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Executive Summary 

C.F. Crozier & Associates (Crozier) was retained by De Zen Realty Company. Ltd. to complete a 

Transportation Impact Study (TIS) for a high-rise residential development situated at 64 & 66 Thomas 

Street and Joymar Drive in the City of Mississauga, Region of Peel.  

A Transportation Impact Study (TIS) was previously prepared and submitted in June 2019 based on 

an older Site Plan, the TIS was updated an issued for resubmission in February 2022, February 2023, 

and April 2024. This Transportation Impact Study and Parking Justification Study Update has been 

prepared to address the City’s comments dated November 14, 2024.  

The analysis undertaken herein was completed using the Site Plan prepared by SRM, dated 

December 3, 2024. The development consists of one 18-storey and one 22 storey residential building 

connected by 7-8 story podium and one 12-storey residential building consisting of 1,043 dwelling 

units. 

The overall site proposes a total of 966 vehicle parking spaces (835 residential and 131 visitor), 681 

bicycle parking spaces (626 long-term and 55 short-term) and consists of multiple underground 

parking levels. 

Existing Conditions 

The study road network operates with a Level of Service “D” or better, except for the southbound 

left-turn at the intersection of Thomas Street and Joymar Drive in the weekday P.M. peak hour, 

which operates at Level of Service “E”. Additionally, all queues are expected to be contained within 

their existing storage lengths. 

2028 Future Background Conditions 

• All the study intersections operate similar to the existing conditions, except for the 

southbound left-turn at the intersection of Thomas Street and Joymar Drive, which 

deteriorated to LOS “F” due to an increase in delay by approximately 51 seconds. The 

background developments do not contribute to the increased delay and it is primarily 

attributed to growth rate along Thomas Street. 

• The 95th percentile queue length for the southbound left-turn at the intersection of Thomas 

Street and Joymar Drive is expected to increase and exceed the available storage in the 

weekday P.M. peak hour. However, the 50th percentile queue length is expected to stay 

within the available storage. 

Site Generated Trips 

The proposed development is expected to generate 283 two-way (74 inbound and 209 outbound) 

trips during the weekday A.M. peak hour and 334 two-way (207 inbound and 127 outbound) trips 

during weekday P.M. peak hour. 

2028 Future Total Conditions 

• The southbound left-turn is expected to operate at Level of Service “F” in the weekday P.M. 

peak hour. The control delays are expected to increase by 145 seconds compared to the 

future background scenario. With only 7 trips originating from the site and making 

southbound left-turns at the intersection, it is not expected to be the primary cause for the 

delays. The volume-to-capacity ratio of 0.89 is well within the threshold of 1.00 
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• The northbound left-turn queues at the intersection of Queen Street and Thomas Street and 

southbound left-turn queues at the intersection of Thomas Street and Joymar Drive are 

expected to increase by 10 metres in the weekday P.M. peak hour compared to the future 

background conditions. The 50th percentile queues are expected to be within the storage. 

Site Access Review 

Sight lines, Corner Clearance and Clear Throat Length are adequate for the proposed site accesses 

per the TAC standards. The vehicles turning right from the site access via Tannery Street have 

sufficient sight distance to the end of Tannery Street and to the intersection of Joymar Drive and 

Tannery Street. 

Vehicle Maneuvering 

Vehicle maneuverability diagrams were prepared and indicate that all design vehicles can 

circulate the proposed site adequately without encroaching on any curbs or obstacles. 

Parking 

A parking review and justification was conducted and the development given the proposed 

parking supply is below the City’s By-law requirement by 182 parking spaces. It is noted that 

proposed resident and visitor parking supplies can be supported given the site is located close to 

existing transit uses and based on a review of observed parking rates, as well as previous exceptions 

within the City of Mississauga. Furthermore, the site is supported by a number of Transportation 

Demand Management (TDM) measures to support the reduced parking supply. 

Transportation Demand Management (TDM) 

The proposed TDM measures include “hard” measures such as cycling and pedestrian facilities, as 

well as “soft” measures such as unbundling the parking supply and providing transit incentives to 

reduce single occupant vehicle usage within the study area. 

The analysis contained herein was prepared using the most recent Site Plan prepared by SRM, 

dated December 3, 2024. Any minor changes to the data will not materially affect  

the conclusions contained within this report.  

Conclusion 

In conclusion, the Zoning By-Law Amendment (ZBA) and Official Plan Amendment (OPA) can be 

supported for the proposed development at 64 & 66 Thomas Street and Joymar Drive, in the City of 

Mississauga, from a traffic operations perspective as the boundary road system can accommodate 

the increase in traffic volumes attributable to the proposed development. 
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1.0 Introduction 

C.F. Crozier & Associates Inc. (Crozier) was retained by De Zen Realty Company. Ltd. to complete a 

Transportation Impact Study (TIS) and Parking Justification Study (PJS) for a high-rise residential 

development situated at 64 & 66 Thomas Street and Joymar Drive in the City of Mississauga, Region 

of Peel.  

A Transportation Impact Study (TIS) was previously prepared and submitted in June 2019 based on 

an older Site Plan, the TIS was updated an issued for resubmission in February 2022, February 2023, 

and April 2024. This Transportation Impact Study and Parking Justification Study Update has been 

prepared to address the City’s comments dated November 14, 2024. The Comment Response 

Matrix relevant to this Study is included in Appendix A. 

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

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

measures, if required.  

The Transportation Impact Study is prepared to support Official Plan Amendment and Zoning By-Law 

Amendment applications. The study has been completed in accordance with procedures set out in 

the City of Mississauga’s updated Transportation Impact Study Guidelines in March 2023. 

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

circulated to the City of Mississauga on April 18, 2023, and comments were received on April 24th, 

2023. A Terms of Reference encompassing the scope of the Parking Justification Study was 

circulated on August 14, 2023, and comments were received on September 8, 2023. 

Correspondence from the City is included in Appendix A. 

1.1 Development Lands 

The existing subject lands cover an area of approximately 2.77 ha in area and currently consists of 

commercial structure, a paved parking lot and storage areas. The site is located in a mixed 

commercial and residential neighborhood and is bounded by commercial developments and 

mullet creek to the east, Thomas Street to the south, Joymar Drive and residential developments to 

the west and Tannery Street to the north. 

The property is located in the Streetsville area of Mississauga and is located within a 10-minute walk 

from the Streetsville GO station. 

The Site Location is included in Figure 1. 

  



 Legend 66 Thomas Street
 Figure 1

Project No. 1419-4679

Site Boundary Site Location
Date. 15/03/2024

Analyst. Aarzoo D
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1.2 Development Proposal 

Per the most recent Site Plan prepared by SRM. dated December 3, 2024, the elements envisioned 

for the proposed residential development include: 

• Two high-rise buildings connected by seven to eight storey podiums and one high-rise 

building consisting of 1,043 dwelling units. 

• A total of 966 parking spaces consisting of 835 residential parking spaces and 131 visitor 

parking spaces. 

• A total of 681 bicycle parking spaces consisting of 626 long-term parking spaces and 55 

short-term parking spaces. 

• A full-moves access via Tannery Street and Joymar Drive. 

The development is anticipated to be fully built out by the year 2028. The current proposed Site Plan 

is included in Appendix B. 

2.0 Existing Conditions 

The following intersections were reviewed as part of the study area (per confirmation with City staff): 

• Thomas Street and Queen Street (Signalized) 

• Thomas Street and Broadway Street (Unsignalized) 

• Thomas Street and Streetsville GO Station Parking Lot Entrance (Signalized) 

• Thomas Street and Joymar Drive (Unsignalized) 

• Thomas Street and Hillside Drive (Unsignalized) 

• Thomas Street and Gaffney Drive/McFarren Boulevard (Signalized) 

• Joymar Drive and Tannery Street (Unsignalized) 

• Tannery Street and Rutledge Road (Unsignalized) 

• Tannery Street and Broadway Street/Crumbie Street (Unsignalized) 

The following section provides a description of the study area from a transportation context, as well 

as a traffic operations analysis of the study road network.  

  



De Zen Realty Company. Ltd. Transportation Impact Study and Parking Justification Study Update 

64 & 66 Thomas Street and Joymar Drive, City of Mississauga December 2024 

C.F. Crozier & Associates Inc. Page 12 of 58 

Project No. 1419-4679 

2.1 Study Road Network 

The details of the roadways included in the study road network are provided in Table 1. The road 

classification is based on the Mississauga Official Plan – Part 2 provided in Appendix C. 

A speed limit of 40 km/hr is assumed for roadways not consisting of a posted speed limit. 

Table 1: Study Road Network Details 

Roadway Type Speed (Km/hr) Configuration 

Queen Street Major Collector 40 (posted) Two-Lane 

Thomas Street Major Collector 50 (posted) Four-Lane 

Tannery Street Minor Collector 40 (posted) Two-Lane 

Joymar Drive Minor Collector 40 (assumed) Two-Lane 

Rutledge Road Local 40 (assumed) Two-Lane 

Crumbie Street Local 40 (assumed) Two-Lane 

Broadway Street Local 40 (assumed) Two-Lane 

Hillside Drive Local 40 (assumed) Two-Lane 

Gaffney Drive Local 40 (assumed) Two-Lane 

McFarren Boulevard Minor Collector 40 (assumed) Two-Lane 

 

2.2 Active Transportation 

The active transportation facilities were observed in the study road network and shown in Table 2. 

