are provided on the basis of a shared arrangement for residential 

visitor and non-residential parking component in section 3.1.2.1.3 under City of Mississauga Zoning By-Law. The 

governing parking requirement is the larger of the two shared uses individually. 
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The development proposes a total of 597 parking spaces, resulting in a parking deficit of 209 

resident parking spaces when compared with the parking requirements outlined in the Zoning By-

Law. The shared commercial/visitor supply meets the minimum requirement of 143 spaces. A review 

of the adequacy of the proposed reduced parking supply is presented in subsequent sections. 

8.2 Resident Parking Justification 

The proposed supply of 454 residential parking spaces is deficient of 209 parking spaces compared 

to the associated By-Law requirement. Therefore, a resident parking supply justification has been 

prepared to support a rate of 0.77 residential spaces per unit within the proposed development. 

8.2.1 ITE Parking Demand Benchmark 

The latest Institute of Transportation Engineers (ITE) Parking Generation Manual 6th Edition was used 

to benchmark the parking demand at the subject site as it based on parking data from across North 

America. The Land Use Code 222 “Multifamily Housing – 2 + BR (High-Rise)” for sites not located close 

to rail transit was used to estimate the site’s peak parking generation, as tabulated in Table 24. 

The Multifamily Housing – 1BR (High-Rise) was not used to determine the demand due to the lack of 

studies available and given that this provides a conservative estimate of parking demand at the 

site. 

Table 24: ITE Parking Demand 

Land Use 

Code 
Location 

Number of 

Units/ GFA 
Parking Requirements 

Parking 

Required 

Parking 

Provided 

Multifamily 

housing 

(High-Rise)  

(LUC 222) 

Not close to 

rail transit 

592 

Dwelling 

Units 

1.02 spaces per unit 604 spaces 

597 

Spaces 

As can be seen in Table 22 above, the proposed parking supply is expected to be close to the 

parking demand at the site, especially when considering that the ITE parking rates include both 

resident and visitor demand.  

The supply remains close to the ITE Parking Demand suggesting that anticipated parking demand 

for high-rise buildings will be sufficient. 

8.2.2 Observed Resident Parking Demand 

The observed parking demand at sites within the City of Mississauga were reviewed and compared 

to evaluate the parking supply. 

1785 Bloor Street 

It is noted that a 24-hour survey was conducted on Thursday, 25th November 2021 by Trans-Plan at 

1785 Bloor Street which is located just east of subject site. The site is approximately 3.1 km from Dixie 

GO Station and located just east (~400m) of subject site consists of approximately 76 rental units.  
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The peak residential parking demand observed at this site was 0.77 spaces/unit and the subject site 

has similar transportation context with access to major highways and higher-order transit. 

3480 Havenwood Dr & 1485 Williamsport Dr 

It is noted that a parking rate of 0.56 spaces/unit was observed from the rental information obtained 

by LEA Consulting Ltd. in 2018 for the existing buildings consisting of a total of 132 rental units. The site 

is approximately 2.4 km from Dixie GO Station and located west (~750m) of subject site. 

4095 Tomken Road 

It is noted that parking surveys were undertaken for the existing apartment rental building and the 

Westminster Church. The surveys were conducted across a 4-month period for eight days from 

Tuesday March 22nd, 2024 to Tuesday July 7th, 2024.  

The site is approximately 4.2 km to Dixie GO Station and the peak residential parking demand 

observed at this site was 0.63 spaces/unit. It is noted that this site is farther from a GO Station when 

compared to the subject site. 

4011 Brickstone Mews & 510 Curran Place 

It is noted that an overnight parking survey was conducted by BA Group at 4011 Brickstone Mews 

and 510 Curran Place in February of 2020. The site is approximately 2.9 km from Cooksville GO 

Station and 1.6 km from Hurontario LRT stop and consists of approximately 1,000 units with ground 

floor retail uses.  

The peak residential parking demand observed at this site was 0.78 spaces/unit and the subject site 

has a similar mixed-use context, as well as transportation context with access to major highways and 

higher-order transit. 

Conclusion 

The observed parking rates and the rate provided at the subject site are summarized below: 

Location Parking Demand (spaces/unit) 

3403-3445 Fieldgate Drive (Subject Site) 0.77 (proposed) 

1785 Bloor Street (east of subject site) 0.77 

3480 Havenwood Dr & 1485 Williamsport Dr (west of 

subject site) 
0.56 

4095 Tomken Road 0.63 

4011 Brickstone Mews & 510 Curran Place 0.78 

As a result of the above, the parking supply at the proposed site, with a rate of 0.77 spaces/unit, is 

expected to be sufficient based on the maximum observed parking demand at the comparable 

sites reviewed herein.  
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8.2.3 Regional and Local Policy Directives 

Mississauga's transportation policy and planning are evolving to address the city's changing 

transportation needs. Current policies and initiatives now prioritize the mobility and experience of 

people over the efficiency of car movement. 

