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1.0 INTRODUCTION 

BA Group is retained by EM Guelph Developments Limited Partnership to provide transportation advisory services 

in relation to an Official Plan Amendment (OPA) and Zoning By-law Amendment (ZBA) being made to the City of 

Guelph to permit a purpose-built post-secondary student residence on the lands municipally addressed 210 – 222 

College Avenue East in the City of Guelph (the “Site”). The Site location is illustrated in Figure 1. 

 Existing Site 

The Site is located on College Avenue East in Guelph, immediately north of the University of Guelph campus and 

approximately 130 metres east of the College Avenue East / East Ring Road intersection. The Site is currently 

comprised of three single detached homes and is bound by a single detached home to the west, the Cutten Fields 

private golf course to the north, vacant land to the east, and the University of Guelph to the south. As part of the 

proposed development, the three existing single detached homes will be demolished and replaced with a purpose-

built student rental apartment. Further details regarding the proposed development are provided in Section 2.0. 

 Report Purpose 

BA Group has reviewed the key transportation-related aspects of the Site, including the following: 

Development Proposal 

• A summary of the development program and key transportation elements, including vehicle access and 

circulation, loading, and parking facilities (both vehicular and bicycle parking); 

Policy and Transportation Context 

• A review of the evolving area planning context, including key provincial and municipal policies, plans, and 

programs relevant to the proposed development; 

• A review of existing and future transportation context in the area of the Site; 

Site Planning 

• A review of the parking (both vehicle and bicycle) and loading requirements and proposed supplies for 

the Site; 

• A review of the functionality and appropriateness of the proposed on-Site transportation facilities. 

Transportation Demand Management (TDM) and Toronto Green Standards (TGS) 

• A review of TDM measures to encourage, facilitate, and support non-automobile travel to / from the Site; 

Multimodal Travel Demand 

• A summary of expected travel characteristics and associated travel demand forecasts for pedestrians, 

cyclists, transit users, and automobile users of the proposed development; 

• An assessment of study area vehicle traffic activity during the weekday morning and afternoon peak hours 

under existing, future background, and future total conditions; 

Traffic Operations Assessment 

• An assessment of the traffic operations at intersections in the area under existing and future traffic 

conditions including an assessment of the operational impacts of the proposed development on the area 

street network.  



Ae
ria

l m
ap

s 
pr

ov
id

ed
 c

ou
rte

sy
 o

f: 
Es

ri,
 D

ig
ita

lG
lo

be
, G

eo
Ey

e,
 E

ar
th

st
ar

 G
eo

gr
ap

hi
es

, C
N

ES
/A

irb
us

 D
S,

 U
SD

A,
 U

SG
S,

 A
er

oG
R

ID
, I

G
N

, t
he

 G
IS

 U
se

r C
om

m
un

ity
 a

nd
/o

r G
oo

gl
e 

Ea
rth

/M
ap

s.

\\b
am

ed
ia

ac
co

un
t.fi

le
.c

or
e.

w
in

do
w

s.
ne

t\f
p0

2d
at

a\
W

P\
83

\1
0\

04
\G

ra
ph

ic
s\

Ad
ob

e\
ID

s\
83

10
-0

4.
in

dd

210 – 222 College Avenue EastBA GROUP 8310-04

FIGURE 1  SITE LOCATION
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 Key Transportation Elements 

2.2.1 Site Access Review 

Vehicle Access 

Vehicle access to / from the Site will be provided via STOP-controlled driveway from College Avenue East, 

approximately 70 metres west of the existing College Avenue East / Dundas Lane intersection, and approximately 

165 metres east of the existing signalized College Avenue East / East Ring Road intersection. Notably, an existing 

Site driveway for 222 College Avenue currently exists in the location proposed for the future Site driveway. 

The proposed Site driveway provides access to the underground parking facilities, dedicated loading facilities, 

and proposed pick-up / drop-off facilities for the Site. 

Pedestrian Access 

Pedestrian access to / from the Site will be provided via a primary entrance along the south frontage adjacent to 

College Avenue East as well as two supplemental accesses along the west frontage of the Site. Dedicated 

pedestrian walkways are provided as connections between Site accesses to the external area pedestrian network. 

2.2.2 Vehicular Parking Supply 

A total of 65 vehicle parking spaces (0.42 spaces / unit) are proposed for the Site, including 52 resident spaces 

and 13 residential visitor spaces. The proposed vehicle parking supply aligns with the recommended parking 

strategy for the Site, which is discussed in greater detail in Section 5.2. 

Vehicle parking for the Site will be located entirely within two levels of underground parking, which can be 

accessed via the drive aisle along the east frontage of the Site. 

2.2.3 Bicycle Parking Supply and Access 

A total of 210 bicycle parking spaces are proposed for the Site, including 194 long-term spaces and 16 short-term 

spaces. The proposed bicycle parking supply for the Site meets and exceeds the overall requirements stipulated 

in the Zoning By-law (2023)-20790. 

Long-term bicycle parking spaces are proposed to be provided on the P2 level of the underground parking garage, 

and can be accessed by the service elevator provided within the loading area on the east side of the Site. Short-

term bicycle parking spaces are provided along the south frontage of the Site, fronting onto College Avenue East, 

providing convenient access to the primary pedestrian entrance for the Site. 

2.2.4 Loading Supply and Access 

One loading space is proposed to accommodate waste management and general building maintenance / service 

operations and can be accessed via the drive aisle along the east frontage of the Site. An additional moving 

staging space is proposed within the P1 level of the underground parking garage. 

2.2.5 Pick-Up / Drop-Off Facilities and Access 

One pick-up / drop-off (PUDO) space is proposed to accommodate short-term vehicle activity on the Site, located 

near the primary entrance of the Site. The PUDO space is accessible via the Site driveway.  
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3.0 PLANNING AND POLICY CONTEXT 

 Provincial Planning Statement (2024) 

On October 20th, 2024, the 2024 Provincial Planning Statement ("2024 PPS") took effect, replacing A Place to 

Grow: Growth Plan for the Greater Golden Horseshoe and the 2020 Provincial Policy Statement with an integrated 

planning statement. 

The 2024 PPS in-part provides the following policy directives to municipalities with respect to transportation 

infrastructure and its integration with land uses: 

2.1.6 Planning authorities should support the achievement of complete communities by: 

a) Accommodating an appropriate range and mix of land uses, housing options, transportation options 

with multimodal access, employment, public service facilities and other institutional uses (including 

schools and associated child care facilities, long-term care facilities, places of worship and cemeteries), 

recreation, parks and open space, and other uses to meet long-term needs. 

2.2.1 c) Promoting densities for new housing which efficiently use land, resources, infrastructure and 

public service facilities, and support the use of active transportation. 

2.2.1 d) Requiring transit-supportive development and prioritizing intensification, including potential air 

rights development, in proximity to transit, including corridors and stations. 

3.2.2 Efficient use should be made of existing and planned infrastructure, including through the use of 

transportation demand management strategies, where feasible. 

3.2.3 As part of a multimodal transportation system, connectivity within and among transportation systems 

and modes should be planned for, maintained and, where possible, improved, including connections 

which cross jurisdictional boundaries. 

3.9.1 Healthy, active, and inclusive communities should be promoted by: a) Planning public streets, 

spaces and facilities to be safe, meet the needs of persons of all ages and abilities, including pedestrians, 

foster social interaction and facilitate active transportation and community connectivity. 

The current proposal for the Site is consistent with the 2024 PPS. It represents an intensification of uses near 

existing and planned transportation infrastructure that makes efficient use of infrastructure and public service 

facilities in proximity to institutional uses. The current proposal also incorporates TDM strategies that promote a 

healthy community and multi-modal transportation system. 
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 City of Guelph Policies 

3.2.1 City of Guelph Official Plan (February 2024 Consolidation) 

The City of Guelph Official Plan, February 2024 Consolidation (the "2024 Guelph OP") sets the planning 

framework to guide the future growth and development of the City. Specifically, Section 3.9 and 5 of the 2024 

Guelph OP states that the City's transportation system will: 

• Provide access to multi-modal transportation alternatives to reduce automobile dependence; 

• Promote the use of active transportation to access schools, home, and other goods and services; and 

• Ensure a safe environment that is well-coordinated between various modes of transportation (i.e., 

cycling and walking). 

As per Schedule 1a (Urban Structure) of the 2024 Guelph OP, the Site is located within a designated Built-Up 

Area, which indicates that this area is planned to accommodate intensification. Additionally, the road network 

surrounding the Site is composed of Arterial and University Roads, as per Schedule 5 (Road and Trail Network), 

and as discussed further in Section 4.1. 