Table 2: Existing Active Transportation 

Roadways Sidewalk Bicycle 

Queen Street 
Available on both sides of the 

roadway 

Under implementation on both 

sides of the roadway 

Thomas Street 
Available on both sides of the 

roadway 

No bicycle lanes are present, and 

cyclists are expected to share the 

road with vehicles 

Tannery Street 
Available on both sides of the 

roadway 

Joymar Drive 
Available on west side of the 

roadway 

Broadway Street 
Available on east side of the 

roadway 

Crumbie Street 
Available on both sides of the 

roadway 

Rutledge Road 
Available on east side of the 

roadway 

Gaffney Drive 
Available on both sides of the 

roadway 

McFarren Boulevard 
Available on both sides of the 

roadway 

Hillside Drive 
Available on east side of the 

roadway 

The subject site is located in the Streetsville area which is highly walkable based on the sidewalk 

availability on both sides of the Major and Minor Collectors and on at least one side on the local 

roadways.  
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No separate bicycle lanes are currently present or proposed for Joymar Drive and Tannery Street. 

Cyclists are expected to share the roadway with vehicles, with the exception of Queen Street, 

where an existing cycle lane will be further expanded southbound based on the City’s Cycling 

Master Plan. Additionally, separated bicycle lanes are proposed for Thomas Street as part of the 

proposed cycling network outlined in the Cycling Master Plan. 

The Cycling Master Plan excerpts are attached in Appendix D. 

2.3 Study Intersections 

The intersection of Queen Street and Thomas Street is a three-legged signalized intersection. The 

eastbound approach consists of single left and right-turn lane. The northbound approach consists of 

an auxiliary left-turn lane and shared though/right-turn lane. The southbound approach consists of a 

single shared through/right-turn/left-turn lane.  

The intersection of Thomas Street and Broadway Street is a three-legged stop control intersection 

with stop control on Broadway Street. The eastbound approach consists of a single shared 

though/left-turn lane and single shared through/right-turn lane. The westbound approach consists of 

a single shared though/left-turn lane and single shared through/right-turn lane. The southbound 

approach consists of a single shared through/right-turn/left-turn lane. 

The intersection of Thomas Street and Streetsville Go Station Entrance/Private Access is a four-legged 

signalized intersection. The eastbound approach consists of a single shared though/left-turn lane 

and single shared through/right-turn lane. The westbound approach consists of a single shared 

though/left-turn lane and single shared through/right-turn lane. The southbound approach consists 

of a single shared through/right-turn/left-turn lane. The northbound approach consists of a single left-

turn and right-turn lane. 

The intersection of Thomas Street and Joymar Drive is a three-legged stop control intersection with 

stop control on Joymar Drive. The eastbound approach consists of a single shared though/left-turn 

lane and single shared through/right-turn lane. The westbound approach consists of a single shared 

though/left-turn lane and single shared through/right-turn lane. The southbound approach consists 

of an auxiliary left-turn lane and shared through/right-turn lane.  

The intersection of Thomas Street and Hillside Drive is a three-legged stop control intersection with 

stop control on Hillside Drive. The northbound approach consists of a single shared through/left-

turn/right-turn lane. The eastbound approach consists of a single through and shared through/right-

turn lane. The westbound approach consists of a single through and shared through/left-turn lane. 

The intersection of Thomas Street and Gaffney Drive/McFarren is a four-legged signalized 

intersection. The northbound approach consists of a shared though/right-turn lane and single 

through lane. The southbound approach consists of a single shared though/left-turn/right-turn lane. 

The eastbound approach consists of an auxiliary left-turn, right-turn lane and two through lanes. The 

westbound approach consists of an auxiliary left-turn lane, a single through lane and shared 

though/right-turn lane.  

The intersection of Tannery Street and Joymar Drive is a four-legged stop control with stop control on 

all approaches and consists of shared though/right/left-turn lane at all the approaches. 

The intersection of Tannery Street and Rutledge Road is a three-legged stop control intersection with 

stop control on Rutledge Road and shared though/right/left-turn lane at all the approaches. 

The intersection of Tannery Street and Broadway Street/Crumbie Street is a four-legged stop control 

intersection with stop control on north and south approach. All the approaches consist of a shared 
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through/right/left-turn lane. The intersection is located approximately 25 metre east of the railway 

crossing.  

Figure 2 illustrates the study roadways. 

2.4 Transit Network 

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

within walkable distance of bus stops along Thomas Street and Queen Street.  

MiWay Bus Route 44 is a bus route which runs from Meadowvale Town Centre to the University of 

Toronto Mississauga (UTM) campus. The bus stops are located within 350 metres of the subject site on 

Queen Street. 

MiWay Bus Route 9 is a bus route which runs from Churchill Meadows Community Centre to the City 

Centre Terminal. The bus stops are located within 200 of the subject site on Thomas Street. 

The subject site is also within ~10-minute walking distance from the Streetsville GO Station. 

Table 3: Existing Weekday Transit Service Headway 

Route AM Peak Hour PM Peak Hour 

MiWay Transit (Route 9 – 

Rathburn to Thomas) 
25 minutes 25 minutes 

MiWay Transit (Route 44 – 

Mississauga Road) 
20 minutes 20 minutes 

GO Transit (Route 21 – Milton) 15 minutes 15 minutes 

Within the GO Transit network, the Streetsville GO Station is located south of Thomas Street. During 

the peak periods, GO trains operate with headway of approximately 15 minutes, while headways 

during the off-peak period are approximately 30 minutes. The Milton line connects Streetsville to 

Union Station in the east and to Milton GO Station in the west.  

The available MiWay Transit 44 and 9 routes also provide direct connections to major destinations 

such as Meadowvale Town Centre, City Centre, and UTM. MiWay Routes 44 and 9 operate at 

headways of 20 minutes and 25 minutes respectively during both the am and pm weekday peak 

hours.  

The transit schedules for MiWay and GO are included in Appendix E and Figure 3 shows the existing 

transit network surrounding the proposed development.  



(xx) P.M. Peak Hour Traffic Volumes
Study Road Network

  Date. 07/14/2023

{xx} Weekend Peak Hour Traffic Volumes   Analyst. Aarzoo D
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2.5 Traffic Data 

Turning movement counts at the study intersections were conducted by Spectrum Traffic Inc. on 

Wednesday, May 10th, 2023, between the weekday A.M. peak hours of 6:00 A.M. and 10:00 A.M. 

and weekday P.M. peak hours of 3:00 P.M. and 7:00 P.M except for the intersection of Tannery Street 

and Broadway Street/Crumbie Street, where the counts were conducted on Thursday March 30th, 

2023 between the weekday A.M. peak hours of 6:00 A.M. and 10:00 A.M. and weekday P.M. peak 

hours of 3:00 P.M. and 7:00 P.M 

A peak hour factor of 0.92 was used for all movements on all approaches in the study area per the 

City of Mississauga’s TIS guidelines. 

The traffic data containing turning movement counts and signal timings is attached in Appendix F. 

2.6 Traffic Modelling 

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 G. 

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

indicating critical operations requiring mitigation measures:  

• For signalized intersections, 

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.  
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2.7 Intersection Operations 

The traffic operations at the study intersections were analyzed based on observed traffic volumes 

during the weekday A.M. and P.M. peak hours. 

Table 4 summarizes the existing traffic operations within the study area. 

Table 4: 2023 Existing Levels of Service 

Intersection Movement 
Level of Service Control Delay V/C Ratio 

A.M. P.M. A.M. P.M. A.M. P.M. 

Queen St & Thomas St 

(Signal) 

Overall B B 15.9 13.5 0.75 0.71 

EBL D D 44.4 50.7 0.75 0.71 

EBR A B 5.0 11.4 0.32 0.48 

NBL A A 8.5 8.5 0.16 0.30 

NBTR A A 8.7 6.7 0.31 0.31 

SBLTR B A 10.3 9.0 0.49 0.56 

Thomas St & Broadway 

St 

(Stop – Minor) 

Overall C D 16.8 25.8 0.14 0.28 

EBLTR A A 3.5 4.3 0.12 0.12 

WBLTR A A 0.1 0.0 0.09 0.14 

NBLTR C D 16.8 25.8 0.01 0.04 

SBLTR B B 11.1 13.7 0.14 0.28 

Thomas St & Streetsville 

Go Entrance 

(Signal) 

Overall B C 14.5 20.3 0.80 0.74 

EBLT A B 7.2 16.8 0.31 0.40 

EBR A A 3.8 3.6 0.46 0.13 

WBL A B 3.1 10.0 0.12 0.10 

WBTR A B 8.0 14.3 0.17 0.52 

NBLT E D 61.1 42.7 0.80 0.74 

NBR C C 24.2 25.3 0.16 0.20 

SBLTR A A 0.0 2.3 0.00 0.03 

Thomas St & Joymar Dr 

(Stop-Minor) 

Overall D E 26.1 39.4 0.32 0.32 

EBLT A A 4.2 4.3 0.32 0.20 

WBTR A A 0.0 0.0 0.14 0.32 

SBL D E 26.1 39.4 0.12 0.25 

SBR B B 10.3 13.8 0.12 0.27 

Thomas Street & Hillside 

Drive 

(Stop-Minor) 

Overall C C 20.8 18.7 0.37 0.36 

EBT N/A N/A 0.0 0.0 0.37 0.21 

EBTR N/A N/A 0.0 0.0 0.20 0.14 

WBLT A A 1.2 1.7 0.02 0.05 

WBT N/A N/A 0.0 0.0 0.17 0.36 

NBLR C C 20.8 18.7 0.29 0.24 

Thomas Street & 

McFarren Blvd/Gaffney 

Dr 

(Signal) 

Overall A A 7.8 6.1 0.38 0.37 

EBL A A 5.9 5.9 0.01 0.07 

EBT A A 6.4 5.3 0.35 0.20 

EBR A A 0.0 0.2 0.02 0.03 

WBL A A 3.2 1.6 0.07 0.10 

WBTR A A 4.2 2.4 0.18 0.31 

NBL D D 42.6 50.1 0.15 0.21 

NBTR B C 15.3 21.5 0.37 0.37 

SBLTR C D 31.7 40.6 0.38 0.32 
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Intersection Movement 
Level of Service Control Delay V/C Ratio 

A.M. P.M. A.M. P.M. A.M. P.M. 

