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EXECUTIVE SUMMARY

R.V. Anderson Associates Limited (RVA) was retained by the Pickering Ridge Lands Inc. c/o
Bayfield Realty Advisors Inc. to complete a Traffic Impact Study (TIS) to support Zoning By-Law
Amendment (ZBA) for Phase 1 of a proposed mixed-use development to be located on the existing
The Shops at Pickering Ridge lands at 1755 Pickering Parkway in the City of Pickering, Ontario.

The completion of the TIS is subsequent to a previously completed TIS in July 2022 in which
reviewing agencies requested a more detailed and in-depth traffic study. In particular, review
agencies requested that analysis be completed looking into the impacts of all proposed phase of
the development and conducting a sensitivity analysis looking into the impacts of eliminating the
existing right-in-right-out access off of Brock Road.

At full build-out of the proposed 1755 Pickering Parkway Development, the site will consist of a total
of 5,250 residential units and 287,318 ft2 of commercial space spilt between 7 proposed blocks® of
proposed towers of various storeys. For the purpose of this study, build-out of the development is
being considered in three phases. Phase 1 will consist of full build-out of Block 1 by the year 2026.
Phase 2 will consist of full-build-out of Blocks 2 to 4 by the 2031 horizon year. Lastly, Phase 3 of the
development will consist of full build-out of Blocks 5 to 7 by the year 2036. These three horizon
years plus additional horizon years of 2041 and 2046 representing five and ten years beyond full
build-out of the development formed the analysis horizon years completed as part of the TIS.

The ultimate plan for the 1755 Pickering Parkway development is proposed to contain several
active transportation facilities including a multi-use path along the south side of the main east-west
street which stretches from Brock Road to the east end of the property. Pedestrian sidewalks are
also proposed along both sides of all internal streets with the exception of the main east-west street
which contains the multi-use path.

The study area for the TIS was bounded by Brock Road in the west, Notion Road in the East
Kingston Road in the north and Highway 401 to the south. The study area included key
intersections along Brock Road stretching from Kingston Road in the north to the Highway 401
interchange in the south. Intersections along Pickering Parkway from Brock Road in the west to
Notion Road in the east were also included along with the intersection of Kingston Road and Notion
Road. Overall, a total of six signalized intersections and four unsignalized intersections were
analyzed as part of the study.
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The completion of the study followed guidelines and parameters outlined in Chapter 9 2 Signal
Timing, Operation and Capacity Analysis of the Durham Region Design Specifications for Traffic
Control Devices, Pavement Markings, Signage and Roadside Protection document dated April
2023 and the Ministry of Transportationis General Guidelines for the Preparation of Traffic Impact
Studies dated March 2023. Additional study parameters were also agreed upon through the
submission and approval of a study Terms of Reference via email on March 13, 2023.

In general, the completion of the TIS included establishing existing traffic conditions and identifying
current intersection operational or capacity deficiencies. Next, future background and future total
traffic conditions were established for each of the study horizon years. This involved establishing
future forecast traffic volumes through the application of a growth rate to existing traffic volumes
then layering in site traffic from other proposed developments in the area then adding forecast site
generated traffic from the proposed 1755 Pickering Parkway development. As mentioned
previously, a Sensitivity analysis was also conducted for all future total study horizon years looking
into the impacts of eliminating the existing right-in-right-out access at Brock Road.

The proposed 1755 Pickering Parkway development when fully built-out will be in and of itself a
small “community® in which residents can both live, work and shop within the community reducing
their need to travel outside of the area and their reliance on owning or using a vehicle. The
presence of the MUP and sidewalks along all of the internal streets will also help and facilitate the
use of alternative transportation modes when traveling within the community and provides linkages
to the greater active transportation facilities outside the community as well as to existing and
proposed future transit facilities. With this in mind there are additional Transportation Demand
Management (TDM) strategies that could be facilitated to help reduce the reliance of single
occupancy motor vehicles and further promote the use of alternative transportation modes
including walking, cycling and transit. Some strategies in addition to the proposed MUP and
sidewalk facilities incorporated into the site plan include promoting and encouraging the use of
alternative transportation modes through information package offerings. These could include
preloaded PRESTO passes, maps highlighting transit route services, nearby transit stops and
pedestrian and cyclist facilities, and information on local carpooling and ride share programs. Within
the lobbies of the residential buildings, Transportation Interactive displays could be implemented to
provide residents and visitors real-time transit information, route maps and alternative
transportation methods available in the area. Weather forecasts could also be displayed helping
people choose the most desirable alternative travel method. Lastly, the option of unbundling
parking which allows residents who are dependant on an auto-vehicle to rent a spot at a reduced
cost in addition to the unit rental rate, which encourages renters to consider the use of alternative
transportation modes is another TDM strategy.
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The results of the intersection operational analysis completed under existing traffic conditions
indicated that the signalized intersections of Brock Road with Kingston Road and Brock Road with
the Highway 401 West to North/South Off-Ramp and North/South to East On-Ramp are operating
poorly multiple movements at each intersection operating over capacity and experiencing
significant delays. All of the unsignalized intersections within the study area are currently all
operating well with no critical intersection movements to note.

Intersection operational performance under future background 2026 traffic conditions was found to
be similar to existing traffic conditions with the signalized intersections of Brock Road with Kingston
Road and Brock Road with the Highway 401 West to North/South Off-Ramp and North/South to

East On-Ramp forecast to operate poorly and all unsignalized intersections forecast to operate well.

Phase 1 of the proposed 1755 Pickering Parkway development will consist of 630 residential units
and 17,965 ft2 of commercial GFA. Located at the west most end of the site, the construction of
Phase 1 will require approximately 53,518 ft? of existing retail space within Building -Af to be
demolished with existing tenants being relocated to within Building -Bi. Vehicle access to Phase 1
will be provided via the existing right-in-right-out access along Brock Road and the existing The
Shops at Pickering Ridge Accesses off of Pickering Parkway. As part of Phase 1, the beginning of a
new southeast free flow roadway will be constructed ending at the existing The Shops at Pickering
Ridge internal parking lot. As part of this roadway a north-south connection at the proposed internal
access roadway to Phase 1 and the existing Brock Road access will be introduced.

Phase 1 of the proposed development is forecast to generate a total of 259 total two-way trips (123
inbound, 136 outbound) during the a.m. peak hour, 186 primary trips (96 inbound, 90 outbound),
33 pass-by trips (16 inbound, 17 outbound) and 32 diverted trips (15 inbound, 17 outbound) during
the p.m. peak hour and 224 primary trips (109 inbound, 115 outbound), 36 pass-by trips (19
inbound, 17 outbound) and 35 diverted trips (18 inbound, 17 outbound) during the Saturday
Midday peak hour.

The results of the intersection operational analysis conducted under future total 2026 traffic
conditions indicates that the introduction of the forecast Phase 1 development trips has had only a
minor impact to overall intersection operations within the study area. Overall intersection and
individual movement capacity ratios increase slightly at Brock Road with Kingston Road and the
Highway 401 W-N/S Off-Ramp/N/S-E On-Ramp, with both intersections forecast to continuing
operating over capacity. Overall intersection capacity ratios at Brock Road with Pickering Parkway
have also gone up slightly with the addition of Phase 1 site trips with some overall reserve capacity
available. The right-in-right-out access at Brock Road and Street -Af (existing The Shops at
Pickering Ridge) access is forecast to operate well with no queuing issue forecast for northbound
traffic not extending southerly impacting the Highway 401 E-N/S Off-Ramp operations. In addition,
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no queuing issues are forecasted for the new internal site intersections implemented as part of
Phase 1 (Street -Ai with Street -Bi or Street -C{). All other unsignalized intersection including the
development accesses along Pickering Parkway are forecast to continue operating well under
future total 2026 traffic conditions.

At the 2031 horizon year there are several transportation network improvements proposed within
the study area. The first is the implementation of a new roadway crossing over Highway 401
connecting Notion Road with Squires Beach Road. This new Notion Road fly-over will offer an
alternative north-south route allowing drivers to avoid existing congestion along Brock Road.
Second, Durham Region Transit has planned the implementation of a high frequency bus route
along Brock Road and Metrolinx has proposed the future Scarborough Bus Rapid Transit Line
along Kingston Road.

Under future background 2031 traffic conditions, intersection operations at the Brock Road with
Kingston Road intersection and Pickering Parkway and the Highway 401 W-N/S Off-Ramp/N/S-E
On-Ramp are forecast to continue operating poorly. The northbound and southbound movements
at the existing The Shops at Pickering Ridge Accesses with Pickering Parkway are forecast to have
increased delays and capacity issues.

Phases 2 to 4 of the proposed development will consist of 2,558 residential units (1,090, 446 and
1,022 respectively) and 28,223 fti (10,828 fti, 9,903 fti, and 7,492 fti respectively) of commercial
GFA. Phases 2 to 4 will be constructed along the southern most edge of the property and require
the demolition of 39,567 fti of existing retail within Building -Af and the relocation of 73,692 fti of
existing commercial demolished from Buildings -Bi and -Cé to the newly constructed Phase 1 to 4
buildings.

Phases 2 to 4 are forecast to generate 579 total two-way trips (221 inbound, 358 outbound) during
the weekday a.m. peak hour, 603 primary trips (325 inbound, 278 outbound), 44 pass-by trips (21
inbound, 23 outbound) and 42 diverted trips (20 inbound, 22 outbound) during the p.m. peak hour
and 707 primary trips (352 inbound, 355 outbound), 50 pass-by trips (26 inbound, 24 outbound)
and 48 diverted trips (25 inbound, 23 outbound) during the Saturday Midday peak hour.

The addition of forecasted site generated traffic from Phases 2 to 4 under future total 2031 traffic
conditions has impacted a number of intersections along Pickering Parkway including Street -Di and
-Ef (former The Shops at Pickering Ridge accesses). The northbound and southbound traffic exiting
onto Pickering Parkway are forecast to experience significant delays. In order to safely
accommodate these movements in the future, both intersections would need to be signalized.
However, due to spacing between Street -Di and Street -Ei (approximately less than 100 metres),
consideration for the signalization of only Street -D° with Pickering Parkway is recommended due to
its consideration as a gateway to the community. Under signalized operation, Street -Di and
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Pickering Parkway is forecast to operate with significant reserve capacity to accommodate future
traffic growth. As a result, it is anticipated that traffic from the Street -Ef access would reroute to the
new signal at Street -Di in order to avoid existing delays. This would in turn improve operations at
Street -Ef at this horizon and in the future. Under this horizon year the Street -Ej intersection with
Pickering Parkway is carrying a significant number of existing commercial volumes during the
afternoon and Saturday Midday peak hours in addition to site generated traffic from Phases 2 to 4.
However, in future horizon years with the removal of more existing commercial traffic volumes
intersection operations for Street -Di are anticipated to improve. In addition, traffic volumes between
both the intersections of Street -Ef and Street -Di are anticipated to be balanced during both the
afternoon peak hour and Saturday Midday peak hour.

In addition, the Brock Road and Street -Al right-in-right-out access is forecast to continue operating
well with no queuing issues extending southerly to impact operations of the Highway 401 E-N/S Off-
Ramp. All of the proposed internal roadway intersections as part of Phases 1 through 4 are forecast
to operate good with no critical movements, delays, or v/c ratios.

At the 2036 horizon year, the remaining Phases 5 to 7 will be constructed resulting in full build-out
of the entire 1755 Pickering Parkway Development. Under future background 2036 traffic
conditions the addition of background traffic growth is forecast to impact overall intersection
operations and individual movements at many of the study area intersections along Brock Road and
Kingston Road. Many of the same study area intersections highlighted under previous horizon years
are forecast to continue operating with overall intersection v/c ratios and individual movements
greater than 1.00 and significant delays.

Phases 5 to 7 of the proposed development will consist of 2,062 residential units (641, 762 and
659 respectively) and 241,130 fti (7,158 and 233,972 respectively, no commercial proposed as
part of Phase 7) of commercial GFA. Phases 5 and 6 will be constructed at the northern edge of the
property bordering Pickering Parkway while Phase 7 will be located at the very east of the property.
As part of the construction of these phases, the remaining 94,724 ft2 of existing commercial space
within Buildings -Al, -Bi and -Di will be removed.

Phases 5 to 7 are forecast to generate 589 total two-way trips (264 inbound, 325 outbound) during
the weekday a.m. peak hour, 563 primary trips (279 inbound, 284 outbound), 154 pass-by trips
(74 inbound, 80 outbound) and 149 diverted trips (72 inbound, 77 outbound) during the p.m. peak
hour, and 674 primary trips (323 inbound, 351 outbound), 189 pass-by trips (98 inbound, 91
outbound) and 182 diverted trips (95 inbound, 87 outbound) during the Saturday Midday peak
hour.