The 2024 Guelph OP also provides policies pertaining to Transportation Demand Management (TDM) within the 

City, and acknowledges its contribution to creating and supporting an overall integrated and sustainable 

transportation system. TDM measures as they relate to the Site are provided in Section 8.0. 

3.2.2 City of Guelph Transportation Master Plan (2022) 

The City of Guelph Transportation Master Plan (2022) (the "Guelph TMP") provides a framework for transit, 

cycling, and active transportation network expansions within the City. The Guelph TMP is a key study which 

identifies and plans for network improvements to address existing issues and accommodate future growth in the 

City to a 2051 horizon. The Guelph TMP provides the following transportation-related goals for the City's 

transportation network: 

• Create a City where people of all ages and physical abilities can travel safely using any transportation 

mode; 

• Create a comprehensive and reliable transportation system; 

• Transit services that provide a greater level of convenience than travelling by car; and 

• Guelph's transportation system will plan for the changes of tomorrow, while delivering high level service 

today. 

Further, the Guelph TMP sets out recommendations for the City's transit services, road network, and active 

transportation infrastructure. Notably, the Guelph TMP provides the following transportation-related 

recommendations for areas near the Site: 

• Identifies College Avenue and Gordon Street as part of the Cycling Spine Network; 

• Identifies Gordon Street south of College Avenue East as suitable for an enhanced pedestrian realm; 

and 

• Identifies Gordon Street as part of the Quality Transit Network. 
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3.2.2.1 College Avenue Feasibility Study 

Per recommendations of the Guelph TMP, a feasibility study was conducted in 2023 for College Avenue to 

implement All Ages and Abilities ("AAA") cycling facilities. The study corridor includes College Avenue from 

Janefield Avenue to Dundas Lane (the east extent of the study area for this report). This study acknowledges that 

College Avenue is an important corridor providing connections to the University of Guelph and its transit terminal. 

Through this study, a hybrid design was selected for implementation on this corridor, and the planned cycling 

infrastructure will prove to be advantageous for the Site, as discussed further in Section 4.3.2. 

3.2.2.2 Gordon Street Feasibility Study 

Per recommendations of the Guelph TMP, a feasibility study was conducted in 2023 for Gordon Street to 

implement All Ages and Abilities ("AAA") cycling facilities. The study corridor includes Gordon Street from Clair 

Avenue to Lowes Road, and Edinburgh Road to Waterloo Avenue. The latter segment of the corridor provides 

direct connections to College Avenue. This study states that Gordon Street is a key transportation link for the City, 

providing connections to the City's downtown and the University of Guelph. Through this study, cycling 

infrastructure improvements were considered and they will prove to be advantageous for the Site, as discussed 

further in Section 4.3.2. 

3.2.3 Bicycle-Friendly Guelph–Cycling Master Plan (2012) 

The Bicycle-Friendly Guelph--Cycling Master Plan (2012) ("Guelph CMP") provides the framework for developing 

the City's cycling network to encourage sustainable modes of transport to reach various destinations. The Guelph 

CMP provides principles to guide the development of the City's cycling network, which includes the following: 

• Cycling is an essential mode of transport in Guelph; 

• Every street is a cycling street and bicycles are also vehicles; and 

• A successful cycling network is a result of a well-integrated transportation network. 

As it relates to the Site, the Guelph CMP identifies College Avenue, both east and west, as a suitable corridor to 

implement bicycle lanes. Further, it states that the University of Guelph is one of the major cyclists' destinations 

in the City. 
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3.2.4 University of Guelph Campus Master Plan (2013) 

The University of Guelph's Campus Master Plan ("Campus MP") provides a strategic framework for the Campus 

that can accommodate future growth, but does not rely on growth. The vision this document sets out is a campus 

that is walkable and well-integrated, with increased opportunities to utilize multimodal transport, with enhanced 

connectivity and accessibility. 

The Campus MP area is generally bounded by College Avenue in the north, Trillium Trail in the east, Edinburgh 

Road South in the west, and Stone Road in the south. The Site, while located off campus and outside of the 

master plan area, is directly adjacent to the north of campus and is therefore influenced by ongoing planning and 

improvements occurring as part of the Campus MP. Furthermore, College Avenue East provides connections to 

Gordon Street, which is planned to be a key street in the Campus MP and which is envisioned to be enhanced 

and updated to support multiple modes of transport (as further detailed in the Guelph TMP).  

Other roads within the study area of this report, including Dundas Lane and East Ring Road, are identified as 

bicycle routes in the Campus MP, and both these roads directly connect to College Avenue immediately south of 

the Site. The intersection of College Avenue East and East Ring Road is identified as a gateway, which is defined 

as an area that provides a transition from the City to the campus.  

On this basis, and in consideration of the proximity of the Site to the University of Guelph campus and the intended 

future users of the Site, future connectivity within and across the University and its integration to the broader area 

transportation network are expected to influence travel behaviours of future Site residents. 
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4.0 AREA TRANSPORTATION CONTEXT 

 Area Road Network 

4.1.1 Existing Area Road Network 

The existing area road network around the Site consists of Arterial and University roads. Characteristics of the 

area road network are summarized in Table 2, and illustrated in Figure 3. 

Table 2 Existing Area Road Network 

Road 
Name 

Parking Regulations Description Cross-Section 

Arterial Roads 

College 
Avenue 

Parking prohibited 

College Avenue is 
generally an east-west 

Arterial Road that 
extends from Victoria 

Street South in the east 
to Stone Road West in 

the west. College 
Avenue has a posted 
speed limit of 60 km/h 

east of the Site, and 40 
km/h in the area of the 

Site. 

Between Victoria Street South and Dundas 
Lane: 

• Midblock cross-section includes two 
vehicles lanes (one in each direction). 

Between Dundas Lane and East Ring Road: 

• Midblock cross-section includes two 
vehicles lanes (one in each direction). 

• Dedicated left-turn lane provided at 
East Ring Road. 

• Dedicated bicycle lanes provided on 
both sides with pavement markings. 

Between East Ring Road and Lang Way: 

• Midblock cross-section includes two 
vehicles lanes (one in each direction) 
and a central two-way left-turn lane. 

• Dedicated bicycle lanes provided on 
both sides with pavement markings. 

Gordon 
Street 

Parking prohibited 

Gordon Street is 
generally a north-south 

Arterial Road that 
extends from Waterloo 
Avenue in the north to 

Maltby Road East in the 
south. Gordon Street 

continues further south 
as Brock Road north. 
Gordon Street has a 

posted speed limit of 40 
km/h in the area of the 

Site. 

• Midblock cross-section includes two 
vehicles lanes (one in each direction). 

• Additional turning lanes are provided at 
key intersections. 

• Dedicated bicycle lanes provided on 
both sides with pavement markings. 
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Road 
Name 

Parking Regulations Description Cross-Section 

University Roads 

Dundas 
Lane 

Area for paid parking on 
north side only:  

Permits not valid, and 
parking is prohibited from 

1 a.m. to 6 a.m., 
December to March 31. 

 

Area for parking by 
permit on north side 

only: 

Parking is permitted from 
8 a.m. to 5 p.m., Monday 

to Friday. 

 

East portion of road: 

Parking prohibited on both 

sides. 

Dundas Lane is an 'L-
shaped' University Road 
that extends from East 

Ring Road in the west to 
College Avenue East in 
the north. Dundas Lane 
has a posted speed limit 

of 30 km/h. 

• Midblock cross-section includes two 
vehicle lanes (one in each direction). 

East 
Ring 
Road 

Paid Parking South of 
Parking Lot 7 on west 

side only:  

Permits not valid and 
parking prohibited from 1 
a.m. to 6 a.m., December 

to March 31. 

East Ring Road is 
generally a north-south 

University Road that 
extends from College 

Avenue East in the north 
to South Ring Road 

East. East Ring Road 
has a posted speed limit 

of 30 km/h. 

• Midblock cross-section includes two 
vehicle lanes (one in each direction). 

• Additional turning lanes are provided at 
key intersections. 

• Dedicated bicycle lanes provided on 
both sides with pavement markings. 

4.1.2 Planned Area Road Improvements 

College Avenue 

Per the Guelph TMP, major improvements are proposed on College Avenue. Specifically, College Avenue from 

Hanlon Parkway to Gordon Street is planned to be widened to four lanes. 

