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To:     Jacob Katz, President - Litera Group 

From:   Alan Xaykongsa and Amar Lad – TYLin 

Date:   June 21, 2023, revised February 28, 2024 

Address: 140 Ann St., Suite 202 
  London, ON N6A 1R2 
Re:  The Beaverbrook Community, London, Ontario 
  323 Oxford Street West, 92 Proudfoot Lane, 825 Proudfoot Lane 
  Transportation Impact Study (TIS) Addendum Letter 

MEMORANDUM  

Introduction 
TYLin (formerly, the Municipal Infrastructure Group Ltd. (TMIG), a T.Y. Lin International Company) was 
retained by Sam Katz Holdings Limited to prepare a Transportation Impact Study in support of a Draft 
Plan of Subdivision for a proposed residential subdivision to be located on 3 parcels of land; 323 Oxford 
Street West, 92 Proudfoot Lane, & 825 Proudfoot Lane, owned by Sam Katz Holdings Limited and situated 
north of Oxford Street West, generally opposite Beaverbrook Avenue in the City of London. The proposed 
development will contain a mix of residential densities, parklands, and open space blocks around the Mud 
Creek channel. The site is currently a predominantly greenfield area. 

The 2023/2024 Beaverbrook Community resubmission comprises a coordinated set of revisions in 
response to comments received from the City of London and various agencies throughout 2022, as well 
as multiple working meetings and site walks with City staff and the UTRCA, and some design 
considerations led by the applicant.  

As seen in Figure 1, the major changes to the Draft Plan include the road alignment of Street A and Street 
B, various road dimensions and geometries, revisions to the size and dimensions of the Neighbourhood 
Park (Block 10), and the separation of the original Block 8 into a developable and environmental block 
(Block 7 and Block 8, respectively). Revisions to the Draft Plan were also driven by three design 
considerations. The first design consideration includes combining original Block 1 and 2 into one rapid 
transit corridor development block. The second includes the separation of the multi-use pathway adjacent 
to the channel into a dedicated Open Space / Trail Block or within the Park Block. The third includes 
squaring off the original Block 3 (now Block 2) to add a northern portion to Park Block 9. In addition, the 
revised Draft Plan includes an increase in the unit count to represent higher density targets which are 
primarily focused on the rapid transit corridor development (Block 1) and blocks covered by the remnant 
High Density Overlay. The Draft Plan comparison can be found in further detail in Attachment 1.  
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Figure 1 2021 to 2024 Draft Plan Comparison 

 
The Transportation Impact Study (TIS) Addendum Letter is part of the 2023/2024 Beaverbrook 
Community resubmission package and provides an addendum to the TIS submitted in July 2021 in 
response to updates made to the Draft Plan and site statistics. In the July 2021 TIS, the development 
proposed a total of 3,462 residential units (that included a 25% bonus density for a conservative 
assessment) – this addendum analyzes the effects of 355 additional dwelling units on the study area road 
network (totaling 3,817 units). Traffic analysis was done under the future total 2035 conditions which 
correlates to the full build-out of the residential development. All traffic assumptions made in the July 
2021 TIS remain valid. Based on the analysis enclosed in this letter, the trips generated by the additional 
355 units can be accommodated with negligible impact across the study area traffic network. 
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Development Context 
The latest Draft Plan, found in Attachment 2, includes 7 medium and high-density residential blocks 
(including a rapid transit corridor block and 6 neighbourhood blocks) consisting of 3,817 units, 6.09 
hectares of parklands, and 7.80 hectares of open space blocks. Figure 2 shows the updated proposed 
Draft Plan showing the proposed residential blocks, neighbouring lands, and future site access. 

 

Figure 2  Updated Draft Plan 
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Based on the proposed subdivision plan, vehicular access to the area will be provided by the proposed 

northward extension of Beaverbrook Avenue from Oxford Street West to Proudfoot Lane, a westerly 

extension of Westfield Drive to Beaverbrook Avenue. The proposed “Street A”, “Street B”, private 

condominium streets will act as public and private local roads through the site, connecting residential 

blocks to the collector road. A pedestrian walkway (to be evaluated further) is proposed to connect 

residents from Beaverbrook Avenue to Walmer Gardens, north of the Canadian Pacific Railway Line.  

