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1. INTRODUCTION
1.1

Project Understanding

The City of Edmonton continues to plan for the future. As articulated in City Plan, the development of
higher intensity residential developments where urban development is planned and integrated with quality
transit facilities represents a strategic goal of the City.
In this regard, PlanWorks on behalf of Casia Developments is in the process of seeking rezoning approvals
for a mixed-use multi-family residential development in the west sector of the Ritchie Neighbourhood. The
development includes 2 residential buildings of varying height which will collectively accommodate about
218 residential units based on the current architectural drawing set (PlanWorks, July, 20211).
Located in the southwest quadrant of 80 Avenue and 99 Street, about seven (7) parking spaces will be
provided on the south side of the building on an existing east-west alley. About 159 parking spaces will be
provided in an underground 2-level parking garage, representing a combined off-street parking supply of
166 spaces.
A DC2 Zoning is being pursued. The redistricting application and the subsequent development permit
application are in alignment with overarching strategic plans regarding multi-family developments (in this
location). In this regard, the DC2 Zone establishes the maximum number of units as being 230 units. A
total of 230 residential units was assumed for assessment purposes.

1.1

Setting the Stage

Transportation accommodation (for all population user groups) generated by a new mixed-use, multi-storey
development requires an integrated, balanced, and coordinated transportation mobility plan.
Understanding the demands placed on the area’s transportation infrastructure represents an important
dimension in assessing overall development impacts. Aligning the mobility network, land use, and public
realm improvements (multi-modal integration strategies) will contribute to the strengthening of the Ritchie
Neighbourhood’s economic sustainability.
The need to identify an overarching management plan for active modes, transit, traffic circulation, site, and
loading access, and parking access, a plan which recognizes all modes of transportation, will allow for a
holistic transportation plan to be developed at the Rezoning stage of application. This plan should
acknowledge and recognize other development-related activities within the immediate area.
Developing a transportation mobility plan framework and identifying complementary TDM strategies at the
rezoning stage of the planning process will ensure that area roadways can perform satisfactorily, that
parking accommodation and access facilities and routes are strategically located and appropriately sized,
that the overall transportation system is designed to current geometric roadway standards, and that the
overall plan responds to City, landowner and community desires and expectations.
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1.2 Project Scope
Based on a review of the Pre-Application Meeting held on July 22, 2020 (Reference Number
365554702-001) and subsequent discussions with the City of Edmonton, the Development Officer in
consultation with Transportation Planning has requested a Transportation Impact Assessment (TIA)
be completed in support of the DC2 Rezoning Application to assess possible mobility impacts
associated with the planned development.
The Transportation Review, which was completed at a rezoning level of assessment, generally
investigates the potential rezoning impacts on area transportation infrastructure including alley
operations. The completion of the study represents an important part of the redistricting application
review and approval process. Completion of the mobility assessment will:
•

Provide the City with a basis on which to assess the transportation implications associated
with proposed rezoning on existing and future transportation infrastructure;

•

Investigate possible mobility generated development impacts such as trip generation, nearby
intersection performance, potential Transportation Demand Management measures, and multimodal access to the site;

•

Provide a rational basis on which to evaluate if the type and scale of the development is
appropriate for this particular development area and what improvements may be necessary, on
and/or off of the site, to provide for safe and efficient pedestrian, bicycle, and traffic flow; and

•

Identify and address transportation-related issues that may be of concern to neighbouring
residents, businesses, and property owners including roadway, intersection, transit, alley,
pedestrian, and bicycle-related strategies that can be considered at more detailed levels of
planning (I.e., Development Permit stage).

The transportation framework was generally premised on increasing transportation choice for
population user groups located within the plan area and supporting active transportation modes.
The transportation plan acknowledges any constraints identified and ensures that parking,
pedestrian, and bicycle accommodation represent acceptable levels of service based on City Level of
Service criteria.

1.3 Study Goals and Objectives
The development of a sustainable all-modes plan framework adjacent to the plan area to service
levels of development as may be contemplated represents the central focus of the assignment. To
maintain the function and integrity of adjacent roadways and key intersections and to provide safe
and efficient access capabilities to existing/future land uses, consideration must be given to the
incremental increase in traffic and parking activity generated by the two residential buildings.
Although ensuring ease of access by passenger cars is important, roadways and intersections in the
area are built out and opportunities to expand these facilities are limited.
The assessment acknowledges alternative transportation modes (pedestrians and bicycles). In this
fashion, cumulative impacts can be evaluated. Recommended strategies for mitigating identified
impacts are advanced as required. The development of the parking management plan will reflect
current realities and future trends, to the extent that they can be anticipated.
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The specific objectives to be achieved have been defined as follows:
•

Confirm the scope of the TIA with City representatives;

•

Describe the existing transportation infrastructure including on-street parking characteristics;

•

Comment on existing and future daily traffic volumes on study area roadways and intersections;

•

Review existing and future land use and current and future transportation network
development;

•

Estimate multi-modal trip generation (walking, cycling, transit, and driving) for the proposed
development during the AM and PM peak hours, based on City accepted rates, industry best
practices, and tailored considerations based on the context of the development and its location;

•

Establish trip distribution and assignment for trips generated by the development during peak
hours;

•

Identifying possible traffic control and pedestrian crossing improvements on 99 Street;

•

Assessing the east-west alley which is less than the City's 6 m standard. The alley review should
include the physical geometry and conditions of the alley, traffic volumes, access from the
street, access to the site, and any required utility relocations;

•

Identifying any mobility-related improvements and mitigation strategies required to support this
development including alley upgrades and setbacks to effectively widen the alley;

•

Ensure that the plan can perform satisfactorily, is designed to maximize existing on-street
parking facilities while responding to neighborhood sensitivities;

•

Provide a credible basis for establishing a cost-effective plan which reflects a thorough review of
existing and ongoing development;

•

Commentary on-site access operations and access design elements;

•

Visual representations of area alternative mode facilities and discussions on the current and
future alternative mode level of service, and suggestions to improve pedestrian/cyclist
experience (gap identification), if and where applicable. This should include recommendations
for the installation of additional pedestrian crossing infrastructure at nearby intersections; and

•

Ensure that the recommended plan accounts for and acknowledges any opportunities and
constraints identified.