Gordon Street 

The Gordon Street Feasibility Study discussed in Section 3.2.2.2 recommends Gordon Street to be widened from 

two to four lanes between Stone Road and College Avenue to accommodate two bus-only lanes (one in each 

direction), which will help optimize the transit network along this corridor. Furthermore, with the University of 

Guelph located adjacent to this segment of Gordon Street, wider facilities and medians are deemed appropriate 

to accommodate the increased pedestrian and cycling activity. Numerous protected intersections are proposed 

along Gordon Street, including at its intersection with College Avenue, which will enhance safety for both 

pedestrians and cyclists. 
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FIGURE 3  AREA ROAD NETWORK
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 Area Transit Network 

4.2.1 Existing Area Transit Network 

The Site area is currently served by Guelph Transit bus routes within the vicinity of the Site, and College Avenue 

East connects to Gordon Street which is a transit spine providing access to downtown Guelph and the surrounding 

area, as well as numerous GO transit routes which provide connections to regional destinations. Table 3 provides 

a summary of the routes that service the immediate vicinity of the Site and Figure 4 illustrates the area transit 

network in the surrounding of the Site. 

It is noted that the University of Guelph's transit terminal is within walking distance of the Site, and numerous 

additional Guelph Transit bus routes are accessible from this terminal including routes 5 (Goodwin), 6 (Ironwood), 

7 (Niska), 17 (Woodlawn Watson), 18 (Watson Woodlawn), 50U (Scottsdale), 52U (Kortright), 56U (Colonial), and 

58U (Edinburgh). 

Table 3 Existing Area Transit Network 

Route 
Headways 

(Peak 
Hours) 

Nearest Stop(s) Description 

GO Bus Service 

17  

Waterloo / Hamilton 
~1 hour 

Gordon Street @ Stone 
Road 

GO bus Route 17 Waterloo / Hamilton 
operates in a generally east-west direction 

between the City of Waterloo in the West and 
the City of Hamilton in the east. Route 17 
services various universities including the 
University of Guelph, as well as Guelph 

Central GO Station. 

29  

Guelph / 
Mississauga 

~1 hour 
Gordon Street @ Stone 

Road 

GO bus Route 29 Guelph / Mississauga 
operates in a generally east-west direction 
between Guelph Central GO Station in the 

west and Kipling GO Station in the east. Route 
29 services the University of Guelph. 

48  

Guelph / Highway 
407 Bus Terminal 

~1 hour 
Gordon Street @ Stone 

Road 

GO bus route 48 Guelph / Highway 407 Bus 
Terminal operates in a generally east-west 

direction between the University of Guelph in 
the west and the Highway 407 Bus Terminal in 

the City of Vaughan in the east. 

Guelph Transit Bus Service 

1 

Edinburgh College 
~30 minutes 

Gordon Street @ College 
Avenue 

Route 1 Edinburgh College operates in a 
generally north-south direction between the 

area of College Avenue / Gordon Street in the 
north and the area of Edinburgh Road South / 
Gordon Street in the south. Route 1 services 
the University of Guelph transit terminal, and 

commercial uses like the Campus Estates 
Plaza and Stone Road Mall. 
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Route 
Headways 

(Peak 
Hours) 

Nearest Stop(s) Description 

2 

College Edinburgh 
~30 minutes 

Gordon Street @ 
McGilvray 

Route 2 College Edinburgh operates in a 
generally north-south direction between the 

area of College Avenue / Gordon Street in the 
north and the area of Edinburgh Road South / 
Gordon Street in the south. Route 2 services 
the University of Guelph transit terminal, and 

commercial uses like the Campus Estates 

Plaza and Stone Road Mall. 

 

Note that Route 2 becomes Route 15 
(University College) at the University of 

Guelph transit terminal. 

15 

College 
~30 minutes 

East Ring Road @ 
Dundas Lane 

 

East Ring Road @ 
Arboretum Road 

 

College Avenue @ 
McDonald 

Route 15 College operates in a generally east-
west direction between East Ring Road in the 
east and the area of College Avenue West / 

Stone Road West in the west. Route 15 
services the University of Guelph transit 

terminal, Stone Road Mall, and the residential 
area by Dovercliffe Park. 

 

Note that Route 15 becomes Route 2 (College 
Edinburgh) at the University of Guelph transit 

terminal. 

99 

Mainline 
~10 minutes 

Gordon Street @ College 
Avenue 

 

Gordon Street @ 
McGilvray 

Route 99 Mainline operates in a generally 
north-south direction on Woolwich Street, 

Norfolk Street, and Gordon Street between 
SmartCentres Guelph in the north and the 
area of Gordon Street / Clair Road in the 
south. Route 99 services the University of 
Guelph transit terminal. various parks, and 

residential and commercial areas. 

4.2.2 Planned Area Transit Improvements 

Per the Guelph TMP, College Avenue and Gordon Street are identified as part of the Quality Transit Network. As 

such, both corridors are planned to undergo infrastructure improvement and enhancements to provide more 

reliable and safe transportation services. College Avenue is subject to a potential widening to four lanes west of 

Gordon Street, which will prove to be advantageous for Guelph Transit Route 15 (College) running along this 

corridor. Further, Gordon Street north of College Avenue is stated to be optimized in terms of transit route 

operations running along this segment of the corridor. South of College Avenue, Gordon Street is subject to a 

potential widening to four lanes. The Gordon Street Feasibility Study notes that this road widening will allow the 

accommodation of two dedicated bus lanes (one in each direction). The planned dedicated bus lanes will 

significantly improve transit service along the Gordon Street corridor, which is a major transit spine 

accommodating multiple routes that service the University of Guelph transit terminal and the rest of the City. 
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FIGURE 4  AREA TRANSIT NETWORK
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 Area Cycling Network 

4.3.1 Existing Area Cycling Network 

The existing cycling infrastructure is limited within the vicinity of the Site, which includes the bike route on College 

Avenue on both the north and south side of the road, and on East Ring Road on both sides of the road. College 

Avenue East connects to Gordon Street, which is known as a cycling spine providing connections to the broader 

City of Guelph cycling network. 

The existing bike route on College Avenue extends from Dundas Lane in the east to the end of College Avenue 

West, indicated with pavement markings on both sides of the road. However, there is a disconnect between 

Janefield Avenue and Hanlon Parkway along College Avenue West, which is planned to be connected in the 

future as discussed in Section 4.3.2. This bike route connects to the existing bike route on Gordon Street. The 

bike route on East Ring Road extends from College Avenue East in the north to South Ring Road in the south, 

connecting to the bike route on South Ring Road.  

While limited cycling infrastructure exists today, there are proposed cycling infrastructure enhancements planned 

for the area around the Site, discussed further in Section 4.3.2. 

Figure 5 illustrates the existing cycling network in the vicinity of the Site. 

4.3.2 Planned Area Cycling Network 

Numerous cycling infrastructure improvements are planned along the College Avenue and Gordon Street 

corridors in the area of the Site, and both corridors are identified as part of the Cycling Spine Network as per the 

Guelph TMP. The planned cycling infrastructure improvements are summarized in Table 4. 

Table 4 Planned Cycling Infrastructure Improvements 

Cycling Route Orientation Facility Type Extent Source 

College Avenue East-West 

'AAA' cycling facilities 
(protected bike lanes) 

Edinburgh Road South 
to Dundas Lane 

College Avenue 
Feasibility Study 

Bike lanes 
Hanlon Parkway to 

Edinburgh Road South 

Bicycle-Friendly 
Guelph–Cycling 

Master Plan 

Bike lanes 
Dundas Lane to Victoria 

Road South 

Bicycle-Friendly 
Guelph–Cycling 

Master Plan 

 

Guelph CMP 

Gordon Street North-South 

'AAA' cycling facilities 
(1.8-metre cycle tracks 

on both sides) 

College Avenue to 
Stone Road 

Gordon Street 
Feasibility Study 

Street renewal 
(dedicated bike lanes) 

College Avenue to 
Stone Road 

(extent of Guelph CMP) 

Guelph CMP 
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FIGURE 5  AREA CYCLING NETWORK
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 Area Pedestrian Network 

4.4.1 Existing Area Pedestrian Network 

Pedestrian Infrastructure 

The Site is located on the north side of College Avenue East, which currently has sidewalks on both sides of the 

road starting approximately 200 metres west of Dundas Lane going westward to the end of College Avenue. 

Additionally, there are signalized pedestrian crossings in all directions at the College Avenue East / East Ring 

Road intersection (approximately 130 metres from the Site). East Ring Road provides sidewalks on both sides of 

the road approximately 80 metres south of its intersection with College Avenue East. There are sidewalks on the 

east and south sides of Dundas Lane. 

More broadly, the University of Guelph provides a robust and established network of pedestrian connections to 

serve students, employees, and visitors of the University. These connections provide further connectivity to the 

broader area pedestrian network, including facilities on Gordon Street and Stone Road East on the east and south 

sides of campus, respectively. 