Tannery St & Joymar Dr 

(All-Way Stop) 

Overall B A 10.4 8.7 0.32 0.23 

EBLTR A A 9.0 7.5 0.16 0.01 

WBLTR A A 9.6 8.7 0.24 0.23 

NBLTR A A 9.9 8.2 0.29 0.18 

SBLTR B A 10.4 8.3 0.32 0.13 

Tannery St & Rutledge 

Rd 

(Stop-Minor) 

Overall B A 12.1 9.8 0.11 0.11 

EBLT A A 0.1 0.2 0.00 0.00 

WBTR A A 0.0 0.0 0.11 0.11 

SBLR B A 12.1 9.8 0.01 0.01 

Tannery St & Broadway 

St/Crumbie St 

(Stop-Minor) 

Overall B B 13.4 11.9 0.15 0.19 

EBLTR A A 1.0 2.3 0.02 0.02 

WBLTR A A 1.0 1.9 0.02 0.02 

NBLTR B B 13.0 11.9 0.15 0.19 

SBLTR B B 13.4 11.4 0.10 0.14 
Note 1:  The Level of Service of a signalized intersection is based on the average control delay per vehicle (Synchro/ICU).  

The Level of Service of a stop-controlled intersection is based on the delay associated with the critical minor road 

approach (HCM 2000).   

Note 2:   The critical v/c ratio is considered to be the maximum v/c ratio for movements at the intersection. In addition, all 

v/c ratios greater than 0.85 for through and shared turning movements, and 1.00 for exclusive turning movements 

are outlined and highlighted.  

Table 5: 2023 Existing Queue Lengths 

Intersection Movement 

Storage 

Length 

(m) 

Queue Length 

50th(m) 95th(m) 

A.M. P.M. A.M. P.M. 

Queen St & Thomas St 

(Signal) 
NBL 35 5 10 15 15 

Thomas St & Joymar Dr 

(Stop-Minor) 
SBL 10 <5 <5 5 10 

Thomas St & McFarren 

Blvd/Gaffney Drive 

(Signal) 

EBL 30 <5 5 5 10 

EBR 35 <5 <5 <5 5 

WBL 30 <5 5 5 5 

NBL 25 5 5 10 15 

Note:  The queue lengths exceeding the available storage are outlined and highlighted. 

As indicated in Table 4, all the intersection approaches in the boundary road network operate with 

a Level of Service “D” or better in both the Weekday A.M. and P.M. peak hours with minimal delays 

and well under capacity except for the intersection of Thomas Street and Joymar Drive and Thomas 

Street and Streetsville GO Station. 

The northbound shared through/left-turn approach at the intersection of Thomas Street and 

Streetsville Go Station operates with a Level of Service “E” in the weekday A.M. peak hour and the 
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southbound left-turn approach operated with a Level of Service “E” in the weekday P.M. peak hour. 

However, no capacity concerns are observed at the intersections and the delays are acceptable. 

Further, as per the Table 5, the 95th percentile queue length for the southbound left-turn lane at the 

intersection of Thomas Street and Joymar Drives operates at the available storage. However, the 

50th percentile queue length operates below the given storage. 

Figure 4 shows the existing traffic volumes and detailed capacity analyses are included in Appendix 

H. 
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3.0 Future Background Conditions 

For the analysis of future background traffic conditions, the study considered a future horizon year of 

2028 per the original Terms of Reference and given the proposed development has an assumed 

build-out year of 2028. 

The section discusses the methodology and assumptions adopted for the development of the 2028 

future background scenario, including the growth rates applied and background developments 

identified. 

3.1 Traffic Growth 

Growth rates were provided by the City of Mississauga for Queen Street South and Thomas Street. 

The compounded growth rate was applied for the horizon years from existing conditions to 2028 to 

reflect community and employment growth in the area.  

The Table 6 below shows the growth rates for Queen Street South and Thomas Street. 

Table 6: Traffic Growth Rate 

Roadway Horizon Year Peak Hour Northbound Southbound 

Queen Street Compounded 

Annual Growth 

from 2023 to 

2028 

A.M. 0.5 % 0.5 % 

P.M. 0.5 % 0.5 % 

Thomas Street 
A.M. 0.5 % 0.5 % 

P.M. 0.5 % 0.5 % 

 

3.2 Background Development 

Future background traffic volumes at the study intersections were determined adding the site-

generated trips from background developments to existing traffic volumes per consultancy with the 

City staff.  

The buildout characteristics for the 2028 horizon year were determined based on the most recent 

data available on construction phasing provided by other developments. 

The following background developments were identified as part of the study area, as summarized in 

Table 7 below.  
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Table 7: Background Developments 

Development Address Development Description Source 

180 Rutledge Road 97 Condominium Dwelling Units 

Per correspondence 

with Site Planner  

(No TIS available) 

150 Rutledge Road 301 Condominium Dwelling Units 

Per correspondence 

with Site Planner 

(No TIS available) 

51 & 57 Tannery Street and 

208 Emby Drive 

Two 15-Storey Towers consisting of 552 

Dwelling Units 

Crozier 

(March 2024) 

86 Thomas Street 10 Back-to-Back Townhouse Units 
NextTrans 

(June 2020) 

80 Thomas Street 
Condominium Townhouse consisting of 

219 units 

NextTrans 

(October 2016) 

120 & 146 Queen Street and 

169 Crumbie Street 

Mixed-use development consisting of 

442 dwelling units, 2,913 m2 of 

commercial GFA and 320 m2 of office 

GFA  

(Phase 1 only) 

Crozier 

(March 2024) 

The above developments are expected to be built out by the 2028 horizon year and thus 

considered for the analysis of the 2028 horizon. 

The background developments at 215 Broadway Street and 272, 274, and 278 Victoria Street were 

recommended for inclusion by the City Staff. However, the site statistics of these developments did 

not warrant a Traffic Impact Study; therefore, they have not been included in the study. 

Additionally, it is noted that the transportation analysis for the development located at 51 & 57 

Tannery Street and 208 Emby Drive, and 120 & 146 Queen Street and 169 Crumbie Street are being 

performed by Crozier and hence the site generated trips by these developments are inputted 

directly from the analysis for the other development applications being prepared by Crozier. Only 

the Phase 1 trips for the development located at 120 & 146 Queen Street and 169 Crumbie Street 

are added in the background study. 

It should be noted that the 180 Rutledge Road and 150 Rutledge Road were not warranted for a 

Transportation Impact Study and the approximate unit counts were obtained from coordination 

with the Planner on the subject site and the trip distribution for subject site was used to determine 

the estimated number of trips per consultation with City staff. 

Figure 5 illustrates the total background development volumes, and Appendix I provides the 

breakdown of background development volumes.  
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3.3 Future Background Intersection Operations 

Traffic operations at the study intersections were analyzed following addition of volumes from 

associated growth rates and background developments in the vicinity of the subject development 

for the horizon year 2028. 

Table 8 summarizes the 2028 future background Levels of Service. Detailed capacity analyses are 

included in Appendix J.  

Table 8: 2028 Future Background Intersection Operations  

Intersection Movement 
Level of Service Control Delay V/C Ratio 

A.M. P.M. A.M. P.M. A.M. P.M. 

Queen St & Thomas St 

(Signal) 

Overall B B 16.3 14.7 0.76 0.76 

EBL D D 44.2 48.3 0.76 0.76 

EBR A A 4.9 9.3 0.36 0.48 

NBL B B 10.3 12.4 0.27 0.44 

NBTR A A 9.4 8.1 0.35 0.38 

SBLTR B B 12.3 11.2 0.58 0.62 

Thomas St & Broadway St 

(Stop – Minor) 

Overall C D 17.6 28.3 0.22 0.34 

EBLTR A A 3.5 4.2 0.13 0.13 

WBLTR A N/A 0.1 0.0 0.12 0.16 

NBLTR C D 17.6 28.3 0.01 0.04 

SBLTR B C 14.0 16.1 0.22 0.34 

Thomas St & Streetsville 

Go Entrance 

(Signal) 

Overall B B 14.2 19.5 0.80 0.74 

EBLT A B 7.2 15.8 0.33 0.43 

EBR A A 3.7 3.0 0.46 0.13 

WBL A A 2.7 9.2 0.13 0.11 

WBTR A B 7.4 13.8 0.19 0.55 

NBLT E D 61.1 42.7 0.80 0.74 

NBR C C 24.2 25.3 0.16 0.20 

SBLTR A A 0.0 2.3 0.00 0.03 

Thomas St & Joymar Dr 

(Stop-Minor) 

Overall D F 29.6 90.8 0.33 0.46 

EBLT A A 4.6 8.0 0.33 0.28 

WBTR N/A N/A 0.0 0.0 0.15 0.34 

SBL D F 29.6 90.8 0.14 0.46 

SBR B C 11.8 15.6 0.30 0.37 

Thomas Street & Hillside 

Drive 

(Stop-Minor) 

Overall C C 25.0 23.8 0.39 0.40 

EBT N/A N/A 0.0 0.0 0.39 0.27 

EBTR N/A N/A 0.0 0.0 0.21 0.17 

WBLT A A 1.0 1.2 0.02 0.06 

WBT N/A N/A 0.0 0.0 0.23 0.40 

NBLTR C C 25.0 23.8 0.34 0.31 

Thomas Street & 

McFarren Blvd/Gaffney 

Dr 

(Signal) 

Overall A A 7.5 6.0 0.38 0.37 

EBL A A 5.9 6.0 0.02 0.08 

EBT A A 6.5 5.7 0.37 0.26 

EBR A A 0.0 0.2 0.02 0.03 

WBL A A 3.2 1.6 0.07 0.12 

WBTR A A 4.4 2.5 0.24 0.34 

NBL D D 42.6 50.1 0.15 0.21 

NBTR B C 15.3 21.5 0.37 0.37 

SBLTR C D 31.7 40.6 0.38 0.32 
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Intersection Movement 
Level of Service Control Delay V/C Ratio 

A.M. P.M. A.M. P.M. A.M. P.M. 