1.4

Study Methodology
In support of the rezoning application, the study methodology employed represents a combination of
multi-modal plan development along with traditional traffic impact analysis. The study follows the
City of Edmonton’s TIA guidelines with an additional emphasis on pedestrian, bicycle, and transit
access. In addition to reviewing the potential impacts on the adjacent City-owned transportation
infrastructure, the study considers the transportation interface between the site and the adjacent
community.
In addition, the methodology de-emphasizes the development site and its immediate environment as
the primary scale of analysis. The methodology benefits by considering the area at large and takes an
area-wide approach with attention to the urban context where the redevelopment site is located. At
this larger scale, there is a better ability to understand the various elements that work together to
shape traffic and parking demand, including but not limited to multi-modal transportation
infrastructure and services, and how a multi-family land use at the intersection of 80 Avenue and 99
Street can be integrated into this larger neighbourhood context.
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1.5 Area of Significant Parking Influence
For this assessment, the area of significant traffic influence included the intersection of 80 Avenue
and 99 Street and the east-west lane on the south side of the property.

1.6 Documentation Review
During the report’s preparation the review of the following documentation was completed amongst
other reports and documents:
•

Strathcona ARP

•

Ritchie Neighbourhood Improvement Plan

•

City Plan

1.7 Report Organization
In addition to this introductory section, this report contains five (5) chapters. A summary of existing
and future area conditions including a review of roadway, parking, transit, and bicycle facilities is
included in Chapter Two. This background information helped inform the preparation of the
mobility assessment.
Chapter Three reviews a number of the key characteristics and elements associated with the
development parcel and preliminary information regarding the proposed redistricting application.
Chapter Four includes a summary of the projected traffic impacts associated with the proposed
development under maximum build-out. A review of Transportation Demand Management strategies
is presented in Chapter Five. Chapter Six includes the summary of the report findings.

4
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2.
2.1

TRANSPORTATION CONTEXT
Site Context

Given the site’s location within the west sector of
the Ritchie Neighbourhood and immediately
adjacent to the Strathcona ARP (Exhibit 2.1),
excellent access to transit and bike
infrastructure is available. Opportunities to
develop the site with a greater emphasis on
integrating active modes could be considered.

Exhibit 2.1: Site Location within the
Ritchie Neighbourhood

The review of existing conditions includes a qualitative assessment of the level of service provided for a
number of multi-modal transport options including transit, walking, cycling, and vehicular traffic activity
and parking. These modes were reviewed in terms of existing and future conditions in the immediate
vicinity of the subject development site and, where required, were reviewed from a more neighbourhood
context (to review overall neighbourhood connectivity). The baseline data provides a foundation for
assessing and integrating active mode movements and parking accommodation associated with the
redevelopment of the subject parcel.

2.2

Site Location

Exhibit 2.2 illustrates the location of the site within the Ritchie Neighbourhood
.

Exhibit 2.2: Site Location
within the Ritchie
Neighbourhood
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2.3

Land Use

Ritchie is an area of mixed land use. The Ritchie Neighbourhood is primarily a low-density residential
and will likely continue to be residential in the future. There are a number of larger commercial and
industrial properties. Single-family residential units account for about half of all residential units in
the neighbourhood. There is a mixture of semi-detached dwelling, row housing, and low to mediumrise apartments within the neighbourhood. Most of the medium-density developments are located
along arterial roadways such as 99 Street.
It is envisioned that the Ritchie Neighbourhood will continue to evolve as a neighbourhood
characterized by low to medium-intensity residential development. Based on a review of City Plan, 99
Street has been designated as a Secondary Roadway Corridor. Multi-family developments are
appropriate land uses to be developed on these types of roadways

2.4

Neighbourhood Travel to Work Profile

The locational attributes associated with the Ritchie Neighbourhood are reflected in the mode of
transportation (home to work) characteristics exhibited by neighbourhood residents. Based on a
review of the 2016 Municipal Census, about 70% of all residents' home-to-work trips are made by
private automobile (or as a passenger) as compared to the City wide average of 78%. Public transit
use (17%.) and walk trips (5%) represent the majority of non-auto trips. About 4% of residents travel
to work by bicycle.
As illustrated in Table 2.1, the number of home-to-work trips made by transit, walk, or bicycle by
residents exceeds City wide home-to-work averages (26 % versus 18%).
Table 2.1: City of Edmonton Municipal Census Results – Mode of Transportation Home to Work
Main Mode
Car/Truck/Van (as Driver)
Car/Truck/Van (as Passenger)

Number
1,311

Neighbourhood

City Wide

Percentage

Percentage

66

73

70

4

5

343

17

13

Walk

97

5

4

Bicycle

87

4

1

Other

53

3

3

Public Transit

No Response
Total

11

1

2

3,549

100.00

100.00

While the travel mode information presented in Table 2.1 is based on the 2016 Edmonton Census,
It is anticipated that as the Ritchie Neighbourhood continues to intensify and with the introduction of
additional bicycle facilities and the new Transit Network Redesign, and in the future, a possible
gondola in the Old Strathcona area, that the mode split to alternate modes will only continue to
increase.
The reduced car usage could be due to its proximity and ease of access to downtown and the
University. Public transit riders can take route 523 from 99th Street to downtown without having to
transfer and a bike ride is only about 20 minutes to the downtown area.
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It is anticipated that the travel mode profiles reflected in the 2016 census may underestimate and
understate the mode split to alternate modes in the next 5 to 10-years. The trend of working from home as
exhibited through the Covid-19 pandemic may also influence traffic characteristics.