Based on pre-consultation with the City of London, a 1.0% annual growth rate was agreed to and applied 

to Oxford Street West, Beaverbrook Avenue, Proudfoot Lane, and Wonderland Road North to 2030, and 

0.5% from 2030-2035. In addition, a 0.5% annual growth rate was agreed upon and applied to Cherryhill 

Boulevard and Platt’s Lane to 2035. 

Site Generated Traffic 

The updated Draft Plan of subdivision is comprised of 3,817 units across seven blocks for the full build-

out condition. This results in a net increase of 355 units from the July 2021 TIS. Site traffic generated by 

the proposed residential subdivision was estimated by applying the trip rates found under Land Use Code 

(LUC) 221 & LUC 222 in the ITE Trip Generation Manual, 10th Edition, for weekday a.m. and p.m. peak 

hours, for mid-rise and high-rise blocks, respectively. This is consistent with the methodology utilized in 

the July 2021 TIS. It is noted that only the full build-out 2035 horizon was analyzed and therefore, the trip 

generation was not divided into separate phases. The overall non-automobile modal split of 35% was 

used for the 2035 planning horizon to stay consistent with the July 2021 TIS.  

Table 1 summarizes the estimated total trip generation of the subject site.   
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Table 1  Passenger Car Peak Hour Trips 
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As outlined in Table 1 during the 2035 planning horizon, the full build-out of the Draft Plan is expected 

to generate a total of 802 two-way vehicle trips during the a.m. peak hour, consisting of 197 inbound 

trips and 605 outbound trips. During the p.m. peak hour, it is expected to generate 948 two-way vehicle 

trips consisting of 578 inbound trips and 370 outbound trips. There is a total a.m. and p.m. increase in 

trips of 84 and 105 trips, respectively from the July 2021 TIS. 

The site distribution and assignment were kept consistent with the July 2021 TIS. The distribution of site 

traffic was derived based on reasonable assumptions for the site’s location in the City of London and 

refined in accordance with patterns observed in existing traffic data and the trip distribution methodology 

followed in background developments. The site traffic was assigned to the road network, accordingly, 

broken down by trips generated from each of the eight residential blocks within the subject site. Table 2 

summarizes the proportion of site trips distributed to the study area by direction of approach and 

departure for both the a.m. and p.m. peak hours. 

 

Table 2  Site Trip Generation 

 

Figure 3 illustrates the updated estimated passenger vehicle site trips generated by the proposed 

development that were assigned to the study road network for the ultimate 2035 horizon. 
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Total Traffic Volumes 

The future total traffic volumes were derived by combining the projected future background traffic 

volumes with the projected site trip assignment. 

Figure 4 illustrates the future total traffic volumes for the 2035 planning horizon during the weekday a.m. 

and weekday p.m. peak hours. 
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Future Total 2035 Traffic Capacity Analysis 

The capacity analysis identifies how well the intersections and access driveways are operating and how 

they are expected to operate in the future. The analysis contained in this report utilized the Highway 

Capacity Manual (HCM) 2000 techniques within the Synchro Software package. The reported intersection 

volume-to-capacity ratios (v/c) are a measure of the saturation volume for each turning movement, while 

the levels-of-service (LOS) are a measure of the average delay for each turning movement.  

The analysis includes identification of all intersections and for all movements; v/c ratios, and LOS 

indicators. ‘Critical’ intersections and movements include: 

► Overall intersection operations, through movements or shared through/turning movements with 

a LOS F or v/c ratio increased to 0.90 or above; and 

► V/C ratios for exclusive movements that will exceed 1.00 or LOS F 

As per the July 2021 TIS, it is noted that the cycle length for the intersection of Wonderland Road North 

and Beaverbrook Avenue was increased to 145 seconds in the p.m. peak hour. All other intersection 

improvements are maintained from Future Background 2035 such as: a protected phase was added for 

the eastbound left movement and the signal timings were optimized for both peak hours. Additionally, a 

protected phase was added for the eastbound left and northbound left movements at the intersection of 

Oxford Street West and Proudfoot Lane under the future background 2035 conditions and was 

maintained under the future total 2035 conditions, and signal timings were optimized for both peak 

hours. 