Intersection operational analysis results under future total 2036 traffic conditions are forecast to be
improve with the addition of site generated traffic from Phases 5 to 7 of the proposed development
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plus the removal of all existing commercial volumes at key intersections. The Brock Road and
Street -All right-in-right-out access is forecast to continue operating well with no queuing issues
extending southerly to impact the Highway 401 E-N/S Off-Ramp. All of the proposed internal
roadway intersections as part of Phases 1 through 7 are forecast to operate well with no critical
movements, delays, or v/c ratios.

Under the future total 2041 and 2046 horizon years (5 and 10 years beyond full site build-out), the
signalized intersections of Brock Road with Kingston Road, Pickering Parkway and the Highway
401 W-N/S Off-Ramp/N/S-E On-Ramp are forecast to continue operating with many critical
movements experiencing significant delays and overall intersection v/cis greater than 1.00 under
almost all peak hours. The intersection of Pickering Parkway and Street -Di is forecast to continue
operating well as a traffic signal with ample reserve capacity to accommodate future traffic growth
or additional traffic rerouted from the Street -Ef intersection as this location is forecast to experience
significant queueing delay and capacity issues. The Brock Road and Street -Af right-in-right-out
access is forecast to continue operating well under both future planning horizon years with queuing
from the northbound movements not forecast to extend southerly impacting operations at the
Highway 401 E-N/S Off-Ramp. All of the proposed internal roadway intersections as part of Phases
1 through 7 are forecast to operate well with no critical movements, delays, or v/c ratios under the
proposed lane configurations and traffic control.

The sensitivity analysis completed looking into the removal of access to the site via the right-in-
right-out access off of Brock Road has shown significant impacts to operations at Pickering
Parkway with Brock Road and Street -Di and Street -Ef. At the 2031 horizon year, the increase in
traffic to the westbound left turn and northbound right turn movements at the signalized intersection
of Brock Road and Pickering Road has had a negative impact to capacity, delay and 95" percentile
gueues of these movements. At the 2031 horizon year the Pickering Parkway and Street -Di
intersections would require signalization to alleviate issues however under signalized traffic control
the overall intersection capacity is still forecast to be over 1.00 with several critical movements.
Significant queuing, delay and capacity issues are also forecast for the Pickering Parkway and
Street -Ef intersection with the increase in traffic volumes to this intersection.

The 1755 Pickering Parkway development is proposing to provide 5,383 vehicle parking spaces
and 2,679 bicycle parking spaces which satisfies the requirements based on the City of Pickeringis
City Centre By-Law 7553/17.

Based on the findings from the completion of the Traffic Impact Study for the proposed 1755
Pickering Parkway development, the following improvements are recommended to accommodate
the proposed development trips for each study horizon year:

Pickering Ridge Lands Inc. RVA 237104
April 9, 2024 HANAL



1755 Pickering Parkway Mixed-Use Development EB-7
Traffic Impact Study Report

Future (2026) Total Conditions

1 The existing northbound right turn lane at the Brock Road and Right-In/Right-Out
intersection be improved by extending it southerly to facilitate safe operation of vehicles
accessing the proposed site.

Future (2031) Total Conditions

1 Intersection of Street -Df with Pickering Parkway to be signalized.
1 Proposed internal unsignalized intersections of Street -Af with Street -Dé and -Ef plus be
provided with exclusive left turning lanes.

Future (2036) Total Conditions

1 Proposed internal unsignalized intersections of Street -Ai with Street -Di and -Ef be
provided with exclusive left turning lanes.
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1.0

11

1.2

1211

Introduction

R.V. Anderson Associates Limited (RVA) was retained by the Pickering Ridge Lands Inc. c/o
Bayfield Realty Advisors Inc. to complete a Traffic Impact Study (TIS) to support Zoning By-
Law Amendment (ZBA) for Phase 1 of a proposed mixed-use development to be located on
the existing The Shops at Pickering Ridge lands at 1755 Pickering Parkway in the City of
Pickering, Ontario.

Background

In July 2022, RVA completed a TIS for the subject development to support ZBA approval.
Upon completion of this study, the Region of Durham requested a more detailed and in-depth
traffic study to be completed looking at all future phases of the proposed development and
performing sensitivity analyses to the impacts of removing access to the site via the existing
right-in-right-out access at Brock Road.

Proposed Development

PROPOSED LAND USES, UNITS AND PHASES OF DEVELOPMENT

The overall subject development is proposed to consist of a total of 5,250 residential units
and 287,318 ft2 of retail space spilt between 7 proposed blocks® of proposed towers of
various storeys. For the purpose of this study, the development is proposed to be built in three
phases with Block 1 constituting Phase 1, Blocks 2 to 4 constituting Phase 2 and Blocks 5 to
7 constituting Phase 3.

Table 1.1 presents the site statistics including number of residential units and gross floor area
(GFA) for each of the proposed development blocks. The anticipated build-out years for each
phase of development is also presented in the table. The proposed development site plan
dated January 26, 2024 along with the proposed implementation plan for each phase of
development is provided in Appendix 1.

Table 1.1 2 Development Site Statistics

No. of
Block No. Phase No. of Floors Residential  Retail GFA (ft?)

Build-Out

. Year
Units

31 630 17,965 2026
43 1,090 10,828 2031
22 446 9,903 2031
43 1,022 7,492 2031

Block 1
Block 2
Block 3
Block 4

NININ|PF
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No. of .
Block No. Phase No. of Floors Residential  Retail GFA (ft?) Bu\'{'g;)m
Units
Block 5 3 26 641 7,158 2036
Block 6 3 26 762 233,972 2036
Block 7 3 20 659 0 2036
Total 5,250 287,318 -

1.2.1.2 PROPOSED ACTIVE TRANSPORTATION FACILITIES

As part of the proposed development, a multi-use path (MUP) is proposed along the south

side of the main internal east-west street stretching from Brock Road in the west to the

driveway access to Blocks 5 and 7 at the very east of the property.

Pedestrian sidewalks are also proposed along both sides of all of the internal streets except

where the presence of the MUP is located.

2.0 Study Area

The study area for the TIS as approved in the project Terms of Reference is presented in

Figure 2.1. As part of the approved study area, the following intersections were included as

part of the operational analysis undertaken for this study and are presented in the figure:

1)
2)
3)
4)
5)
6)

7
8)
9)

Kingston Road and Brock Road (signalized);

Kingston Road and Notion Road (signalized);

Brock Road and Pickering Parkway (signalized);

Brock Road and The Shops at Pickering Ridge Right-In-Right-Out Access (unsignalized);
Brock Road and Highway 401 East to North/South Off-Ramp (signalized);

Brock Road and Highway 401 West to North/South Off-Ramp / North/South to East On-
Ramp (signalized);

Pickering Parkway and Canadian Tire/Walmart Access (signalized);
Pickering Parkway and The Shops at Pickering Ridge/Walmart Access 1 (unsignalized);

Pickering Parkway and The Shops at Pickering Ridge/Walmart Access 2 (unsignalized);
and

10) Pickering Parkway and Notion Road (unsignalized).
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2.1

Development
Site

O-Unsignalized Intersection #
0 AL RAR W

Figure 2.1 2 Study Area & Development Location

Study Area Roadways

The study area road network consists primarily of arterial and collector roads under the
jurisdiction of the City (Pickering Parkway, Notion Road) and Region (Brock Road, Kingston
Road), with the Highway 401 ramp terminal intersections and their associated ramps under
the jurisdiction of the Ministry of Transportation of Ontario (MTO).

Pickering Parkway is an east-west arterial under the jurisdiction of the City of Pickering, with
a wide two-lane cross-section and posted speed of 50km/hr. There are exclusive turning
lanes at various accesses along the corridor. On-street parking is available in some spots
along the westerly side of the corridor, but it is prohibited as you travel east towards Notion
Road. The vertical alignment is flat throughout, whereas there are multiple horizontal
curvatures along the corridor.

Notion Road is a north-south arterial under the jurisdiction of the City of Pickering, with a two-
lane cross-section and speed limit of 50km/hr. The roadway is approximately 10m wide at the
south end, narrowing down to approximately 9m wide as you travel north. The wide road
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configuration provides ample space for turning movements and passing opportunities, and
as a result, there are currently no auxiliary turning lanes along this corridor. An overpass
bridge from Squires Beach Road to Notion Road is expected to be built beyond 2031, which
will improve north-south circulation within the study area.

Brock Road is a north-south arterial under the jurisdiction of the Durham Region. It is a four-
lane cross-section on the northerly and southerly ends, but transitions to a six-lane cross-
section between Bayly Street and Finch Avenue, with additional exclusive turning lanes at
every intersecting road within the study area. The roadway is posted at 60km/hr and presents
no concerns pertaining to vertical and horizonal alignment.

Kingston Road is an east-west arterial under the jurisdiction of the Durham Region. The
roadway alters between a four-lane cross-section and six-lane cross-section throughout the
corridor, with additional exclusive turning lanes at every intersecting road within the study
area. For the six-lane cross-section, one lane in each direction acts as a dedicated bus lane.
The roadway is posted at 60km/hr, with minor variances in the vertical and horizontal
alignment throughout the corridor.

2.2 Existing Intersection Lane Configurations & Traffic Control
The existing lane configurations and traffic control for each of the unsignalized and signalized
study area intersections analyzed as part of the TIS are presented in Figure 2.2.
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Figure 2.2 2 Existing Intersection Lane Configurations and Traffic Control

Pickering Ridge Lands Inc. RVA 237104
April 9, 2024 ANAL




1755 Pickering Parkway Mixed-Use Development Page 6
Traffic Impact Study

2.3 Active Transportation Facilities

2.3.1 Existing Pedestrian Facilities

The majority of the existing pedestrian facilities within the study area consists of sidewalks.
Fronting the development site, sidewalks are located along the south and north sides of
Pickering Parkway which connect to sidewalks along the east side of Brock Road which
extend further south and north of the development site. It should be noted that sidewalks are
also located along the west side of Brock Road with the exception of a Multi-use path between
Kingston Road and Pickering Parkway. Throughout the study area, sidewalks are located
along both the north and south sides of Kingston Road while along Notion Road sidewalks
are located on both the east and west sides of the roadway extending from Pickering Parkway
to just beyond the Apostolic Pentecostal Church parking lot. The existing pedestrian facilities
within the study area are presented in Figure 2.3.

Development

 legend  [Rigaie j . /s N Site
- Sidewalk : W\ :

,. / -Multi-Use Path [

Figure 2.3 2 Existing Study Area Pedestrian Facilities
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2.3.2 Existing Cycling Facilities

Existing cycling facilities consist of a multi-use path on the west side of Brock Road between
Pickering Parkway and Kingston Road, as well as bike lanes on the portion of Kingston Road
as illustrated in Figure 2.4. However, there is a general lack of connectivity for active
transportation users in the network; the multi-use path only spans a short segment of Brock
Road, and the bike lanes on Kingston Road end at Southview Drive, providing no connection
to other facilities.

The City of Pickering recently developed an Integrated Transportation Master Plan (ITMP)
that outlined a public desire for a more connected active transportation network. This plan
indicates that Brock Road, Kingston Road, Pickering Parkway, and a few other arterial roads
throughout the City, will become Primary Bikeways in the future. Additionally, there are
Primary/Secondary Recreational Trails that will provide enhanced connectivity and efficiency
for active transportation users.

h Legend
\ e ‘_ / - On-Road Bike Lane

Figure 2.4 2 Existing Study Area Cycling Facilities
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2.4 Transit Facilities

2.4.1 Durham Region and Go Transit

Durham Region Transit is the main provider of public transportation services for the City of
Pickering. Based on the current system map dated January 2, 2024 there are currently no
transit routes which operate along Pickering Parkway or Brock Road while several routes
operate along Kingston Road as follows:

1 Route 900 (PULSE) 2 Operates 7 days a week, travelling from Centennial College
Morningside Campus to Downtown Oshawa;

1 Route 920 2 Operates 7 days a week, travelling from McCowan Station to Ontario
Tech/Durham College North Campus.

1 Route 916 2 Operates 7 days a week, travelling from the Pickering Parkway Terminal to
the Harmony Terminal; and

All of these routes connect with the Pickering Parkway Terminal, which resides approximately
2 kilometres west of the study location. A snippet of the Durham Region Transit System Map
illustrating the above routes is presented in Figure 2.5.

