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1.0 Introduction 

BA Consulting Group Ltd. has been retained by Lightower Commercial Inc. to carry out a traffic 
impact assessment for a proposed CIBC Bank that will be located at 301 Lakeshore Road West.  
Figure 1 shows the general location of the site in Port Credit. 
 
The site is bounded on the north by Lakeshore Road West, on the west by Pine Avenue, on the south 
by residential dwellings and on the east by undeveloped land. 
 
The proposal contemplates a two-storey commercial building with a gross floor area (GFA) of 
622.78 m2 (6,703.8 ft2) to facilitate a new CIBC walk-in bank with 466.05 m2 (5,016.7 ft2) on the 
ground floor and 156.7 m2 (1,687.1 ft2) on the mezzanine.  The proposed building will also have a 
basement with a GFA of 156.6 m2.  A total of 32 parking spaces will be provided on the site.   
 
Vehicular access will be provided via a full movement driveway onto Pine Avenue located 
approximately 44 m south of Lakeshore Road and a right out only driveway onto Lakeshore Road 
opposite Benson Avenue. 
 
In December 2008 Sernas Transtech prepared a Traffic Assessment for a commercial development  
by Pelican (Lakeshore) Commercial Inc. with a total GFA of 2,164.4 m2, located immediately west 
of Pine Avenue on the south side of Lakeshore, which includes Shoppers Drug Mart store, walk-in 
Medical Clinic and a walk-in Bank.  The Shoppers Drug Mart store / pharmacy was constructed in 
2009.  Future construction will include the Medical / Retail building and walk-in bank.  A composite 
plan of the Pelican (Lakeshore) Commercial Inc. and Lightower Commercial Inc. developments east 
of Maple Avenue is shown on Figure 2.   
 
In order to maintain consistency in analysis for the subject development, several of the assumptions 
and much of the background data from the December 2008 Traffic Assessment by Sernas Transtech 
form the basis of the traffic assessment for this study.  The assumptions and information used from 
the December 2008 Traffic Assessment report include: 
 Existing boundary road traffic volumes (appended with turning movement counts for the 

Lakeshore Road / Benson Avenue intersection); 
 Horizon year and timing of the development; 
 Trip distribution; and 
 Future background growth assumptions. 
 
Any references to the December 2008 Traffic Assessment are appropriately documented in the 
sections that follow. 
 
The point in time when the traffic impacts of the proposed development and adjacent development 
are assessed is referred to as the horizon year.  The horizon year generally coincides with the 
completion or build out of the development proposal.  In view of the nature of the application, the 
horizon year for the subject site was assumed to be consistent with the horizon year for the Pelican 
(Lakeshore) Commercial project.  
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2.0 Existing Transportation Conditions 

2.1 Area Roads 

Lakeshore Avenue is a major arterial road under the jurisdiction of the City of Mississauga. It 
facilitates east / west traffic movement through the south end of the City.  Lakeshore Road has a 
basic four lane cross section across the site frontage and a posted speed of 60 km/h. 
 
Pine Avenue is a City of Mississauga local street that extends north and south of Lakeshore Road.  It 
has a basic two lane cross section.  The intersections of Lakeshore and Pine are unsignalized. 
 
Benson Avenue is a City of Mississauga local street that extends north from Lakeshore Road.  It has 
a basic two lane cross section.  The intersection of Lakeshore and Benson is unsignalized. 
 
 
2.2 Existing Traffic Volumes 

BA Group undertook weekday turning movement counts at Lakeshore Road / Pine Avenue and 
Lakeshore Road / Benson Avenue intersections on February 16, 2010 and March 12, 2010.  
Existing traffic volumes at the two intersections are summarized on Figure 4. 
 
 
2.3 Transit Service 

Mississauga Transit currently operates Lakeshore Route #23 with bus stops at Maple Avenue, just 
west of Pine Avenue, and at Benson Avenue.  The frequency of the bus service varies between 15 
and 20 minutes during the weekday peak periods. 
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3.0 Traffic Forecasts 

3.1 Future Background Traffic 

Future background traffic volumes were derived by addition of the following traffic volumes to 
existing traffic volumes on Lakeshore Road West shown on Figure 4: 
 
 Five (5%) percent of the existing through traffic volumes on Lakeshore Road shown in the 

December 2008 Traffic Assessment; and  
 Site traffic volumes from the December 2008 Traffic Assessment.  No deductions were made 

for Shoppers Drug Mart traffic that was already constructed. 
 
Future background traffic volumes are illustrated in Figure 5. 
 