Furthermore, the signalization of the intersection of Oxford Street West and Beaverbrook Avenue was 

maintained from the Future Background 2026 scenario. This is also consistent with the July 2021 TIS. 

Table 3 summarizes the Synchro/HCM capacity results for the study intersections during the weekday 

a.m. and weekday p.m. peak hours under future total 2035 traffic conditions. Detailed Synchro reports 

can be found in Attachment 3. 
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Table 3  Future Total 2035 Capacity Analysis 
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As seen in Table 3, the results of the Synchro analysis with the updated site statistics are consistent with 

that in the July 2021 TIS. Under 2035 future total conditions, most intersections are operating within 

capacity, with acceptable Levels of Service and reasonable delays for most movements. 

The signalized intersection of Wonderland Road North and Beaverbrook Avenue is operating with an 

overall v/c of 1.03 and LOS ‘E’ in the p.m. peak hour, due to several movements approaching capacity and 

operating with LOS of ‘E’ or ‘F’. Notably, the northbound left is operating with a v/c of 1.01 and LOS ‘F’, 

the southbound left at a v/c of 0.96 and LOS ‘F’, and the southbound through at a v/c of 1.00 and LOS ‘E’. 

These movements continue to be limited due to the compounded corridor growth over 15 years and are 

not impacted by the introduction of site traffic, as demonstrated in future background conditions 

shown in the July 2021 TIS. 

The unsignalized four-way intersection of Beaverbrook Avenue and Proudfoot Lane is operating with LOS 

‘B’ or better, minimal delays, and considerable reserve capacity for all movements. Traffic signal and stop-

control warrants were conducted, as detailed in Section 8 of the July 2021 TIS, and an all-way stop control 

was warranted for this intersection.  

The signalized intersection of Proudfoot Lane at Oxford Street West is operating at an overall LOS ‘D’ 

during weekday a.m. and p.m. peak hours, due to v/c of 1.03 and 1.02, respectively. In the a.m. peak hour, 

this is due to the southbound left operating with a v/c of 1.10 and LOS ‘F’ due to delays of 116 seconds. 

In the p.m. peak hour, the northbound through and southbound left are operating with v/c of 0.97 and 

1.02, respectively, with LOS ‘F’ and delays of 91 and 93 seconds. These movements continue to be limited 

due to the compounded corridor growth over 15 years and are not impacted by the introduction of site 
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traffic, as demonstrated in future background conditions (as seen in the July 2021 TIS). All other 

movements are operating with sufficient reserve capacity and minimal delays.  

The signalized intersection of Beaverbrook Avenue and Oxford Street West is operating at an overall LOS 

‘C’ during weekday a.m. and p.m. peak hours. In the a.m. peak hour, the overall v/c of 0.98 is triggered by 

the westbound left movement’s v/c of 0.97 and LOS ‘F’ due to delays of 155 seconds. Signal coordination 

along Oxford Street West, leading to better platooning of vehicles travelling eastbound and westbound, 

may help manage delays along the corridor and improve the flow of left turning vehicles. Other 

movements such as the northbound through/left, northbound right and southbound left are operating 

with LOS ‘E’ similarly due to challenges crossing with large east-west through volumes resulting from 

15 years of background corridor growth.  

The signalized intersection of Oxford Street West and Cherryhill Boulevard is generally operating with 

some delay, acceptable LOS, and sufficient reserve capacity during both peak hours. In the p.m. peak 

hour, the overall v/c of 0.97 and LOS ‘D’ is triggered by the eastbound left operating with a v/c of 0.90 

and LOS ‘F’ due to turning delays of 104 seconds, and a westbound through/right operating with a v/c of 

1.02 and delays of 49 seconds. Northbound and southbound movements are operating with LOS ‘E’ and 

‘F’ in both peak hours due to existing cycle length limitations and splits geared towards east-west 

movements to accommodate background corridor growth.  