In addition, Go Transit also provides bus transit services along Kingston Road through the
following route:

1 Route 92 (Oshawa GO) 2 Operates 7 days a week, travelling from the Yorkdale Bus
Terminal to the Oshawa GO station.

According to the Durham Region Transit site, Route 291 which had previously operated along
Pickering Parkway has been suspended to allocate service to busier routes.
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Figure 2.5 2 Study Area Transit Routes 2 Durham Region Transit

2.4.1.1 TRANSIT STOPS

Figure 2.6 presents the transit stop locations within the TIS study area. Stops are generally
found along Kingston Road with three located near the intersection of Brock Road and
Kingston Road. Two stops are located at the intersection of Kingston Road and Bainbridge

Drive while an additional two stops are located immediately east of the Kingston Road and
Notion Road intersection.
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Figure 2.6 2 Study Area Transit Stop Locations
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3.0 Study Scope of Work

In completing the Traffic Impact Study for the proposed 1755 Pickering Parkway

Development, the following tasks were undertaken based on the approved Terms of

Reference found in Appendix 2.

1 Review and establish Existing Traffic Conditions for the study area intersections

including:

Establish existing traffic volumes for the study area intersections.

Evaluate existing intersection operational performance.

Identify intersection or roadway geometric improvements required to accommodate
future projected traffic demands.

1 Review Future Background Traffic Conditions for the study area intersections as follows:

Establish future 2026 (Phase 1 build-out), 2031 (Phases 2 to 4 build-out), 2036
(Phases 5 to 7 build-out), 2041 (5 years beyond full build-out of the site) and 2046
(10 years beyond full build-out of the site) background traffic volumes through
application of a 0.5% per annum growth rate to through volumes along Kingston
Road, Brock Road and all movements at the Highway 401 Intersections, plus site
generated traffic from other background developments.

Establish future 2026, 2031, 2036, 2041 and 2046 intersection operational
performance.

Identify intersection or roadway geometric improvements required to accommodate
future projected traffic demands.

1 Review Future Total Traffic Conditions for the study area intersections including:

Incorporate recommended improvements for the study area roadway and
intersections if any.

Forecast site generated traffic for the proposed phases of development utilizing
methodology found in the Institute of Transportation Engineers (ITE) Trip Generation
Manual 11" Edition.

Establish future total 2026, 2031, 2036, 2041 and 2046 traffic volumes.

Establish future total 2026, 2031, 2036, 2041 and 2046 intersection operational
performance.

Identify any further intersection or roadway geometric improvements required to
accommodate future projected traffic demands.
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1 Conduct a Sensitivity Analysis under Future Total Traffic Conditions for the study area
intersections with the removal of the Brock Road Right-in-Right-out access at The
Shops at Pickering Ridge:

Redistribute future total 2026, 2031, 2036, 2041 and 2046 traffic volumes into the
site through site accesses along Pickering Parkway.

Establish future total 2026, 2031, 2036, 2041 and 2046 intersection operational
performance with the redistributed traffic.

Identify any impacts to study area intersections with the removal of the Right-in-
Right-out access.

4.0 Study Methodology

4.1

4.2

Traffic Impact Study Terms of Reference

For the completion of the revised TIS, a Terms of Reference outlining the assumptions and
parameters for the study was submitted to the Region of Durham on February 22, 2023 with
subsequent responses provided March 13, 2023. The approved terms of reference for the
study can be found in Appendix 2.

Intersection Analysis Methodology

The industry standard Synchro macroscopic traffic analysis software was utilized to analyse
the study area intersections. Key performance measures such as Level of Service (LOS),
volume-to-capacity ratio (v/c ratio), and 95" percentile queuing was reported, and are defined
below:

1 Average vehicle control delay is used to characterize LOS for the entire intersection, an
approach, or movement. Delay quantifies the variations in travel time and is also a
surrogate measure of driver discomfort and fuel consumption.

1 V/c ratio quantifies the degree to which the capacity of each signal phase is utilized by a
defined lane group.

1 95th percentile queue is the queue length which is expected to be exceeded only 5% of
the time; it is common practice to identify preferred storage length requirements for
auxiliary turn lanes at signalized intersections based on estimated peak hour 95th
percentile queueing.

Table 4.1 identifies the control delay thresholds (seconds of delay per vehicle) for each LOS
based on Highway Capacity Manual 2000 (HCM) methodology.
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4.3

4.4

4.5

Table 4.1 2 Characteristics of Level of Service

Control Delay (seconds/vehicle)
Level of Service

(XelS)) Signalized Unsignalized
Intersection Intersection

010 010

> 10to 20 >10to 15
> 2010 35 > 151025
> 351055 > 251035
> 5510 80 > 3510 50
F > 80 > 50

Durham Region & MTO Guidelines

m ojO|w|>

All analysis conducted as part of this study followed guidelines found within Chapter 9 2 Signal
Timing, Operation and Capacity Analysis of the Durham Region Design Specifications for
Traffic Control Devices, Pavement Markings, Signage and Roadside Protection document
dated April 2023. The Ministry of Transportationis General Guidelines for the Preparation of
Traffic Impact Studies dated March 2023 was also utilized in the completion of the study.

Study Horizon Years

As determined in consultation with the Region of Durham and outlined in the study TOR
provided in Appendix 2, the following analysis horizon years were chosen along with the
proposed phases of development included in the analysis:

1 2026 2 Full Build-Out of Phase 1;

1 2031 2 Full Build-Out of Phases 2 to 4 (Phase 1 included as background development);

1 2036 2 Full Build-Out of Phases 5 to 7 (Phases 1 to 4 included as background
development);

1 2041 25 Years beyond full build-out of Phases 1 to 7 (full site build-out); and

1 2046 2 10 Years beyond full build-out of all phases.

Transportation Demand Management

The proposed 1755 Pickering Parkway development when fully built-out will be in and of
itself a small community® in which residents can both live, work and shop within the
community reducing their need to travel outside of the area. The presence of the MUP and
sidewalks along all of the internal streets will also help and facilitate the use of alternative
transportation modes when traveling within the community and provides linkages to the
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45.1

greater active transportation facilities outside the community as well as to existing and
proposed future transit facilities.

This interconnectedness between the proposed land uses, internal and external active
transportation facilities and transit lends itself well reducing the need for single occupancy
vehicles. However, there are still Transportation Demand Management (TDM strategies
which could be implemented to reduce congestion, minimize the dependency of single-
occupant vehicles, and encourage alternative modes of travel to create a more sustainable
transportation system. Alternative modes of transportation include but are not limited to
walking, cycling, transit and rideshare programs. The objective of a TDM strategy is to
educate and promote the use of alternative modes of transportation within the study area,
to create a more active and livable community for all residents, visitors, and businesses
within the surrounding communities.

Site-specific Transportation Demand Management (TDM) measures for the proposed site
are developed with a primary objective to reduce single occupancy vehicle use. The plan
will review opportunities to set realistic targets for increased use of carpooling, transit,
cycling, and walking trips. In order to ensure effectiveness of the implementation of the TDM
strategies knowledgeable sales staff should communicate/provide welcome packages to all
new residents.

Proposed TDM Measures

The TDM approach proposes a mix of hard and soft measures to meet the objectives and
targets to reduce vehicular travel demand and encourage passenger, transit, cycling, and
walking. Details are proposed and reviewed with each of the following TDM opportunities.
Since the proposed development will include a mix of residential and commercial land uses,
these TDM measures are largely targeted for the residential land uses meaning there will be
less trips during weekday afternoon and Saturday midday peak periods from the proposed
residential developments since all blocks will contain commercial components. The
recommended TDM measures are summarized below.

Design for Sustainable Modes

Pedestrian Facilities: The pedestrian network within the vicinity of the subject development
is well developed as presented in Figure 2.3 with sidewalks provided along all boundary
streets. A multi-use path is proposed along the south side of the main east-west street and
provides connections to pedestrian sidewalks along all of the internal streets. These facilities
then provide connections to the greater pedestrian network fully integrating the proposed
development with the surrounding study area.
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Cycling Facilities: The cycling network within the vicinity of the subject development site is
limited as presented in Figure 2.4. On-road cycle lanes are provided along Kingston Road
and a multi-use pathway is provided on Brock Road north of Kingston Road only. As
previously mentioned, there is a general lack of connectivity for these dedicated facilities.
However, the City of Pickering recently developed an (ITMP) that outlined the need for a
more connected active transportation network which included Kingston Road and Brock
Road. It is proposed that throughout the development site, a multi-use pathway will be
provided to encourage cycling. This MUP will provide a connection to the south end of the
existing MUP along Brock Road and eventually be connected to the Cityis greater cycling
network. Incorporating on-site bicycle parking in well-lit areas that are close to the main
entrances of the buildings and offering bicycle repair stations with in a designated secured
location that is equipped with maintenance tools and supplies will also help promote cycling
as a viable travel mode.

Transit Facilities: As previously mentioned, the closest transit stops are located along
Kingston Road with the closest stops being at the intersection of Kingston Road/Brock
Road, which is approximately 800 meters to/from the site. With sufficient on-site/off-site
pedestrian facilities, transit users will have a safe and efficient connection to/from existing
transit. As mentioned under Section 2.4.1, Durham Transit Route 291 previously operated
along Pickering Parkway providing a connection to the Pickering Go Station and Pickering
Town Centre shopping mall. This route was suspended to allocate service to busier routes
however with the introduction of the proposed development, it would be beneficial to
reintroduce this service as there would be a desire for more easily accessible transit
facilities which in turn would encourage its use.

By the year 2031, Durham Region Transit has identified Brock Road as a future high-
frequency bus route with headways expected to be between 5-10 minutes and Kingston Road
as a future rapid transit route with an estimated headway of 5 minutes. These enhanced
transit services will greatly reduce the discrepancy in travel time between automobile and
transit and significantly decrease the amount of single-occupancy vehicle trips within the
study area.

Unbundling Parking: The option of unbundling parking is a standard TDM strategy that has
been implemented and proven to be very successful amongst many different high-rise
developments. This measure allows residents who are dependant on an auto-vehicle to rent
a spot at a reduced cost in addition to the unit rental rate, which encourages renters to
consider alternative transportation modes.
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Promote Public Transportation: Offering transportation information packages to new
residents will help promote/encourage non-auto trips as residents will be aware of the
alternative travel methods available in the area. Options for the developer to include in the
information packages are:

1 Preloaded PRESTO bus passes;

1 Existing Transit route services, their associated maps and nearby stop locations;
1 City Maps of the dedicated pedestrian and cycling facilities; and

1 Local carpooling/ride-share programs available.

Transportation Interactive Displays: Transportation interactive displays are recommended to
be installed in the lobby of the residential buildings to provide residents and visitors with
real-time transit information, route maps, alternative travel methods available in the area,
and the weather forecast which will help residents choose the best alternative method of
travel.

All above TDM strategies are the responsibility of the developer to coordinate and
implement.

Work From Home: Since the COVID-19 pandemic, the nature of where and when people
work has changed. Many businesses now provide flexible work options allowing people to
either fully work at home or split their time between working from home and coming into a
physical office. These options contribute to reducing the number of single-occupancy
vehicles on the roadway network, particularly during peak travel times when roadway
capacity is limited.

Multi-Modal Trip Reductions

Based on the recommended TDM measures and the approved TOR from the Region and
City, the following multi-modal trip reductions were introduced for each future phase of
development when estimating forecast site generated traffic from the proposed
development:

1. Phase 1 Horizon Year (2026):

a. AM Peak Hour: 7.2% inbound, 24.5% outbound.

b. PM and Saturday Midday Peak Hour: 26.2% Inbound, 5.4% Outbound.
2. Phase 2 to 4 Horizon Year (2031):

a. AM Peak Hour: 7.6% inbound, 25.7% outbound.

b. PM and Saturday Midday Peak Hour: 27.5% Inbound, 5.7% Outbound.
3. Phase 5 to 7 Horizon Year (2036):
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a. AM Peak Hour: 8% inbound, 27% outbound.
b. PM and Saturday Midday Peak Hour: 29% Inbound, 6% Outbound.

5.0 Existing (2023) Traffic Conditions

5.1

5.2

Existing (2023) Traffic Data

Existing Turning Movement Count (TMC) data for the study area intersections was collected
by RVA on Thursday September 28", 2023 capturing a typical weekday a.m. and p.m. peak
hour and Saturday September 30", 2023 capturing a typical Saturday Midday Peak hour.

Figure 5.1 presents a summary of the weekday a.m., p.m., and Saturday Midday peak hour
traffic volumes for the study area intersections under existing (2023) traffic conditions. The
raw collected traffic count data is provided in Appendix 3.