Transit Initiatives 

Public transit is being transformed into an interconnected network. Efforts in planning and funding 

are being undertaken on both local and regional scales to achieve this. It is noted that residents 

using Dixie GO Station do not have to pay to transfer to a local MiWay transit route. 

Designing streets and public realm for people 

The focus of transportation planning has shifted from prioritizing car movement to enhancing the 

enjoyment, safety, and efficiency of the pedestrian realm in Mississauga. The subject site contributes 

to this by offering a spacious and pedestrian-friendly area in front of the commercial stores.  

Expanding active transportation infrastructure 

The City is expanding cycling infrastructure, exemplified by the Bloor Street redesign project, which 

includes separate cycling tracks and sidewalks on both sides of the street, which will support cycling 

trips for future residents of the proposed site. 

Reduced parking in transit-accessible areas. 

Support for public transit and active transportation facilities has increased, leading to a decreased 

demand for excessive parking. Provincial and local plans now aim to establish appropriate parking 

standards in response to advancements in transit-focused areas and the growing number of 

rezoning and minor variance applications for new developments. 

8.2.4 Applewood Area Context 

The site is located in the Applewood area, which features a diverse mix of land uses along Bloor 

Street and Dixie Road, including low to high-rise residential buildings, restaurants, pharmacies, a 

medical clinic, supermarkets, religious facilities, schools, and various employment and commercial 

establishments. The range of amenities (~ 20-minute walking distance) allows residents to access 

essential and non-essential services without needing a vehicle, making it convenient to walk, cycle, 

or use public transit for errands. 

As the area continues to develop, the availability of amenities is expected to increase, further 

encouraging local trips via non-auto modes of transportation.  

Additionally, the site plans to incorporate retail spaces, providing residents with more shopping 

options without needing to visit other amenities on Bloor Street and Dixie Road. The combination of 

existing and future amenities suggests that the site is well-supported and additional parking for 

residents may not be necessary. 
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8.2.5 Conclusion 

Based on the review, the justification presented supports a parking rate of 0.77 residential spaces 

per unit within the proposed development, which aligns with the latest Institute of Transportation 

Engineers (ITE) Parking Generation Manual 6th Edition for similar multifamily housing not close to rail 

transit. 

Observations from nearby locations such as 1785 Bloor Street and 3480 Havenwood Dr & 1485 

Williamsport Dr, which share similar transportation contexts also show parking demand rates of 0.77 

and 0.56 spaces per unit, respectively. This suggests the proposed parking supply should adequately 

serve residents at the subject site. 

Furthermore, Mississauga's evolving transportation policies prioritize enhanced transit connectivity 

and pedestrian-friendly environments over excessive car dependence. This shift is expected to 

reduce overall parking demand in the area. The Applewood area's range of amenities within 

walking distance encourages alternative transportation modes, which supports the feasibility of the 

proposed parking supply. 

8.3 Accessible Parking Assessment 

Section 3.1.3 of the City of Mississauga Zoning By-Law was used to calculate the minimum number of 

accessible (barrier free) parking spaces required for the proposed development.  

It is understood that the accessible parking spaces for residential uses only apply to the total number 

of visitor parking spaces required.  

Furthermore, per the section 3.1.3.1.3 when a shared parking arrangement is used for the 

calculation of required visitor/ non-residential parking, the required accessible parking space 

requirement will be calculated on either the visitor component or non-residential component. 

The parking supply is provided based on Table 3.1.3.1 of the Zoning By-Law. 

Table 25 outlines the results of the barrier free parking space requirement evaluation.  

Table 25: Zoning By-Law No. 2014-014 Barrier-Free Parking Requirement Assessment 

Building (By-Law Land Use) 
Required Parking 

Spaces 

Required Minimum Barrier 

Free Parking Spaces 

Provided Accessible 

Parking Spaces 

Residential Use - - 8 

Visitor Parking 119 

1.0 space + 3% of the total = 

6 spaces  
6 

Non-Residential Uses 143 

  

Proposed Barrier Free Parking Spaces 6 14 (+8) 



Forest Glen Shopping Centre Inc.   Transportation Impact Study & Parking Justification Study 

3404-3445 Fieldgate Drive, City of Mississauga   December 2024 

C.F. Crozier & Associates Inc.   Page 70 of 84 

Project No. 2655-7073 

The requirement for non-residential accessible parking spaces takes precedence over visitor 

parking, necessitating a total of 6 designated accessible parking spaces. The proposed accessible 

parking supply for the development meets and exceeds the requirements of the City of Mississauga 

Zoning By-Law. 