2.5

Roadway System

2.5.1 Roadway Network
The subject site is accessible from both 99 Street and 80 Avenue. Access to the proposed parkade
entrance is restricted to the east-west lane, which can be accessed from 99 Street southbound, or
from either direction on 100 Street. Residents traveling north on 99 Street cannot turn left into the
alley due to an existing concrete median but can turn left onto 79th Avenue and use 100th Street.
Table 2.2 summarizes the operating characteristics of each street.
Table 2.2: Existing Roadway Characteristics Adjacent to Site
ROADWAY

CLASSIFICATION

CROSS-SECTION
# Lanes

Median

POSTED
SPEED

FACILITIES
Parking

99 Street

Arterial

4

Yes

50 km/h

No

Bike
Route
No

Bus
Stops
Yes

80 Avenue

Local

2

No

40 km/h

Yes

No

No

79 Avenue

Local

2

No

40 km/h

Yes

No

No

The development parcel is ideally located to take advantage of a strong roadway network which in
this sector of the Ritchie Neighbourhood is generally arranged in a grid pattern with pedestrian
facilities typically provided on both sides of the roadway. The street network system creates good
walkability and effective curbside parking opportunities.
99 Street is a 4-lane roadway with a concrete median. The median breaks at each intersection, giving
residents of adjacent neighbourhoods the option to travel both north and south. The concrete
median also houses exclusive left-turn lanes, allowing residents to turn left into the residential areas
without impeding traffic.
Access to downtown from the site is possible by turning left onto 99 Street. There is a signalized
pedestrian crosswalk at 79 Avenue which could facilitate this movement during peak hours. Another
route choice is to take is 100 Street northbound to 82 Avenue, turning right, then turning left onto
99 Street. North of the site, 99 Street crosses Whyte Avenue and continues north until it turns into
Scona Road before the North Saskatchewan River. At the river, commuters can choose to either
continue north to downtown, or exit east at 98 Avenue. Going southbound, 99 Street extends until
well after Whitemud Drive. Whyte Avenue is also a major roadway that provides a route west to the
University of Alberta and a route to the east side of the city. It also provides access to Calgary Trail, a
very convenient alternative to 99 Street to travel south.
Illumination is provided on the south side of 80 Avenue and the west side of 99 Street. Illustrations
of the existing road network are found in Appendix A.
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2.5.1 Traffic Volumes
A review of available City of Edmonton traffic data information was completed (Source: City
of Edmonton 2011 to 2018 AAWDT Report). Table 2.3 presents a summary of available
historical traffic volume information on several roadways located near the development site.
Table 2.3: City of Edmonton Traffic Volume Summary for Selected Roadway Links
Roadway Link

2014

2015

2016

2017

2018

19,700

28,300

26,800

26,800

25,500

80 Avenue West of 97 Street

400

400

400

400

400

79 Avenue West of 97 Street

300

300

300

300

300

99 Street (North of 79 Avenue)

Traffic movements on 99 Street have been fluctuating in the past few years. It is anticipated
that traffic movements on 80 Avenue west of 99 Street are similar to traffic flows on 80
Avenue west of 97 Street.
To supplement this traffic volume information, a traffic count was completed at the
intersection of 99 Street and 80 Avenue on December 9, 2021. The traffic count was
completed using Miovision Camera technology. Exhibit 2.3 summarizes the AM and PM Peak
Hour traffic count information for 99 Street and 80 Avenue.
Exhibit 2.3: 99 Street and 80 Avenue Intersection Count Summary

As presented in Exhibit 2.3, 99 Street accommodates about 1,450 two-way vehicle trips in
the AM Peak Hour and about 1,900 two-way vehicle trips during the PM Peak Hour. Traffic
activity on 80 Avenue was very light. Most eastbound oriented traffic on 80 Avenue made a
right turn at 99 Street. This would suggest that neighbourhod traffic west of 99 Street likely
utilize 100 Street and 101 Street to access Whyte Avenue.
It noted that there were very few pedestrians that walked in a north-south direction. There
were no pedestrians recorded crossing 99 Street on either the north or south approaches
during the AM or PM Peak Hours.
Appendix B includes a reproduction of the intersection traffic count.
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Based on a review of the City 1.25 Million Horizon traffic model, 99 Street south of Whyte Avenue
is anticipated to accommodate about 33,000 daily trips (south of Whyte Avenue). At this
population level and this location, 99 Street will operate with volume to capacity ratios of 0.76
(southbound) and 0.93 northbound in the AM peak hour and 0.93 (southbound) and 0.83
(northbound) in the PM peak hour.
2.5.2 Existing East-West Alley Operations
The east-west alley between 99 Street and 100 Street is a paved residential alley and the right of
way varies in width between about 5.03 to 5.56 along the south frontage of the development
parcel between 99 Street and 100 Street. Overall, the traffic volumes on the alley are low
(estimated to be less than 500 two-way movements per day) and capacity or operational issues
were not observed and are not expected.
Based on casual inspection, the alley appears to be in satisfactory condition subject to more
detailed structural and pavement analysis. At the present time, there are no traffic controls at the
alley approaches at 99 Street or 100 Street.

2.6

Parking Control

Parking along 99 Street is prohibited, however, there are no restrictions on the roads west of 99 Street. East
of 99 Street, there is no parking permitted on eastbound travel directions. This should not affect the proposed
development site though, as residents would need to cross 99 Street to access those parking zones. A map
of the existing parking conditions is found in Exhibit 2.4.
Exhibit 2.4: Area Parking Characteristics
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2.7

Transit
Transit plays an important role in the Neighbourhood. A review of the Neighbourhood
profile identified that about 17% of Ritchie residents took transit for work-related trips in
2016. It is anticipated that the mode split to transit will increase over time with the
introduction of the New Transit Network.