Existing (2023) Intersection Operational Analysis

Using the existing weekday a.m., p.m., and Saturday Midday peak hours intersection traffic
volumes illustrated in Figure 5.1, operational analysis for the signalized and unsignalized
study area intersections was completed utilizing existing signal timing plans for the signalized
study area intersections as provided by the Region. The signal timing plans are provided in
Appendix 4.

Table 5.1 presents the results of the existing (2023) intersection operational analysis
completed for the study area intersections during the weekday a.m., p.m., and Saturday
Midday peak hours. All HCM analysis output sheets can be found in Appendix 5.

As presented in Table 5.1 the signalized intersection of Brock Road and Kingston Road
currently operates with an overall v/c ratio of greater than 1.00 during both the weekday a.m.
and p.m. peak hours with several movements operating at LOS -Fi with significant delays.
During the Saturday Midday peak hour, the overall intersection is approaching and also
contains several movements at LOS -F with significant delays.

Similarly, the signalized intersection of Brock Road with the Highway 401 W-N/S Off-
Ramp/N/S-E On-Ramp overall is approaching capacity during all three peak hours. During
the p.m. peak hour there are several movements operating over capacity with a LOS -Fi and
significant delays.

The unsignalized intersections along Pickering Parkway are all operating well with no critical
intersection movements to note during any of the peak hours analyzed.

Pickering Ridge Lands Inc. RVA 237104
April 9, 2024 HANAL
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Movements

Lanes

Storage
Length

(m)

Table 5.1 2 Existing (2023) Intersection Operational Analysis Results

AM Peak Hour

Delay
©)

LOS

Delay

©)

PM Peak Hour

LOS

Queue

(m)

SAT Midday

Delay

©)

LOS

Brock Rd./Kingston Rd. - Signalized
EBL 1L 115 0.86 111 F #56 1.83 430 F #156 2.01 512 F #128
EBT 2T 0.29 31 C 43 0.92 52 D #177 0.64 33 C 99
EBR 1R 105 0.40 14 B 38 0.48 11 B 39 0.66 23 C 84
WBL 1L 180 3.05 960 F #233 2.05 522 F #177 2.39 674 F m#155
WBT 2T 0.45 33 C 69 0.59 36 D 96 0.69 48 E 127
WBR 1R 115 0.30 5 A 16 0.39 7 A 23 0.45 27 C 70
NBL 1L 110 0.72 45 D #43 0.94 60 E #100 1.13 119 F #101.1
NBT 3T 0.37 33 C 51 0.86 45 D 136 0.63 33 C 91
NBR 1R 70 0.29 6 A 16 0.76 30 C 106 0.62 21 C 73
SBL 1L 145 0.58 24 C 56 1.02 94 F #104 1.05 97 F #88
SBT 3T 0.79 37 D 138 0.64 39 D 91 0.59 32 C 84
SBR 1R 135 0.30 5 A 16 0.38 6 A 20 0.35 9 A 26
Overall 1.11 112 F - 1.02 80 E - 0.88 85 F -
Notion Rd./Kingston Rd. - Signalized
EBL 1L 20 0.01 6 A 1 0.01 14 B 2 0.02 22 C m1l.1
EBT 2T 0.29 7 A 41 0.89 31 C #221 0.66 32 C m161
EBR 1R 20 0.03 0 A 0 0.06 2 A 3 0.09 13 B m9.1
WBL 1L 55 0.29 3 A 11 0.77 41 D #53 0.73 28 C #60
WB 114 0.38 4 A 41 0.47 11 B 77 0.48 9 A 92
1T/R
NB 1L/T/IR 0.53 19 B 19 0.92 48 D #111 0.87 44 E 81
SB 1L/TIR 0.02 0 A 0 0.00 0 A 0 0.01 31 C 2
Overall 0.39 A - 0.89 27 C - 0.71 24 C -

Pickering Ridge Lands Inc.
April 9, 2024

RVA 237104
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AM Peak Hour PM Peak Hour SAT Midday
Storage
Movements Lanes Length
(m) Delay LOS Queue vic Delay LOS Queue Delay LOS
©) (m) ©) (m) ©)
Brock Rd./Pickering Pkwy - Signalized
EBL 1L 40 0.38 47 D 23 0.51 49 D 31 0.56 55 E 32
EB 1 -.::/ﬁ 0.85 31 C 33 0.75 31 C 46 0.77 32 C 44
WBL 2L 60 0.70 50 D 45 0.71 47 D 53 0.87 50 D m#87
WBT 1T 0.12 20 B 15 0.30 23 C 44 0.31 20 B m52
WBR 1R 45 0.08 2 A 2 0.27 7 A 19 0.28 8 A m25
NBL 1L 135 0.68 41 D #53 0.75 32 C #82.6 0.74 29 C #49
NBT 3T 0.31 21 C 47 0.85 30 C #149 0.63 25 C 81
NBR 1R 60 0.25 7 A 14 0.53 8 A 22 0.47 5 A 9
SBL 1L 110 0.11 12 B 11 0.69 35 D #61 0.82 47 D #78
SBT 3T 0.82 30 C #145 0.57 30 C 76 0.60 32 C 81
SBR 1R 160 0.28 4 A 15 0.13 1 A 0 0.16 1 A 0
Overall 0.78 28 C - 0.84 29 C - 0.74 29 C -
Canadian Tire Access/Walmart West Access 1/Pickering Pkwy - Signalized
EBL 1L 40 0.17 3 A 13 0.40 4 A 23 0.68 13 B m#46
EBT 1T 0.13 4 A 16 0.34 4 A 44 0.32 6 A m46
EBR 1R 0.02 2 A mO0.8 0.04 1 A m1.2 0.07 A mO0.4
WBL 1L 35 0.00 6 A m1.0 0.01 10 B 3 0.05 19 B 8
WwB 1 -.::/ﬁ 0.14 6 A 16 0.22 9 A 35 0.41 20 B 70
NBL 1L 25 0.33 51 D 17 0.89 117 F #34 1.36 248 F #64.0
NB 1T/R 0.08 28 C 7 0.21 23 C 14 0.18 18 B 17
SBL 1L 25 0.19 45 D 12 0.37 45 D 23 0.25 29 C 23
SB 1T/R 0.50 17 B 18 0.57 13 B 22 0.59 8 A 28
Overall 0.23 10 A - 0.39 13 B - 0.60 27 C -
Pickering Ridge Lands Inc. RVA 237104
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Storage AM Peak Hour PM Peak Hour SAT Midday
Movements Lanes Length
WY o5 Y we PP wos e Wy s e
Pickering Ridge West Access/Walmart East Access 2/Pickering Pkwy - Unsignalized
EBL 1L/T/IR 0.02 1 A 0 0.04 1 A 1 0.03 A 1
WBL 1L 40 0.01 8 0 0.02 1 A 1 0.02 9 A
WBT 1T/R 0.14 0 A 0 0.18 9 A 1 0.28 A 0
NBL 1L 0.08 11 B 2 0.37 0 A 0 0.71 39 E 42
NBT 1T/R 0.01 10 B 0 0.14 19 C 13 0.21 14 B 6
SBL 1L 0.02 11 B 1 0.15 13 B 0.16 17 C 5
SBT 1T/R 0.05 10 A 1 0.13 16 C 4 0.22 13 B 7
Overall 0.41 3 A - 0.69 5 A - 0.80 9 A -
East Site Access/Walmart East Access 3/Pickering Pkwy - Unsignalized
EB 1L/T/IR 0.00 0 A 0 0.60 15 B 0 0.59 16 C 0
WB 1L/T/IR 0.01 1 A 0 0.40 12 B 0 0.63 17 C 0
NB 1L/T/IR 0.04 11 B 1 0.27 11 B 0 0.39 13 B 0
SB 1L/T/IR 0.01 12 B 0 0.02 9 A 0 0.05 10 A 0
Overall 0.35 1 A - 0.59 13 B - 0.60 16 C -
Notion Rd./Pickering Pkwy - Unsignalized
EB 1L/T/IR 0.18 10 B 5 0.45 13 B 19 0.37 12 B 14
WB 1L/T/IR 0.03 11 B 1 0.02 11 B 1 0.00 0 A 0
NB 1L/T/IR 0.00 A 0 0.00 0 A 0 0.00 A
Overall 0.31 5 A - 0.46 8 A - 0.45 6 A -
Brock Rd./RIRO Site Access - Unsignalized
WBR 1R 10 0.01 9 A 0 0.08 10 A 2 0.10 9 A 3
NBT 3T 0.22 0 A 0 0.47 0 A 0 0.35 0 A 0
NBR 1R 0.22 0 A 0 0.47 0 A 0 0.35 0 A 0
SBT 3T 0.48 0 A 0 0.33 0 A 0 0.38 0 A 0
Overall 0.47 0 A - 0.53 0 A - 0.44 0 A -
Pickering Ridge Lands Inc. RVA 237104
April 9, 2024 ANAL
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Movements

Lanes

Storage
Length

(m)

AM Peak Hour

Delay
©) (m)

LOS Queue

PM Peak Hour

Delay Queue
® % “m

SAT Midday

Delay
©)

LOS

Brock Rd./Hwy 401 E-N/S Off-Ramp - Signalized
WB 1 .Il‘_ft 0.78 40 D 82 0.79 44 D 69 0.62 35 D 53
WBR 1R 95 0.55 19 B 46 0.78 51 D 82 0.77 47 D 76
NBT 3T 0.31 10 B 31 0.64 11 B m59 0.45 13 B m74
SBT 3T 0.43 8 A 45 0.29 10 A 49 0.32 15 B 86
Overall 0.48 17 B - 0.56 18 B - 0.46 20 B -
Brock Rd./Hwy 401 W-N/S Off-Ramp/Hwy 401 N/S-E On-Ramp - Signalized
EBL 1L 0.88 51 D #143 | 1.11 104 F #227 0.94 59 E #172
EBT 1L/TIR 0.88 48 D #135 | 1.15 118 F #237 0.89 48 D #161
EBR 1R 245 0.85 44 D #122 | 0.90 47 D #142 0.68 20 B 75
NBT s 079 | 35 | D | #0 |118| 120 | F | #226 | 074 33 c 87
SBL 1L 0.94 48 D #149 | 0.85 49 D 84 1.20 143 F #205
SBT 2T 0.75 20 B 145 0.52 11 B 46 0.35 4 A 14
Overall 0.85 35 D - 0.96 86 F - 0.91 49 D -

Pickering Ridge Lands Inc.
April 9, 2024
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6.0

6.1

6.1.1

6.1.2

Future (2026) Traffic Conditions

The following sections present the analysis of the study area intersections under future 2026
background and total traffic conditions which includes full build-out of Phase 1 of the
proposed development. This includes the forecasting of future background 2026 traffic
volumes plus trip generation for Phase 1 of the proposed development.

Future Background (2026) Traffic Conditions

Future Background (2026) Traffic Growth

The future background traffic growth through the study area was established by applying a
0.5% per annum growth rate only to through movements along Brock Road and Kingston
Road but including turning movements at the MTO off-ramps. The resulting future 2026
background traffic growth traffic volumes for the weekday a.m., p.m., and Saturday Midday
are presented in Figure 6.1.

Future Background (2026) Developments

At the 2026 horizon year there are several background developments expected to be built
out. Site traffic generated from these developments was extracted from their respective
reports/documents and applied to the study area intersections where applicable. The
proposed developments considered for the 2026 horizon year are as follows:

1) 2165 Brock Road Residential Development;

2) 1640 Kingston Road Residential Development;

3) Durham Live Casino Development;

4) 1899 Brock Road Mixed-use Development (Phase 1);

5) 2055 Brock Road Residential Development

6) 2065 and 2071 Brock Road Mixed-use Development;

7) Universal City Development; and

8) 1856 Notion Road Residential Development.

The site generated traffic volumes extracted from their respective documents can be found
in Appendix 6. The total development site traffic volumes for the 2026 horizon year are
presented in Figure 6.2.

Pickering Ridge Lands Inc. RVA 237104
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6.1.3

6.1.4

Future Background (2026) Traffic Volumes

The future background 2026 traffic volumes were established by combining the background
traffic growth volumes presented in Figure 6.1 with the background development site trips
presented in Figure 6.2. The resulting future background 2026 traffic volumes for the
weekday a.m., p.m., and Saturday Midday peak hours are presented in Figure 6.3.

Future Background (2026) Intersection Operational Analysis

Using the future background 2026 traffic volumes presented in Figure 6.3, operational
analysis for the signalized and unsignalized study area intersections was completed for the
weekday a.m., p.m., and Saturday Midday peak hours.

The results of the operational analysis completed are presented in Table 6.1. All HCM output
reports are provided in Appendix 7.