 
3.2 Site Traffic Forecasts 

Trip generation rates for the proposed walk-in bank were extracted from the Institute of 
Transportation Engineers (ITE) Trip generation Manual 8th Edition, land use code 911 consistent 
with rates used by Sernas Transtech in the December 2008 Traffic Assessment.  The resultant peak 
hour vehicle trips for the subject development are summarized in Table 1.  The proposed 
development would generate approximately 25 and 77 trips during the weekday am and pm peak 
hours, respectively. 

Table 1  
SITE TRAFFIC GENERATION 

AM Peak Hour PM Peak Hour  

In Out 2-Way In Out 2-Way 

CIBC – 6703.8 ft2  
ITE Code 911  -  Trip Rate / 1000 ft2 

1.90 1.90 3.80 5.07 6.45 11.52 

Traffic Volumes 13 12 25 34 43 77 

 
 
3.3 Site Traffic Distribution 

Consistent with the December 2008 Traffic Assessment report, traffic distribution / assignment 
parameters for the proposed walk-in bank were derived based upon the residential land uses and 
densities in the site environs.  Site traffic assignments shown in Figure 6 are therefore based upon the 
following trip distribution pattern extracted from the December 2008 Traffic Assessment  
 
 60% from / to the east on Lakeshore Road; 
 35% from / to the west on Lakeshore Road; 
 5% from / to the north on Maple Avenue; and  
 Negligible on other local streets. 
 
Total future traffic volumes illustrated in Figure 7 are the sum of future background traffic volumes 
shown in Figure 5 plus site generated traffic volumes shown in Figure 6. 
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4.0 Traffic Operations Analysis 

4.1 Lakeshore Road Intersections 

The Lakeshore Road unsignalized intersections were analysed using standard Highway Capacity 
Manual (HCM) methodology built into Synchro version 7.  Calculation work sheets are attached in 
the appendices.  A summary of the key performance indicators at the Lakeshore Road intersections is 
provide below in Tables 2 and 3.  

Table 2  
Capacity Analysis Summary – Lakeshore Road & Pine Avenue 

AM PEAK HOUR PM PEAK HOUR  Traffic Scenario 

V/C Delay LOS V/C Delay LOS 

Existing Conditions 
WB Left / Thru 
NB Left / Right 

 
0.01 
0.09 

 
0.2 
15.1 

 
A 
C 

 
0.02 
0.03 

 
0.2 
12.4 

 
A 
B 

Future Background  
WB Left / Thru 
NB Left / Right 

 
0.08 
0.14 

 
1.2 
18.2 

 
A 
C 

 
0.08 
0.09 

 
0.8 
17.9 

 
A 
C 

Future Total 
WB Left / Thru 
NB Left / Right 

 
0.10 
0.19 

 
1.5 
22.6 

 
A 
C 

 
0.11 
0.24 

 
1.10 
27.7 

 
A 
D 

 

Table 3  
Capacity Analysis Summary – Lakeshore Road & Benson Avenue 

AM PEAK HOUR PM PEAK HOUR  Traffic Scenario 

V/C Delay LOS V/C Delay LOS 

Existing Conditions 
SB Left / Rt. 
NB Rt. 

 
0.33 
N/A 

 
29.3 
N/A 

 
D 

N/A 

 
0.22 
N/A 

 
33.6 
N/A 

 
D 

N/A 

Future Background  
SB Left / Rt. 
NB Rt. 

 
0.33 
N/A 

 
30.8 
N/A 

 
D 

N/A 

 
0.23 
N/A 

 
37.2 
N/A 

 
E 

N/A 

Future Total 
SB Left / Rt. 
NB Rt. 

 
0.34 
0.01 

 
32.0 
13.3 

 
D 
C 

 
0.26 
0.04 

 
40.9 
11.2 

 
E 
B 

 
 
Existing traffic conditions reflect good to acceptable operating conditions with levels of service 
(LOS) ‘A’ for the shared through and left turn movement on Lakeshore Road, LOS ‘C’ and ‘D’ for 
the existing northbound and southbound movements at Pine Avenue and Benson Avenue, 
respectively.  Volume-to-capacity (V/C) ratio for the southbound left turn movements at Lakeshore 
Road and Benson is 0.33 and 0.22 during the weekday am and pm peak hours, respectively, which 
indicates that under existing conditions capacity well exceeds the demand for this turning movement. 
 