It should also be noted that no accessible parking spaces are required for the residential use. 

However, a total of 8 accessible parking spaces are provided for residents. 

8.4 Bicycle Parking Assessment 

Bicycle parking requirements for City of Mississauga’s Zoning By-Law No. 0225-2007 are identified in 

Section 3.6.5.1 for residential and non-residential uses.  

Table 26 outlines the bicycle parking requirement assessment. 

Table 26: Zoning By-Law No.1-2021 Bicycle Parking Requirement Assessment 

Building  

(By-Law Land Use) 
Units / GFA Type 

Minimum Parking 

Space Rate 

Required Proposed 

Resident Total 

Condominium 

Apartment + 

Townhouses 

592 

Class A 0.6 spaces per unit 356 356 

Class B 
The greater of 0.05 or 

6.0 spaces per unit 
30 32 

Retail Store 2,869.93 m2 

Class A 
0.15 spaces/ 100m2 

GFA 
5 5 

Class B 0.2 spaces/ 100m2 GFA 6 8 

Total Required Parking Spaces 

Class A 361 361 

Class B 36 40 

 

Surplus/Deficit +4 

The site proposes a total of 356 long-term and 32 short-term for residents and 5 long-term and 8 

short-term for commercial area. The bicycle parking meets the minimum requirement per the City of 

Mississauga Zoning By-Law and is in surplus of 4 short-term spaces. 
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8.5 Loading Spaces Assessment 

The City of Mississauga’s minimum loading requirements were reviewed to determine the adequacy 

of the proposed loading supply. Table 27 below outlines the City of Mississauga Zoning By-Law 0225-

2007 minimum loading requirements. 

Table 27: Loading Spaces Assessment 

Land Use Units/GFA Statistic Range Loading Required 

Residential 592 units - 
1 loading space 

(3.5m*9.0m) 

Retail 2,869.93 m2 
2350 - 7500 square 

metres 
2.0 spaces 

Total Loading Required 3 spaces 

Loading Supply 3 spaces 

According to Section 3.1.4.3 of the City of Mississauga Zoning By-Law, an apartment complex with 

30 or more dwelling units must provide one loading space. The proposed site, which includes two 

towers, provides one loading space to comply with this regulation. Waste will be collected in a 

common area on underground parking level 1, and bins will be maneuvered to the loading area at 

the time of collection.  

Additionally, the commercial area requires two loading spaces, and the proposed development 

meets this requirement. 

8.6 Lay-by Parking and Pick-Up/Drop-Off 

The proposed site includes 11 lay-by parking spaces on Fieldgate Drive in front of the development. 

Although these lay-by spaces are not included in the parking requirement evaluation, they are 

intended for short-term use by visitors and commercial activities. 

Furthermore, pick-up/drop-off area is also proposed in front of both the towers along the driveway 

to facilitate any pick-up and drop off activities. These areas are designed to provide convenience 

for residents and visitors, ensuring efficient and safe pick-up and drop-off. 

9.0 Pedestrian and Cycling Circulation Plan 

A Pedestrian and Cycling Circulation Plan has been prepared, showing both the circulation within 

the site and its connectivity to existing pedestrian and cycling infrastructure. 

Figure 24 outlines the Pedestrian and Cycling Circulation Plan. 
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10.0 Transportation Demand Management (TDM) 

Transportation Demand Management (TDM) measures are recommended to promote alternative 

modes of transportation, such as transit, cycling or walking, and reduce single-occupant vehicle 

(SOV) trips entering and exiting the proposed development.  

10.1 Existing TDM Opportunities 

10.1.1 Modal Split 

Transportation Tomorrow Survey (TTS) data was analyzed to determine the modal split at the subject 

development, located in 2006 GTA Zones 3609, 3670, 3674 and 3675. Table 28 summarizes the modal 

split at the site, resulting from the TTS query analysis. The detailed TTS query is provided in Appendix J. 

Table 28: Modal Split 

Mode of Travel Modal Split 

Auto 84% 

Transit 8% 

Cycling 0% 

Walking 8% 

Note: other modes of transportation such as motorcycles and taxi passengers only  

represent less than 1% of the modal split and were not included in the results.  

Per the results summarized above, while vehicles are the dominant form of travel mode in the area, 

there is a sizeable portion of the community using transit to reach their destinations, with some 

walking.  

With the upcoming redevelopment of Bloor Street to include separate bicycle lanes on both sides, 

creating a more bicycle-friendly environment, it is anticipated that cycling trips will see an overall 

increase. 