Similar to existing traffic conditions, as presented in Table 6.1, the signalized intersection of
Brock Road with Kingston Road is forecast to continue operating with overall intersection v/c
ratios greater than or approaching 1.00 with several individual movements approaching or
exceeding this threshold.

The signalized intersection of Brock Road with the Highway 401 W-N/S Off-Ramp/N/S-E On-
Ramp is also forecast to continue operating with overall intersection v/c ratios greater than
1.00 along with several movements also operating over capacity particularly during the p.m.
peak hour.

The unsignalized intersections along Pickering Parkway are all forecast to operate well with
no critical intersection movements to note during any of the peak hours analyzed.

Pickering Ridge Lands Inc. RVA 237104
April 9, 2024 HANAL
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Table 6.1 2 Future Background (2026) Intersection Operational Analysis Results
Storage AM Peak Hour PM Peak Hour SAT Midday
Movements Lanes Length
() D?S';J‘y D?S';J‘y LOS D?S';J‘y LOS
Brock Rd./Kingston Rd. - Signalized
EBL 1L 115 0.86 111 F #56 1.16 156 F #134 2.01 512 F #128
EBT 2T 0.32 32 Cc 46 1.02 73 E #198 0.65 33 Cc 101
EBR 1R 105 0.42 15 B 41 0.58 19 B 62 0.70 25 C 94
WBL 1L 180 3.06 967 F #234 1.23 176 F #151 2.46 701 F m#159
WBT 2T 0.46 33 Cc 72 0.65 39 D 103 0.70 48 D 129
WBR 1R 115 0.30 5 A 16 0.43 11 B 35 0.45 27 C 71
NBL 1L 110 0.91 74 E #63 1.35 211 F #144 1.34 201 F #126
NBT 3T 0.47 34 C 65 1.04 76 E #188 0.70 34 C 103
NBR 1R 70 0.29 6 A 17 0.72 21 Cc 83 0.63 22 Cc 76
SBL 1L 145 0.66 27 C 56 1.20 154 F #114 1.19 145 F #101
SBT 3T 0.90 43 D 164 0.81 45 D 117 0.64 33 Cc 93
SBR 1R 135 0.30 5 A 16 0.39 6 A 19 0.35 9 A 27
Overall 1.16 110 F - 0.99 72 E - 0.93 91 F -
Notion Rd./Kingston Rd. - Signalized
EBL 1L 20 0.01 8 A 2 0.01 14 B 2 0.03 22 Cc ml.1
EBT 2T 0.32 8 A 51 0.95 38 D #232 0.70 34 Cc m163
EBR 1R 20 0.04 1 A 2 0.10 4 A 7 0.09 13 B m8.7
WBL 1L 55 0.31 4 A 15 0.81 47 D #59 0.74 32 C #67
WB i :Il:/i 0.40 5 A 52 0.51 12 B 82 0.49 10 A 95
NB 1L/T/IR 0.65 25 C 28 0.94 52 D #125 0.88 45 D 82
SB 1L/TIR 0.01 0 A 0 0.00 0 A 0 0.01 31 Cc 2
Overall 0.43 7 A - 0.94 32 C - 0.74 25 C -
Pickering Ridge Lands Inc. RVA 237104
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Storage AM Peak Hour PM Peak Hour SAT Midday
Movements Lanes Length
(m)
Brock Rd./Pickering Pkwy - Signalized
EBL 1L 40 0.38 46 23.2 0.50 48 32 0.57 56 E 32
EB i :Ir'/i O('erS 34 C 35.4 0.77 33 C 50 0.77 33 C 45
WBL 2L 60 0.96 75 E #86 0.81 49 D #68 0.96 59 E M#108
WBT 1T 0.15 22 C 23.2 0.31 21 C 49 0.31 19 B m50.4
WBR 1R 45 0.09 4 A 51 0.27 6 A 20 0.27 7 A m23.3
NBL 1L 135 0.69 42 D #53 0.83 46 D M91 0.78 34 C #63
NBT 3T 0.41 23 C 524 1.04 58 E #195 0.72 26 C 94
NBR 1R 60 0.29 6 A 12.3 0.66 11 B 31 0.49 5 A 5
SBL 1L 110 0.16 13 B 12.2 0.72 38 D #60 0.94 71 E #87
SBT 3T 0.95 42 D #181 0.75 36 D 93.6 0.66 34 C 88
SBR 1R 160 0.29 4 A 145 0.14 1 A 0 0.17 1 A 1
Overall 0.86 37 D - 0.92 41 F - 0.89 33 C -
Canadian Tire Access/Walmart West Access 1/Pickering Pkwy - Signalized
EBL 1L 40 0.20 3 A 16 0.48 4 A 28 0.80 21 C m#61
EBT 1T 0.15 4 A 20 0.40 4 A 50 0.34 8 A m42
EBR 1R 0.02 2 A m1.5 0.04 1 A m1.2 0.08 A m0.3
WBL 1L 35 0.00 7 A ml.1 0.02 10 B m2.4 0.05 20 B 8
WB s 018 | 7 A 21 |o25| o A | m3a | oss 22 c 70
NBL 1L 25 0.48 63 E 17 0.96 138 F #35 1.24 199 F #66
NB 1T/R 0.07 27 C 7 0.20 22 C 14 0.15 16 B 17
SBL 1L 25 0.21 44 D 13 0.37 44 D 24 0.22 26 C 24
SB 1T/R 0.62 16 B 22 0.61 13 B 24 0.63 10 B 42
Overall 0.31 10 B - 0.43 13 B - 0.65 26 C -
Pickering Ridge Lands Inc. RVA 237104
April 9, 2024 ANAL



1755 Pickering Parkway Mixed-Use Development Page 30
Traffic Impact Study
Storage AM Peak Hour PM Peak Hour SAT Midday
Movements Lanes Length
(m)
Street D/Walmart East Access 2/Pickering Pkwy - Signalized
EBL 1L/TIR 0.02 1 A 1 0.04 1 A 1 0.04 A 1
WBL 1L 40 0.01 8 A 0 0.02 9 A 1 0.02 A
WBT 1T/R 0.19 0 A 0 0.22 0 A 0 0.29 A 0
NBL 1L 0.08 12 B 2 0.42 22 C 16 0.72 40 E 42
NBT 1T/R 0.01 11 B 0 0.15 14 B 4 0.21 14 B 6
SBL 1L 0.02 11 B 1 0.17 18 C 5 0.16 17 C 5
SBT 1T/R 0.05 10 B 1 0.14 12 B 4 0.22 13 B 7
Overall 0.45 2 A - 0.75 5 A - 0.80 9 A -
Street E/Walmart East Access 3/Pickering Pkwy - Signalized
EB 1L/TIR 0.00 0 A 0 0.00 0 A 0 0.01 0 A 0
WwB 1L/TIR 0.01 1 A 0 0.05 2 A 1 0.04 A
NB 1L/TIR 0.04 12 B 1 0.55 29 D 25 0.69 35 E 39
SB 1L/TIR 0.01 13 B 0 0.06 19 C 1 0.10 20 C 3
Overall 0.40 1 A - 0.66 6 A - 0.60 9 A -
Notion Rd./Pickering Pkwy - Unsignalized
EB 1L/TIR 0.24 11 B 7 0.49 14 B 22 0.38 12 B 14
WwB 1L/TIR 0.03 11 B 1 0.02 11 B 0 0.00 0 A 0
NB 1L/TIR 0.00 0 A 0 0.00 0 A 0 0.00 0 A 0
SB 1L/TIR 0.00 A 0 0.00 0 A 0 0.00 0 A 0
Overall 0.34 6 A - 0.50 8 A - 0.46 6 A -
Brock Rd./Street A (RIRO) - Unsignalized
WBR 1R 10 0.01 A 0 0.09 10 B 0.11 10 A
NBT 3T 0.25 A 0 0.55 A 0.38 A
NBR 1R 0.25 0 A 0 0.55 0 A 0 0.38 0 A 0
Pickering Ridge Lands Inc. RVA 237104
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AM Peak Hour PM Peak Hour SAT Midday
Storage
Movements Lanes Length
(m)
Overall 0.54 0 A - 0.60 0 A - 0.47 0 A -
Brock Rd./Hwy 401 E-N/S Off-Ramp - Signalized
WwB i _II‘_;E‘ 0.77 39 D 83 0.84 47 D 80 0.63 35 D 57
WBR 1R 95 0.64 29 C 65 0.84 57 E #105 0.78 47 D 82
NBT 3T 0.36 13 B m36 0.75 13 B m61 0.52 14 B m79
SBT 3T 0.49 11 B m58 0.33 13 B 61 0.35 17 B m92
Overall 0.51 19 B - 0.64 21 C - 0.51 21 C -
Brock Rd./Hwy 401 W-N/S Off-Ramp/Hwy 401 N/S-E On-Ramp - Signalized
EBL 1L 0.98 71 E #170 1.27 167 F #271 1.02 76 E #201
EBT 1L/TIR 0.99 70 E #165 1.36 202 F #296 0.96 60 E #189
EBR 1R 245 0.97 66 E #153 1.03 76 E #174 0.74 26 C 95
NBT i I_/i 0.88 41 D #89 1.35 189 F #248 0.79 35 C 95
SBL 1L 1.01 67 E #179 0.91 57 E m#105 1.30 183 F #219
SBT 2T 0.79 18 B 140 0.57 9 A 43 0.38 4 14
Overall 0.93 45 D - 1.08 135 F 0.93 0.98 59 E -
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6.2 Phase 1 Development Site Traffic

6.2.1 Phase 1 Description and Access

As mentioned under Section 1.2, Phase 1 of the proposed development will consist of 630
residential units and 17,965 ft2 of commercial GFA. Located at the west most end of the
site, the construction of Phase 1 will require approximately 53,518 ft? of existing retail space
within Building -Ai (see proposed site plan and phasing plan provided in Appendix 1) to be
demolished with existing tenants to be relocated to within Building -Bé.

Vehicle access to Phase 1 will be provided via the existing right-in-right-out access along
Brock Road and the existing The Shops at Pickering Ridge Accesses off of Pickering
Parkway. As part of Phase 1, the beginning of a new southeast free flow roadway will be
constructed ending at the existing The Shops at Pickering Ridge internal parking lot. As part
of this roadway a north-south connection at the proposed internal access roadway to Phase
1 and the existing Brock Road access will be introduced. The proposed roadways and new
intersections established as part of Phase 1 are shown in the Proposed Site Plan and
Phasing Implementation Plans provided in Appendix 1. For the purpose of this study the
proposed new southeast roadway is referred to as -Street Bi and the north-south
connection is referred to as 'Street Ci. The existing right-in-right-out access roadway off of
Brock Road will be referred to as 'Street Ai. The proposed internal roadways introduced as
part of Phase 1 including the proposed lane configurations and traffic control are presented
in Figure 6.4.

Pickering Ridge Lands Inc. RVA 237104
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6.2.2 Phase 1 Site Trip Generation

Trip generation for Phase 1 of the proposed development was completed using methodology
found in both the ITE Trip Generation Manual (11" edition) and Trip Generation Handbook 3"
Edition. The Trip Generation Manual was utilized to first determine the number of baseline
vehicle trips forecast for each land use proposed under Phase 1 of the development.
Specifically, land use code (LUC) 222 Multi-Family Housing was used to establish baseline
vehicle trips for the residential portion of the development while LUC 820 Shopping Centre
(>150K) was used for the commercial portion. The baseline vehicle trip generation for each
land use is illustrated in detain trip generation table found in Appendix 8.

Once the baseline vehicle trips were established, methodology found in Chapter 6 (Trip
Generation for Mixed-Use Development) and 7 (Trip Generation for Urban
Infill/lRedevelopment) of the Trip Generation Handbook was used to determine the proportion
of site trips which are made internally within the site and those which would be external. The
external trips were further broken down by mode choice including vehicle, walking, cycling
and transit. For determining the breakdown of internal trips and external trips made by various
travel modes, the Internal Trip Capture Estimation Tool, which is detailed in National
Cooperative Highway Research Program (NCHRP) Report 684 and described in Chapter 6
and 7 of the ITE Trip Generation Handbook, was used. When utilizing this tool, vehicle
occupancy values from Appendix B.1 and B.2 of the of the Trip Generation Handbook were
utilized to convert the entering and exiting baseline vehicle trips into -person tripsé in order to
further breakdown the entering and exiting trips by various modes. Modal split values utilized
within the tool for entering and exiting trips were established through the approved TOR and
were previously presented within Section 4.4.2 of this report. The resulting internal captured
trips and remaining external trips for each proposed land use to be made by vehicles, transit
and non-motorized modes of transportation established from utilizing the estimation tool can
be found in Appendix 9.