Pedestrian Destinations 

The Site is located just north of the University of Guelph campus, which contains numerous local amenities and 

services. Furthermore, the Site is located an approximately 15-minute walk from the University of Guelph's transit 

terminal, which provides access to numerous transit routes connecting to destinations throughout the City. 

Established existing pedestrian connections on the University of Guelph campus provide convenient access to 

the University transit terminal, which facilitates connectivity for other day-to-day needs which may not be readily 

met on campus such as groceries, recreation, food stores, and other discretionary trips. 

Figure 6 illustrates the existing pedestrian network within the vicinity of the Site. 

4.4.2 Planned Area Pedestrian Network 

The Guelph TMP indicates that an enhanced pedestrian realm is planned along the Gordon Street corridor south 

of College Avenue, connecting to the existing pedestrian facilities within the vicinity of the Site. As it relates to the 

Site, Gordon Street between College Avenue and South Ring Road will undergo a widening from two to four lanes 

with improved pedestrian facilities, which is listed under the 2022-2031 projects table in the Guelph TMP. 

Additionally, the segment of Gordon Street from College Avenue to Stone Road is identified to be a part of the 

Pedestrian Priority Network, which entails having wider sidewalks and an overall higher-quality walking 

environment where there is the greatest amount of pedestrian traffic, such as the area surrounding the University 

of Guelph campus. Review of the Campus MP indicates that the Gordon Street renewal is expected to better 

accommodate pedestrians through expanded sidewalks and an upgrade of pedestrian crossings throughout the 

corridor. 
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5.1.3 Compact Car Permissions 

Zoning By-law (2023)-20790 permits up to 15% of the minimum required parking spaces to be provided and 

maintained as parking for compact vehicles. Minimum dimensions for compact parking spaces are as follows: 

• Minimum width of 2.4 metres; and 

• Minimum length of 5.5 metres. 

Per Zoning By-law (2023)-20790, parallel parking spaces and accessible parking spaces may not be provided 

with the dimensions of compact parking spaces. 

 Recommended Vehicular Parking Strategy 

The vehicular parking strategy for the Site recommends the following minimum parking rate requirements: 

• Provide residential parking at a minimum rate of 0.42 spaces / unit, inclusive of resident and residential 

visitor spaces. 

• Dedicate 20% of the required residential parking spaces (rounded up to the next whole number) for use 

by residential visitors, in accordance with the requirements stipulated in Zoning By-law (2023)-20790. 

• Provide accessible parking in accordance with the requirements stipulated in Zoning By-law (2023)-

20790. 

The proposed parking strategy for the Site reflects the expected needs of post-secondary students in the City of 

Guelph by providing an appropriate supply of vehicle parking, while recognizing that University students largely 

rely on transit, cycling, and walking as primary travel modes for school-based and discretionary trips during their 

school terms. The acceptability of the proposed on-Site parking strategy is discussed in greater detail, below. 
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7.0 LOADING CONSIDERATIONS 

 Loading Requirements 

Zoning By-law (2023)-20790 does not provide a specific minimum required loading space rate for the Site. 

Notwithstanding, loading spaces have been provided to appropriately accommodate waste collection, building 

operations / service, and moving activities on-Site. 

 Proposed Loading Supply and Facilities 

The Site is expected to experience various types of loading activities associated with typical building operations, 

including waste collection, general building maintenance / service, and resident-related moving activities. To 

accommodate these activities, the following loading facilities are provided on-Site: 

• A loading bay on the east side of the Site, accessible via a 7-metre drive aisle and located at the same 

elevation as the P1 level of the parking garage; and 

• A dedicated moving staging space located within the P1 level of the parking garage, adjacent to the 

elevators. 

The proposed loading facilities separate typical building maintenance, service, and waste collection activities from 

resident-related moving activities, and provide for the functional needs of the Site. 

Vehicle manoeuvring diagrams demonstrating the acceptability of the loading facilities to accommodate waste 

collection and other related building operations are provided in Appendix B. 
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8.0 TRANSPORTATION DEMAND MANAGEMENT 

Transportation Demand Management ("TDM") refers to a framework of strategies to reduce congestion, minimize 

the number of single-occupant vehicles, encourage non-auto modes of travel, and reduce overall vehicle 

dependency to create a sustainable transportation system. A TDM Plan seeks to change how, when, where, and 

why people travel. Further, it works to promote the use of more active and sustainable transportation modes, 

which respond to the needs of residents and Site visitors with various abilities. 

TDM strategies have multiple benefits including the following: 

• Reduced auto-related emissions to improve air quality; 

• Decreased traffic congestion to reduce travel time; 

• Reduced personal transportation costs and energy consumption; and 

• Support Official Plan policies and Provincial smart growth objectives. 

The City of Guelph Transportation Impact Study Guidelines (October 2023) ("Guelph TIS Guidelines") provide a 

suite of recommended TDM measures which may be incorporated into development applications to contribute 

towards mitigating auto travel associated with new development. These potential TDM measures have been 

considered in the preparation of the proposed TDM Plan. 

The following outlines measures that are currently incorporated within the Site plan or are recommended to be 

implemented to support TDM. It is important to note that these TDM strategies will be refined throughout the 

design process and through subsequent submissions. A summary of the proposed and potential TDM measures 

are provided in Table 8. 
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Table 8 Proposed Transportation Demand Management Plan 

Focus 
Area 

Intent Implementation 

P
e

d
e

s
tr

ia
n

 

C
o

n
n

e
c

ti
v

it
y

 

A high-quality, safe, connection between 
the Site and transit stops, cycling 
network, public road system, and 

University of Guelph campus encourages 
residents and Site visitors to travel 

around the Site area without a vehicle. 

• Pedestrian facilities (i.e., sidewalks) along Site's frontage 
on College Avenue East will be improved as part of the 
proposed development. 

• Quality internal pedestrian connections (including the 
north-south pedestrian walkway along the west frontage) 
will facilitate access for residents and Site visitors to the 
external pedestrian network. 

T
ra

n
s

it
 U

s
e

 

Support for and the promotion of the use 
of area transit service for both short and 

long-distance travel by residents and 
visitors will reduce the overall use of a 

vehicle and the need to own one. 

• The Site is within walking distance to the University of 
Guelph transit terminal, which is serviced by numerous 
existing local and regional transit routes. 

• Information packages will be made available to students 
with details regarding available area transit services and 

access to key destinations across the City. 

B
ic

y
c

le
 

In
fr

a
s

tr
u

c
tu

re
 

Provide cycling infrastructure that 
supports and promotes cycling as a 

convenient and viable travel alternative to 
the personal automobile. 

• The proposed development includes 194 long-term 
bicycle parking spaces and 16 publicly accessible short-
term spaces, exceeding Zoning By-law requirements. 

• The long-term bicycle parking spaces are provided in 
secured and weather protected facilities on the P2 level of 
the underground parking garage.  

• Consideration for the future implementation of an on-Site 
bike repair station at the Site Plan Application stage for 
use by resident and Site visitors. 

P
a

rk
in

g
 F

a
c

il
it

ie
s

 

Reduced parking standards within the 
proposed development encourages 

residents and visitors to re-consider the 
use or ownership of a vehicle. 

• The applicant will provide unbundled parking (i.e., parking 
spaces are secured separate from the leasing of dwelling 
units) for the development. This allows future residents to 
only acquire parking if required. 

• Parking spaces on-site will be provided entirely 
underground to maximize the pedestrian realm and 
encourage the use of other non-auto means. 

• The proposed residential parking supply will be provided 
at a reduced rate relative to Zoning By-law (2023)-20790 
requirements. 

R
id

e
 

S
h

a
ri

n
g

 

Alternative options to car ownership 
includes the use of ride-sharing services 
(e.g., Uber, Lyft). Facilitating pick-up and 
drop-off activities makes this alternative 

to car ownership attractive and 
convenient. 

• Pick-up / drop-off activities will be managed on-site near 
the accessible main building entrance. 

C
o

m
m

u
n

ic
a

ti
o

n
 

Provide opportunities to navigate and 
utilize non-auto infrastructure and 

amenities, as well as encourage internal 
or shorter daily trips without reliance on a 

vehicle. 

• Provision of effective on-site wayfinding and signage to 
direct Site users to on-site TDM-related services and 

amenities (e.g., bicycle parking). 
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9.0 MULTIMODAL TRAVEL DEMAND FORECASTING 

 Person Trip Forecasting 

BA Group has reviewed person-based travel activity rates at student-oriented rental apartments to forecast 

expected travel demands associated with the Site. Person trip data for student-oriented apartments has been 

reviewed on a “per bedroom” basis to control for unit size between proxy sites. The adopted “per bedroom” trip 

rate was then converted to a “per unit” rate for consistency with standard trip generation approaches for residential 

developments. 