10.1.2 Pedestrian Connectivity  

Existing sidewalk infrastructure is present along all roadways within the study area, including 

Williamsport Drive, Havenwood Drive and Bloor. 

Bloor Street, which is located approximately 15-20 meters south of the main entrance to the existing 

building. However, there is currently no direct walkway providing access from the building to the 

sidewalk. 

As previously indicated in Section 5.3, the Bloor Street Integrated Road Project proposes to widen 

the roadway. However, the plans provided by the City ensure that the sidewalk network and 

boulevard will be maintained. 

The site plan (refer to Figure 2) further illustrates the proposed installation of concrete sidewalks 

within the site, which will connect the main entrances of both buildings to the sidewalk network 

along Bloor Street. 

The study area provides ample opportunities for pedestrians to make trips, as sidewalks are available 

on both sides of the road on the surrounding roadways. Additionally, the sidewalks, separated by 
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wide landscaped strips as per the Bloor Street redesign, will further encourage walking by creating a 

pedestrian-friendly environment. 

Cyclists will have connectivity along the Bloor Street once the separate cycle tracks develop as part 

of Bloor Street redesign that will connect to MUP provided on west of Dixie Road.  

10.1.3 Transit 

As outlined previously in Section 2.2, there is one primary route providing connection to Square One 

in Mississauga and Kipling Station in Toronto which also provide connectivity to Route 5 running 

north-south on Dixie Road connecting to Dixie GO Station. As indicated by the TTS results, 

approximately 8% of peak hour trips use transit in the study area.  

The bus service operates with approximately 15-minute headways during morning and afternoon 

peak hours, and about 30-minute headways during the PM peak hour after 7:00 PM on weekdays. 

On weekends, the service runs with intervals of approximately 20 to 30 minutes. Additionally, the 

development is approximately 1.5km from Dixie GO station, accessible by cycling. 

10.2 TDM Opportunities and Recommendations 

This section discusses the Transportation Demand Management opportunities and 

recommendations to enhance the non-single occupant auto vehicle trips for the future residents of 

the subject development. A variety of TDM measures and strategies have been detailed below. 

10.2.1 Pedestrian Facilities 

The proposed site plan prioritizes safe, comfortable pedestrian connections to enhance mobility 

between the site and surrounding roadways. This includes establishing pedestrian pathways on both 

sides of the driveway within the site and along its frontage. The wider space allocated near the 

commercial area aims to create a pedestrian-friendly environment. 

The proposed sidewalk will integrate with existing sidewalks, providing direct access to bus stops on 

Bloor Street and ensuring continuous pedestrian connectivity. 

Furthermore, pedestrian-friendly design elements such as adequate lighting, benches, and 

landscaping are planned to enhance safety and aesthetics. The ground floor is recommended to 

offer weather protection, along with additional beautification through landscaping, greenery, and 

amenities. 

10.2.2 Cycling Facilities 

The proposed site includes bicycle parking amenities to promote and support active transportation, 

aligning with planned improvements to the cycling network along Bloor Street. 

Short-term bicycle parking facilities are recommended to be situated at ground level, prominently 

visible and easily accessible near building entrances and outdoor amenity areas. Long-term parking 

areas should be secure and sheltered from the weather. 

The proposed bicycle parking exceeds current mandated provisions, encouraging bicycle 

ownership as a practical alternative to vehicle ownership. This strategy promotes cycling for daily 

commuting and facilitates convenient access to destinations like the Dixie GO station, supporting 

first and last-mile journeys. 
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The proposed site offers bicycle parking amenities, aiming to promote and facilitate active 

transportation. This initiative aligns with the planned improvements to the cycling network along 

Bloor Street. 

10.2.3 Active Transportation 

The Bloor Street redesign aims to provide dedicated bicycle lanes along Bloor Street. This 

improvement would further encourage people to choose cycling as a mode of commuting. 

10.2.4 Transit Facilities 

Transit use is encouraged through adequate pedestrian connectivity from the site to the existing 

sidewalk on Fieldgate Drive, offering convenient access to nearby local transit stops within a short 

walk. 

As the area undergoes redevelopment with high-density developments, MiWay Transit may consider 

monitoring headway times during weekday P.M. peak hours and weekends to enhance transit 

service. 

10.2.5 Wayfinding 

Signage or digital displays can be integrated at front entrances or central areas like lobbies to offer 

residents and visitors transit information, including schedules of nearby routes. 

Wayfinding signage should be installed to guide residents and visitors to bike share locations, transit 

stops, stations, and trails in the vicinity. Additional wayfinding signage directing residents to nearby 

bus stops can also be implemented to encourage the use of local transit options.  