The subject site has convenient access to existing Edmonton Transit Service routes to provide direct
transportation to several regions of Edmonton. On 99 Street, route 528 runs north and south. 82 nd
Avenue also hosts Routes 4 and 8. There are two transit stops immediately adjacent to the development
parcel on 99 Street (Northbound and southbound).
As summarized in Table 2.4, Route 523 travels from Mill Woods Town Centre, north on 99 Street to
downtown. Route 4 travels between Capilano in the east and Lewis Farms in the west, making stops at
major landmarks like West Edmonton Mall, South Campus, and the University of Alberta. The stops at
South Campus and University also provide convenient access to the existing Capital and Metro LRT
lines. Route 8 travels between the University and Abbottsfield Recreation Centre, making stops
downtown, NAIT, and the Coliseum, which also provide access to both LRT lines. The route also travels
along Jasper Avenue where there are several more LRT stations.
The development site is well designed to allow patrons, employees, and visitors to consider using
transit as a primary mode of transportation. Building doors are centrally located to provide easy access
to transit stops located close to the development site.
Table 2.4: Area Transit Routes
ROUTE

TRANSIT ACCESS

DESTINATION

523

99 Street

Mill Woods – Downtown

4

82 Avenue

Lewis Farms – Capilano

8

99 Street and 82 Avenue

University – Abbottsfield

Table 2.5 provides the peak frequency of arrival times for each transit route that services the site.
Table 2.5: Route Frequency
ROUTE

PEAK FREQUENCY AM/PM

523

Monday - Friday
Saturday - Sunday

10 minutes
30 minutes

4

Monday - Friday
Saturday
Sunday
Monday - Saturday
Sunday

12
15
20
15
20

8

2.8

SCHEDULE

minutes
minutes
minutes
minutes
minutes

Pedestrian Accommodation
A grid network forms the majority of the road network in this area of the neighbourhood
which provides for high pedestrian connectivity. The network includes a high number of
intersections and shorter links between intersections.

10
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Along the east side of 99 Street, there is a separate walk that continues north until 81 Avenue, where it
changes to a monolithic walk. On the west side, the sidewalk is entirely monolithic. The site area also has
separate walkways on its north and south sides. There are no sidewalks on either side of 100 Street
between 79 and 80 Avenue, but there is a trail that was created by pedestrians using the grass to walk.
There is also no sidewalk on the east side of 100 Street between 80 and 81 Avenue. 100 Street is not a
busy road, so this discontinuity in the sidewalk network does not adversely affect any pedestrians’ potential
travel routes.
Based on casual inspections, existing sidewalks appear to be in good condition and no deficiencies were
noted. The proposed development site is well located to take advantage of pedestrian corridors located in
the vicinity of the development parcel.

2.9

Crosswalks

The site has one marked crosswalk nearby, located at the intersection of 99 Street and 79 Avenue (north
approach). This intersection is equipped with a pedestrian-actuated signal, protecting pedestrians that
cross 99 Street. There are also para ramps at all corners of each intersection along 99 Street; however,
none of those crosswalks are marked. Exhibit 2.5 shows the location of pedestrian facilities and transit
stops.
Exhibit 2.5: Pedestrian Crossings
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2.10

Designated Bicycle Accommodation

There are no designated bike paths or lanes in the immediate vicinity of the site.
However, based on a review of the City of Edmonton Bike Plan it has been determined that the
development parcel is relatively close to the Mill Creek Ravine and bicycle routes located in the Whyte
Avenue area including downtown routes. The 83 Avenue bicycle route is easily accessible via 101
Street and Whyte Avenue intersection via a traffic signal-controlled intersection.

2.11

Truck Routes

The subject site is within what is considered an industrial area. 82 Avenue and 99 Street are 24-hour
truck routes.

12
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3.
3.1

DEVELOPMENT PROJECT CHARACTERISTICS
Site Context and Location

The development parcel is located in the southwest quadrant of 99 Street and 80 Avenue in the Ritchie
Neighbourhood. The site measures approximately 80.0 m by 40.0 m.
The new multi-family buildings will displace single-family residences, some of which have already been
removed from the site. Exhibit 3.1 illustrates the development site relative to other adjacent land use.
Exhibit 3.1: Site Context Plan

The legal description of the parcel is Lot 8A Block 40 Plan 1722883 and Lots 13, 14, and 15 Block 40, Plan
I17; located in the southwest corner of 99 Street NW and 80 Avenue NW. The municipal address consists of
4 lots including 9903, 9905, 9907, and 9919 - 80 Avenue NW. The site is about 34,716 ft2 (3,225 m2) in
area and is zoned as an RA7 and a DC2 (940) Zone.

3.2

Proposed Zoning

The application intends to consolidate several lots and rezone these lots to a DC2 zone that will allow for
multi-family rental units to be constructed in two buildings. A small retail/mixed-use commercial
component is planned to be included on the main floor predominantly facing 99 Street. City Plan identifies
99 Street as a Secondary Corridor where mid-rises and some high-rises are appropriate.
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3.3

Description of Proposed Development

The Ritchie Tower development includes the construction of two residential towers. A total of 218
residential units are planned to be constructed notwithstanding that the DC2 includes a maximum of
230 residential units). Breaking up the large site into two buildings is preferable to one large building
spanning the entire site.
Building A (the more westerly building) is planned to be 6 storeys in height and will accommodate
about 70 residential units (based on a total of 230 units) while Building B (located adjacent to 99
Street) is planned as a 14-storey building accommodating 160 residential units (based on a total of
230 units). All of the residential units will be studio (17%), one-bedroom (50%), and two-bedroom
units (33%). No three-bedroom units are planned. A small mixed-use retail commercial area is being
planned on the main level of Building B. The commercial floor area will be about 4,783 ft2 (444 m2) in
area.
A linear multi-modal plaza will be developed between the two residential buildings linking 80 Avenue
with the east-west lane on the south side of the development parcel.
Pedestrian access into the residential building will be from 80 Avenue (allowing for convenient pickup and drop-off) and from the multi-modal plaza separating the buildings. It is anticipated that
access into the commercial area fronting on 99 Street will be from 99 Street. Access to a smaller
commercial area will be through the building lobby and the central plaza. Exhibit 3.2 presents the
current site plan.
Exhibit 3.2: Ritchie Tower (PlanWorks, July 2021)
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3.4

East-West Alley

The east-west oriented alley provides access to private driveways and parking spots to both the north and
south. A power line runs along the north side of the alley. Based on site observations, existing pole
locations do not impede alley traffic movements.
The effective width of the alley is approximately 5m, which is nominally wider than a standard 4m wide
residential alley. It is expected that two vehicles traveling in opposing directions should be able to pass
each other by pulling over into the adjacent parking areas, although this movement was not observed. The
alley is currently paved. It is noted that the south building setback recognizes the width of the existing alley
and has been set back from the alley to allow for additional and appropriate maneuvering space and
improved traffic operations.