The observed proxy sites are located in Toronto and proximate to the University of Toronto (253 College Street 

proxy site) and Toronto Metropolitan University (186 Jarvis Street proxy site). Notwithstanding that these proxy 

sites are located in Toronto, person-based student travel activity during weekday peak hours is primarily driven 

by school-based activities, which are generally consistent across institutions. On this basis, the observed proxy 

data is appropriate and applicable for use in this review. 

Table 9 summarizes the observed and adopted person trip rates on a “per bedroom” and “per unit” basis. 

Table 9 Person Trip Generation Review 

Site 
Survey Date 

AM Peak Hour PM Peak Hour 

In Out 2-Way In Out 2-Way 

253 College Street 
Toronto 

(890 Beds) 

Thu, Sept 18, 2025 0.01 0.15 0.16 0.18 0.12 0.30 

Fr, Sept 19, 2025 0.02 0.12 0.14 0.20 0.15 0.34 

Tue, Sept 23, 2025 0.02 0.13 0.15 0.20 0.16 0.36 

186 Jarvis Street 
Toronto 

(1,000 beds) 

Tue, Sept 30, 2025 0.02 0.07 0.09 0.09 0.09 0.18 

Wed, Oct 01, 2025 0.01 0.06 0.08 0.10 0.07 0.17 

Fri, Oct 03, 2025 0.02 0.07 0.08 0.10 0.09 0.19 

Adopted Person Trip Rate (per Bedroom) 0.05 0.10 0.15 0.15 0.10 0.25 

Effective Person Trip Rate (per Unit) 0.17 0.35 0.52 0.52 0.35 0.87 

Forecasted Person Trips (153 units) 25 55 80 80 55 135 

 

As indicated above, the Site is forecasted to generate in the order of 80 and 135 two-way person trips per unit 

during the weekday morning and afternoon peak hours, respectively. The effective person trip rates on a “per 

unit” basis exceeds the rates typically observed at residential developments and are representative of the 

heightened travel activities often observed by students travelling to / from campus for classes, extracurricular 

activities, etc. during peak periods. 
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 Mode Share Review 

Trips generated by Site residents during the weekday morning and afternoon peak hours are primarily expected 

to be made to / from the University of Guelph campus, which is located immediately south of the Site on the south 

side of College Avenue East. In this context, BA Group has reviewed Transportation Tomorrow Survey (TTS) 

mode share data for existing travel patterns for home-based school trips made to / from the University of Guelph 

starting and ending entirely within the City of Guelph. 

Table 10 summarizes the review of home-based school trips made to / from the University of Guelph. This review 

includes 2016 and 2022 TTS data, as the 2022 TTS was undertaken during the recovery period from the COVID-

19 pandemic, where on-campus University-related classes / activities may have been impacted as a result of in-

person restrictions. Detailed TTS mode share queries are provided in Appendix C. 

Table 10 University of Guelph Home-Based School Trip Mode Shares 

Mode 
2016 2022 

AM PM AM PM 

Auto Driver 16% 12% 22% 21% 

Auto Passenger 6% 4% 8% 5% 

Transit 58% 56% 41% 40% 

PUDO 0% 1% 0% 0% 

Cycle 6% 6% 10% 9% 

Walk 14% 22% 19% 25% 

Total 100% 100% 100% 100% 

Notes: 
1. TTS mode share queries for home-based school trips made to / from the University of Guelph (2006 GTA zones 8056 & 8057) 

within the City of Guelph (Planning District 70). 
 

The above review indicates that auto mode shares for home-based school trips to / from the University of Guelph 

made entirely within the City of Guelph increased between 2016 and 2022 in the order of approximately 6% - 9%, 

while transit mode shares decreased in the order of approximately 16% - 17%. Other travel modes, including 

cycling and walking, have remained generally stable (<5% fluctuation) between the 2016 and 2022 TTS. 

Given that the recovery of home-based school trip mode shares in 2026 to pre-COVID activity levels (i.e. 2016 

TTS data) is unknown at this time, the 2022 TTS mode share has been adopted for the Site as a conservative 

forecast of travel behaviours for future residents. The adopted mode share for the Site is provided in Table 11.  

It is expected that the majority of Site-related trips made during the weekday morning and afternoon peak hours 

will be to / from the University of Guelph, and can readily and most conveniently be made by active modes of 

travel, the adopted mode share reflects a proportion of residents who may travel to other locations outside of the 

University during these times (e.g. grocery shopping, part-time employment, other discretionary trips, etc.). We 

also note that the closest transit stops are located over 800 metres from the Site (on the University campus and 

at the College Avenue East / Gordon Street intersection); therefore, transit trips generated by the Site will 

functionally serve as active transportation trips to / from the immediate Site area. 
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Table 11 Adopted Mode Share 

Mode 
2022 

AM PM 

Auto Driver 22% 21% 

Auto Passenger 8% 5% 

Transit 41% 40% 

PUDO 0% 0% 

Cycle 10% 9% 

Walk 19% 25% 

Total 100% 100% 

Notes: 
1. TTS mode share queries for home-based school trips made to / from the University of Guelph (2006 GTA zones 8056 & 8057) 

within the City of Guelph (Planning District 70). 
2. Peak hour mode shares reflect two-way trips. 

 

 Multimodal Travel Demand Forecasts 

The forecasted person trips derived in Table 9 have been assigned to various travel modes based on the adopted 

mode share presented in Table 11 to generate multimodal travel demand forecasts for the Site. Multimodal travel 

demand forecasts for the Site are provided in Table 12. 

Table 12 Multimodal Travel Demand Forecasts 

Travel Mode Share 
AM PM 

In Out 2-Way In Out 2-Way 

Person Trip Rate (per Unit) 0.17 0.35 0.52 0.52 0.35 0.87 

Person Trips (153 Units) 25 55 80 80 55 135 

Mode AM PM Multimodal Forecasting 

Auto Driver 22% 21% 10 10 20 15 15 30 

Auto Passenger 8% 5% 0 5 5 5 0 5 

Transit 41% 40% 5 25 30 35 20 55 

PUDO 0% 0% 0 0 0 0 0 0 

Cycle 10% 9% 5 5 10 5 5 10 

Walk 19% 25% 5 10 15 20 15 35 

Total 25 55 80 80 55 135 
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 Vehicle Trip Generation Review 

The adopted person trip generation and mode share results in the order of 20 and 30 two-way vehicle trips during 

the weekday morning and afternoon peak hours, respectively. The resulting vehicle trips correspond to effective 

two-way vehicle trip rates of 0.13 and 0.19 during the weekday morning and afternoon peak hours, respectively. 

To validate the effective two-way vehicle trip rates for the Site, BA Group has undertaken a vehicle trip generation 

survey at a student-oriented apartment building at 601 Scottsdale Drive, Guelph. Details of the proxy site survey 

and its comparison to the effective vehicle trip rates for the Site are summarized in Table 13. 

Table 13 Site-Related Vehicle Trip Generation Review 

Site 
Survey Date 

AM Peak Hour PM Peak Hour 

In Out 2-Way In Out 2-Way 

Proxy Vehicle Trip Generation Rate 

601 Scottsdale 
Drive, Guelph 

(164 units) 

Tue, November 25, 
2025 

0.05 0.04 0.10 0.09 0.09 0.18 

Forecasted Site Effective Vehicle Trip Rate 

Forecasted Auto Driver Trips 10 10 20 15 15 30 

Effective Vehicle Trip Generation Rates  

(153 units) 
0.06 0.06 0.13 0.09 0.09 0.19 

 

As indicated above, the effective vehicle trip generation rates for the Site are comparable, and higher, than the 

observed vehicle trip generation rates for an existing student-oriented apartment elsewhere in Guelph. On this 

basis, the adopted mode share and corresponding effective vehicle trip generation rates are appropriate for the 

Site. 
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10.0 TRAFFIC VOLUMES FORECASTING 

The traffic volumes forecasting parameters adopted as part of this Study have been confirmed with City of Guelph 

staff through a Terms-of-Reference circulated on November 13th, 2025. The Terms-of-Reference and associated 

City of Guelph correspondence are provided in Appendix D for reference. 

 Study Area 

The adopted study area for this analysis includes the following intersections: 

• College Avenue East / East Ring Road (signalized intersection) 

• College Avenue East / Dundas Lane (unsignalized intersection) 

• College Avenue East / Site Driveway (proposed future unsignalized intersection) 

 Forecast Scenarios and Design Periods 

Traffic volumes forecasting and operations analysis have been undertaken for the weekday morning and weekday 

afternoon street-peak hours under the following conditions: 

• Existing Traffic Conditions (2025) – traffic activity under current conditions. 