10.2.6 Unbundled Resident Parking 

The develop is recommended to provide unbundled resident parking to separate the cost of 

parking from the cost of each residential unit for all new residents in site. The is expected to make 

visible the hidden cost of driving and encourage residents to make more effective use of active 

transportation and available transit facilities. 

10.2.7 Parking Reduction 

Restricting parking availability will incentivize residents to consider alternative transportation modes 

other than driving. This approach aims to reduce the number of vehicles on the road, lessen auto-

dependency, and discourage excessive vehicle ownership and usage. 

Given the Bloor Street redesign, which will reduce one through lane in each direction, potential 

congestion along the roadway is anticipated. Residents are expected to seek out alternative 

commuting options as a result. 

10.2.8 Subsidized Transit Passes 

As an incentive to encourage residents to use the MiWay transit service, the Owner will consider 

providing and distributing (one time) prepaid and fee-waived complimentary PRESTO cards. This 

subsidized transit card will provide a financial incentive to encourage public transit, especially for 

‘first-time’ users to try local transit services as a primary mode of transportation. Each PRESTO card 

is to be pre-loaded with $50. The PRESTO cards’ total cost is estimated to be ($50 PRESTO card x 
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592 units) $29,600 to be borne by the Owner. Note that the amount and provision of PRESTO cards 

are subject to the Owner’s discretion. 

Ontario's One Fare Program aims to simplify transit fares by allowing riders to pay once when 

connecting between TTC, GO Transit, Brampton Transit, Durham Region Transit, MiWay, and York 

Region Transit. This program enhances the integration of transit services, reduces barriers, and 

enables cost-savings, making transfers between transit agencies more convenient for customers. 
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10.2.9 Education and Incentives 

It is advisable for the Owner to create an information package aimed at informing new and 

prospective residents about alternative transportation options. Consultation with the City is 

recommended to include the following materials promoting active transportation: 

• Peel Region Transit Map 

• City of Mississauga Trails Map 

• Peel Region Cycling Map 

• Peel Region Bike-to-Work Practical Guide 

Additionally, the information package will feature transit schedules (e.g., MiWay Transit, Go 

Transit) to aid residents in planning their commutes to/from work or school using the expanding 

transit network. A location map will also be included, highlighting nearby facilities and points of 

interest (e.g., retail stores, grocery stores, schools, community centers, and libraries) within 

convenient walking distance, aiming to reduce dependence on vehicles. 

The approximate cost to compile this information into the package is estimated at $8,880 

($15/unit), to be covered by the Owner. Availability of the above materials is subject to 

discretion and availability. 

10.2.10 TDM Monitoring 

Monitoring a TDM program can be accomplished by conducting a biennial commuter survey to 

determine the TDM measures (individually or as a combination). It is recommended that the first 

survey be conducted at substantial occupancy (80%) and after that every two years. 

A commuter survey typically gathers quantitative data (i.e., percentage use of the various 

modes of transportation) and qualitative data (i.e., respondents’ perception of the alternative 

transportation programs). This survey will produce and collect essential information to understand 

the effectiveness of the proposed TDM strategies, which will provide valuable indications (if any) 

in determining adjustments to the TDM initiatives to be required to achieve or exceed the 

targeted outcomes. Moreover, the collected data can also focus on the marketing initiatives 

and efforts of the City. 

The questionnaire should be concise, containing up to five questions to maximize response rates 

and accuracy. Key information to gather includes: 

• Trip Rate - to obtain information on how many people travel during the morning, afternoon 

and weekend peak hours. 

• Modal Split - what is the primary transportation modes when travelling during peak hours.  

• Trip Purpose - this is to test whether most trips are the journey-to-work trip or other trips, as the 

TDM strategies should be altered accordingly between work trips and non-work trips. 

• Traveler’s preference - to understand, aside from driving alone, which TDM measures have 

the most significant potential to reduce vehicle dependency further. 
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• Comments - to allow respondents to express any comments that can assist in improving the 

proposed/implemented TDM strategies. 

A survey’s statistical reliability depends on the response rate, which is the number of correctly 

completed surveys compared to the total number of distributed surveys. Therefore, it is 

essential to maximize the survey response rate. Some of the methods that can be used to 

maximize the response rate are listed as follows: 

• Place a notice on a bulletin board and other high pedestrian locations and attach a cover 

memorandum to the questionnaire describing the purpose of the survey and requesting 

cooperation. 

• Inform recipients of the duration it takes to respond to the questionnaire and note that their 

responses are strictly confidential. 

• Offer prizes to respondents, and it is preferably based on a drawing to ensure un-biases. 