3.5

On-Site Parking Supply

Based on a review of available Rezoning Level parking plans, an over-supply of off-street parking is not
being provided for the two residential buildings. The below-grade parking garage is planned to include
about 159 stalls over two parking levels (P1-76 stalls, P2-83 stalls). This magnitude of parking translates
into a blended parking ratio of about 0.72 spaces per unit (based on 218 residential units and about 0.69
spaces per unit based on 230 residential units. Seven (7) surface visitor parking spaces are being planned
to be developed on the north side of the east-west lane. The parking garage is anticipated to accommodate
commercial tenant employees and resident parking. No general public parking in the parkade is being
considered.
An over-supply of parking could promote increased auto use and represents an inefficient use of space and
financial resources. The parking supply being considered at this time has been based on a review of
parking activity and parking demands at similar residential facilities buildings recently constructed by Casia
Developments as opposed to artificial market pressures (i.e., mandated parking requirements). Providing a
minimum but marketable amount of parking will assist in promoting increased transit use and other
alternative transportation modes.

3.6

Parking Garage Access

The entry /exit to and from the parking garage is located in the southwest corner of the building from the
existing east-west alley that connects 99 Street and 100 Street. Although the location of the garage ramp is
at a point where the east-west alley is about 5m in width, the south building wall of Building A is recessed
at this location providing increased maneuvering space onto and from the garage ramp. There are no power
poles that would appear to interfere with access into the garage.
It is recommended that at more detailed levels of planning, swept path studies be completed illustrating
the movement of passenger vehicles into and out of the garage ramp. This Development Permit study will
help better understand the turning paths of vehicles to ensure that there are no physical elements that
would impact alley and site access operations.

3.7

Pedestrian Accommodation

Given the site’s location in the west sector of the Ritchie Neighbourhood, within easy walking distance of
Whyte Avenue and Old Strathcona and existing and future transit facilities, a primary focus of the
development plan is to maintain appropriate pedestrian circulation to and from and around the site.
Pedestrian connections through the development site and along adjacent roadways will be provided.
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The number of new driveways and site accesses proposed has been minimized to reduce pedestrian
crossing requirements. No new vehicular sidewalk crossings are proposed. The existing sidewalks
along 80 Avenue and 99 Street will be maintained and connected to the development at the street
level. Safe, continuous, and clearly defined pedestrian routes will be provided and pedestrian/vehicle
conflict areas have been kept to a minimum.
Given pedestrian activity in the general area, it will be necessary to develop design strategies at more
detailed levels of planning to integrate the pedestrian environment with adjacent roadway and alley
vehicular movements in a safe manner. Casia Developments will further detail these possible options
during the Development Permit Application process. It is anticipated that enhanced lighting,
wayfinding signs, and physical features such as bollards and textured /coloured surfacing materials
will be employed in the development of an integrated pedestrian interface (central courtyard).
Similarly, it is anticipated that at the Development Permit stage of planning, a more detailed
pedestrian and vehicular plan will be developed to integrate the service vehicle zone and the waste
management zone with general alley operations. At this time, the service vehicle zone and the waste
management zone are located on the south side of the building outside of the alley right of way.

3.8

Bicycle Accommodation

Easily accessible and appropriate bicycle accommodation will be provided for both employees and
patrons. The development will provide a bicycle stall complement that achieves or exceeds Edmonton
Zoning Bylaw requirements. Area bicycle routes and facilities will facilitate the use of bicycles as a
primary transportation mode.
Secure bicycle storage/stalls will likely be located on the first underground parking garage level. At
this time there are no plans to provide a separate entrance into the building for bicycles. Given that
bicycle parking will be provided in the underground parking garage, the parkade access ramp will
be shared by vehicles and bicycles, and bicycles will be permitted on the parkade drive aisles.
Additional details on bicycle accommodation and supply will be provided with the Development
Permit application. A bike wash/repair facility will be incorporated into the bike storage room.
Short-term visitor parking spaces will also be provided at the ground level. The number of surface
spaces that will achieve City of Edmonton Zoning Bylaw requirements and the number of short-term
bicycle spaces to be provided will be determined at the Development Permit stage of application.
Area bicycle routes and facilities will facilitate the use of bicycles as a primary transportation mode.

3.9

Service Vehicle Loading and Waste Management

Each of the two buildings will have its independent loading and waste management areas located
immediately adjacent to the east-west lane. The loading and waste management zones have been
located to minimize conflicts with pedestrians and cyclists.
At more detailed levels of planning, swept path studies should be completed to ensure the efficient
movement of waste and service vehicle movements along the alley.
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4. SITE TRAFFIC CHARACTERISTICS
4.1

Horizon Year

For this study, the year 2024/2025 has been selected as the horizon year as it is anticipated that the
mixed-use building could be constructed and operational at the end of 2024 or early 2025.

