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1.0 INTRODUCTION 
1.1 PURPOSE 
Dillon Consulting Limited (Dillon) has been retained by Farhi Holdings Corporation (Farhi) to undertake a 
transportation impact study (TIS) to review the impact of a proposed mixed use development in the city of 
Windsor.  The subject site is located at 0 Spitfire Way.  The site is located on the east side of Lauzon Road, 
west of WFCU Centre and Memorial Cup Way.  The lands are currently vacant. The site location is illustrated 
in Figure 1.  

Figure 1: Site Area 

 

1.2 PROPOSED DEVELOPMENT 
The development is proposed to have two six-storey combined use buildings (Buildings ‘G’ and ‘H’), each 
with 61 dwelling units and 90 m2 (969 sq. ft.) of ground floor commercial space.  The site will have parking 
designated for the mixed-use buildings, as well as a satellite parking lot for the separate Rosewater Estates 
residential development (Buildings ‘E’ and ‘F’) on the north side of Spitfire Way.  Two site driveways are 
proposed along Spitfire Way.  Figure 2 illustrates the concept plan for the development.  A detailed version 
is included in Appendix A. 
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2.0 EXISTING CONDITIONS 
2.1 EXISTING ROAD NETWORK 
The following describes the roadways within the study area.  

Lauzon Road is a Class II arterial that is under the jurisdiction of the City of Windsor.  It runs north-south 
from Riverside Drive to County Road 42.  Within the study area, the road has a four-lane cross-section with 
sidewalks on both sides of the road south of Spitfire Way.  The posted speed limit is 50km/h. 

Spitfire Way is a newly constructed east-west road under the jurisdiction of the City of Windsor.  It extends 
from Memorial Cup Way to Lauzon Road.  It has a two-lane cross-section with sidewalks on both sides of 
the road.  The current speed limit along this road is 50km/h. 

Figure 3 illustrates the existing traffic control and lane configuration at the Lauzon Road and Spitfire Way 
intersection. 

Figure 3: Existing Intersection Geometry and Traffic Control 

 

2.2 EXISTING TRANSIT NETWORK 
Transit service in the study area is operated by Transit Windsor.  One route passes through the study area: 

Route 10 travels in a loop around the east end of Windsor starting and ending at the Tecumseh Mall 
Terminal.  The route operates at 35-minute headways on weekdays and 70-minute headways on Saturdays. 
No Sunday or holiday service is available.  The closest stop to the subject site is located on Spitfire Way, 
immediately east of Bowler Drive.  This stop is only operable from Monday to Friday until 5:00 PM, when 
the intermittent service route past the WFCU Centre is active.  

The Tecumseh Mall Terminal is in the north end of the mall at the northwest corner of Lauzon Road and 
Tecumseh Road East.  The nearest entrance is approximately 200 metres south of Spitfire Way.  The 
terminal serves the following transit routes: 
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2.4 EXISTING PEDESTRIAN AND CYCLING ACTIVITY 
Pedestrians and cyclist volumes were recorded as part of the traffic surveys undertaken.  Table 1 and Table 
2 document the number of pedestrian crossings at each intersection during the weekday and weekend 
hours, respectively.  

Table 3 documents the number of cyclists crossings at each intersection during the weekday peak hours.  
Cyclists were not observed during the weekend peak hours.  

Table 1: Weekday Existing Pedestrian Activity 

INTERSECTION 
AM PEAK HOUR PM PEAK HOUR 

North 
leg 

South 
leg 

East 
leg Total North 

leg 
South 

leg 
East 
leg Total 

Lauzon Road and 
Spitfire Way 0 1 2 3 0 3 1 4 

Table 2: Weekend Existing Pedestrian Activity 

INTERSECTION 
SATURDAY PEAK HOUR SUNDAY PEAK HOUR 

North 
leg 

South 
leg 

East 
leg Total North 

leg 
South 

leg 
East 
leg Total 

Lauzon Road and 
Spitfire Way 4 10 4 18 2 3 3 8 

Table 3: Weekday Existing Cyclist Activity 

INTERSECTION 
AM PEAK HOUR PM PEAK HOUR 

North 
leg 

South 
leg East leg Total North 

leg 
South 

leg East leg Total 

Lauzon Road and 
Spitfire Way 0 1 1 2 0 2 0 2 

 
Minimal pedestrian and cyclist volumes were observed at the study area intersections during the weekday 
peak hours.  There were more pedestrians observed during the weekend, with the majority of them 
occurring during the Saturday mid-day peak hour. 
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Table 5: 1460 Lauzon Road Weekend Trip Generation 