• Offer a contact person and phone number to respond to any questions that survey 

recipients may have. 

• Facilitate access to the survey questionnaire by posting it on a webpage. As an alternative, 

deliver the questionnaire and pick-up responses of the different tenants. 

• Providing the survey in different languages to assist in non-English speaking residents to 

understand the survey. 

• Send one or more reminders (e-mail and flyers) requesting to complete the survey by the 

due date. 

As noted previously, allowing the completion of the survey on-line can help reduce the time and 

effort spent on circulating and administrating the survey. 

It is recommended to conduct a baseline survey to residents before starting the TDM program. 

This can assist in evaluating the program’s effectiveness (before and after comparative 

analysis). Besides, comparing the biennial survey results to previous years can evaluate the 

program’s progress and potential modifications. It is possible to add survey questions to assess 

the new improvements. Furthermore, MiWay can be consulted for ridership statistics. The 

estimated cost to conduct the survey is $5,000. 

10.2.11 Estimated TDM Cost 

The estimated cost to implement the TDM program components are outlined in Table 27. The 

estimated cost to administer the TDM plan would be $43,480. 
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Table 29: Travel Demand Management Plan Costs 

TDM Measure Unit Price Quantity / Number of  Product Cost 

PRESTO Cards $50 592 $29,600 

TDM Information Package $15 592 $8,880 

Travel Survey $5,000 1 $5,000 

Total Cost $43,480 

11.0 Community Impacts 

It is noted that an in-person Community Meeting for the proposed development took place on the 

evening of November 26th 2024 at 6:30 p.m. located at Burnhamthorpe Community Centre. At the 

meeting, the project was presented to the public and after the presentation questions and 

concerns were heard from members of the public. 

The following items are summarized below that were heard from the public related to 

transportation: 

• Existing pick-up and drop-off activity at the nearby Glenforest Secondary School may be 

causing illegal parking activity that blocks residents driveways during peak periods for the 

school. It is noted that this issue is not associated with the proposed development and would 

be expected to generally occur outside the peak hours of traffic for the development. 

Furthermore, residents of this development will have the option to walk/cycle to the school 

given its proximity. The City should consider stronger enforcement within the school zones 

and a dedicated traffic controller to assist with pick-up and drop-off activity. The school 

should pursue transportation demand management initiatives to incentivize and encourage 

this activity to occur by other modes of travel than private vehicles. 

• Additionally, the community cited the need for increased transit in the area, particularly 

along Bloor Street, to meet the needs of existing users, as well as the significant amount of 

growth expected in the area. City staff and Mi-Way are encouraged to consider increased 

service frequency to decrease headways and increase transit capacity so that transit use is 

It is noted that the traffic generated by the development is not anticipated to have a 

significant impact on the local road network. The net trip generation is expected to be 

minimal, especially considering the reduction in trips resulting from the demolition of 

Fieldgate Plaza. It is projected that unsignalized intersections at Williamsport Drive, Haven 

Glenn, and Ponytrail Drive will experience only a minor increases in delay during peak hours. 

Any further community concerns or comments related to transportation will be incorporated into 

subsequent applications. 
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12.0 Conclusions and Recommendations 

This study has assessed the transportation impacts of the proposed development at 3403-3445 

Fieldgate Drive in the City of Mississauga, Region of Peel. The existing conditions, the future 

conditions, and the potential net impacts of the development proposal on the study road network 

have been evaluated. In addition, the study has assessed the development proposal for its ability to 

facilitate access, maneuverability and parking of the expected vehicle servicing within the site. 

A number of conclusions have been identified as a result of the study process. Furthermore, given 

these conclusions, several transportation planning recommendations have been produced for 

consideration. These include recommendations related to the overall scope considered within this 

study, in addition to the recommendations specific to supporting the development proposal from a 

transportation operations and safety perspective. 

12.1 Conclusions 

The analysis contained within this study has resulted in the following key findings: 

• Under the 2024 existing conditions scenario: 

o The overall boundary road network operates at a Level of Service (LOS) "E" or better, 

with the exception of a few approaches at signalized intersections.  

o The westbound left-turn movement at the intersection of Dixie Road & Bloor Street 

operates at capacity during the weekday A.M. and P.M. peak hours and exceeds 

capacity during the Saturday peak hour. The minimum control delay observed is 

101.2 seconds during the weekday A.M. peak hour. A Level of Service (LOS) of "F" is 

observed for all the peak hours.  

o A LOS “F” is observed for some approaches at the intersections along Burnhamthorpe 

Road, mostly in exclusive left-turn lanes. However, the movements operate under 

capacity.  

o The 95th percentile queue lengths for various movements exceed available storage 

during peak hours, but generally remain within the current taper lengths. The 95th 

percentile queue length for westbound left-turn at the intersection of Dixie Road and 

Bloor Street exceeds the storage by a maximum of 105 metres in the Saturday peak 

hour. The 95th percentile queue length for westbound right-turn at the intersection of 

Burnhamthorpe Road and Ponytrail Drive exceeds the available storage by a 

maximum of 140 metres in the weekday P.M. peak hour. 