The resulting external vehicle trips for the residential land use established through the
estimation tool would be new -primary trips to be added to the study area intersections. The
external commercial trips were further broken down into not only primary trips, but also pass-
by and diverted trips. The portion of external commercial trips which would be pass-by and
diverted in nature were established utilizing average rates taken from the ITE 2021 Pass-By
Tables spreadsheet. It should be noted that no pass-by or diverted percentages were
available for the weekday a.m. or Saturday Midday peak hours. Given the nature of the
commercial land uses it is accepted that no pass-by or diverted trip making would take place
therefore no reduction breakdown was applied to trips generated for this peak hour. However,

Pickering Ridge Lands Inc. RVA 237104
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it is expected that these trip types would occur therefore the average rate used established
for the p.m. peak hour was used for the Saturday Midday peak hour as well. The detailed
calculations of primary, pass-by and diverted trips for the commercial portion of the
development can be seen in Appendix 8.

A summary of the resulting primary residential trips for Phase 1 of the development during
the weekday a.m., p.m., and Saturday Midday Peak hours plus the primary, pass-by and
diverted site trips for the commercial portion of Phase 1 during the same peak hours are
presented in Table 6.2.

As presented in the table, during the weekday a.m. peak hour, the proposed development is
forecast to generate a total of 259 total two-way trips (123 inbound, 136 outbound). During
the p.m. peak hour, the proposed development is forecast to generate 186 primary trips (96
inbound, 90 outbound), 33 pass-by trips (16 inbound, 17 outbound) and 32 diverted trips (15
inbound, 17 outbound). During the Saturday Midday peak hour, the site is forecast to
generate 224 primary trips (109 inbound, 115 outbound), 36 pass-by trips (19 inbound, 17
outbound) and 35 diverted trips (18 inbound, 17 outbound).

Pickering Ridge Lands Inc. RVA 237104
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Table 6.2 2 Phase 1 Site Generated Traffic Volumes

Pass-By Trips

Diverted Trips

Primary Trips

No. of Units / Total Two-
ITE Land Use (Code - Peak Hour
(Code) 1000fti GFA . Way Trips
IN OUT Total IN OUT Total IN OUT | Total
Muttifamily Housing (High-Rise) AM - - - - - - 41 95 136 136
ultifamily Housing (High-Rise
630 PM - - - - - - 74 64 138 138
(LUC 222)
SAT - - - - - - 82 88 170 170
Shopoing Cent AM - - - - - - 82 41 123 123
opping Center
18 PM 16 17 33 15 17 32 22 26 48 113
(LUC 820)
SAT 19 17 36 18 17 35 27 27 54 125
AM - - - - - - 123 | 136 259 259
Phase 1 Totals PM 16 17 33 15 17 32 96 90 186 251
SAT 19 17 36 18 17 35 | 109 | 115 224 295
Pickering Ridge Lands Inc. RVA 237104
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6.2.3 Trip Distribution and Assignment

The site generated traffic for Phase 1 of the development was assigned to the road network
based on 2016 Transportation Tomorrow Survey (TTS) data which was utilized for the 1899
Brock Road Development TIS and further utilized in the previously completed 1755 Pickering
Parkway TIS completed by RVA. Trip distributions for the residential, commercial inbound and
commercial outbound are shown in Table 6.3, Table 6.4, and Table 6.5 respectively.

Table 6.3 2 Residential Trip Distribution Percentages

Origin Peak Hour
Direction Corridor PM
North Brock Road 17% 17% 17%
East Highway 401 West 4% 5% 5%
Kingston Road 5% 6% 6%
South Brock Road 10% 10% 10%
Highway 401 East 45% 43% 43%
West Pickering Parkway 16% 16% 16%
Kingston Road 3% 3% 3%
Total 100% 100% 100%

Table 6.4 2 Commercial Inbound Trip Distribution Percentages

Origin Peak Hour
Direction Corridor PM

North Brock Road 19% 21% 19%
Highway 401 West 14% 20% 14%

East Pickering Parkway 7% 7% 7%
Kingston Road 12% 17% 12%

South Brock Road 12% 9% 12%
Highway 401 West 12% 6% 12%

West Pickering Parkway 16% 7% 8%
Kingston Road 8% 13% 16%
Total 100% 100% 100%
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Table 6.5 2 Commercial Outbound Trip Distribution Percentages

Origin Peak Hour
Direction Corridor PM

North Brock Road 20% 24% 20%
Highway 401 West 12% 16% 12%

East Pickering Parkway 9% 7% 9%
Kingston Road 15% 18% 15%

South Brock Road 9% 9% 9%
Highway 401 West 12% 8% 12%

West Pickering Parkway 8% 6% 8%
Kingston Road 15% 12% 15%
Total 100% 100% 100%

Utilizing the trip distribution percentages presented in the previous tables, the pass-by-,

diverted and primary site generated traffic from Phase 1 of the development was assigned to

the study area intersections. The resulting primary, pass-by and diverted site traffic volumes

for Phase 1 of the development during the weekday a.m., p.m. and Saturday midday peak

hours are presented in Figure 6.5, Figure 6.6, Figure 6.7, and Figure 6.8 respectively.
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6.3 Future Total (2026) Traffic Conditions

6.4  Future Total (2026) Traffic Volumes

The future total 2026 traffic volumes for Phase 1 of the proposed development were
established by combining the background 2026 traffic volumes presented in Figure 6.3, with
the Phase 1 site generated traffic presented in Figures 6.5 to 6.8. The resulting future total
2026 traffic volumes for the weekday a.m., p.m. and Saturday midday peak hours are
presented in Figure 6.9.

6.5  Future Total (2026) Intersection Operational Analysis

Using the future total 2026 traffic volumes, operational analysis for the signalized and
unsignalized study area intersections was completed for the weekday a.m., p.m., and
Saturday midday peak hours. The results of the analysis are presented in Table 6.6. Al HCM
output reports are provided in Appendix 10.

As presented in Table 6.6, the addition of site generated traffic from Phase 1 of the proposed
development has had only a minor impact to overall intersection operations within the study
area. Overall intersection and individual movement v/c ratios increase slightly at the Brock
Road with Kingston Road and Highway 401 W-N/S Off-Ramp/N/S-E On-Ramp intersections,
which is a continuation of what was determined under existing traffic conditions.

Overall intersection v/c ratios at Brock Road with Pickering Parkway have also gone up
slightly during all three peak hours with the addition of Phase 1 site trips. However, reserve
capacity is available at the intersection.

The right-in-right-out access at Brock Road and Street -Ai (existing The Shops at Pickering
Ridge) access is forecast to operate well with the addition of Phase 1 site generated traffic.
No queuing issues are forecast for northbound traffic therefore no impacts are anticipated at
the Highway 401 E-N/S Off-Ramp operations.

All other unsignalized intersection including the development accesses along Pickering
Parkway are forecast to continue operating well under future total 2026 traffic conditions.

In addition, no queuing issues are forecasted for the new internal site intersections
implemented as part of Phase 1 (Street -Al with Street -Bi or Street -C).

Pickering Ridge Lands Inc. RVA 237104
April 9, 2024 HANAL



1755 Pickering Parkway Mixed-Use Development
Traffic Impact Study

Page 44
~ © = Q -
S © g<
@ &
[1605] Hwy 401 S-vw Un-Kamp
251
[r09] [575] (602)
Hwy 401 W- G o
N/S Off-Ramp | L Hwy 401 N/S-E On-Ramp Legend iy
[10039] (13214) 523 4 62T3 32r0’ XX - AM Peak Hour Volume
[zEeg)] (5(225) T o= |ases) (380) Not to Scale (XX) - PM Peak Hour Volume
[859] [257] [XX] - Saturday Midday Volume
Figure 6.9 2 Future Total (2026) Traffic Volumes
Pickering Ridge Lands Inc. RVA 237104
April 9, 2024