 SATURDAY PEAK HOUR SUNDAY PEAK HOUR [1] 
In Out Total In Out Total 

Multifamily Housing (Mid-Rise) – 291 dwelling units  

In/Out/Rate 51% 49% 0.39 55% 55% [1] 

Vehicle trips 58 55 113 50 42 92 
[1] T = 0.24 (X) + 21.51 

The 1460 Lauzon Road development is anticipated to generate 108 vehicle trips (25 inbound, 83 outbound) 
during the AM peak hour, 113 (69 inbound, 44 outbound) during the PM peak hour, 113 vehicle trips (58 
inbound, 55 outbound) during the Saturday peak hour and 92 vehicle trips (50 inbound, 42 outbound) 
during the Sunday peak hour. 

3.2.2 Rosewater Estates Buildings ‘E’ and ‘F’ 
A previous TIS was prepared by Dillon in August 2021 for the Rosewater Estates residential development 
(Buildings ‘E’ and ‘F’) location at 1530 and 1624 Lauzon Road.  In the 2023 addendum that followed, the 
proposed development statistics were updated to have two nine-storey residential buildings, with a total of 
370 dwelling units.  The projected weekday AM and PM peak hour site traffic was obtained from the 2023 
addendum.  The Saturday and Sunday mid-day peak hour site traffic was estimated using ITE Land Use Code 
221 (‘Multifamily Housing (Mid-Rise)’).  The projected site trips during the weekday and weekend peak 
hours are shown in Table 6 and Table 7, respectively. 

 Table 6: Rosewater Estates Buildings ‘E’ and ‘F’ Weekday Trip Generation 

 AM PEAK HOUR PM PEAK HOUR 
In Out Total In Out Total 

Multifamily Housing (Mid-Rise) – 370 dwelling units 

In/Out/Rate 23% 77% 0.37 61% 39% 0.39 

Vehicle trips 35 116 151 88 57 145 

Table 7: Rosewater Estates Buildings ‘E’ and ‘F’ Weekend Trip Generation 

 SATURDAY PEAK HOUR SUNDAY PEAK HOUR 
In Out Total In Out Total 

Multifamily Housing (Mid-Rise) – 370 dwelling units 

In/Out/Rate 51% 49% [1] 55% 45% [1] 

Vehicle trips 76 73 149 61 49 110 
[1] Saturday: Ln(T) = 1.00 Ln(X) – 0.91; Sunday: T = 0.24 (X) + 21.51 

Buildings ‘E’ and ‘F’ are expected to generate 151 vehicle trips (35 inbound, 116 outbound) during the AM 
peak hour, 145 (88 inbound, 57 outbound) during the PM peak hour, 149 vehicle trips (76 inbound, 73 
outbound) during the Saturday peak hour, and 110 vehicle trips (61 inbound, 49 outbound) during the 
Sunday peak hour. 
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It was determined in the 2023 addendum that the subject site of this TIS (0 Spitfire Way) would provide 
additional off-site satellite parking for Building ‘E’ and Building ‘F.’  The updated assignment due to the 
development of the satellite parking lot is detailed in Section 4.5. 

3.3 FUTURE BACKGROUND TRAFFIC VOLUMES 
The future weekday and weekend background traffic volumes during 2030 and 2035 are presented in Figure 
6 to Figure 9. 