Tannery St & Joymar Dr 

(All-Way Stop) 

Overall B B 14.5 11.5 0.52 0.37 

EBLTR B A 10.3 8.3 0.20 0.01 

WBLTR B B 14.1 11.5 0.52 0.43 

NBLTR B B 13.1 10.4 0.45 0.37 

SBLTR B A 12.6 10.0 0.39 0.25 

Tannery St & Rutledge Rd 

(Stop-Minor) 

Overall B B 13.9 11.1 0.26 0.16 

EBLT A A 0.5 2.8 0.01 0.04 

WBTR N/A N/A 0.0 0.0 0.13 0.16 

SBLR B B 13.9 11.1 0.26 0.11 

Tannery St & Broadway 

St/Crumbie St 

(Stop-Minor) 

Overall C C 19.8 16.6 0.34 0.33 

EBLTR A A 1.0 2.1 0.03 0.03 

WBLTR A A 0.9 1.1 0.02 0.02 

NBLTR C C 19.8 16.6 0.34 0.33 

SBLTR C B 17.2 14.1 0.23 0.25 
Note 1:  The Level of Service of a signalized intersection is based on the average control delay per vehicle (Synchro/ICU).  

The Level of Service of a stop-controlled intersection is based on the delay associated with the critical minor road 

approach (HCM 2000).   

Note 2:   The critical v/c ratio is considered to be the maximum v/c ratio for movements at the intersection. In addition, all 

v/c ratios greater than 0.85 for through and shared turning movements, and 1.00 for exclusive turning movements 

are bolded. 

Table 9: 2028 Future Background Queue Lengths 

Intersection Movement 

Storage 

Length 

(m) 

Queue Length 

50th(m) 95th(m) 

A.M. P.M. A.M. P.M. 

Queen St & Thomas St 

(Signal) 
NBL 35 10 15 20 30 

Thomas St & Joymar Dr 

(Stop-Minor) 
SBL 10 <5 <5 5 15 

Thomas St & McFarren 

Blvd/Gaffney Drive 

(Signal) 

EBL 30 <5 5 5 10 

EBR 35 <5 <5 <5 5 

WBL 30 <5 5 5 5 

NBL 25 5 5 10 15 

Note:  The queue lengths exceeding the available storage are bolded. 

 

As per Table 8 all the study intersections are expected to operate similar to the 2023 existing 

conditions under critical capacity and acceptable delays. 

The southbound left-turn movement at the intersection of Thomas Street and Joymar Drive is 

expected to deteriorate from “E” to “F’ by an increase in delay of approximately 51 seconds. These 

delays are primarily attributed to the increasing traffic flow along Thomas Street, as the 

developments in the surrounding area do not contribute any extra vehicles to the southbound left-

turn movements at this intersection, and consequently, they are not responsible for the delays. 
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As per Table 9, the 95th percentile queue length for the northbound left-lane at the intersection of 

Queen Street and Thomas Street is anticipated to stay within the given storage. The 95th percentile 

queue length for southbound left-turn lane at the intersection of Thomas Street and Joymar Drive is 

expected to exceed the available storage by only 5 metres in the weekday P.M. peak hour. 

However, the 50th percentile queue length is expected to stay within the available storage.  

The detailed capacity analysis for the 2028 future background conditions is provided in Appendix J.  
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4.0 Site Generated Traffic 

The proposed development will result in additional vehicles on the boundary road network that 

previously did not exist. The proposed development will also result in additional turning movements 

on the boundary road intersections.  

The proposed development is expected to be fully built by the year 2028. 

4.1 ITE Trip Generation 

The Institute of Transportation Engineers (ITE) Trip Generation Manual 11th Edition was used to 

forecast the number of trips generated by the proposed residential development. As the 

development is proposed as a high-rise and residential, the Land Use Category 222 “Multifamily 

Housing (High-Rise)” was used to determine approximate number of trips generated by the subject 

site. It is noted that the ITE trip generation likely overestimates the number of vehicle trips being 

generated by this development. Given the proximity of the site to Streetsville GO, it could 

reasonably be assumed that a proportion of trips are not vehicle-based and instead walk or cycle 

to/from the GO station or walk to/from a nearby MiWay bus stop. The rate currently being used is 

designated as “not close to rail transit”, this results in a more conservative analysis and is thus 

maintained. 

The project consists of three tall structures: Tower A, an 18-story building; Tower B, a 22-story building; 

both interconnected by podiums ranging from 7 to 8 stories; and a 12-story South building consisting 

of a total of 1,043 residential units. 

Table 10 below shows the trips generated by the development: 

Table 10: Site Generated Trips 

Land Use 

Units/GFA 
Peak Hour Rate Trips Total 

Multifamily High-Rise 

(LUC 222) 

1,043 Dwelling Units 

AM 
Average 

(0.27) 

In 74 
283 

Out 209 

PM 
Average 

(0.32) 

In 207 
334 

Out 127 

Total  617 

The subject site is expected to generate 283 two-way (74 inbound and 209 outbound) trips during 

the weekday A.M. peak hour and 334 two-way (207 inbound and 127 outbound) trips during 

weekday P.M. peak hour.  

Relevant excerpts from the ITE Trip Generation Manual 11th Edition are included in Appendix L. 

  



De Zen Realty Company. Ltd. Transportation Impact Study and Parking Justification Study Update 

64 & 66 Thomas Street and Joymar Drive, City of Mississauga December 2024 

C.F. Crozier & Associates Inc. Page 30 of 58 

Project No. 1419-4679 

4.2 Trip Distribution and Assignment 

The Transportation Tomorrow Survey (TTS) is a comprehensive travel data survey conducted in the 

Greater Toronto and Hamilton Area. Data from the 2016 TTS was used to determine the peak hour 

trip distribution at the site. 

The trip distribution calculations based on the TTS data are summarized in Table 11. 

Appendix M provides the TTS query used to determine the site trip distribution.  

Table 11: Site Distribution 

Direction 
Weekday A.M. Peak Hour Weekday P.M. Peak Hour 

In Out In Out 

Northwest 0% 4% 3% 40% 

North 0% 13% 11% 12% 

Northeast 14% 14% 10% 1% 

East 26% 23% 31% 20% 

Southeast 55% 16% 23% 3% 

South 3% 7% 8% 6% 

Southwest 3% 22% 12% 18% 

West 0% 2% 2% 0% 

 

Figure 7 shows the trip assignment for the proposed development.  
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5.0 Future Total Traffic Conditions 

This section discusses the projected future total traffic conditions and traffic operations at the study 

intersections with the addition of the site generated trips by the proposed development and the 

background developments in the vicinity of the subject site for the horizon year 2028. 

The 2028 future total traffic conditions were analyzed with the addition of site generated traffic to 

the future background traffic. The total traffic volumes are illustrated in Figure 8.  

As per Table 12 all the study intersections are expected to operate similar to the 2028 future 

background conditions under critical capacity and acceptable delays except for the intersection 

of Thomas Street and Joymar Drive. 

The southbound left-turn lane at the intersection of Thomas Street and Joymar Drive is projected to 

operate at Level of Service "F" during the P.M. peak hour. This will result in a delay increase of 145 

seconds compared to the anticipated conditions in 2028. Only seven trips are expected to 

necessitate a left turn at the southbound approach, representing a minimal fraction of the total trips 

generated by the site. As previously noted, these delays are mainly due to the escalating traffic 

volume along Thomas Street. 

As per Table 13, the 95th percentile queue length for northbound left-lane at the intersection of 

Queen Street and Thomas Street is anticipated to exceed the available storage by 5 metres in the 

weekday P.M. peak hour. However, the 50th percentile queue length is expected to operate within 

available storage length. The additional 5 metre queue length can be accommodated within the 

55-metre taper length. 

Furthermore, the 95th percentile queue length for southbound left-turn lane at the intersection of 

Thomas Street and Joymar Drive is expected to increase by 5 and 10 metres in the weekday A.M. 

and P.M. peak hours respectively. However, the 50th percentile queue length is expected to operate 

within the available storage. The additional 10 metre 95th percentile queue length in the weekday 

P.M. peak hour can be accommodated within the 25-metre taper length. 

The detailed capacity analysis for the 2028 future total conditions is provided in Appendix N. 
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Table 12: 2028 Future Total Intersection Operations  

Intersection Movement 
Level of Service Control Delay V/C Ratio 

A.M. P.M. A.M. P.M. A.M. P.M. 