4.2

Background Traffic

Background traffic is the component of traffic on the adjacent streets that would be present regardless of
any development of the subject site. A general growth rate is normally applied to the existing traffic to
reflect the ongoing growth caused by new developments and general population increases in the area.
The development site is located in a well-established neighbourhood. There are not a significant number of
vacant parcels in the area. Any future development in the Ritchie Neighbourhood is anticipated to be the
result of land use redevelopment activities.
For this assessment, the City’s 1.25 Million Horizon Traffic Model was referenced as a resource document.
This population horizon represents an approximate 2030-time frame. It was determined that increasing
through traffic movements on 99 Street by 2% per annum would represent an appropriate traffic growth
rate. Side street movements were not increased as the neighbourhood is mature and any increases in side
street activity would be as a result of new development activity.

4.3

Gross Trip Generation

The market apartment AM and PM peak hour and daily trip generation rates are based on the City of
Edmonton’s trip generation rates for Apartment Housing.
The retail area is primarily anticipated to provide convenience and service commercial land uses for
building residents, and residents, employees, and visitors surrounding the site. Trip generation rates for
standalone convenience stores or restaurants within a suburban context would significantly over-estimate
the vehicle trip-making activity for the proposed commercial uses; therefore, average rates published for
ITE LUC 826 – Shopping Centre from the Trip Generation Manual, 10th Edition were applied.
The base trip rates used in the assessment are summarized in Table 4.1.
Table 4.1: Base Trip Generation Rates
LAND USE
Residential
Retail

SOURCE
City of Edmonton
ITE LUC 826

AM PEAK HOUR

PM PEAK HOUR

DAILY

(IN/OUT)

(IN/OUT)

(IN/OUT)

0.34 trips/unit

0.40 trips/unit

5.81trips/unit

(17%/83%)

(63%/37%)

(50%/50%)

0.94 trips/1,000 SF

3.81 trips/1,000 SF

37.75 trips/1,000

(62%/38%)

(48%/52%)

ft2 (50%/50%)

Table 4.2 summarizes the projected two-way AM peak hour, PM peak hour, and daily vehicle trips
anticipated to be generated by the proposed development (based on 230 residential units and 444 m2 of
commercial floor area.
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Table 4.2: Gross Trip Generation Estimates
LAND
USE
Residential
Retail
TOTAL

AM PEAK HOUR

PM PEAK HOUR

DAILY

TOTAL

IN

OUT

TOTAL

IN

OUT

IN

OUT

78

13

65

92

58

34

668

668

5

3

2

18

9

9

90

90

83

16

67

110

67

43

758

758

83

110

1,516

As presented, the proposed development is expected to generate approximately 83 two-way trips in
the AM peak hour, 110 two-way trips in the PM peak hour, and 1,516 two-way trips daily without
considering any mode split reductions. Mode split reductions should be considered given the
location of the development relative to employment areas, available transit, and given that the
commercial space is anticipated to be geared toward pedestrian-oriented land uses.

4.4 Trip Distribution and Mode-Split
4.4.1 Residential Land Use Mode Split Adjustments
The base trip generation estimates summarized in 4.2 reflect all trips anticipated to be
generated if there was no significant influence from other factors such as the location of the
plan area in relation to downtown Edmonton and the availability of transit and alternative
mode accommodation in the vicinity of the plan area. As such, the trip generation totals
summarized in Table 4.2 were adjusted to reflect an increase in mode split to alternative
transportation modes (transit, walking, cycling).
Based on a review of the City of Edmonton’s 2030 Origin Destination Tables for Car Driver
Trips, it has been identified that about 30% of the AM peak hour trips generated by the Richie
Neighbourhood (located in the SE Sector, Sector 6)) are destined to the Central Business
District and sectors to the north of the downtown, about 55% of trips either stay within the
Southeast Sector or are destined to the SW Inner Sector while about 5% of the AM peak hour
trips are destined to sectors located east of the Ritchie Neighbourhood. About 10% of the trips
are generated by the University area.
As the majority of trips generated in the AM peak hour either stay within Sector 6 or are
destined to the CBD and University area, where there is excellent transit access, it is suggested
that the vehicular trip generation rates presented in Table 4.2 could represent a conservative
estimate of typical trip generation rates, as travel modes such as walking, biking, and transit
are likely popular alternative mode choices.
For this assessment, the trip generation rates presented in Table 4.2 were adjusted by a 15%
mode split factor to reflect the locational attributes of the development parcel relative to
transit downtown and the University.
4.4.2 Commercial Land Use Mode Split Adjustments
Given the relatively low magnitude of commercial generated trips, no adjustments to the
number of commercial trips are suggested.
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4.4.3 Net Trip Generation Estimates
Based on the above mode split assumptions, the resulting overall mode split to account for increased
use of alternative modes is summarized in Table 4.3. Based on the mode split assumptions, the net
trips anticipated to be generated by the proposed development are in the order of 71 two-way AM
peak hour trips and 96 two-way PM peak hour trips.
Table 4.3: Net Trip Generation Estimates
LAND
USE
Residential
Retail
TOTAL

AM PEAK HOUR
TOTAL

IN

66

11

5

3

71

14

PM PEAK HOUR
OUT

DAILY

TOTAL

IN

OUT

IN

OUT

55

78

49

29

568

568

2

18

9

9

90

90

57

96

58

38

658

658

71

96

1,316

The magnitude of site-generated traffic activity anticipated is relatively low. Although fewer than 100
peak hour trips may be noticeable on lower volume corridors (i.e., 80 Avenue)), higher volume
roadways such as 99 Street commonly experience volume fluctuations of magnitudes greater than
this during peak hours on a day-to-day basis.
The magnitude of traffic activity projected to be generated by the proposed new residential tower is
anticipated to be about 1.0 to 1.5 trips per minute in the AM and PM peak hours.
As mentioned previously, based on information contained within the 2016 Municipal Census, about
26% of residents within the Ritchie Neighbourhood use transit, walk or ride their bike to work. The
assumed mode split to alternative modes for the proposed development at a rezoning level of
assessment is anticipated to be appropriate.
It is anticipated that the east-west alley will likely accommodate between 1,000 and 1,500 two-way
vehicle trips daily. It is recommended that stop sign control be implemented at the east-west alley
junction with 99 Street and as a minimum, yield control at the east-west alley and 100 Street.