Figure 6: Weekday Future Background Traffic Volumes (2030) 

 

Figure 7: Weekend Future Background Traffic Volumes (2030) 

 

Figure 8: Weekday Future Background Traffic Volumes (2035) 
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Figure 9: Weekend Future Background Traffic Volumes (2035) 
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 SATURDAY PEAK HOUR SUNDAY PEAK HOUR 
In Out Total In Out Total 

In/Out/Rate 23% 77% [1] 61% 39% [1] 

Vehicle trips 4 12 16 15 10 25 

Strip Retail Plaza (<40k) – 969 sq. ft. (Building ‘G’) 

In/Out/Rate 60% 40% [2] 50% 50% [2] 

Vehicle trips 4 2 6 8 7 15 

Coffee/Donut Shop without Drive-Through Window – 969 sq. ft. (Building ‘H’) 

In/Out/Rate 51% 49% 93.08 50% 50% 32.29 

Vehicle trips 46 44 90 16 15 31 

Total vehicle trips 58 70 128 54 42 96 

Total person trips 67 81 148 63 49 112 
[1] AM: T = 0.44 (X) – 11.61; PM T = 0.39 (X) + 0.34 
[2] AM: Ln(T) = 0.66 Ln(X) + 1.84; PM = Ln(T) = 0.71 Ln(X) + 2.72 

Table 9: Weekend Trip Generation 

 SATURDAY PEAK HOUR SUNDAY PEAK HOUR 
In Out Total In Out Total 

Multifamily Housing (Mid-Rise) – 61 dwelling units (Building ‘G’) 

In/Out/Rate 51% 49% [1] 55% 45% [1] 

Vehicle trips 13 12 25 20 16 36 

Multifamily Housing (Mid-Rise) – 61dwelling units (Building ‘H’) 

In/Out/Rate 51% 49% [1] 55% 45% [1] 

Vehicle trips 13 12 25 20 16 36 

Strip Retail Plaza (<40k) – 969 sq. ft. (Building ‘G’) 

In/Out/Rate 51% 49% 6.57 51% 49% 4.98[2] 

Vehicle trips 3 3 6 3 2 5 

Coffee/Donut Shop without Drive-Through Window – 969 sq. ft. (Building ‘H’) 

In/Out/Rate 49% 51% 56.50 51% 49% 40.59[2] 

Vehicle trips 27 28 55 20 19 39 

Total vehicle trips 56 55 111 63 53 116 

Total person trips 65 64 129 73 62 135 
 [1] Saturday: Ln(T) = 1.00 Ln(X) – 0.91; Sunday: T = 0.24 (X) + 21.51 
[2] Sunday rates for the two commercial components were not provided by ITE.  These were estimated by 
comparing the ratio between Saturday and Sunday rates that were available for similar land uses.   

The proposed development is anticipated to generate 128 vehicle trips (58 inbound, 70 outbound) during 
the AM peak hour, 96 vehicle trips (54 inbound, 42 outbound) during the PM peak hour, 111 vehicle trips 
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4.5 SATELLITE PARKING TRAFFIC 
The 2023 Rosewater Estates analysis, outlined in Section 3.2.2, had not accounted for the satellite parking 
lot in the site trip assignment.  Therefore, the assignment was updated and a proportion of the trips that 
were previously assigned to their on-site parking were reassigned to the satellite parking lot.  The trips that 
are expected to use the satellite parking lot for Buildings ‘E’ and ‘F’ were estimated by comparing the 
proportion of satellite parking to on-site parking.  According to the Rosewater Estates 2023 addendum, 
there will be 318 on-site parking spaces and the proposed site plan for the subject site shows 181 satellite 
parking spaces, resulting in a total of 499 spaces.  It was assumed that approximately 35% of the Building ‘E’ 
and Building ‘F’ trips would be diverted from the on-site parking to the satellite parking once the subject 
site is built out.  Figure 12 and Figure 13 depict the change in assignment for the Rosewater Estates Building 
‘E’ and Building ‘F’ site trips due to the satellite parking lot for the weekday and weekend peak hours, 
respectively. 

Figure 12: Weekday Satellite Parking Trips 

 

Figure 13: Weekend Satellite Parking Trips 

 

4.6 TOTAL FUTURE TRAFFIC VOLUMES 
The total future traffic volumes were calculated by adding the site trips to the future background traffic 
volumes.  The weekday and weekend total future traffic volumes during 2030 and 2035 are presented in 
Figure 14 to Figure 17. 
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Figure 14: Weekday Total Future Volumes (2030) 

 

Figure 15: Weekend Total Future Volumes (2030) 

 

Figure 16: Weekday Total Future Volumes (2035) 

 

Figure 17: Weekend Total Future Volumes (2035) 

 





 