• Future Background Traffic Conditions (2030 and 2035) – traffic activity levels 5 and 10 years into the 

future considering allowances for general corridor growth as well as additional allocations for the future 

Guelph Innovation District as coordinated with City of Guelph staff and discussed in further detail in 

Section 10.4. 

• Future Total Traffic Conditions (2030 and 2035) – traffic activity levels 5 and 10 years into the future, 

considering future background conditions and forecasted Site-generated vehicle trips on the study area 

road network. 

 Existing Traffic Volumes 

Existing study area traffic volumes were established for the weekday morning and afternoon peak hours using 

traffic count data obtained from traffic surveys undertaken by Spectrum Traffic Data Inc.  Table 14 summarizes 

the traffic counts. Existing and future lane configurations are illustrated in Figure 7 and Figure 8, respectively. 

Turning movement counts are provided in Appendix E. Existing traffic volumes are illustrated in Figure 9. 

Table 14 Existing Turning Movement Counts Summary 

Intersection Control Type Date Counted Data Source 

College Avenue East / East Ring Road Signalized 

Thurs, Nov. 20, 2025 Spectrum Traffic Data Inc. 
College Avenue East / Dundas Lane Unsignalized 

College Avenue East / 210 College 
Street (future Site Driveway Location) 

Unsignalized 
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 Future Background Traffic Volumes 

Traffic allocations to account for future area growth under 2030 and 2035 conditions have been confirmed with 

City of Guelph staff through correspondence related to a Terms-of-Reference submitted on November 20th, 2025. 

10.4.1 Corridor Growth 

As coordinated with City of Guelph staff, the following corridor growth assumptions have been applied along 

College Avenue East: 

• 1.5% corridor growth eastbound and westbound from 2025 to 2030. 

• 1.0% corridor growth eastbound and westbound from 2030 to 2035. 

10.4.2 Area Background Development Allocations 

As coordinated with City of Guelph staff, the following traffic allocations have been made along College Avenue 

East to account for future development of the Guelph Innovation District under the 2035 horizon period: 

• 100 vehicles per hour eastbound and westbound during the morning peak hour. 

• 125 vehicles per hour eastbound and westbound during the afternoon peak hour. 

Background traffic volumes (corridor growth + area background development allocations) under the 2030 and 

2035 horizon periods are illustrated in Figure 10 and Figure 11, respectively. 

Future background traffic volumes under the 2030 and 2035 horizon periods are illustrated in Figure 12 and 

Figure 13, respectively. 
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 Site Traffic Volumes 

As derived in Section 9.0, the Site is forecasted to generate in the order of 20 and 30 two-way vehicle trips during 

the weekday morning and afternoon peak hours, respectively. 

10.5.1 Site Traffic Distribution 

The distribution of Site traffic has been reviewed on the basis of 2022 TTS queries for home-based vehicle trips 

in the area of the Site. Table 15 summarizes the adopted Site traffic distribution, and detailed TTS queries are 

provided in Appendix F. 

Table 15 Adopted Site Traffic Distribution 

Direction Route AM PM 

East College Avenue East 25% 25% 

West College Avenue East 65% 65% 

South East Ring Road 10% 10% 

 

10.5.2 Site Traffic Volumes Summary 

The forecasted vehicle trip generation for the Site is summarized in Table 16 and is illustrated in Figure 14. 

Table 16 Site Vehicle Trip Generation 

 
AM Peak Hour PM Peak Hour 

In Out 2-Way In Out 2-Way 

Forecasted Auto Driver Trips 10 10 20 15 15 30 
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11.0 TRAFFIC OPERATIONS ASSESSMENT 

 Analysis Methodology 

Traffic operations assessments have been undertaken at the study area intersections using standard capacity 

analysis procedures for signalized and unsignalized intersections as follows. 

Signalized Intersections 

Analyses undertaken at intersections under signalized traffic control utilize methodologies and procedures 

outlined in the Highway Capacity Manual (HCM) 2000 and Synchro Version 11, and in accordance with the City 

of Guelph’s Transportation Impact Study Guidelines (2023). Outputs of the signalized intersection assessment 

include volume to capacity ratios (v/c), whereby a v/c index of 1.00 indicates ‘at or near capacity’ conditions. 

Intersection movements and overall intersection operations are also assigned a level-of-service, in accordance 

with HCM 2000 criteria for signalized intersections, as follows: 

• LOS A: Control Delay ≤ 10s • LOS D: 35s < Control Delay ≤ 55s 

• LOS B: 10s < Control Delay ≤ 20s • LOS E: 55s < Control Delay ≤ 80s 

• LOS C: 20s < Control Delay ≤ 35s • LOS F: Control Delay > 80s 

Unsignalized Intersections 

Unsignalized intersection analyses have been carried out using standard capacity procedures for intersections 

operating under “two-way” and “all-way” STOP control and in accordance with HCM 2000 methodologies. Outputs 

of the unsignalized intersection assessment includes a level-of-service designation, ranging from A to F, providing 

a relative indication of the level of delay experienced by motorists completing a movement at an intersection. LOS 

A represents conditions under which motorists would experience little delay, while LOS F represents conditions 

where motorists would experience extended delays. HCM 2000 LOS criteria for unsignalized intersections are as 

follows: 

• LOS A: Control Delay ≤ 10s • LOS D: 25s < Control Delay ≤ 35s 

• LOS B: 10s < Control Delay ≤ 15s • LOS E: 35s < Control Delay ≤ 50s 

• LOS C: 15s < Control Delay ≤ 25s • LOS F: Control Delay > 50s 

 



 

210 - 222 COLLEGE AVENUE EAST - TRANSPORTATION IMPACT STUDY CITY OF GUELPH 

JANUARY 2026 8310-04  
 

47 

 Network-Wide Parameters 

Signal Timings 

Existing signal timing plans for the College Avenue East / East Ring Road intersection were obtained from the 

City of Guelph and have been incorporated in this analysis. Existing timings have been adopted under all analysis 

scenarios. Signal timing plans are provided in Appendix G for reference. 

Base Saturation Flow Rates 

A base saturation flow rate of 1,900 pcuphlg (passenger car units per hour per lane green) has been adopted 

under all traffic analysis scenarios. 

Heavy Vehicle Assumptions 

Heavy vehicle percentages used for this analysis are consistent with those observed in the existing intersection 

turning movement counts. 

Lost Time Adjustment 

For the purposes of this analysis, a lost time adjustment of 0 seconds has conservatively been employed under 

all traffic analysis scenarios. 

Lane Utilization Factors 

Default Synchro lane utilization factors (LUF) have been adopted under all traffic analysis scenarios for this 

analysis. 

Peak Hour Factors 

For the purposes of this analysis, peak hour factors (PHF) observed as part of existing intersection turning 

movement counts have been adopted under all traffic analysis scenarios. Where PHF data was unavailable, a 

factor of 0.92 has been adopted. 
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 Signalized Intersections Analysis Results 

Traffic operations analysis for the College Avenue East / East Ring Road intersection under existing, future 

background (2030 and 2035) and future total (2030 and 2035) conditions is summarized below. Detailed Synchro 

capacity analysis reports are provided in Appendix H for reference. 

11.3.1 College Avenue East / East Ring Road Capacity Results 

Table 17 summarizes the intersection capacity results for the College Avenue East / East Ring Road intersection 

under existing, future background, and future total conditions. 

Table 17 College Avenue East / East Ring Road Capacity Results 

Lane 
Group 

Existing 
Future 

Background 
(2030) 

Future 
Background 

(2035) 

Future Total 
(2030) 

Future Total 
(2035) 

v/c LOS v/c LOS v/c LOS v/c LOS v/c LOS 

EBL 
0.01 

(0.03) 
A (A) 

0.01 
(0.03) 

A (A) 
0.01 

(0.04) 
A (A) 

0.01 
(0.03) 

A (A) 
0.01 

(0.04) 
A (A) 

EBTR 
0.13 

(0.27) 
A (A) 

0.14 
(0.29) 

A (A) 
0.26 

(0.46) 
A (A) 

0.14 
(0.31) 

A (A) 
0.26 

(0.47) 
A (A) 

WBL 
0.26 

(0.13) 
A (A) 

0.26 
(0.13) 

A (A) 
0.27 

(0.14) 
A (A) 

0.26 
(0.13) 

A (A) 
0.27 

(0.14) 
A (A) 

WBTR 
0.32 

(0.23) 
A (A) 

0.34 
(0.24) 

A (A) 
0.44 

(0.40) 
A (A) 

0.35 
(0.25) 

A (A) 
0.45 

(0.41) 
A (A) 

NBL 
0.30 

(0.50) 
B (B) 

0.30 
(0.50) 

B (B) 
0.33 

(0.53) 
B (B) 

0.30 
(0.50) 

B (B) 
0.33 

(0.53) 
B (B) 

NBTR 
0.03 

(0.10) 
B (B) 

0.03 
(0.10) 

B (B) 
0.03 

(0.10) 
B (B) 

0.03 
(0.10) 

B (B) 
0.03 

(0.10) 
B (B) 

SBL -- (0.02) -- (A) -- (0.02) -- (A) -- (0.02) -- (B) -- (0.02) -- (A) -- (0.02) -- (B) 

SBTR -- (0.00) -- (A) -- (0.00) -- (A) -- (0.00) -- (B) -- (0.00) -- (A) -- (0.00) -- (B) 

Overall 
0.32 

(0.36) 
A (A) 

0.33 
(0.37) 

A (A) 
0.42 

(0.48) 
A (A) 

0.34 
(0.38) 

A (A) 
0.42 

(0.49) 
A (A) 

Notes: 
1. XX (XX) – Weekday Morning Peak Hour (Weekday Afternoon Peak Hour). 
 