Acceptable levels of operation are maintained in the future at the two public street intersections on 
Lakeshore Road with traffic growth and build-out of Shoppers Drug Mart / Medical Clinic / Bank 
development indicated the December 2008 Traffic Assessment report, i.e., under future background 
conditions.  Key left turn movements at Lakeshore Road and Pine Avenue will continue to operate at 
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LOS ‘A’ and ‘C’ during the am peak hour and LOS ‘A’ and ‘D’ during the pm peak hour..  At the 
Lakeshore / Benson intersection future background traffic volumes will have a minor impact 
(increase of 1 %) on the V/C ratio for the southbound left turn movement resulting in LOS ‘E’ during 
the pm peak hour.  Details of the capacity analyses indicated that the V/C ratio is less than 0.34 
which means that under future traffic conditions capacity will also exceed the demand for this turning 
movement. Under future background traffic conditions the 95th percentile queue length for the 
southbound left turn is 6.9 metres. 
 
Site traffic may result in a minimal impact on the operations at the Lakeshore Road / Pine Avenue 
south unsignalized intersection.  Acceptable levels of operation are maintained in the future at the 
public street intersection with build-out and occupancy of the proposed CIBC bank.  At Lakeshore / 
Pine intersection the shared left and thru movement on Lakeshore Road will continue to reflect good 
operating conditions with LOS ‘A’ for both peak periods.  The northbound shared left / right 
movement from Pine Avenue will operate at LOS ‘C’ and ‘D’ during the weekday am and pm peak 
hours, respectively.  The results for the Lakeshore Road / Pine Avenue intersection are consistent 
with the findings of the December 2008 Traffic Assessment report.   No physical improvements to 
the Lakeshore Road / Pine intersection are required or recommended. 
 
Site traffic may result in a minimal impact (1% and 3% increases) on the V/C ratio for southbound 
left turn movement at the unsignalized Lakeshore Road / Benson Avenue intersection.  The 
southbound shared movement will continue to operate at LOS ‘D’ and ‘E’ during the peak periods. 
Northbound right turn movements from the site will operate at LOS ‘C’ and ‘B’, during the peak 
hours.   
 
We note that under future total traffic conditions, the shared eastbound and westbound lanes on 
Lakeshore Road will operate at LOS ‘A’ and queue lengths of approximately 1 vehicle. 
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5.0 Safety Review 

5.1 Lakeshore Road Intersections 

The three unsignalized public road intersections on Lakeshore Road near the subject site form a split 
‘T’ arrangement with Pine Avenue North and Benson Avenue on the north side of Lakeshore Road 
and Pine Avenue South located on the south side of Lakeshore Road.  The opposing ‘T’ intersections 
of Lakeshore / Benson and Lakeshore / Pine South are offset from each other by approximately 60 
metres.  The opposing  ‘T’ intersections of Lakeshore / Pine North and Lakeshore / Pine South are 
offset from each other by approximately 30 metres. 
 
A single private driveway is also located on the north side of Lakeshore Road between Benson 
Avenue and Pine Avenue South.  This driveway which provides access to the residents at 314 
Lakeshore Road is located approximately mid block between the two intersections. 
 
We note also that boulevard parking is permitted on both sides of Lakeshore Road east and west of 
the subject site.   
 
As noted in section 2.0 above, Lakeshore Road is a four-lane undivided arterial roadway with two 
lanes in each direction of travel across the site frontage.  Minimum width of each lane is 
approximately 3.5 m.  No exclusive turn lanes are provided on Lakeshore Road east of Maple 
Avenue.  Therefore, at the unsignalized intersections near the subject site, curb lanes serve both 
through and right turn movements and the middle lanes are used for through and left turning 
movements.   
 
The volume of right and left turning vehicles at the Lakeshore / Benson intersection represent a small 
percentage (less than 1 %) of the through vehicles on Lakeshore Road during the peak hours.  Details 
of the intersection analysis show queue lengths of approximately 1 vehicle for the left turn 
movements during the peak hours. 
 
 
5.2 Speed Surveys 

Speed studies were completed under the direction of BA Group on Thursday, April 30, 2010 along 
Lakeshore Road, between Pine Avenue South and Benson Avenue.  Using a pneumatic road tube 
method, vehicle speeds were recorded at the selected location over a 24 hour period.  Weather 
conditions were good during the data collection.  
 
Total tw0-way vehicles surveyed over the 24-hour period were 25,311 vehicles (11,203 vehicles 
westbound and 14,108 vehicles eastbound). The results of the field measured data are summarized in 
Table 1.  Details and glossary are provided in Appendix D. 
 
The results show that the 85th percentile operating speed was between 56 and 69 Km / h.  Normally a 
design speed of 70 Km/ h would be used for Lakeshore Road.  We note that over 75% of the vehicles 
on Lakeshore Road were travelling at speeds under 60 Km / h. 
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Table 4  
Lakeshore Road Speed Study - Between Pine Ave. & Benson Ave. 