FARHI HOLDINGS CORPORATION | TRANSPORTATION IMPACT STUDY | AUGUST 2025 – 23-6213 | 16 
  

MOVEMENT 

AM PEAK HOUR PM PEAK HOUR 

v/c LOS Delay 
(s/veh) 

95th %ile 
queue 

(m) 
v/c LOS Delay 

(s/veh) 

95th %ile 
queue 

(m) 
SB left 0.25 A 5.0 20 0.22 A 4.7 18 
Overall — A 6.2     — — A 6.3     — 
Total future (2030) 
WB left 0.41 B 19.6 23 0.39 C 21.1 23 
WB right 0.13 A 6.2 6 0.13 A 6.9 6 
NB through 0.21 A 4.4 15 0.41 A 5.8 39 
SB left 0.27 A 5.9 23 0.25 A 5.3 21 
Overall — A 7.0     — — A 6.9     — 
Future background (2035) 
WB left 0.33 B 19.5 19 0.35 C 21.0 21 
WB right 0.05 A 8.6 4 0.08 A 8.0 5 
NB through 0.20 A 4.2 15 0.42 A 5.7 39 
SB left 0.27 A 5.2 22 0.23 A 4.9 20 
Overall — A 6.2     — — A 6.5     — 
Total future (2035) 
WB left 0.42 B 19.6 24 0.40 C 21.2 24 
WB right 0.14 A 6.2 6 0.13 A 6.7 6 
NB through 0.22 A 4.6 16 0.44 A 6.1 43 
SB left 0.29 A 6.0 25 0.27 A 5.5 23 
Overall — A 7.1     — — A 7.1     — 

Table 11: Weekend Intersection Operations, Lauzon Road and Spitfire Way 

MOVEMENT 

SATURDAY PEAK HOUR SUNDAY PEAK HOUR 

v/c LOS Delay 
(s/veh) 

95th 
%ile 

queue 
(m) 

v/c LOS Delay 
(s/veh) 

95th 
%ile 

queue 
(m) 

Existing 
WB left 0.42 C 21.1 25 0.33 C 21.0 20 
WB right 0.06 A 7.9 4 0.02 B 11.2 2 
NB through 0.50 A 4.6 36 0.25 A 3.9 18 
SB left 0.30 A 5.8 25 0.17 A 4.5 15 
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MOVEMENT 

SATURDAY PEAK HOUR SUNDAY PEAK HOUR 

v/c LOS Delay 
(s/veh) 

95th 
%ile 

queue 
(m) 

v/c LOS Delay 
(s/veh) 

95th 
%ile 

queue 
(m) 

Overall — A 6.3     — — A 5.8     — 
Future background (2030) 
WB left 0.50 C 21.3 31 0.41 C 21.2 24 
WB right 0.06 A 7.0 4 0.02 A 9.6 3 
NB through 0.65 A 7.1 54 0.30 A 4.5 23 
SB left 0.42 A 7.8 34 0.21 A 5.1 19 
Overall — A 8.6     — — A 6.6     — 
Total future (2030) 
WB left 0.54 C 21.3 34 0.46 C 21.3 27 
WB right 0.11 A 5.5 6 0.08 A 7.1 5 
NB through 0.68 A 7.7 58 0.32 A 4.6 24 
SB left 0.52 A 9.7 41 0.24 A 5.8 21 
Overall — A 9.6     — — A 7.1     — 
Future background (2035) 
WB left 0.52 C 21.3 32 0.42 C 21.2 25 
WB right 0.07 A 6.5 4 0.02 A 9.4 2 
NB through 0.70 A 8.4 65 0.32 A 4.8 26 
SB left 0.49 A 8.8 40 0.23 A 5.4 20 
Overall — A 9.7     — — A 6.8     — 
Total future (2035) 
WB left 0.55 C 21.3 36 0.47 C 21.3 28 
WB right 0.11 A 5.3 6 0.08 A 6.9 5 
NB through 0.73 A 9.5 72 0.34 A 5.0 27 
SB left 0.58 B 11.0 47 0.26 A 6.0 23 
Overall — B 11.0    — — A 7.3     — 

The intersection is currently operating at LOS A overall during all peak hours.  All movements are operating 
well, with v/c ratios under the critical movement threshold of 0.85. 