Queen St & Thomas St 

(Signal) 

Overall B B 16.5 15.2 0.76 0.76 

EBL D D 43.3 48.2 0.76 0.76 

EBR A A 4.7 9.2 0.38 0.48 

NBL B B 12.1 15.0 0.35 0.51 

NBTR A A 9.7 8.3 0.35 0.39 

SBLTR B B 12.9 11.9 0.39 0.65 

Thomas St & Broadway St 

(Stop – Minor) 

Overall C D 18.3 29.6 0.25 0.37 

EBLTR A A 3.5 4.3 0.13 0.13 

WBLTR A N/A 0.1 0.0 0.13 0.18 

NBLTR C D 18.3 29.6 0.01 0.05 

SBTLR C C 15.3 17.5 0.25 0.37 

Thomas St & Streetsville 

Go Entrance 

(Signal) 

Overall B B 13.7 19.5 0.80 0.74 

EBLT A B 7.0 15.8 0.34 0.44 

EBR A A 3.4 2.9 0.46 0.13 

WBL A A 2.5 8.8 0.13 0.11 

WBTR A B 7.2 13.9 0.22 0.58 

NBLT E D 61.1 42.7 0.80 0.74 

NBR C C 24.2 25.3 0.16 0.20 

SBLTR A A 0.0 2.3 0.00 0.03 

Thomas St & Joymar Dr 

(Stop-Minor) 

Overall D F 34.8 236.4 0.43 0.89 

EBLT A B 4.9 10.7 0.33 0.41 

WBTR - - - 0.0 0.15 0.34 

SBL D F 34.8 236.4 0.25 0.89 

SBR B C 13.4 17.6 0.43 0.46 

Thomas Street & Hillside 

Drive 

(Stop-Minor) 

Overall D C 28.9 25.5 0.39 0.41 

EBT N/A N/A 0.0 0.0 0.39 0.30 

EBTR N/A N/A 0.0 0.0 0.21 0.18 

WBLT A A 1.8 2.1 0.04 0.07 

WBT N/A N/A 0.0 0.0 0.26 0.41 

NBLTR D D 28.9 25.5 0.38 0.37 

Thomas Street & 

McFarren Blvd/Gaffney 

Dr 

(Signal) 

Overall A B 7.8 6.9 0.39 0.44 

EBL A A 5.9 6.3 0.02 0.09 

EBT A A 7.3 6.8 0.39 0.30 

EBR A A 0.0 0.2 0.02 0.03 

WBL A A 3.5 2.0 0.13 0.17 

WBTR A A 4.5 3.2 0.26 0.36 

NBL D D 42.6 48.3 0.15 0.17 

NBTR B B 15.3 19.8 0.37 0.44 

SBLTR C D 31.7 42.5 0.38 0.36 

Tannery St & Joymar Dr 

(All-Way Stop) 

Overall C B 20.7 14.3 0.68 0.54 

EBLTR B A 11.4 8.9 0.22 0.01 

WBLTR C B 20.7 14.3 0.68 0.54 

NBLTR C B 17.2 13.2 0.58 0.51 

SBLTR B B 14.8 11.8 0.46 0.37 

Tannery St & Rutledge Rd 

(Stop-Minor) 

Overall C B 15.0 11.6 0.28 0.18 

EBLT A A 0.4 2.5 0.01 0.04 

WBTR - - 0.0 0.0 0.15 0.18 

SBLR C B 15.0 11.6 0.28 0.12 
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Intersection Movement 
Level of Service Control Delay V/C Ratio 

A.M. P.M. A.M. P.M. A.M. P.M. 

Tannery St & Broadway 

St/Crumbie St 

(Stop-Minor) 

Overall C C 24.0 19.2 0.41 0.39 

EBLTR A A 0.9 2.0 0.03 0.03 

WBLTR A A 0.9 1.0 0.02 0.02 

NBLTR C C 24.0 19.2 0.41 0.39 

SBLTR C C 19.0 15.2 0.25 0.27 

Site Access via Tannery 

Street 

Overall B B 10.4 11.1 0.15 0.12 

EBTR N/A N/A 0.0 0.0 0.04 0.12 

WBLT A A 1.2 2.4 0.02 0.03 

NBLR B B 10.4 11.1 0.15 0.11 

Site Access via Thomas 

Street 

Overall A B 9.7 10.1 0.13 0.13 

WBLR A B 9.7 10.1 0.13 0.09 

NBTR N/A N/A 0.0 0.0 0.03 0.13 

SBLT A A 0.3 2.6 0.00 0.02 
Note 1:  The Level of Service of a signalized intersection is based on the average control delay per vehicle (Synchro/ICU).  

The Level of Service of a stop-controlled intersection is based on the delay associated with the critical minor road 

approach (HCM 2000).   

Note 2:   The critical v/c ratio is considered to be the maximum v/c ratio for movements at the intersection. In addition, all 

v/c ratios greater than 0.85 for through and shared turning movements, and 1.00 for exclusive turning movements 

are outlined and highlighted. 

 

Table 13: 2028 Future Total Queue Lengths 

Intersection Movement 

Storage 

Length 

(m) 

Queue Length 

50th(m) 95th(m) 

A.M. P.M. A.M. P.M. 

Queen St & Thomas St 

(Signal) 
NBL 35 10 15 30 40 

Thomas St & Joymar Dr 

(Stop-Minor) 
SBL 10 <5 <5 10 25 

Thomas St & McFarren 

Blvd/Gaffney Drive 

(Signal) 

EBL 30 5 <5 5 5 

EBR 35 <5 <5 <5 5 

WBL 30 5 <5 10 5 

NBL 25 5 5 10 15 

Note:  The queue lengths exceeding the available storage are bolded. 

 

5.1 Signal Warrant at Thomas Street and Joymar Drive 

Observations indicate that the southbound left-turn approach at the intersection of Thomas Street 

and Joymar Drive is anticipated to operate at Level of Service 'F' with delays totaling 236.4 seconds 

and the volume to capacity ratio of 0.89 expected to be well below the threshold of 1.00 in the 

weekday P.M. peak hour. Consequently, an evaluation was conducted based on the Ontario Traffic 

Manual Justification 7 to determine if signalization is warranted given the projected volumes. 
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The assessment revealed that the signal warrants were not met for the projected conditions in 2028, 

as indicated in Appendix O. Justification 1A achieved a maximum rate of 67%, while other 

Justifications 1B, 2A, and 2B fell significantly short of satisfaction levels, with rates of 58%, 56%, and 

20%, respectively. Therefore, a signal is not recommended. 

The proposed development is only expected to generate 7 trips making a southbound left turn at 

the intersection, which is a very small fraction of the total trips and is not anticipated to be the 

primary cause of delays. However, even though these seven additional trips might cause some 

increase in delays, it is understood that vehicles intending to make southbound left turns will likely 

choose alternative routes, such as eastbound left or right turns onto Queen Street via Tannery Street, 

depending on their intended destination and traffic patterns are expected to adjust over time to 

avoid long delays associated with the southbound left-turn. 

6.0 Site Access Review 

The following section provides a review of geometric properties of the proposed site accesses with 

reference to the Transportation Association of Canada (TAC) Geometric Design Guide for 

Canadian Roads (GDGCR), June 2017, as well as any municipal or regional design guidelines. This 

section specifically analyzes the proposed accesses from a sight distance and access spacing 

perspective to ensure adequate visibility and sufficient spacing to avoid conflicts have been 

provided. 

6.1 Sight Distance Analysis 

The available sightlines at the proposed site accesses at Tannery Street and Joymar Drive were 

measured and compared to the standards set out in the Transportation Association of Canada 

(TAC) Geometric Design Guide for Canadian Roads (GDGCR). Sight distances were measured from 

the proposed site access using the following assumptions: 

A standard drive eye height of 1.08 metres for a passenger car, and; 

A 4.4-5.4 metre setback from the approximate extension of the outer curb to represent a vehicle 

waiting to exit the site. 

Intersection sight distance (ISD) is calculated using equation 9.9.1 from the GDGCR as outlined 

below: 

ISD = 0.278 * V major * tg 

Where; 

 ISD = Intersection Sight Distance 

 V major = design speed of roadway (km/h) 

 tg = assumed time gap for vehicles to turn from stop onto roadway (s) 

The design speed of a roadway in an urban environment is typically 10 km/h greater than the 

posted speed limit. As there is an assumed speed limit of 40 km/h on Tannery Street, a design speed 

of 50 km/h was assumed.  

Table 14 below outlines the sight distance analysis for the proposed site accesses.  
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Table 14: Sight Distance 

Parameter Access at Tannery Street Access at Joymar Drive 

Access Type Full-Moves 

Intersection Control Stop 

Posted Speed Limit  40 km/h 

Assumed Design Speed 50 km/h 

Base Time Gap  

Left Turn: 7.5s 

Right Turn: 6.5 s  

(Passenger Cars) 

Additional Time Gap None 

Horizontal Alignment of 

Roadway 
Straight  Straight  

Intersection Sight Distance 

Required 

(TAC GDGCR Eqn. 9.9.1) 

Left Turn (to the right): 105 m 

Right Turn (to the left): 95 m  

Sight Distance at accesses 

Left-Turn (to the right) > 105 m 

Right Turn (to the left) < 95 m 

Left-Turn (to the right) > 105 m 

Right Turn (to the left) > 95 m 

Minimum Sight Distance 

Satisfied 
Yes Yes 

The Tannery Street terminates at Joymar Drive approximately 35 metres east of the proposed sight 

access. The vehicles making a right-turn at the site access via Tannery Street will have visibility to the 

end of Tannery Street and to the intersection of Joymar Drive and Tannery Street. Therefore, the sight 

distance is found to be satisfied. 