4.5

Trip Assignment
The trip assignment was completed for the weekday AM and PM peak hours. The assignment of the
site-generated trips is presented in Exhibit 4.1.
As presented in Exhibit 4.1, southbound inbound trips on 99 Street were assigned to the east-west
alley. Northbound inbound trips were generally assigned to 79 Avenue. Very few movements were
assigned to 80 Avenue west of 99 Street.
It is anticipated that auto-oriented patrons generated by the commercial land uses will take
advantage of short-term on-street parking on 80 Avenue.

4.6

Total Traffic
The site-generated traffic was added to the existing background (2021) traffic at the 99 Street and 80
Avenue intersection. The 80 Avenue and 99 Street intersection was the only intersection identified to
be assessed.
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Exhibit 4.1: AM (PM) Site Generated Traffic

4.7

Traffic Assessment
A Synchro Capacity Assessment using the HCM methodology was undertaken. Table 4.4 presents the
AM Peak Hour assessment while Table 4.5 presents the PM Peak Hour analysis. The analysis includes
2021 background traffic conditions, 2025 background traffic, and 2025 total traffic conditions.
In completing the traffic operational assessment, the PHF as measured in the field was applied, as
opposed to using the synchro PHF default value of 0.92. Low volume side street movements
experienced a low PHF, indicating that the volume (4 vehicles), while low, was concentrated in a short
amount of time. A corresponding LOS F indicates high delay for the side street movement. If the
same low volume was distributed more evenly over the hour, a LOS D would result. This latter
scenario is likely more reflective of current operating conditions.
As presented in Table 4.4 and Table 4.5, the intersection of 99 Street and 80 Avenue is anticipated to
operate at excellent levels of traffic service in the AM and PM Peak Hours with the addition of sitegenerated traffic. No significant changes in Levels of Service are anticipated between existing and
forecast traffic conditions.
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Table 4.4: AM Peak Hour: 99 Street/80 Avenue
SDIRECTION
MOVEMENT

EASTBOUND
L

T

WESTBOUND
R

L

T

NORTHBOUND
R

L

T

SOUTHBOUND
R

L

4

6

T

R

2021 Background
Geometry
Volume (vph)

LTR
0

0

LTR
13

2

1

L/T/TR
17

4

640

LT/TR

v/c

0.03

0.09

0.01

0.01

Delay (s)

12.1

15.9

10.3

9.2

LOS

B

C

B

A

95th Queue (veh)

1

1

0

Intersection Delay:

789

5

0

0.5

Intersection LOS:

A

2025 Background
Geometry
Volume (vph)

LTR
0

0

LTR
13

2

1

L/T/TR
17

4

690

LT/TR
4

6

v/c

0.03

0.10

0.01

0.01

Delay (s)

12.6

17.4

10.6

9.4

LOS

B

C

B

A

95th Queue (veh)

1

1

0

0

Intersection Delay:

0.6

850

5

Intersection LOS:

A

2025 Total
Geometry
Volume (vph)

LTR
10

0

LTR
13

2

1

L/T/TR
17

4

690

LT/TR
4

6

v/c

0.17

0.10

0.01

0.01

Delay (s)

34.9

17.4

10.7

9.4

LOS

D

C

B

A

95th Queue (veh)

1

1

0

Intersection Delay:

4.8

1.0

856

5

0
Intersection LOS:

Pedestrian Assessment

Based on a review of existing operation characteristics, no enhanced pedestrian crossing improvements at
80 Avenue and 99 Street are being recommended at this time. The Ritchie Tower development is not
expected to significantly increase east-west pedestrian movements.
The pedestrian light at 79 Avenue and the traffic signal control at 99 Street and Whyte Avenue provide
pedestrians with safe east-west crossing opportunities.
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Table 4.5: PM Peak Hour: 99 Street/80 Avenue
SDIRECTION
MOVEMENT

EASTBOUND
L

T

WESTBOUND
R

L

T

NORTHBOUND
R

L

T

SOUTHBOUND
R

L

5

10

T

R

2021 Background
Geometry
Volume (vph)

LTR
1

2

LTR
21

4

0

L/T/TR
16

19

894

LT/TR

v/c

0.12

0.26

0.04

0.02

Delay (s)

10.4

23.6

40.4

10.9

LOS

C

E

B

B

95th Queue (veh)

1

1

1

1

Intersection Delay:

1.3

995

Intersection LOS:

12

A

2025 Background
Geometry
Volume (vph)

LTR
1

2

LTR
21

4

0

L/T/TR
16

19

970

LT/TR
5

10

v/c

0.15

0.33

0.04

0.03

Delay (s)

10.9

28.1

52.9

11.4

LOS

D

F

B

B

95th Queue (veh)

1

1

1

1

Intersection Delay:

1.5

1075

Intersection LOS:

12

A

2025 Total
Geometry
Volume (vph)

LTR
6

2

LTR
21

4

0

L/T/TR
16

29

970

LT/TR
5

10

v/c

0.29

0.35

0.06

0.03

Delay (s)

10.9

49.8

57.7

11.6

LOS

E

F

B

B

95th Queue (veh)

1

1

1

1

Intersection Delay:

22

2.0

1081

Intersection LOS:

12

A
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MULTI-MODAL TRANSPORTATION ASSESSMENT

5.
5.1

Introduction

The construction of a mixed-use residential building in the Ritchie Neighbourhood represents a strategic
development initiative. The transportation plan prepared for the new building should build upon the
policies and goals enshrined in City Plan through the development of a sustainable, vibrant, well-designed,
and easily accessible building. The locational attributes associated with the development parcel will allow
for a sustainable, multi-modal traffic and parking program to be developed that supports key City of
Edmonton strategic goals and policies.