ANAL



1755 Pickering Parkway Mixed-Use Development Page 45
Traffic Impact Study
Table 6.6 2 Future Total (2026) Intersection Operational Analysis Results
Storage AM Peak Hour PM Peak Hour SAT Midday
Movements Lanes Length —_—
() D?S';J‘y LOS
Brock Rd./Kingston Rd. - Signalized
EBL 1L 115 0.86 111 F #56 1.81 422 F #154 1.99 504 F #128
EBT 2T 0.34 32 Cc 50 0.97 60 E #194 0.67 34 Cc 105
EBR 1R 105 0.49 19 B 54 0.66 21 Cc 82 0.83 35 Cc #140
WBL 1L 180 3.10 984 F #237 2.05 522 F #177 2.60 762 F m#167
WBT 2T 0.51 34 C 79 0.69 38 D 114 0.72 50 D m132
WBR 1R 115 0.30 5 A 16 0.43 9 A 31 0.45 29 C m70
NBL 1L 110 2.04 507 F #180 1.85 421 F #245 1.88 435 F #181
NBT 3T 0.58 37 D 79 1.07 84 F #203 0.78 37 D 118
NBR 1R 70 0.32 6 A 17 0.79 33 Cc #117 0.65 23 Cc 81
SBL 1L 145 0.99 69 E #113 1.27 176 F #140 1.23 164 F #105
SBT 3T 1.00 59 E #208 0.92 52 D #151 0.72 35 C 106
SBR 1R 135 0.30 5 A 16 0.40 9 A 27 0.35 10 A 28
Overall 1.32 138 F - 1.18 113 F - 1.07 109 F -
Notion Rd./Kingston Rd. - Signalized
EBL 1L 20 0.01 11 B 2 0.02 14 B 2 0.03 22 Cc ml1.2
EBT 2T 0.39 11 B 74 1.05 63 E #256 0.73 35 C m168
EBR 1R 20 0.13 6 A 14 0.13 7 A 13 0.18 17 B m25
WBL 1L 55 0.45 A 24 1.00 86 F #76 1.05 94 F #117
WB i :Ir_/ﬁ 0.43 6 A 69 0.57 14 B 92 0.54 12 B 100
NB 1L/T/IR 0.76 31 C 40 1.07 84 F #178 0.92 52 D #124
SB 1L/TIR 0.01 0 A 0 0.00 0 A 0 0.01 30 Cc 2
Overall 0.47 10 B - 1.05 51 D - 0.81 33 C -
Pickering Ridge Lands Inc. RVA 237104
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Storage AM Peak Hour PM Peak Hour SAT Midday
Movements Lanes Length
(m) Delay LOS Queue vic Delay LOS Queue Delay LOS
©) (m) ©) (m) ©)
Brock Rd./Pickering Pkwy - Signalized
EBL 1L 40 0.38 46 D 24 0.53 49 D 34 0.59 56 E 34
EB 1 -.::/i 0.87 35 D 37 0.78 34 C 52 0.80 36 D 49
WBL 2L 60 1.46 250 F #147 0.88 53 D #82.7 1.13 109 F m#135
WBT 1T 0.17 25 C 29 0.32 18 B 52 0.32 18 B m47
WBR 1R 45 0.09 7 A m5.6 0.28 6 A 25 0.28 6 A m16
NBL 1L 135 0.70 41 D m#52 | 0.85 45 D m#74 0.77 31 C #62
NBT 3T 0.54 27 C 66 1.27 153 F #246 0.21 28 C 115
NBR 1R 60 0.35 6 A 13 0.74 14 B m39 0.55 6 A 6
SBL 1L 110 0.50 19 B 27 0.95 72 E #97 1.44 247 F #140
SBT 3T 0.99 48 D #190 0.80 38 D 99 0.63 33 C 80
SBR 1R 160 0.29 4 A 15 0.14 1 A 0 0.17 1 A 1
Overall 0.94 67 E - 1.03 79 E - 1.01 53 D -
Canadian Tire Access/Walmart West Access 1/Pickering Pkwy - Signalized
EBL 1L 40 0.25 4 A 19 0.62 6 A m25 1.06 65 E m#61
EBT 1T 0.23 5 A 30 0.43 3 A m45 0.43 8 A m32
EBR 1R 0.03 2 A m2.8 0.04 1 A mO0.5 0.07 A mO0.2
WBL 1L 35 0.00 9 A m1.3 0.03 12 B m3.8 0.09 20 C 11
WwB 1 -.::/i 0.19 8 A 25 0.31 11 B m43 0.52 24 C 72
NBL 1L 25 0.40 54 D 14 0.66 79 E 22 1.47 301 F #66
NB 1T/R 0.08 21 C 7 0.28 19 B 16 0.17 13 B 19
SBL 1L 25 0.31 44 D 19 0.58 53 D 34 0.29 27 C 35
SB 1T/R 0.75 14 B 29 0.63 13 B 25 0.79 20 C 99
Overall 0.42 11 B - 0.48 12 B - 0.80 39 D -
Pickering Ridge Lands Inc. RVA 237104
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Storage AM Peak Hour PM Peak Hour SAT Midday
Movements Lanes Length
(m) vic Delay LOS Queue vic Delay LOS Queue vic Delay LOS Queue
©) (m) ©) ©) (m)
Street C/Walmart East Access 2/Pickering Pkwy - Unsignalized
EBL 1L/TIR 0.02 1 A 1 0.03 1 A 1 0.02 A
WBL 1L 40 0.04 8 1 0.10 10 A 3 0.10 9 A
WBT 1T/R 0.20 0 A 0 0.31 0 A 0 0.36 A 0
NBL 1L 0.12 14 B 3 0.61 39 F 29 0.92 79 E 66
NBT 1T/R 0.15 11 B 4 0.39 20 C 15 0.45 19 B 18
SBL 1L 0.07 15 B 2 0.71 85 F 32 0.62 59 E 27
SBT 1T/R 0.04 11 B 1 0.15 14 B 4 0.21 15 B 6
Overall 0.55 3 A - 0.90 10 C - 0.79 16 B -
Street D/Walmart East Access 2/Pickering Pkwy - Unsignalized
EB 1L/TIR 0.00 0 A 0 0.00 0 A 0 0.01 0 A 0
WwB 1L/TIR 0.02 1 A 1 0.09 2 A 2 0.07 2 A 2
NB 1L/TIR 0.08 14 B 2 121 197 F 85 1.33 230 F 115
SB 1L/TIR 0.03 18 C 1 0.22 72 F 6 0.34 65 E 10
Overall 0.52 1 A - 0.88 25 E - 0.85 39 D -
Notion Rd./Pickering Pkwy - Unsignalized
EB 1L/TIR 0.60 19 C 32 1.32 183 F 213 1.35 200 F 211
WwB 1L/TIR 0.04 13 B 1 0.04 18 C 1 0.00 0 A 0
NB 1L/TIR 0.04 4 A 1 0.11 5 A 3 0.17 7.3 A 5
SB 1L/TIR 0.01 A 0 0.00 A 0 0.00 0 A 0
Overall 0.59 10 A - 0.78 95 F - 0.81 95 F -
Brock Rd./Street A (RIRO) - Unsignalized
WBR 1R 10 0.07 9 A 2 0.19 12 B 6 0.19 10 A 5
NBT 3T 0.29 0 A 0 0.61 0 A 0.40 0 A
NBR 1R 0.29 A 0 0.61 A 0.40 A
Pickering Ridge Lands Inc. RVA 237104
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Storage AM Peak Hour PM Peak Hour SAT Midday
Movements Lanes Length
(m) Delay LOS Queue Delay LOS Queue vic Delay LOS Queue
©) ©) (m) ©) (m)
Overall 0.60 0 A - 0.69 0 A - 0.52 0 A -
Brock Rd./Hwy 401 E-N/S Off-Ramp - Signalized
WwB 1 .II‘_;E‘ 0.78 39 D 86 0.87 49 D #95 0.64 34 C 61
WBR 1R 95 0.79 40 D 89 0.93 69 E #130 0.81 49 D 92
NBT 3T 0.43 12 B m35 0.85 17 B m65 0.56 17 B m83
SBT 3T 0.50 12 B m52 0.32 14 B m59 0.33 16 B m73
Overall 0.51 20 B - 0.74 27 C - 0.54 22 C -
Brock Rd./Hwy 401 W-N/S Off-Ramp/Hwy 401 N/S-E On-Ramp - Signalized
EBL 1L 0.99 70 E #190 1.56 288 F #349 1.19 134 F #249
EBT 1L/TIR 1.01 71 E #188 1.65 325 F #374 1.17 122 F #250
EBR 1R 245 0.97 63 E #167 1.10 97 F #194 0.74 21 C 89
NBT i I_/i 1.05 75 E #112 1.48 248 F #255 0.76 33 C 90
SBL 1L 1.20 131 F #215 1.15 124 F m#174 1.39 221 F #239
SBT 2T 0.84 22 C 163 0.52 8 A m38 0.31 4 12
Overall 1.11 63 E - 1.19 203 F - 1.07 87 F -
Street B/Tower 1 & Tower 2 Access - Unsignalized
EB 1L/TIR 0.04 0 A 0 0.00 0 A 0 0.00 A 0
WBL 1L 0.05 7 A 1 0.05 75 A 1 0.06 A 2
WBR 1R 0.00 0 A a 0.00 0 A 0 0.20 10 B 6
NB 1T/R 0.16 5 A 5 0.16 10 B 5 0.20 10 B 6
Overall 0.18 7 A - 0.25 7 A - 0.27 7 A -
Street A/Street B - Unsignalized
EB 1T/R 0.04 0 A 0 0.18 0 0 0.23 0 0
WBT 1T 0.03 0 A 0 0.03 0 A 0 0.04 0 A 0
Pickering Ridge Lands Inc. RVA 237104
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Storage AM Peak Hour PM Peak Hour SAT Midday
Movements Lanes Length
(m) vic Delay LOS Queue Delay LOS Queue Delay LOS Queue
©) (m) ©) (m) ©) (m)
Overall 0.07 0 A 0 0.34 0 A - 0.39 0 A -
Pickering Ridge Lands Inc. RVA 237104
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7.0

7.1

7.1.1

7111

7.112

Future (2031) Traffic Conditions

The following sections present the analysis of the study area intersections under future 2031
background and total traffic conditions which includes full build-out of Phases 1 through 4 of
the proposed development. The sections include the forecasting of future background 2031
traffic volumes, trip generation for Phases 2 to 4 of the proposed development and the
establishing of future total 2031 traffic volumes.

Future Background (2031) Traffic Conditions

Study Area Transportation Network Improvements
NOTION ROAD FLY-OVER

In October 2019, the City of Pickering and Pickering Development Inc. completed a Schedule
-Ci Municipal Environmental Assessment (EA) for a new roadway crossing over Highway 401
connecting Notion Road with Squires Beach Road.

This crossing was then incorporated into the Region of Durham Transportation Master Plan
(TMP) with a timeline for implementation anytime from 2031 onward. For the purpose of this
study, the Notion Road extension was considered as part of the 2031 horizon year roadway
network. This connection would result in a redistribution of traffic in the area, as north-south
trips that were previously restricted to Brock Road only would now have an alternative route.

In determining the redistribution of traffic for this study, the assumptions outlined in Figure 8
of the Transportation Considerations Memo found in Appendix B of the EA Report were
utilized. A snippet of the figure can be found in Appendix 11.

TRANSIT IMPROVEMENTS

By the year 2031, Durham Region Transit has identified Brock Road as a future high-
frequency bus route with headways expected to be between 5-10 minutes and Kingston Road
as a future rapid transit route with an estimated headway of 5 minutes. These enhanced
transit services will greatly reduce the discrepancy in travel time between automobile and
transit and significantly decrease the amount of single-occupancy vehicle trips within the
study area.

Metrolinx has also planned to implement the Scarborough Bus Rapid Transit line along
Kingston Road by 2024 which will offer seamless connections with existing and future planned
local transit networks.

Pickering Ridge Lands Inc. RVA 237104
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7.1.2

7.1.3

7.1.4

Redistribution of Existing (2023) Traffic Volumes

Based on the implementation of the Notion Road extension, the existing 2023 traffic volumes
were redistributed throughout the study area intersections utilizing the assumptions found in
Figure 8 of the Transportation Considerations Memo found in Appendix B of the EA Report
and also found in Appendix 11 of this document. The resulting redistributed existing 2023
traffic volumes are presented in Figure 7.1.

Future Background (2031) Traffic Growth

Utilizing the redistributed existing 2023 traffic volumes, 0.5% per annum future background
traffic growth was again applied to all through movements along Brock Road and Kingston
Road, as well as all turning movements from the MTO off-ramps. The resulting future 2031
background traffic growth volumes for the weekday a.m., p.m., and Saturday Midday are
presented in Figure 7.2.

Future Background (2031) Developments

At the 2031 horizon year there are several background developments expected to be built
out. Site traffic generated from these developments was extracted from their respective
reports/documents and applied to the study area intersections where applicable. The
proposed developments considered for the 2031 horizon year are as follows:

1) Universal City Development;

2) Film Studio Development;

3) 1695 Bayly Street Commercial Development;

4) 1899 Brock Road Mixed-use Development (Phase 2);

5) 1970 Brock Road Mixed-use Development;

The site generated traffic volumes extracted from their respective documents can be found
in Appendix 6. The total development site traffic volumes for the 2031 horizon year are
presented in Figure 7.3.

It should be noted that for the 2031 horizon year that the site traffic volumes from Phase 1 of
the proposed development were considered a background development.
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Figure 7.1 2 Existing (2023) Redistributed Traffic Volumes
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7.1.5

7.1.6

7.1.7

Removal of Existing Commercial Traffic Volumes

The implementation of Phases 2 to 4 of the proposed development will result in the removal
of approximately 39,567 fti of existing commercial GFA. This equates to approximately 13%
of the overall existing commercial GFA present on the site. With the removal of this
commercial GFA, approximately 13% of the traffic volumes present at the existing site
accesses were removed including being traced back and removed through the greater
study area intersections. These existing commercial trips were traced back through the
intersections based on the existing travel proportions present at the intersection.

Future Background (2031) Traffic Volumes

The future background 2031 traffic volumes were established by first removing 13% of the
existing commercial traffic from the background traffic growth volumes presented in Figure
7.2. The resulting traffic volumes were then combined with the background development site
trips presented in both Figure 6.2 and Figure 7.3 plus the total site generated traffic volumes
from Phase 1 of the proposed development found in Figures 6.5 through 6.8. The resulting
future background 2031 traffic volumes for the weekday a.m., p.m., and Saturday Midday
peak hours are presented in Figure 7.4.

Future Background (2031) Intersection Operational Analysis

Using the future background 2031 traffic volumes presented in Figure 7.4, operational
analysis for the signalized and unsignalized study area intersections was completed for the
weekday a.m., p.m., and Saturday Midday peak hours. The results of the operational analysis
completed are presented in Table 7.1. All HCM output reports are provided in Appendix 12.

As presented in Table 7.1, with the addition background traffic growth and development site
trips to the study area intersections, overall v/c ratios, movement v/c ratios, levels of service
and delay are forecast to increase at all intersections including Brock Road with Kingston
Road, Pickering Parkway and the Highway 401 W-N/S Off-Ramp/N/S-E On-Ramp which were
already operating over capacity with several critical movements at each intersection.

At the existing The Shops at Pickering Ridge Accesses with Pickering Parkway the
northbound movements existing the site are forecast to have increased delays and v/cis.