 Lakeshore Road  WB Lakeshore Road EB 

Mean Speed 57 Km / h 45 Km / h 

85th Percentile Speed 56 Km / h 69 Km/ h 

95th Percentile Speed 63 Km h 75 Km h 

Median Speed (50th Percentile Speed) 48 Km / h 59 Km / h 

15th Percentile Speed 34 Km / h 46 Km / h 

Pace Speed (16 Km/h) 40 Km to 56 Km / h 49 Km to 65 Km / h 

Number of Vehicles in the Pace 6211 vehicles 8991 vehicles 

Number of Vehicles > 60 Km /h 4719 vehicles 1157 vehicles 
Note:    Pace speed represents the largest number of vehicles travelling in a 16 Km / h speed range 
 
 
5.3 Sight Line Analysis 

The right out access driveway will be located along a straight section of Lakeshore Road, 
approximately 190 m east of the Lakeshore / Maple signalized intersection. The sight lines at this 
driveway are similar to the right out movement from Pine Avenue South, where all turns are 
permitted.  As illustrated on the photographs in Appendix E, the sight line to the west past the 
signalized intersection is over 200 metres.  The desirable sight distance for 70 km / h design speed is 
150 metres.  
 
The photographs in Appendix E also indicate that five concrete planter boxes are located on the 
asphalt boulevard between Pine Avenue and the proposed right out access.  These boxes preclude 
boulevard parking directly in front of the subject site for a distance of approximately 40 m east of 
Pine Avenue.  The existing boxes which are approximately 0.6 m high, do not interfere with sight 
lines for motorists making left and right turns at Pine Avenue South intersection. 
 
Therefore, taking into consideration the location of proposed right out driveway and its proximity to 
Pine Avenue South, motorists making northbound right turns from the subject site will be afforded 
good sight lines to traffic approaching from the west along Lakeshore Road, consistent with the sight 
line afforded motorist at Pine Avenue South. 
 
 
5.4 Collision History 

Seven years (i.e., January 2002 to December 2008) of collision data were obtained from the City of 
Mississauga for the Lakeshore / Benson and Lakeshore / Pine North intersections. Detailed summary 
sheets of the collision records are provided Appendix F. 
 
In assessing roadway safety, the industry standard is to compare collisions per million vehicles 
entering (MVE) the intersection. Critical intersection collision thresholds  are considered to be in the 
range of 0.85 to 1.5 accidents per mve (see Attachment 4).   
 
 



 

CIBC TIS 8 
7086-04, March 2010, Revised August 2010 

Key findings are as follows: 
 
 Between 2002 and 2008, a total of 8 collisions occurred at each intersection, which reflects 

and average rate of 1.14 collisions per year.  
 The data reflect an average intersection collision rate of 0.15 collisions per million vehicles 

entering the intersection (mve) at the Lakeshore / Benson and Lakeshore / Pine intersections. 
 There were no fatalities at the intersections.  
 Rear-end and angle collisions were observed to be the dominant collision type at both 

locations.  At the Benson Avenue intersection, there were 3 rear-end and 4 angle collisions, 
whereas at the Pine Avenue intersection there were 4 rear-end and 2 angle collisions. 

 At both intersections, approximately 75% to 85% of the collisions occurred during daylight 
under clear and dry pavement conditions. 

 
The results, therefore, confirm that the collision experience is low. 
 
 
5.5 Recommended Site Access 

Specific recommendations for the site access driveways are illustrated on the attached Functional 
Drawing SPR-01.  These details have been incorporated into the site plan. 
 
 Provide a 7.0 m wide two-way access onto Pine Avenue located approximately 44 m south of 

Lakeshore Road measured centre to centre.  Drivers will be afforded full turning movements 
at this access.  

 

 Provide a 4.0 m wide driveway onto Lakeshore Road, channelized to permit right out 
movements only as illustrated in Drawing SPR-01.   

 

 Provide “NO ENTRY” and “NO LEFT TURN” to preclude left turn movements at the right 
out only driveway.   Also, provide “STOP” signs are both access driveways.   

 
 Drivers making northbound right turns from the site will be afforded good sight visibility to 

traffic approaching from the west along Lakeshore Road and to pedestrians travelling along 
the sidewalk.   
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6.0 Conclusions and Recommendations 

BA Group has completed a traffic impact assessment for a proposed CIBC bank development at the 
southeast corner of Lakeshore Road and Pine Avenue in the City of Mississauga. 
 
The findings of our traffic study follow: 
 
 The proposed 622.78 m2 (6,703.8 ft2)  walk-in CIBC bank will generate approximately 25 

two-way trips in the morning peak hour and 77 two-way trips during the afternoon peak hour. 
 