Under existing conditions, the College Avenue East / East Ring Road intersection operates within capacity and 

under acceptable levels of service with v/c ratios of 0.32 and 0.36 during the weekday morning and afternoon 

peak hours, respectively. 

Under future background conditions (2030 and 2035), the College Avenue East / East Ring Road intersection 

operates within capacity and under acceptable levels of service with v/c ratios of 0.33 and 0.37 under the 2030 

horizon and 0.42 and 0.48 under the 2035 horizon. 
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Under future total conditions (2030 and 2035), the College Avenue East / East Ring Road intersection operates 

within capacity and under acceptable levels of service with v/c ratios of 0.34 and 0.38 under the 2030 horizon and 

0.42 and 0.49 under the 2035 horizon. 

Based on the foregoing, the College Avenue East / East Ring Road intersection can acceptably accommodate 

forecasted Site-related vehicle traffic, and no specific improvements to signal timings are recommended. 

11.3.2 College Avenue East / East Ring Road Queueing Results 

Table 18 summarizes the intersection queueing results for the College Avenue East / East Ring Road intersection 

under existing, future background, and future total conditions. 

Table 18 College Avenue East / East Ring Road Queueing Results 

Lane 
Group 

Available 
Storage 

Existing 
Future 

Background 
(2030) 

Future 
Background 

(2035) 

Future Total 
(2030) 

Future Total 
(2035) 

50 th 
%ile 

95 th 
%ile 

50 th 
%ile 

95 th 
%ile 

50 th 
%ile 

95 th 
%ile 

50 th 
%ile 

95 th 
%ile 

50 th 
%ile 

95 th 
%ile 

EBL 40 m 
0.2 

(0.6) 
1.4 

(3.4) 
0.2 

(0.6) 
1.4 

(3.5) 
0.2 

(0.6) 
1.4 

(3.6) 
0.2 

(0.6) 
1.4 

(3.5) 
0.2 

(0.6) 
1.4 

(3.6) 

EBTR 380 m 
3.2 

(6.1) 
9.3 

(19.9) 
3.4 

(6.8) 
9.8 

(21.3) 
9.3 

(15.2) 
19.7 

(41.3) 
3.6 

(7.4) 
10.1 

(22.9) 
9.6 

(16.0) 
20.2 

(42.9) 

WBL 50 m 
6.4 

(2.2) 
14.5 
(8.6) 

6.4 
(2.2) 

14.7 
(8.6) 

6.5 
(2.2) 

15.6 
(9.0) 

6.4 
(2.2) 

14.7 
(8.7) 

6.5 
(2.2) 

15.6 
(9.1) 

WBTR >500 m 
12.4 
(5.9) 

23.8 
(17.8) 

13.5 
(6.4) 

25.9 
(19.2) 

20.6 
(13.7) 

38.9 
(36.5) 

13.8 
(6.9) 

26.3 
(20.3) 

20.9 
(14.3) 

39.5 
(38.1) 

NBL 90 m 
2.9 

(7.0) 
8.8 

(18.6) 
3.0 

(7.0) 
9.1 

(19.0) 
3.4 

(7.9) 
11.0 

(24.7) 
3.0 

(7.0) 
9.2 

(19.5) 
3.4 

(8.0) 
11.1 

(25.1) 

NBTR 190 m 
0.0 

(0.4) 
0.0 

(7.5) 
0.0 

(0.4) 
0.0 

(7.7) 
0.0 

(0.5) 
0.0 

(9.5) 
0.0 

(0.4) 
0.0 

(7.9) 
0.0 

(0.5) 
0.0 

(9.7) 

SBL 15 m -- (0.2) -- (1.7) -- (0.2) -- (1.8) -- (0.3) -- (2.3) -- (0.2) -- (1.8) -- (0.3) -- (2.2) 

Notes: 
1. XX (XX) – Weekday Morning Peak Hour (Weekday Afternoon Peak Hour). 

 

As indicated above, 50th and 95th percentile queueing activity at the College Avenue East / East Ring Road 

intersection is expected to be acceptably accommodated within the existing available storage areas for all 

movements. No specific infrastructure improvements are recommended at this intersection to accommodate 

future Site-related traffic. 
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 Unsignalized Intersections Analysis Results 

Traffic operations analysis for the College Avenue East / Dundas Lane and College Avenue East / Site Driveway 

intersections under existing, future background (2030 and 2035) and future total (2030 and 2035) conditions are 

summarized below. Detailed Synchro capacity analysis reports are provided in Appendix H for reference. 

11.4.1 Unsignalized Intersections Capacity Results 

Table 19 summarizes the unsignalized intersection capacity results for the College Avenue East / Dundas Lane 

and College Avenue East / Site Driveway intersections under existing, future background, and future total 

conditions 

Table 19 Unsignalized Intersections Capacity Results 

Lane 
Group 

Existing 
Future 

Background 
(2030) 

Future 
Background 

(2035) 

Future Total 
(2030) 

Future Total 
(2035) 

LOS 
Delay 

(s) 
LOS 

Delay 

(s) 
LOS 

Delay 

(s) 
LOS 

Delay 

(s) 
LOS 

Delay 

(s) 

College Avenue East / Dundas Lane 

EBTR A (A) 0.0 (0.0) A (A) 0.0 (0.0) A (A) 0.0 (0.0) A (A) 0.0 (0.0) A (A) 0.0 (0.0) 

WBTL A (A) 0.4 (0.2) A (A) 0.4 (0.2) A (A) 0.4 (0.2) A (A) 0.4 (0.2) A (A) 0.4 (0.2) 

NBLR B (B) 
13.1 

(10.4) 
B (B) 

13.3 
(10.6) 

B (B) 
14.7 

(12.4) 
B (B) 

13.3 
(10.7) 

B (B) 
14.8 

(12.4) 

College Avenue East / Site Driveway 

EBTL 

Intersection does not existing under existing or future background 
(2030 and 2035) conditions. 

A (A) 0.3 (0.4) A (A) 0.2 (0.3) 

WBTR A (A) 0.0 (0.0) A (A) 0.0 (0.0) 

SBLR B (B) 
13.1 

(10.5) 
C (B) 

16.1 
(12.4) 

Notes: 
1. XX (XX) – Weekday Morning Peak Hour (Weekday Afternoon Peak Hour). 

 

As indicated above, the College Avenue East / Dundas Lane and College Avenue East / Site Driveway 

intersections are expected to operate with acceptable levels of service and delays under all assessed conditions. 
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11.4.2 Unsignalized Intersections Queueing Results 

Table 20 summarizes the intersection queueing results for the College Avenue East / Dundas Lane and College 

Avenue East / Site Driveway intersections under existing, future background, and future total conditions. 

Table 20 Unsignalized Intersections Queueing Results 

Lane Group 
Available 
Storage 

Existing 
Future 

Background 
(2030) 

Future 
Background 

(2035) 

Future Total 
(2030) 

Future Total 
(2035) 

95 th %ile 95 th %ile 95 th %ile 95 th %ile 95 th %ile 

College Avenue East / Dundas Lane 

WBTL >500 m 0.3 (0.1) 0.3 (0.1) 0.3 (0.1) 0.3 (0.1) 0.3 (0.1) 

NBLR 380 m 0.3 (0.5) 0.3 (0.5) 0.4 (0.7) 0.3 (0.5) 0.4 (0.7) 

College Avenue East / Site Driveway 

EBTL 140 m 
Intersection does not existing under existing or future 

background (2030 and 2035) conditions. 