The opposing driveway on Joymar Drive is spaced approximately 135m from the Subject 

Development’s proposed site access via Joymar Drive, providing sufficient sight lines and spacing to 

avoid potential overlapping turn conflicts from the opposing accesses. 

Furthermore, the vehicles turning on Joymar Drive from site access have sufficient sight distance. 

Therefore, the minimum required sight distance is satisfied for left-turns and right-turns. 

Figure 9 shows the sight distance at accesses via Tannery Street and Joymar Drive. 
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6.2 Access Location 

The section discusses the corner clearance for accesses along Tannery Street and Joymar Drive. The 

required and provided corner clearances per Figure 8.8.2 in the TAC GDGCR are also summarized 

below. 

Table 15: Corner Clearance Requirements 

Site Access Parameter 
Available Corner 

Clearance  

TAC Figure 8.8.2 

Corner Clearance 

Along Tannery Street 

Distance to Joymar 

Drive 
37 m 25 m 

Distance to Broadway 

Street 
215 m 20 m 

Along Joymar Drive 

Distance to Tannery 

Street 
195 m 20 m 

Distance to Thomas 

Street 
97 m 25 m 

The clearance requirement as per TAC GDGCR Figure 8.8.2 and the proposed site accesses on 

Tannery Street and Joymar Drive can be supported from a spacing perspective.  

Further, due to the presence of rail crossing on Tannery Street east of the proposed site access, 

section 11.1 of Transport Canada’s Rail Transportation Standards was reviewed, and it states that a 

railway with a design speed above 25km/hr must be at least 30 m away from the nearest 

intersecting road on entranceway. 

It is noted that the distance between the site access on Tannery Street and the existing railway 

crossing is approximately 185 metres and therefore the access location can be supported. 

6.3 Throat Length 

As per Table 8.9.3 of TAC GDGCR, a clear throat length of 25 metres is required for access along 

collector roads. The site accesses on Tannery Street and Joymar Drive satisfy the minimum 

requirement of 25 metres. 

6.4 Access Alignment 

The access spacing for driveways on the opposite side of the roadway was reviewed per TAC 

GDGCR section 8.9.9. It can be noted that the Joymar Drive is a minor collector roadway, and 

based on the requirements, spatial relationship between driveways on opposite sides of the 

roadway is not a significant design consideration for local roadways and most collector roadways. 

The opposing driveway on Joymar Drive is spaced approximately 135m from the Subject 

Development’s proposed site access via Joymar Drive, providing sufficient sight lines and spacing to 

avoid potential overlapping turn conflicts from the opposing accesses as indicated in Section 6.1. 
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Furthermore, due to the site constraints, aligning the site access with that of 80 Thomas Street is not 

feasible. However, based on the requirements and observations above, the access satisfies the sight 

distance, corner clearance, and throat length requirements. Therefore, the proposed location is 

considered acceptable. 

7.0 Maneuvering Assessment 

A maneuvering assessment was conducted to ensure the proposed site design provides adequate 

space for the design vehicles expected at the site. As shown, a standard Peel Region waste 

collection vehicle. a delivery truck (MSU), a pumper fire truck and a passenger vehicle (PTAC) can 

enter and exit the proposed site access and loading space without conflict.  

7.1 Waste Vehicles 

A maneuvering assessment was conducted using a Peel Region Front Loading Garbage Truck 9.5 

metre long and a centerline radius of 13.0 metre. The garbage truck can enter and exit the site via 

Thomas Street and Joymar Drive without any encroachment. 

Further, the truck can enter and exit the loading space without any conflicts. The truck will perform a 

five-point maneuver while entering and exiting the Tower B loading space.  

Figure 10 and Figure 11 show the inbound and outbound waste vehicle maneuvers. 

7.2 Loading Vehicle 

A maneuvering assessment was conducted using Medium Single Unit (MSU) vehicle 10.0 metres 

wide. The loading vehicle is expected to enter and exit the site via Tannery Street and Joymar Drive 

without any conflicts.  

The loading vehicle can also enter and exit the loading area by making a three-point turn without 

any conflicts. 

Figure 12 and Figure 13 show the inbound and outbound movements of a MSU loading vehicle. 

7.3 Emergency Vehicle 

A maneuvering assessment was conducted using a Pumper Fire Truck 12.19 metres wide. The fire 

truck is expected to enter the site via Tannery Street and Joymar Drive. It is noted that the fire truck 

service the principal building entrance withing 15 metres. No conflicting movement is observed 

when the vehicle can enter and exit the site.  

Figure 14 shows the emergency vehicle maneuver. 

7.4 Passenger Vehicle 

A maneuvering assessment was conducted using the PTAC vehicle. The passenger vehicle can 

enter and exit the site via Tannery Street and Joymar Drive without any conflicts. 

The vehicle can also smoothly enter and exit the underground parking ramp and circulate around 

the site including lay-by space without any issues. 

Figure 15 shows the passenger vehicle maneuver. 
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8.0 Parking Review 

The section provides an assessment of appropriateness of the proposed vehicle and bicycle parking 

supply for the development, based on the applicable Zoning By-Law 0225-2007 requirements and 

comparable developments. Additionally further justification for the proposed parking supply 

reduction from the By-Law requirements will be provided based on the review of: 

• Proxy site residential and visitor parking supply data; 

• Approved parking rates; 

• Proximity to transit and local amenities; and 

• The Transportation Demand Management (TDM) strategies being considered. 

It is noteworthy that the subject site is classified under Precinct 2, and therefore, the parking rates 

specified for Precinct 2 were taken into account for the assessment. 

The relevant City of Mississauga Zoning By-Law excerpts are provided in Appendix P. 

8.1 Auto Parking Requirements  

The vehicle and bicycle parking supply were assessed for the overall site based on Section 3.0 of the 

City’s Zoning By-Law 0225-2007. A summary of the proposed parking and required parking at the 

development can be found in Table 16.  

Table 16: Zoning By-Law Parking Review for Vehicles 

Units/GFA 

Zoning By-Law 0225-2007 

Parking Rates 

(Precinct 2) 

Required 

Parking 

Spaces 

Proposed Parking 

Spaces 
Surplus/Deficit 

Dwelling Units 

(1,043) 

Residents (0.9 spaces/unit) 939 
835 

(0.80 spaces/unit) 

-104 

(~11% reduction) 

Visitors (0.2 spaces/unit) 209 
131 

(0.12 spaces/unit) 

-78 

(~37.3% 

reduction) 

Total 1,148 966 -182 

As per Table 16, the proposed parking supply of 966 spaces does not meet the minimum Zoning By-

Law requirement, representing a deficiency of 104 resident parking spaces and 78 visitor parking 

spaces. Furthermore, the proposed supply presents the rate of 0.80 spaces/unit for residents and 

0.12 spaces/unit for visitors.  

It can be noted that the subject site is deficient by 11% and 37.3% in the resident and visitor parking 

supply. The resident supply is slightly above the City threshold of 10% reduction and the visitor 

parking supply is provided based on the precedent set by other approved developments in the 

vicinity. 

Further, the subject site is located across the Streetsville Go Station, within a 10 min walk from the 

Station. The location in the Streetsville area provides access to amenities and supports walkable 

area and the surrounding area is walkable with sidewalks present on at least one side of the 

roadway. The Mi-way transit stops on Queen Street and Thomas Street are within a short walk from 

the development.  
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Therefore, the proposed parking supply is anticipated to be sufficient and meet the parking 

demand of the future residents at the proposed site as well. 

A total of 10% parking is expected to be dedicated as Electric Vehicle parking for visitors and 20% is 

expected to be dedicated for resident Electric Vehicle Parking per the City’s Zoning-By Law 

requirements.  

8.2 Bicycle Parking Requirements 

A summary of the proposed and required parking supply for proposed mixed-use development can 

be found in Table 17. 

Table 17: Zoning By-Law Parking Review for Bicycles 

Units/GFA 

Zoning By-Law 0225-2007 

Parking Rates 

(Precinct 2) 

Required 

Parking 

Spaces 

Proposed 

Parking Spaces 
Surplus/Deficit 

Dwelling Units 

(1,043) 

Long-Term  

(0.6 spaces/unit) 
624 626 +2 

Short Term  

(0.05 spaces/unit or 6 

spaces whichever is 

greater) 

52 55 +3 

Total 676 681 +5 

It can be noted that a total of 624 long-term and 52 short-term bicycle parking spaces are required 

per the City’s Zoning By-Law and that the bicycle parking supply is expected to meet the By-law 

requirements and will have a surplus of 5 spaces. 
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8.3 Resident Parking Justification 

The proposed supply of 835 residential parking spaces is deficient of 104 parking spaces compared 

to the By-Law requirement, and subsequently the justification herein has been prepared to support 

a rate of 0.80 residential spaces per unit within the proposed development. 

8.3.1 ITE Parking Demand for Residential Purpose 

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

to determine the parking demand at the subject site. The Land Use Code 222 “Multifamily Housing – 

2 + BR (High-Rise)” for sites located in 0.5 mile of rail transit was used to estimate the site’s peak 

parking generation, as tabulated in Table 18. 

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

studies available. 

Table 18: ITE Parking Demand 

Land Use 

Code 
Location 

Number of 

Units/ GFA 
Parking Requirements 

Parking 

Required 

Parking 

Provided 

Multifamily 

housing 

(High-Rise)  

(LUC 222) 

Close to rail 

transit 

1,043 

Dwelling 

Units 

0.75 spaces per unit 782 spaces 

966 

Spaces 

(+184) 

Given that the site is located within 650 metres of the Streetsville GO Station, the ITE parking demand 

was forecasted for sites close to rail transit. The provided parking supply meets the required parking 

supply and would be expected to be in a surplus by 184 spaces based on this rate. 