 Existing traffic conditions at the Lakeshore / Pine and Lakeshore / Benson intersections 

reflect good to acceptable operating conditions with levels of service (LOS) ‘A’ for the 
shared through and left turn movement on Lakeshore Road, LOS ‘C’ and ‘D’ for the existing 
northbound and southbound movements at Pine Avenue and Benson Avenue, respectively.   

 
 Acceptable levels of operation are maintained in the future at the two public street 

intersections on Lakeshore Road under future background traffic conditions with build-out of 
adjacent commercial development with Shoppers Drug Mart / Medical clinic development.  
At the Lakeshore / Benson intersection future background traffic volumes will have a minor 
impact (increase of 1%) on the V/C ratio for the southbound left turn movement.  However, 
with a V/C ratio less than 0.34, more than sufficient capacity will be available for the left turn 
demand volume.  

 
 Site traffic may result in a minimal impact on the operations at the Lakeshore Road / Pine 

Avenue south unsignalized intersection.  Acceptable levels of operation are maintained in the 
future at the public street intersection with build-out and occupancy of the proposed CIBC 
bank.  At Lakeshore / Pine intersection the shared left and thru movement on Lakeshore Road 
will continue to reflect good operating conditions with LOS ‘A’ for both peak periods.  The 
northbound shared left / right movement from Pine Avenue will operate at LOS ‘C’ and ‘D’ 
during the weekday am and pm peak hours, respectively.  The results for the Lakeshore 
Road / Pine Avenue intersection are consistent with the findings of the December 2008 
Traffic Assessment report.   No physical improvements to the Lakeshore Road / Pine 
intersection are required or recommended.  

 
 Site traffic may result in a minimal impact (1% and 3% increases) on the V/C ratio for 

southbound left turn movement at the unsignalized Lakeshore Road / Benson Avenue 
intersection.  The southbound shared movement will continue to operate at LOS ‘D’ and ‘E’ 
during the peak periods. Northbound right turn movements from the site will operate at LOS 
‘C’ and ‘B’, during the peak hours.   

 
 The collision experience at the existing intersections is low.  Safe conditions will be 

maintained at the unsignalized intersections.  
 
 Drivers making northbound right turns from the site will be afforded good sight visibility to 

traffic approaching from the west along Lakeshore Road.   
 
 Specific recommendations for the development which have been incorporated into the site 

plan are illustrated on drawing SPR–01 and described as follows: 
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 Provide a 7.0 m wide two-way access onto Pine Avenue located approximately 44 m 

south of Lakeshore Road measured centre to centre.  Drivers will be afforded full 
turning movements at this access.   

 Provide a 4.0 m wide driveway onto Lakeshore Road, channelized to permit right out 
movements only as illustrated on drawing SPR–01.   

 Provide “NO ENTRY” and “NO LEFT TURN” to preclude left turn movements at 
the right out only driveway.   Provide “STOP” signs are both access driveways. 

 
In summary, the two unsignalized driveways will provide suitable access for the proposed 
development.  Traffic volumes attributable to the CIBC bank can be supported by the area road 
network without undue impacts.  No mitigation is required other than recommended signage at the 
proposed driveways. 
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APPENDIX A 

Capacity Analysis Worksheets 

Existing Traffic Conditions 
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APPENDIX E 

Photographs 

 

1. Looking west along Lakeshore Road from the proposed right out only 
access. 

 

2. Looking east along Lakeshore Road from the proposed right out only 
access. 

 

3. View of Lakeshore Road from Shoppers Drug Mart right in / right out 
access. 
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APPENDIX F 

Collision Data 
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ATTACHMENT  5 

Identification of Critical Intersections / Road Sections  
(Regional Municipality of Halton) 

 
 
 
Based on the review of historical trends and the existing method (see footnote 1. d) for determining 
accident prone locations, it is recommended that the Region of Halton incorporate the following 
new methodology for the identification of critical intersections and road sections: 
 

• Critical signalized intersections be classified as those experiencing an accident rate 
greater than or equal to 1.5 accidents per million vehicles entering (mve) or 
experiencing an accident rate of 1.0 accident per mve over a period of three consecutive 
years; 

 
• Critical unsignalized intersections be classified as those experiencing an accident rate 

greater than or equal to 1.5 accidents per mve, or an average of 3.0 accidents per year 
over a period of three consecutive years; 

 
• Critical road be classified as those experiencing an accident rate greater than or equal to 

2.0 accidents per million vehicle kilometers of travel (mvkm). 
 
 