0.1 (0.2) 0.2 (0.2) 

SBLR <10 m 0.6 (0.6) 0.9 (0.8) 

 

As indicated above, 95th percentile queueing activities at the College Avenue East / Dundas Lane and College 

Avenue East / Site Driveway intersections are expected to be acceptably accommodated within the existing 

available storage areas for all movements. No specific infrastructure improvements are recommended at these 

intersections to accommodate future Site-related traffic. 
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12.0 SUMMARY AND CONCLUSIONS 

BA Group is retained by EM Guelph Developments Limited Partnership to provide transportation advisory services 

in relation to an Official Plan Amendment (OPA) and Zoning By-law Amendment (ZBA) being made to the City of 

Guelph to permit a purpose-built student rental apartment on the lands municipally addressed 210 – 222 College 

Avenue East in the City of Guelph. 

A summary of the proposed development, its policy and area context, as well as key findings and 

recommendations enclosed in this report is provided below: 

Development Program 

1. The proposed development consists of 153 units in a mix of 2-bed, 3-bed, and 4-bed units. 

2. A total of 65 vehicle parking spaces are proposed for the Site at an overall rate of 0.42 spaces / unit, 

including 52 resident spaces and 13 residential visitors. A total of 4 accessible spaces are proposed to 

be distributed between the resident and residential visitor parking supply. All vehicle parking is proposed 

to be provided within a 2-level underground parking garage which can be accessed by a Site driveway 

from College Avenue East on the east frontage of the property. 

3. A total of 210 bicycle parking spaces are proposed for the Site, including 194 long-term spaces and 16 

short-term spaces. Long-term bicycle parking spaces are proposed to be located on the P2 level of the 

underground parking garage and short-term spaces are proposed to be located at-grade near the primary 

pedestrian access along the south frontage of the Site. 

4. One loading space is proposed on-Site to accommodate waste collection and other miscellaneous 

building operations / service requirements. The loading space is provided at the same elevation as P1 of 

the underground parking garage, and can be accessed via the proposed Site driveway. 

5. An additional moving staging area is proposed within P1 of the underground parking garage to support 

moving activities at the start and end of the academic year. 

6. One pick-up / drop-off space is proposed to accommodate short-term vehicle activity on the Site, located 

near the primary entrance of the Site. The PUDO space is accessible via the Site driveway. 

Policy and Area Transportation Context 

7. The proposed development is supported by a robust provincial and municipal policy context which 

encourages appropriately located density in areas where access to appropriate transportation 

infrastructure is available. 

8. The Site is supported by a robust hierarchical area transportation network that consists of Arterial and 

Collector Roads, existing and planned active transportation infrastructure (including new cycling and 

pedestrian facilities along College Avenue East across the Site frontage), and transit services which can 

be accessed via the nearby University of Guelph Transit Terminal. 
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Vehicular Parking Considerations 

9. City of Guelph Zoning By-law (2023)-20790 requires the Site to provide a total of 197 parking spaces, 

including 157 resident spaces and 40 residential visitor spaces. 

10. A total of 7 accessible parking spaces are required by Zoning By-law (2023)-20790 based on the minimum 

parking requirements for the Site. 

11. Zoning By-law (2023)-20790 requires that 158 spaces (80% of total requirement) be provided as designed 

electric vehicle spaces, capable of being retrofitted with electric vehicle charging infrastructure in the 

future. 

12. Up to 15% of required parking spaces are permitted to be provided and maintained for use by compact 

vehicles, per Zoning By-law (2023)-20790. 

13. The following parking strategy is proposed for the Site: 

o Provide residential parking at a minimum rate of 0.42 spaces / unit, inclusive of resident and 

residential visitor spaces. 

o Dedicate 20% of the required residential parking spaces (rounded up to the next whole number) 

for use by residential visitors, in accordance with the requirements stipulated in Zoning By-law 

(2023)-20790. 

o Provide accessible parking in accordance with the requirements stipulated in Zoning By-law 

(2023)-20790. 

14. The proposed parking strategy for the Site reflects the expected needs of post-secondary students in the 

City of Guelph by providing an appropriate supply of vehicle parking, while recognizing that University 

students largely rely on transit, cycling, and walking as primary travel modes for school-based and 

discretionary trips during their school terms. 

15. The proposed parking strategy has been reviewed in the context of existing observed parking demands 

at comparable student-oriented apartment buildings in the City of Guelph and City of Waterloo. This 

review confirms that the proposed minimum overall parking rate will appropriately accommodate parking 

demands for the Site. 

16. The proposed parking supply for the Site consists of the following: 

a. 65 parking spaces, including 52 resident spaces and 13 residential visitor spaces. 

b. 4 accessible parking spaces, distributed across the resident and residential visitor parking supply. 

c. 53 designed electric vehicle parking spaces; and 

d. 6 compact vehicle spaces. 

17. The proposed parking supply for the Site aligns with the proposed parking strategy and is expected to 

appropriately accommodate the needs of Site users. 
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Bicycle Parking Considerations 

18. Zoning By-law (2023)-20790 requires a total of 169 bicycle parking spaces for the Site, including 153 

long-term spaces and 16 short-term spaces. 

19. A total of 210 bicycle parking spaces are proposed for the Site, including 194 long-term spaces and 16 

short-term spaces. 

20. The proposed bicycle parking supply meets and exceeds the requirements stipulated in Zoning By-law 

(2023)-20790. 

Loading Considerations 

21. Zoning By-law (2023)-20790 does not provide a specific minimum required loading space rate for the 

Site. Notwithstanding, loading spaces have been provided to appropriately accommodate waste 

collection, building operations / service, and moving activities on-Site. 

22. The following loading facilities are provided on-Site: 

a. A loading bay on the east side of the Site, accessible via a 7-metre drive aisle and located at the 

same elevation as the P1 level of the parking garage; and 

b. A dedicated moving staging space located within the P1 level of the parking garage, adjacent to 

the elevators. 

23. The proposed loading facilities separate typical building maintenance, service, and waste collection 

activities from resident-related moving activities, and provide for the functional needs of the Site. 

Transportation Demand Management 

24. A comprehensive Transportation Demand Management plan is proposed to support alternative 

transportation opportunities for Site users. These measures will continue to be refined through 

subsequent Site Plan Approval applications. 

Multimodal Travel Demand Forecasting 

25. Multimodal travel demand forecasting has been undertaken for the Site in-part through reviews of existing 

student-oriented apartment buildings near university campuses. 

26. The proposed development is forecasted to generate in the order of 80 and 135 two-way person trips 

during the weekday morning and afternoon peak hours, respectively. 

27. The adopted mode share for the Site is consistent with observed home-based school trips to / from the 

University of Guelph which are made entirely within the City of Guelph based on a review of 2016 and 

2022 TTS data. 

28. The Site is expected to generate the following trips during the weekday morning and afternoon peak 

hours, respectively: 

a. 20 and 30 vehicle trips 

b. 30 and 55 transit trips; and 



 

210 - 222 COLLEGE AVENUE EAST - TRANSPORTATION IMPACT STUDY CITY OF GUELPH 

JANUARY 2026 8310-04  
 

55 

c. 25 and 45 active trips. 

29. The effective two-way vehicle trip rates for the Site are comparable to observed vehicle trip rates at 601 

Scottsdale Drive, Guelph, a comparable student-oriented apartment building. 

Traffic Volumes Forecasting and Operations Assessment 

30. Traffic volumes forecasting has been undertaken to assess potential future conditions on the area road 

network in the context of the proposed development. 

31. Allowances for new traffic from area growth have been considered in this analysis as confirmed with City 

of Guelph staff through a Terms-of-Reference circulated on November 13th, 2025. Allowances have been 

made for the future Guelph Innovation District and for general corridor growth along College Avenue East. 

32. Study area intersection operations have been assessed under existing conditions, future background 

conditions (2030 and 2035) and future total conditions (2030 and 2035). 

33. Under all conditions, the study area intersections are expected to operate within capacity and under 

acceptable levels of service. Site-related impacts to intersection operations is negligible. 

34. No specific signal timing or physical infrastructure improvements are recommended within the study area 

road network to accommodate future background or future total traffic activity. 

Overall Conclusion 

35. The findings of this study confirm that travel demands generated by the proposed development can be 

acceptably accommodated on the area transportation network, and that the proposed on-Site 

transportation infrastructure is appropriate to accommodate the needs of Site users. 
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Appendix A:  
Reduced Scale Architectural Plans 
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Appendix B:  
Vehicle Manoeuvring Diagrams 
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Appendix C:  
TTS Mode Share Queries
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Appendix D:  
Terms-of-Reference and City of Guelph Correspondence 
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Appendix E:  
Turning Movement Counts 
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Appendix F:  
TTS Traffic Distribution Queries
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Appendix G:  
Signal Timing Plans 
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Appendix H:  
Synchro Analysis Sheets 