The unsignalized intersection of Platt’s Lane and Cherryhill Place is generally operating with minimal delay, 

acceptable LOS, and sufficient reserve capacity during both peak hours. However, the eastbound 

left/through/right movement is operating with v/c of 1.07 and 1.41 (compared to 1.04 and 1.34 in the 

July 2021 TIS), with delays of 115 and 263 seconds in the a.m. and p.m. peak hours, respectively, resulting 

in an LOS ‘F’, primarily caused by background corridor growth. It is understood that growth along this 

street would be caused by the proposed development, rather than added on top of the same, during the 

study horizon. The application of compounded growth of 0.5% on Cherryhill Place across the 15-year 

period of this study, despite the closed geography of the street should be reconsidered by the City. 

All unsignalized internal stop-controlled intersections are operating with LOS ‘A’ or LOS ‘B‘ for all 

movements, minimal delay, and considerable reserve capacity.  

In comparison with the results from the July 2021 TIS, the Synchro analysis shows that the addition of 355 

units does not significantly impact the v/c ratios, delays, and LOS across the study area intersections. 

Overall, all intersections operate within capacity and with minimal delays for most movements under 2035 

future total conditions. 
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Conclusions and Recommendations 

Following the traffic analysis completed in this addendum, TYLin provides the following summary and 

recommendations based on the updated site statistics for the proposed development: 

► As per the latest site plan, there are a total of 3,817 units across seven blocks proposed for the full 

build-out of the development by the ultimate 2035 horizon year. This is an increase 355 dwelling 

units from the July 2021 TIS. 

► With the updated site statistics, the development is estimated to generate a total 802 two-way 

vehicle trips during the a.m. peak hour, consisting of 197 inbound trips and 605 outbound trips. 

During the p.m. peak hour, it is expected to generate 948 two-way vehicle trips consisting of 578 

inbound trips and 370 outbound trips. 

► Under future 2035 traffic conditions, the study area intersections are expected to predominantly 

operate with good operational characteristics and sufficient reserve capacity during both weekday 

a.m. and p.m. peak hours with no significant issues brought about by the proposed development 

to report. Any poor LOS or delay for select turning movements under future conditions is a 

result of poor operations under existing conditions or extensive background corridor 

growth and not due to the addition of site generated traffic, as detailed within the July 2021 

TIS. All internal intersections within the subdivision are also anticipated to operate with good 

functionality and acceptable levels of service (LOS) and v/c ratios. 

► It is noted that in comparison with the future total results from the July 2021 TIS, the addition of 

new units in the proposed development does not significantly change the capacity of the study 

intersections.  

► Accordingly, it is TYLin’s opinion that traffic from the proposed development can be 

accommodated by the boundary road network and can accommodate the proposed development 

traffic demands. 

► All conclusions made in the July 2021 TIS still remain valid. 
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Attachments 
Attachment 1 – 2021 and 2024 Draft Plan Comparison  

Attachment 2 – Draft Plan (2024-02-13) 

Attachment 3 – Future Total 2035 Synchro Reports
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ATTACHMENT 1 

2021 and 2024 Draft Plan Comparison 
  



2021 Draft Plan Submission

2021 to 2024 Draft Plan Comparison February 2024

The Beaverbrook Community • London, Ontario

2024 Draft Plan Submission

2021 Draft Plan 2024 Draft Plan Notes
Block 1

Block 1 Combined into one Rapid Transit Corridor Block
Block 2
Block 3 Block 2 Shifted block number & revised block shape
Block 4 Block 3 Shifted block number
Block 5 Block 4 Shifted block number
Block 6 Block 5 Shifted block number
Block 7 Block 6 Shifted block number

Block 8
Block 7 Developable area of original block
Block 8 Environmental Area of original block

Block 9 Block 9 Expanded block area
Block 10

Block 10 Combined due to revised block and road layout
Block 11

2021 Draft Plan 2024 Draft Plan Notes
Block 12 Block 13 Shifted block number

Block 13
Block 11 Open Space / Trail removed from channel
Block 14 Channel only

Block 14
Block 12 Open Space / Trail removed from channel
Block 15 Channel only

Block 15 Block 16 Shifted block number
Block 16 Block 17 Shifted block number
Block 17 Block 18 Shifted block number
N/A Block 19 Added Reserve Block
N/A Block 20 Added Reserve Block
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ATTACHMENT 2 

Draft Plan (2023-02-28) 
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ATTACHMENT 3 

Future Total 2035 Synchro Reports 
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