Therefore, it is expected to accommodate the parking demand when considering the ITE parking 

demand rates for high-rise buildings.  

The ITE excerpt is provided in Appendix Q. 

8.3.2 Future Major Transit Station Area 

According to the Peel 2041 Regional Official Plan Review, the Streetsville GO station is currently 

classified as a Planned Station. A planned station has the potential to evolve into a Major Transit 

Station Area (MTSA) when changes in land use unlock its development potential. Table 1 of the Peel 

2041 Regional Official Plan Review indicates that the Streetsville GO station has the capacity to 

meet density targets through intensification or land assembly. 

Given the ongoing development in the Streetsville area, it is anticipated that the station will satisfy 

density requirements and be designated as an MTSA in the near future. As a result, the proposed 

parking rates reflect this future area as a growing, transit-oriented community with everyday 

amenities located within a 15-minute walk of the proposed development. 
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8.3.3 Previous Zoning By-law Exceptions within Mississauga 

It is noted that a number of recent City of Mississauga Zoning By-Law exceptions have been 

approved at or below the proposed resident parking rate and were reviewed as part of this 

justification with their proximity to GO Stations and transit stops noted as shown in Table 19. 

Table 19: City of Mississauga Zoning By-Law Exceptions 

Development 
Approved Residential Parking 

Rate 

Walking Distance to Transit 

(minutes) 

64 & 66 Thomas Street and 

Joymar Drive 

(Subject Development) 

0.80 per dwelling (proposed) 
Mi-Way: ~5  

GO Train: ~10 

28 Ann Street 0.65 per dwelling unit GO Train: <5 

3015 and 3023 ParkerHill Road 0.64 per dwelling unit 
LRT: ~10  

GO Train: ~15 

2590 Rugby Road 0.67 per dwelling unit 
LRT: ~5  

GO Train: ~15 

151 City Centre 0.72 per dwelling unit 
LRT: ~5  

GO Train: ~30 

5081 Hurontario Street 0.80 per dwelling unit 
LRT: ~5  

GO Train: ~45 

It can be observed that the developments within a 10-minute walk to GO Station have been 

authorized to provide a variety of parking options, ranging from 0.64 to 0.67 spaces per dwelling 

unit. The subject site is located diagonally across from the Streetsville GO station and falls within a 10-

minute walking radius of Streetsville GO Station. Transit users can also take advantage of MiWay 

services on Thomas Street and Queen Street, both of which are within a 5 to 10-minute walk, linking 

to other significant areas within the city. 

Additionally, as part of the future cycling network per the City’s Transportation Master Plan, separate 

bicycle lanes are proposed along Thomas Street and Queen Street, which is expected to enhance 

bicycle and pedestrian connectivity to Streetsville GO station and other local amenities within the 

area. 

Relevant excerpt parking development excerpts can be found in Appendix K. 

8.3.4 Observed Parking Demand at 4011 Brickstone Mews and 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. 
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Based on the observed rate of 0.78 spaces/unit, the proposed parking supply of 835 spaces at the 

subject site would be in surplus of 21 spaces. 

8.3.5 Precinct 1 Rates per the City of Mississauga Zoning By-Law 

It is also noted that the precinct 1 rates are currently proposed as 0.80 spaces/unit in the City Zoning 

By-Law. The subject site is less than 10-minute walk to the Streetsville Go station (expected to be a 

MTSA in near future) and while it is not located near the Hurontario LRT, existing Mi-Way transit 

services are present to support local travel within the City.  

Table 20: Precinct 1 Rates 

Proposed Use Number of Units Parking 

Requirements 

Parking 

Required 

Parking 

Provided 

Residential 

1,043 

Dwelling Units 

0.80 spaces/unit 835 spaces 835 Spaces 

The subject site meets the precinct 1 parking rate requirement of 0.80 spaces per unit. Considering 

its proximity to Streetsville GO station, access to MiWay transit services, and nearby amenities on 

Queen Street, along with the implementation of various Transportation Demand Management 

(TDM) measures, the proposed parking rate of 0.80 spaces per dwelling unit is anticipated to 

adequately cater to the development's needs. It is expected that the site will better reflect the 

characteristics within Precinct 1, particularly as the vicinity surrounding Streetsville GO station 

undergoes further densification. 

8.3.6 Streetsville Area Context 

The site is situated within the Streetsville area, characterized by a Mixed-Use zone that encompasses 

diverse land uses along Queen Street. These include a range of residential buildings from low to mid-

rise, alongside eateries, pharmacies, medical facilities, supermarkets, banks, places of worship, 

educational institutions, as well as other commercial and employment establishments. 

The variety of amenities accessible within a short distance from the site along Queen Street 

(approximately a 10-minute walk) facilitates residents in accessing both essential and non-essential 

services without relying on vehicles. They have the option to walk or cycle for errands as desired. 

With ongoing development and densification of the Village, it is anticipated that an increasing 

number of amenities will emerge. This further reinforces the feasibility of shorter, local trips via 

alternative modes of transportation, thereby reducing the demand for parking within Streetsville. 

8.3.7 Conclusion 

Based on a review of previous zoning by-law exceptions, the current provisions within the City of 

Mississauga By-law requirements, as well as observed residential parking demand at a similar 

residential site within the City of Mississauga, the proposed residential parking supply can be 

supported. 
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8.4 Visitor Parking Justification 

It is noted that the visitor parking supply proposed for the site does not meet the City of Mississauga 

Zoning By-Law parking requirements and is deficit by 78 parking spaces and therefore visitor rate is 

justifying for the proposed parking ratio of 0.12 spaces/unit. 

8.4.1 Observed Parking Demand at 1750 Bloor Street and 3315 Fieldgate Drive 

It is noted that an overnight parking survey was conducted by LEA Consulting at 1750 Bloor Street 

and 3315 Fieldgate Drive within the City of Mississauga. The site is approximately 4.6 km to Kipling Go 

Station and consists of approximately 302 units in two-11 storey buildings. 

The peak residential parking demand observed at this site was 0.09 spaces/unit from Thursday, 

February 28, 2019, to Sunday, March 3, 2019 from 6:00 P.M. to 1:00 A.M. and the subject site has a 

similar residential context, as well as similar major highway access while also being a significantly 

further distance to higher-order transit uses. 

Based on the proposed rate of 0.09/spaces/unit, the proposed visitor parking supply of 131 spaces 

at the subject site would be in surplus by 37 spaces. 

8.4.2 Approved Visitor Parking Rate at 180 Rutledge Road 

The property at 180 Rutledge Road has proposed the construction of a five-story building comprising 

approximately 62 dwelling units, intended for use as a retirement residence. The proposed parking 

ratio for residential spaces is 0.10 parking spaces per unit, a rate that was ultimately approved by 

the Committee of Adjustment on July 20th, 2023. 

Situated diagonally opposite to the approved development, at the northwest intersection of 

Tannery Street and Rutledge Road, the subject site shares a similar context and proximity to the 

Streetsville GO Station. This proximity allows for a pertinent comparison and precedent regarding 

suitable parking provisions in close proximity to the station. This comparison supports the proposed 

visitor parking rate of 0.10 parking spaces per unit. 

Based on the approved parking rate of 0.10 spaces/unit, the proposed supply of 131 parking spaces 

at the subject site would be in surplus of 27 spaces. 

8.4.3 Paid/Unpaid On-Street Parking Availability  

Two parking facilities, referred to as parking lots 17 and 20, are situated on Broadway Street, 

conveniently located within a 4–5-minute walk from the subject site. The existing paid parking, with 

additional on-street parking available, offer a maximum parking duration of 4 hours from Monday to 

Friday between 7 AM and 7 PM, a 12-hour maximum from Monday to Friday between 7 PM and 7 

AM, and a 24-hour maximum on Saturdays and Sundays. 

In total, there are approximately 50 parking spaces along Broadway Street that can accommodate 

visitor needs in case of excess demand. Furthermore, on-street parking facilities are present on the 

west side of Rutledge Road, within a short walking distance from the proposed site. 

8.4.4 Conclusion 

Based on a review of previously approved zoning by-law exceptions, the current provisions within 

the City of Mississauga By-law requirements, the availability of additional paid on-street parking 

close to the site, as well as observed visitor parking demand at a similar mixed-use site within the City 

of Mississauga, the proposed visitor parking supply can be supported. 



De Zen Realty Company. Ltd. Transportation Impact Study and Parking Justification Study Update 

64 & 66 Thomas Street and Joymar Drive, City of Mississauga December 2024 

C.F. Crozier & Associates Inc. Page 53 of 58 

Project No. 1419-4679 

9.0 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.  

9.1 Existing TDM Opportunities 

9.1.1 Modal Split 

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

development, located in 2006 GTA Zones 3602, 3604, 3715, 3718 and 3836. Table 21 summarizes the 

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

Appendix R. 

Table 21: Modal Split 

Mode of Travel Modal Split 

Auto 79% 

Transit 12% 

Cycling 1% 

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 and cycling.  

However, the number cycling trips is expected to generally increase as the village continues to 

implement cycling infrastructure. 

9.1.2 Active Transportation 

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

available on at least one side of the road on the surrounding roadways, with wide sidewalks 

provided on both sides of Joymar Drive, Tannery Street and Thomas Street. 