• Under 2029 future background conditions, which includes improvements associated with the 

Bloor Street preliminary design as well as the removal of existing Fieldgate Plaza trips per the 

Terms of Reference: 

o The intersections are anticipated to perform similarly to their current state, with further 

deterioration in operations generally due to the reduction of one through lane in 

each direction along Bloor Street. 

o At the intersection of Dixie Road and Bloor Street, the westbound left-turn movement 

is anticipated to experience increased control delay and capacity issues during all 

peak hours, exacerbated by projected future background traffic volumes. Similarly, 
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the southbound left-turn movement is forecasted to operate overcapacity, with an 

observed increase in the v/c ratio from 0.99 to 1.23. The 95th percentile queue length 

for westbound left-turn is expected to grow by 10 to 20 meters and exceed the 

available storage in all the peak hours. The 95th percentile queue length for 

southbound left-turn is expected to grow by 10 metres and exceed the available 

storage in Saturday peak hour only. 

o The eastbound left-turn movement at the intersection of Bloor Street and Havenwood 

Drive is expected to degrade to LOS "F" from LOS “A” with a v/c ratio of 1.12 during 

the weekday P.M. peak hour, attributed to the current signal timings not able to 

accommodate westbound through volumes and addition of background 

development traffic volumes. 

o Maximum 95th percentile queue lengths of 50 meters for southbound left-turns at 

Bloor Street and Fieldgate Drive during the weekday P.M. peak hour, and 75 meters 

for northbound left-turns at Burnhamthorpe Road and Fieldgate Drive during the 

weekday A.M. peak hour, exceed available storage capacity. 

o The 95th percentile queue lengths for eastbound left-turns, westbound right-turns, 

northbound left-turns, and southbound left-turns are expected to exceed available 

storage, with particular concern for westbound left-turn queues potentially 

exceeding available taper capacity. 

• The proposed mixed-use development is expected to generate a total of 218 trips (77 

inbound and 141 outbound) in the weekday A.M. peak hour, 270 trips (154 inbound and 116 

outbound) in the weekday P.M. peak hour and 288 trips (159 inbound and 129 outbound) in 

the Saturday peak hour.  

• Under the ultimate horizon 2029 future total conditions: 

o Traffic operations are projected to maintain similar conditions compared to the 

associated future background scenario, although certain approaches are 

anticipated to deteriorate further compared to their corresponding 2029 future 

background conditions: 

▪ At the Dixie Road & Bloor Street intersection, the westbound left-turn 

movement is expected to deteriorate further with a minimum v/c ratio of 1.20 

and a minimum control delay of 160.3 seconds. The southbound left-turn 

movement is also anticipated to worsen, with control delay increasing to 

238.8 seconds and v/c ratio to 1.35. The 95th percentile queue for westbound 

left-turns is forecasted to increase by 20 meters during weekday A.M. and 

P.M. peak hours, and by 30 meters during the Saturday peak hour. 

▪ At the Bloor Street and Fieldgate Drive intersection, the eastbound left-turn 

movement is expected to deteriorate further with a v/c ratio of 1.53 and an 

increase in control delay to 310.9 seconds during the weekday P.M. peak 

hour. The westbound shared through/right lane is forecasted to have a v/c 

ratio of 0.93 during the weekday P.M. peak hour. The 95th percentile queue 

length for eastbound left-turns is expected to exceed storage capacity by 

only 5 meters, which can be accommodated within the available taper. 

▪ The 95th percentile queues at intersections along Burnhamthorpe Road are 

expected to align similarly with the future background scenario, with a minor 
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increase in some queues by 5 meters. Monitoring of the westbound right-turn 

queue at these intersections is recommended for future planning. 

▪ The unsignalized intersections, including site accesses at Fieldgate Drive and 

Ponytrail Drive, are anticipated to operate at LOS "C" or better, with no 

movements exceeding capacity or experiencing critical delays. 