Pickering Ridge Lands Inc. RVA 237104
April 9, 2024 HANAL
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Table 7.1 2 Future Background (2031) Intersection Operational Analysis Results
Storage AM Peak Hour PM Peak Hour SAT Midday
Movements Lanes Length
(m) Delay LOS Queue vic Delay LOS Delay LOS
©) (m) ©) ©)
Brock Rd./Kingston Rd. - Signalized
EBL 1L 115 0.86 111 F #56 1.67 361 F #151 1.15 157 F #115
EBT 2T 0.34 32 C 50 1.04 80 E #205 0.75 43 D 121
EBR 1R 105 0.49 19 B 54 0.67 20 B 77 0.82 31 C #128
WBL 1L 180 3.10 982 F #242 1.59 315 F m#163 141 246 F m#158
WBT 2T 0.51 36 D 88 0.70 44 D m129 0.79 51 D 136
WBR 1R 115 0.30 14 B 34 0.43 19 B m58 0.43 17 B m50
NBL 1L 110 2.03 509 F #184 1.74 363 F m#143 141 221 F m#122
NBT 3T 0.58 15 B 26 1.10 70 E m144 0.89 43 D m126
NBR 1R 70 0.32 2 A 0 0.80 12 B m69 0.65 21 Cc m75
SBL 1L 145 0.99 69 E #113 1.17 138 F #135 0.91 65 E #94
SBT 3T 1.00 59 E #208 0.95 56 E #154 0.82 45 D 123
SBR 1R 135 0.30 5 A 16 0.40 8 A 23 0.36 6 A 19
Overall 1.32 135 F - 1.08 97 F - 0.95 63 E -
Notion Rd./Kingston Rd. - Signalized
EBL 1L 20 0.01 13 B mO0.8 0.01 19 B mO0.3 0.03 33 Cc ml1.5
EBT 2T 0.37 13 B m73 1.01 36 D m1l144 0.68 42 D m211
EBR 1R 20 0.12 8 A m13 0.12 10 A m5.5 0.17 23 C m31
WBL 1L 55 0.45 A 26 0.98 88 F #85 0.73 30 C 71
WB i I’/ﬁ 0.42 6 A 77 0.55 15 B 104 0.48 8 A 98
NB 1L/T/IR 0.80 42 D 52 1.06 85 F #202 0.90 40 D 78
SB 1L/TIR 0.01 0 A 0 0.00 0 A 0 0.01 36 D 3
Overall 0.46 12 A - 1.02 39 F - 0.73 28 C -
Pickering Ridge Lands Inc. RVA 237104
April 9, 2024 ANAL
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Storage AM Peak Hour PM Peak Hour SAT Midday
Movements Lanes Length
(m)
Brock Rd./Pickering Pkwy - Signalized
EBL 1L 40 0.40 55 D 27 0.56 59 E 39 0.57 61 E 37
EB i I_/i 0.91 43 D 44 0.78 37 D 56 0.77 39 D 53
WBL 2L 60 1.33 202 F #163 121 161 F #115 1.19 134 F m#158
WBT 1T 0.17 28 C 32 0.38 39 D 67 0.33 22 C m58
WBR 1R 45 0.09 8 A 8 0.33 17 B 36 0.28 5 A m23
NBL 1L 135 0.56 36 D 51 0.69 31 C m74 0.64 29 C 73
NBT 3T 0.53 30 C 79 1.18 122 F #275 1.05 82 F #169
NBR 1R 60 0.35 8 A 17 0.72 26 C m90 0.68 23 C 60
SBL 1L 110 0.45 27 C m30 0.64 18 B m45 0.70 25 C m#79
SBT 3T 1.03 72 E m#186 | 0.68 35 C m107 0.59 26 C m91l
SBR 1R 160 0.30 21 C m20 0.13 8 A m4.0 0.17 5 A m7
Overall 1.06 71 F - 1.09 76 F - 1.01 58 F -
Canadian Tire Access/Walmart West Access 1/Pickering Pkwy - Signalized
EBL 1L 40 0.24 2 A 13 0.60 6 A 22 0.89 41 D #141
EBT 1T 0.22 3 A 22 0.40 4 A 29 0.41 13 B 63
EBR 1R 0.03 1 A m2.0 0.04 1 A mO0.5 0.08 3 A m2.0
WBL 1L 35 0.00 6 A m1.1 0.02 11 B m3.7 0.13 37 D m15
WwB i ?I-_/ﬁ 0.17 5 A 20 0.27 10 B m50 0.72 44 D #112
NBL 1L 25 0.48 74 E 16 0.80 118 F #28 1.29 222 F #71
NB 1T/R 0.10 26 C 8 0.30 22 C 18 0.15 12 B 19
SBL 1L 25 0.38 57 E 23 0.62 66 E 40 0.26 26 C 35
SB 1T/R 0.78 17 B 32 0.65 14 B 28 0.64 6 A 33
Overall 0.43 11 A - 0.47 14 A - 0.77 34 C -
Pickering Ridge Lands Inc. RVA 237104
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Storage AM Peak Hour PM Peak Hour SAT Midday
Movements Lanes Length
(m)
Street D/Walmart East Access 2/Pickering Pkwy - Unsignalized
EBL 1L/TIR 0.02 1 A 1 0.03 1 A 1 0.02 A
WBL 1L 40 0.04 8 A 1 0.09 10 A 2 0.09 A
WBT 1T/R 0.20 0 A 0 0.30 0 A 0 0.34 A
NBL 1L 0.11 14 B 3 0.52 33 D 22 0.76 49 E 45
NBT 1T/R 0.14 11 B 4 0.34 19 C 12 0.38 16 C 14
SBL 1L 0.07 15 B 2 0.58 57 F 24 0.50 40 E 20
SBT 1T/R 0.04 11 B 1 0.14 13 B 4 0.20 14 B 6
Overall 0.54 3 A - 0.88 8 A - 0.76 11 B -
Street E/Walmart East Access 3/Pickering Pkwy - Unsignalized
EB 1L/TIR 0.00 0 A 0 0.00 0 A 0 0.01 0 A
WwB 1L/TIR 0.02 1 A 1 0.08 2 A 2 0.06 2 A 2
NB 1L/TIR 0.06 14 B 2 0.96 115 F 60 1.07 131 F 79
SB 1L/TIR 0.03 18 C 1 0.19 60 F 5 0.29 53 F 9
Overall 0.49 1 A - 0.84 14 B - 0.78 21 C -
Notion Rd./Pickering Pkwy - Unsignalize
EB 1L/TIR 0.59 19 C 31 1.22 145 F 181 1.23 150 F 173
WwB 1L/TIR 0.04 13 B 1 0.04 17 C 1
NB 1L/TIR 0.04 A 1 0.11 A 3
SB 1L/TIR 0.01 0 A 0 0.00 A 0
Overall 0.58 10 A - 0.75 76 F - 0.78 71 F -
Brock Rd./Street A (RIRO) - Unsignalized
WBR 1R 10 0.06 9 A 2 0.17 12 B 5 0.17 10 A 5
NBT 3T 0.28 0 A 0 0.61 0 A 0.40 0 A
NBR 1R 0.28 A 0 0.61 A 0.40 A
Pickering Ridge Lands Inc. RVA 237104
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Storage AM Peak Hour PM Peak Hour SAT Midday
Movements Lanes Length
(m)
Overall 0.59 0 A - 0.68 0 A - 0.51 0 A -
Brock Rd./Hwy 401 E-N/S Off-Ramp - Signalized
WB i _II‘_;E‘ 0.76 43 D 95 0.82 51 D 99 0.64 41 D 69
WBR 1R 95 0.78 46 D 100 0.87 64 E #132 0.80 55 D 102
NBT 3T 0.41 16 B m47 0.83 17 B m69 0.53 14 B m61
SBT 3T 0.49 11 B m48 0.31 8 A m25 0.30 15 B m43
Overall 0.49 22 A - 0.72 32 C - 0.51 22 A -
Brock Rd./Hwy 401 W-N/S Off-Ramp/Hwy 401 N/S-E On-Ramp - Signalized
EBL 1L 1.06 96 F #230 1.39 219 F #388 1.03 81 F #262
EBT 1L/T/IR 1.09 101 F #229 1.47 252 F #416 1.03 79 E #267
EBR 1R 245 1.05 91 F #205 1.02 74 E #214 0.69 21 C 98
NBT i -_::/i 0.99 65 E #126 1.30 172 F #279 1.06 88 F #138
SBL 1L 111 104 F #248 1.47 256 F #232 1.09 104 #239
SBT 2T 0.77 26 C 184 0.54 22 103 0.32 18 52
Overall 1.03 68 F - 1.33 165 F - 1.05 70 F -
Street A/Street C - Unsignalized
NBL | 1L | 005 | o9 A 1 foos| o A 1 0.06 A 2
Overall 0.20 8 A - 0.20 8 A - 0.20 A -
Street B/Tower 1 & Tower 2 Access - Unsignalized
EB 1L/T/IR 0.03 0 A 0 0.09 0 A 0 0.04 A 0
WBL 1L 0.06 0 A 2 0.05 8 A 1 0.06 A 2
WBR 1R 0.00 0 A 0 0.00 0 A 0 0.00 A 0
NB 1T/R 0.17 10 A 5 0.15 10 A 4 0.19 11 B 6
Overall 0.19 8 A - 0.18 7 A - 0.20 7 A -
Pickering Ridge Lands Inc. RVA 237104
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AM Peak Hour PM Peak Hour SAT Midday

Storage
Movements Lanes Length

(m)

Street A/Street B - Unsignalized
EB 1T/R 0.03 0 A 0 0.03 0 A 0 0.04 0 A
WBT 1T 0.03 0 A 0 0.03 0 A 0 0.04 0 A 0
Overall 0.20 0 A - 0.20 0 A - 0.20 0 A -

RVA 237104
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7.2 Phase 2 to 4 Development Site Traffic

7.2.1 Phases 2to 4 Description and Access

As mentioned under Section 1.2, Phases 2 to 4 of the proposed development will consist of
2,558 residential units (1,090, 446 and 1,022 respectively) and 28,223 ftl (10,828 ftl, 9,903
ftl, and 7,492 fti respectively) of commercial GFA. Phases 2 to 4 will be constructed along
the southern most edge of the property and require the demolition of 39,567 fti (36,535 fti
currently occupied) of total existing retail within Building -A? and the relocation of 73,692 fti
of existing commercial demolished from Buildings -Bf and -Ci to the newly constructed
Phase 1 to 4 buildings.

As part of the construction of Phases 2 to 4, Street -Bi will be continued further east beyond
the location of Phase 1 providing accesses to Phases 2 and 3 and creating a new -T#
intersection at the front of the Phase 4 building. This new -Ti intersection will also connect
with the existing eastmost The Shops at Pickering Ridge Access with Pickering Parkway.
Street -A} will now extend from Brock Road to the east end of the property forming
connections with the existing north-south The Shops at Pickering Ridge Accesses (west and
east) with Pickering Parkway. An additional north-south connection between Street -Af and
Street -Bi at the proposed access between Phase 2 and 3 will also be established.

The new north south connections between Street -Af and Street -Bi with the existing The
Shops at Pickering Ridge access will be referred to as Street -Di (west access) and Street
-Ef (east access). The proposed internal streets and connections can be seen in the
proposed site plan and phasing implementation plans provided in Appendix 1.

The proposed internal roadway network intersections, lane configurations and proposed
traffic control established for Phase 2 to 4 of the development is presented in Figure 7.5.

Pickering Ridge Lands Inc. RVA 237104
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7.2.2

7.2.3

Phase 2 to 4 Site Trip Generation

Site generated traffic volumes for Phases 2 to 4 of the proposed development were
forecasted utilizing the same methodology for determining primary, pass-by and diverted trips
for both the residential and commercial land uses as for Phase 1 presented under Section
6.3.1.

The detailed trip generation tables are presented in Appendix 8 and internal and external trip
calculations utilizing the estimation tool are presented in Appendix 9.

Table 7.2 presents a summary of the resulting total primary residential, primary, pass-by and
diverted commercial site trips generated for Phases 2 to 4 of the proposed development for
the weekday a.m., p.m., and Saturday midday peak hours.

As presented in the table, Phases 2 to 4 of the proposed development is forecast to
generate 579 total two-way trips (221 inbound, 358 outbound) during the weekday a.m.
peak hour. During the p.m. peak hour, the proposed development is forecast to generate
603 primary trips (325 inbound, 278 outbound), 44 pass-by trips (21 inbound, 23 outbound)
and 42 diverted trips (20 inbound, 22 outbound). During the Saturday Midday peak hour,
the site is forecast to generate 707 primary trips (352 inbound, 355 outbound), 50 pass-by
trips (26 inbound, 24 outbound) and 48 diverted trips (25 inbound, 23 outbound).

Trip Distribution and Assignment

The site generated traffic for Phases 2 to 4 of the proposed development was assigned to the
study area intersections based on the same TTS percentages presented under Section 6.2.3.
The resulting primary residential, primary, pass-by and diverted commercial site trips for
Phases 2 to 4 of the proposed development are presented in Figure 7.6, Figure 7.7, Figure
7.8, and Figure 7.9 respectively. Each figure presents the forecasted site traffic volumes
during the weekday a.m., p.m., and Saturday Midday peak hours respectively.

Pickering Ridge Lands Inc. RVA 237104
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Table 7.2 2 Phase 2 to 4 Site Generated Traffic Volumes

Pass-By Trips

Diverted Trips

Primary Trips

No. of Units / Total Two-
Land Use Code - Peak Hour
1000fti GFA . Way Trips
IN OUT Total IN OUT Total IN OUT | Total
Muttifamily Housing (High-Rise) AM - - - - - - 138 | 317 455 455
ultifamily Housing (High-Rise
2,558 PM - - - - - - 297 | 241 538 538
(LUC 222)
SAT - - - - - - 317 | 317 634 634
Shobbing Cent AM - - - - - - 83 41 124 124
opping Center
28 PM 23 23 44 20 22 42 28 37 65 151
(LUC 820)
SAT 26 24 50 25 23 48 35 38 73 171
AM - - - - - - 221 | 358 579 579
Phase 2 to 4 Totals PM 23 23 44 20 22 42 | 325 | 278 603 689
SAT 26 24 50 25 23 48 | 352 | 355 707 805
Pickering Ridge Lands Inc. RVA 237104
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