Cyclists have north/south connectivity along the signed route available Queen Street south to the 

north of the intersection of Queen Street and Plaza Access and separated bicycle lanes are 

planned to the south of the intersection within the City’s Cycling Master Plan. Additionally, 

separated bicycle lanes are proposed for Thomas Street as part of the proposed cycling network 

outlined in the Cycling Master Plan. 

9.1.3 Transit 

As outlined previously in Section 2.3, there are two transit routes operated by Miway Transit available 

in the vicinity of the subject site that are within a 5-minute walk. As indicated by the TTS results, 

approximately 12% of peak hour trips use transit in the study area.  

It is noted that headways are at about 15 minutes in the A.M. peak hour and about 30 minutes in 

the P.M. peak hour. However, the development is in close proximity to Streetsville GO station that 

can be reached by walking or cycling, which operates with 15-minute headways to/from Union 

Station during peak periods. 
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9.2 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. 

9.2.1 Pedestrian Facilities 

The proposed site plan ensures safe, comfortable convenient pedestrian connections that will 

facilitate mobility for pedestrians between the site and the surrounding roadways. This is 

accomplished by establishing pedestrian pathways on the north and south sides of the site, linking to 

Tannery Street and Thomas Street. These connections offer access to bus stops on Thomas Street 

and the Streetsville Go Station, ensuring seamless connectivity for pedestrians. 

Additionally, pedestrian-friendly design measures such as proper lighting, benches, and landscaping 

are expected to be implemented to provide a welcoming and safe walking environment. The 

ground floor will provide a weather refuge, and other beautification measures (landscaping, 

greenery, amenities). 

9.2.2 Cycling Facilities 

The proposed site offers abundant bicycle parking amenities, aiming to promote and facilitate 

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

along Queen Street and Thomas Street. 

Short-term bicycle parking facilities are advised to be positioned at ground level in visibly prominent 

and easily accessible locations near building entrances and outdoor amenity areas. Meanwhile, 

long-term parking should be designated in secure and weather-shielded areas. 

The proposed bicycle parking allocation exceeds the current mandated parking provision, thereby 

encouraging bicycle ownership as a viable alternative to vehicle ownership. This strategy not only 

promotes cycling as a practical mode of transportation for regular commutes but also facilitates first 

and last-mile journeys, including trips to the Streetsville GO station. 

9.2.3 Active Transportation 

The proposed cycling network, as outlined in the Cycling Master Plan, suggests dedicated bicycle 

lanes along Queen Street and Thomas Street. Additionally, it is recommended that the City consider 

implementing separate bicycle lanes on Joymar Drive and Tannery Street to enhance cycling 

connectivity within the Streetsville Community. This improvement would further encourage people to 

choose cycling as a mode of commuting. 

9.2.4 Transit Facilities 

The use of transit is generally supported by providing sufficient pedestrian connectivity from the site 

to the existing sidewalk on Thomas Street, which provides a convenient means of accessing the 

existing local transit stops located within a short walking distance of the site and the Streetsville Go 

Station as well.  

MiWay Transit could also consider monitoring headway times for P.M. peak hours as the Streetsville 

area continues to develop with high-density developments to improve transit service. 
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9.2.5 Carshare Facilities 

The developer is recommended to consult with carshare providers to provide vehicle(s) and 

dedicated parking stall(s) on-site to encourage car sharing activities and to reduce the need for 

automobile ownership. Car share spaces are expected to reduce vehicle ownership of residential 

developments and overall parking demand that is generated. 

Based on the Parking Standard Review: Examination of Potential Options and Impacts of Car Share 

Programs on Parking Standards report prepared by IBI Group, each car share vehicle cans substitute 

4-8 regular parking spaces in a residential building and result in 8-10 vehicles removed from the 

road.  

The residents will be encouraged to use cycling or walking for short duration trips and use carshare 

for essential purpose only. 

9.2.6 Wayfinding 

Signage or a digital display may be incorporated at front entrances or central areas (such as a 

lobby) to provide residents and visitors transit information, such as schedules of nearby routes.  

Wayfinding signage may be installed to direct residents and visitors to locate bike share, transit stops 

and stations, and trails throughout the area. Additional wayfinding signages leading residents to 

nearby bus stops may be provided to promote the use of local transit options. 

9.2.7 Education and Incentives 

Various educational measures and incentives may be promoted at the new residential site to 

overall build a robust TDM brand and promote use of alternative modes of transportation available 

to residents.  

The residential units being sold at the subject site should be promoted with a strong TDM brand, 

where marketing should highlight the convenience of proximity to nearby bus stops and amenities, 

as well as the accessibility to bike storage and the nearby trails.  

Education on available transit in the vicinity of the subject site would also be highly effective in 

promoting transit to new residents, who may not be aware of the variety of options available in the 

area. Handouts on local transit offerings and stop/schedule information, as well as nearby cyclist 

and pedestrian routes, may be provided to residents as part of a welcome package, and extra 

copies should be made available in the lobby for reference.  

9.2.8 Unbundled Resident Parking 

The development 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. 

9.2.9 Parking Reduction 

Limiting parking availability will encourage residents to explore alternative modes of transportation 

besides driving. This measure will decrease the volume of vehicles on the road and mitigate auto-

dependency by reducing vehicle ownership, thereby discouraging vehicle usage. 
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9.2.10 Subsidized Transit Passes 

The developer will be suggested to provide a 2-month preloaded transit pass to each unit as a new 

move-in incentive to encourage the habit of using public transit for daily commuting. It is noted that 

Metrolinx announced free local transit rides for all GO Rail passengers, so residents using Streetsville 

GO Station would not have to pay to transfer to a local MiWay transit route. 

10.0 Community Impacts  

No formal transportation related comments from the Community have been received pertaining to 

the Subject Development to date. Community concerns/comments related to transportation will be 

included within this section as part of any subsequent application(s).  
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11.0 Conclusion 

The findings and recommendations of our analysis are summarized as the following:  

• Under 2023 existing conditions, the study road network operates with a Level of Service “D” 

or better, however the Level of Service “E” for the southbound left-turn approach at the 

intersection of Thomas Street and Joymar Drive was identified in the weekday P.M. peak 

hour. 

• Under 2028 future background conditions, all the study intersection operate similar to the 

existing conditions.  

o The Level of Service is expected to deteriorate to “F” at the intersection of Thomas 

Street and Joymar Drive due to increase in control delay by 51 seconds that is mainly 

because of the growth rate applied on Thomas Street for through traffic as they 

background developments do not contribute southbound left-turn trips. 

o The 95th percentile queue length for the southbound left-turn at the intersection of 

Thomas Street and Joymar Drive is expected to increase and exceed the available 

storage in the weekday P.M. peak hour. However, the 50th percentile queue length is 

expected to stay within the available storage. 

• The proposed development is expected to generate 283 two-way (74 inbound and 209 

outbound) trips during the weekday A.M. peak hour and 334 two-way (207 inbound and 127 

outbound) trips during weekday P.M. peak hour. 

• Under 2028 future total conditions, all the study intersection operate similar to the future 

background conditions. 

o The southbound left-turn operate is expected to remain at Level of Service “F” in the 

weekday P.M. peak hour. The control delays are expected to increase by 145 

seconds compared to the future background scenario. With only 7 trips originating 

from the site and making southbound left-turns at the intersection, it is not expected 

to be the primary cause for the delays. Although the volume-to-capacity ratio is 

expected to increase to 0.89, it remains within the threshold of 1.00 for exclusive 

turning movements and is considered acceptable. 

o Some 95th percentile queues may exceed the existing storage lengths, but nearly all 

average queue lengths are expected to be contained within the existing storage. 

However, the northbound left-turn queues at the intersection of Queen Street and 

Thomas Street and southbound left-turn queues at the intersection of Thomas Street 

and Joymar Drive are expected to increase by 10 metres in the weekday P.M. peak 

hour compared to the future background conditions. The average queues are 

expected to be within the available storage. The 95th percentile queue length for 

southbound left-turn lane at Thomas Street and Joymar Drive can be 

accommodated within the combined storage and taper length.  

• The site access is expected to operate well with minimal delays and no queueing issues 

identified. Additionally, sightlines and access spacing were reviewed at the site access and 

were found to be adequate.  

• A signal warrant was conducted pet the Ontario Traffic Manual Justification 7 for projected 

volumes at the intersection of Thomas Street and Joymar Drive. The volumes fell short of 

satisfaction levels and therefore a signal is not recommended. 
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• Sight lines, Corner Clearance and Clear Throat Length are adequate for the proposed site 

accesses per the TAC standards. The vehicles turning right from site access via Tannery Street 

have sight distance to the end of Tannery Street and to the intersection of Joymar Drive and 

Tannery Street. 

• Vehicle maneuverability diagrams were prepared and indicate that all design vehicles can 

circulate the proposed site adequately without encroaching on any curbs or obstacles. 

• A parking assessment and justification was conducted for the proposed development and 

the proposed auto and bicycle parking supplies were determined to be adequate to 

support the needs of residents and visitors 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 such as 

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 to promote transit and active transportation uses. 

• 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. 

We trust that this study satisfies any transportation related concerns associated with the proposed 

development. Should you have any questions or require any further information, please do not 

hesitate to contact the undersigned. 

Respectfully submitted, 

C.F. CROZIER & ASSOCIATES INC.   C.F. CROZIER & ASSOCIATES INC 

        
Brandon Bradt, M.Eng. CEM, P.Eng.  Theshantha De Silva, E.I.T. 

Manager, Transportation Planning   Engineering Intern, Transportation  
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