• Analysis of site access safety components associated with the proposed development 

indicate the following:  

o Sufficient sightlines are available at site accesses for vehicles turning left or right onto 

the roadways. Drivers are expected to use two-stage sight lines when approaching 

the access at Fieldgate Drivers, as the bend in the roadway and lay-by parking may 

obstruct direct sight lines for vehicles turning right. However, the crosswalk is located 

approximately 5.6 meters from the edge of the traveled roadway, allowing vehicles 

to proceed close to the edge before making their turn onto the major roadway. 

o The proposed sight accesses have sufficient corner clearance and meet the TAC 

GDGCR minimum requirements. 

o The driveway alignment with the existing Williamsport Drive does not posses a 

problem as the offset is only 0.71 meters which is within the TAC GDGCR maximum 

requirement of 1.5 meters. 

o Sufficient throat length is proposed at both the site accesses to accommodate any 

queues in the peak hours. 

• There are no expected vehicle maneuverability constraints within the subject site for fire 

trucks, waste collection vehicles, loading vehicles or passenger vehicles. 

• The proposed parking supply of 454 parking spaces for residents is in deficit by 209 spaces 

with respect to the City’s Zoning By-Law requirements and the shared commercial/visitor 

parking supply of 143 spaces meet the minimum requirement. 

• The proposed accessible parking supply meets the City's Zoning By-Law requirement of 6 

spaces for shared commercial/visitor use, with a total of 6 spaces provided. Additionally, 8 

accessible parking spaces are proposed for residential use, even though the By-Law does 

not require them for residential areas. As a result, the overall accessible parking supply 

exceeds the requirement by 8 spaces. 

• The long-term and short-term bicycle parking for residential and commercial area meets the 

City’s Zoning By-law requirement and short-term bicycle parking is in surplus of 4 spaces. 

• A parking justification was conducted for the proposed development and the proposed 

auto parking supply for residents was determined to be adequate to support the needs of 

residents at the proposed site based on a review on the surrounding land-use context, transit 

availability and observed parking rates within the City of Mississauga. 

• Transportation Demand Management (TDM) measures, including 'hard' measures like 

adequate cycling and pedestrian facilities, as well as 'soft' measures such as unbundling the 

parking supply and providing transit incentives, were recommended to reduce single-

occupant vehicle trips and promote transit and active transportation. It is also 
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recommended that the owner monitor TDM requirements and communicate TDM 

opportunities to residents to raise awareness of alternative transportation modes. 

• Therefore, the proposed site is not expected to materially impact the surrounding study 

transportation network and supports the build out of a multi-modal transportation and can 

therefore be supported from a transportation perspective. 

12.2 Recommendations 

The conclusions and findings from this study have led to the following recommendations: 

• It is recommended to optimize the signal timings for Dixie Road and Bloor Street during the 

weekday and Saturday peak hours based on the retimed splits contained herein. In addition, 

a westbound left-turn protected phase should be added during the Saturday peak hour 

similar to the weekday peak hours to accommodate the traffic volumes resulting from 

existing scenario, background developments and subject site. 

• The intersection of Bloor Street and Havenwood Drive should be monitored, and it is 

recommended to add a protected eastbound left-turn phase to reduce delays during the 

weekday P.M. peak hour to accommodate the traffic expected to generate from 

background developments and subject site. 

• During the weekday A.M. peak hour, the northbound left-turn queues at the intersection of 

Burnhamthorpe Road and Fieldgate Drive significantly exceed storage capacity which is 

expected due to trips from Glenforest Secondary School. As the queue length is projected to 

increase by only 10 meters in the future total scenario, it is recommended to monitor the 

intersection for potential additional storage needs. 

• The southbound left-turn storage at the intersection of Bloor Street and Fieldgate Drive is 

recommended to be increased to 55 meters by repainting the lines. The increased queues 

are due to existing conditions. 

• It is recommended to monitor the intersection of Burnhamthorpe Road and Ponytrail Drive 

for queue lengths and increase the storage lengths as follows: 

o Westbound Right-Turn: to approximately 170 meters (an additional 140 meter storage 

required) should the property on the northeast corner redevelop and the necessary 

Right-of-Way becomes available to accommodate the existing traffic. 

o Northbound Left-Turn: 20 meters by repainting the lines (an additional 5 meter 

storage required to accommodate existing queues).  
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The analysis undertaken herein was prepared using the most recent Concept Plan. Any minor 

changes to the Plan will not materially affect the conclusions contained within this report.  

In conclusion, the proposed mixed-use residential/commercial development can be supported 

from a traffic operations and safety perspective.  

Respectfully submitted, 

C.F. CROZIER & ASSOCIATES INC. C.F. CROZIER & ASSOCIATES INC. 

 

 

Aarzoo Dhanani, M. Eng, EIT  Brandon Bradt, M.Eng.CEM, P.Eng. 

Engineering Intern, Transportation Manager, Transportation Planning 
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