5.2

Sustainability Concepts

The relative location of the project to existing and future residential development activity, retail and
commercial areas, employment opportunities, and transit will continue to allow for transit and walk trip
opportunities which should reduce reliance on the automobile as the primary means of transportation.
From an urban design and parking planning perspective, the development of a sustainable mixed-use
development has the following advantages:

5.3

•

reduces site generated traffic and parking demands as a result of land use synergies,

•

allows for people to walk or use transit to their destinations: and;

•

allows for a more compact development to facilitate pedestrian movement activity.

Urban Form

The mixed-use building is planned to be oriented towards 80 Avenue and to a lesser extend, 99 Street.
Providing ease of access to adjacent pedestrian corridors provides for excellent connectivity to transit,
pedestrian, and bicycle routes. The residential densities in the building are conducive to supporting transit
as a major transportation mode. The overall site design attempts to minimize conflict points between
vehicles, pedestrians, and bicycles, and appropriate sight distances have been provided in the overall site
design.

5.4

Transportation Demand Management

The planned redevelopment of the subject parcel represents an excellent opportunity for the owners and
operators of the development to consider and implement, where feasible, strategies and tactics associated
with Transportation Demand Management (TDM) and to provide leadership in implementing policies to
ensure sustainable future growth given the project’s location in a somewhat roadway capacity-constrained
area.
The effective application of TDM measures is considered a cost-effective means to reduce the need for
additional roadway and parking infrastructure. TDM strategies and objectives can complement and
reinforce other policies such as the use of alternative modes of transportation and non-auto modal split
targets. The implementation of TDM measures can enhance the livability of the development area by
At the appropriate time (Development Permit Application), a TDM plan is recommended to be developed
and implemented for prospective residents to enhance their ability to travel, to as great a degree as
possible, without the use of an automobile, thereby reducing the need for residents to own a car.
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TDM strategies for a development can be divided into two categories.
•

Pre-occupancy: things that need to be done while the development is being designed, and

•

Post-occupancy: things that can be done once people are using the development.

Pre-occupancy actions are critical because they are most likely to determine how attractive,
convenient, and safe alternative travel modes will be once the site is occupied. Before a site is
occupied, it can be designed to be convenient and safe for pedestrians and cyclists, and vehicle
parking can be provided to meet but not exceed demand.
5.4.1 TDM Strategies
Upon the development of the new mixed-use building, to encourage and support lifestyle
adjustments to achieve better sustainability, Casia Developments will be considering sitespecific TDM programs for their tenants or advise their tenants of possible TDM measures that
address specific parking and transportation initiatives associated with the daily transportation
needs of building residents, employees, and visitors.
TDM plans, measures, and initiatives to achieve an increased non-auto modal split and to
reduce single-occupant vehicles could include the following.
•

Parking Management:
o Unbundled parking; and
o Electric vehicle charging stations.

•

Transit Strategies:
o Resident transit information.

•

Cycling:
o Additional bicycle parking above minimum City bicycle space requirements; and
o A bike wash and bike maintenance facility.

At this time Casia is not planning to implement a bike-share program or a car share program.
A more complete review of possible and applicable TDM strategies and measures could be
considered with the Development Permit Application.
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6.
6.1

CONCLUSIONS AND RECOMMENDATIONS
Introduction

The construction of a new multi-family residential development in the Ritchie Neighbourhood represents a
strategic development initiative. The traffic and parking plan prepared for the new residential buildings
should build upon the policies and goals enshrined in City Plan through the development of a sustainable,
vibrant, well-designed, and easily accessible building. The locational attributes associated with the
development parcel will allow for a sustainable, multi-modal traffic and parking program to be developed
that supports key City of Edmonton strategic goals and policies.

6.2

Sustainability Concepts

Redevelopment of the subject parcel as a residential development represents an excellent opportunity for
Casia Developments to consider and implement components and elements associated with sustainable
development and to provide leadership in implementing policies to ensure sustainable future growth.
To ensure that the development project will be constructed and operated sustainably, the mobility plan
should consider synergies that can be developed between various user groups. The relative location of the
project to existing and future residential development activity and transit will continue to allow for transit
and walk trip opportunities which should reduce reliance on the automobile as the primary means of
transportation.
The development of the overall traffic plan for the Ritchie Tower Project represents an integrated
transportation plan. The plan builds upon and leverages existing and future transportation systems
planned for this sector of the Ritchie Neighbourhood.

6.3

Conclusions

The City of Edmonton should continue to be mindful of evolving mobility choices, technology, and
consumer preferences, particularly for developments located near transit and other alternate transport
modes. The City should continue to look for opportunities to undertake and support City building goals
and overarching city policies related to land use intensification, the development of more efficient and
friendly neighbourhoods, and increased use of alternative travel modes.
In summary, the traffic impact assessment concluded that the proposed Ritchie Tower Rezoning Application
which upon approval would allow for about 230 residential units and a small commercial floor area is
projected to have a very negligible impact on the traffic operations of the existing and future adjacent
roadway system and would not negatively impact the operations of study area intersections. The
development proposal assessed in this study should not create any adverse traffic or safety
issues for any neighbourhood residents within the plan area. There are multiple ways to access the
development site from the abutting roadway network.
Additionally, this development encourages the utilization of active modes of travel as well as the transit
system.
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6.4 Study Recommendations
It is recommended that the City of Edmonton support the proposed rezoning application for the
Ritchie Tower project. No new pedestrian crossing controls at 80 Avenue and 99 Street have been
identified.
It is also recommended that Casia Developments finalize their Transportation Demand Management
Program which will include unbundled parking, EV charging stations, and a bike wash/repair facility.
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APPENDIX A
Existing Roadway Illustrations
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Looking North on 99 Street from South of 81 Avenue

Looking South on 99 Street at 81 Avenue

Looking North on 100 Street at East-West Alley
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Looking East on 80 Avenue at 99 Street

Looking West on the East-West Alley from 99 Street

Looking East on the East-West Alley at 99 Street
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APPENDIX B
Intersection Traffic Count
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