Under 2030 and 2035 future background conditions, the intersection is anticipated to operate at a good 
overall level of service (LOS A) during all peak hours.  No critical movements are expected, with all 
movements operating with v/c ratios less than 0.85.  Queues are not expected to exceed the available 
storage lengths. 
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With the addition of site traffic, the intersection is expected to still operate at a good overall level of service 
(LOS A-B) during all peak hours.  All movements are expected to operate within capacity and with no 
queuing concerns. 

5.2 SITE ACCESS A / BOWLER DRIVE TO SPITFIRE WAY 
Table 12 and Table 13 summarize the future operations for the Site Access A / Bowler Drive and Spitfire 
Way intersection. 

Table 12: Weekday Intersection Operations, Site Access A / Bowler Drive and Spitfire Way 

MOVEMENT 

AM PEAK HOUR PM PEAK HOUR 

v/c LOS Delay 
(s/veh) 

95th %ile 
queue 

(m) 
v/c LOS Delay 

(s/veh) 

95th 
%ile 

queue 
(m) 

Total future (2030) 
NB approach 0.07 B 11.3 1.7 0.05 B 11.8 1.4 
SB approach 0.05 A 9.2 1.4 0.03 A 9.3 0.8 
Total future (2035) 
NB approach 0.06 B 11 1.6 0.06 B 12 1.4 
SB approach 0.03 A 9.2 0.6 0.03 A 9.4 0.8 

Table 13: Weekend Intersection Operations, Site Access A / Bowler Drive and Spitfire Way 

MOVEMENT 

SATURDAY PEAK HOUR SUNDAY PEAK HOUR 

v/c LOS Delay 
(s/veh) 

95th %ile 
queue 

(m) 
v/c LOS Delay 

(s/veh) 

95th 
%ile 

queue 
(m) 

Total future (2030) 
NB approach 0.13 C 22.6 3.6 0.06 B 12.5 1.5 
SB approach 0.05 B 10.7 1.2 0.03 A 9.6 0.7 
Total future (2035) 
NB approach 0.14 C 24.5 4 0.06 B 12.7 1.5 
SB approach 0.05 B 10.9 1.3 0.03 A 9.7 0.7 

Under 2030 conditions, the stop-controlled northbound and southbound approaches are expected to 
operate at good levels of service (LOS A–B) during all peak hours.  By 2035, the northbound approach is 
projected to operate at a reasonable level of service (LOS C) during the Saturday peak hour.  Minimal delays 
and queues are expected. 
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5.3 SITE ACCESS B TO SPITFIRE WAY 
Table 14 and Table 15 summarize the future operations for the Site Access B and Spitfire Way intersection 
during the weekday and weekend peak hours, respectively. 

Table 14: Weekday Intersection Operations, Site Access B and Spitfire Way  

MOVEMENT 

AM PEAK HOUR PM PEAK HOUR 

v/c LOS Delay 
(s/veh) 

95th %ile 
queue 

(m) 
v/c LOS Delay 

(s/veh) 

95th 
%ile 

queue 
(m) 

Total future (2030) 
NB approach 0.09 A 9.8 2.5 0.04 A 10 1.1 
Total future (2035) 
NB approach 0.09 A 9.9 2.5 0.05 B 10.1 1.1 

Table 15: Weekend Intersection Operations, Site Access B and Spitfire Way 

MOVEMENT 

SATURDAY PEAK HOUR SUNDAY PEAK HOUR 

v/c LOS Delay 
(s/veh) 

95th %ile 
queue 

(m) 
v/c LOS Delay 

(s/veh) 

95th 
%ile 

queue 
(m) 

Total future (2030) 
NB approach 0.15 C 16.6 4.1 0.07 B 10.7 1.7 
Total future (2035) 
NB approach 0.16 C 17.7 4.5 0.07 B 10.9 1.8 

Under 2030 and 2035 total future conditions, the stop-controlled northbound approach is anticipated to 
operate at a good level of service (LOS A-B) during the weekday and Sunday peak hours.  During the 
Saturday peak hour, the northbound approach is expected to operate at LOS C.  Delays and queues are 
projected to be minimal.   
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6.0 ACTIVE TRANSPORTATION AND TRANSIT 
CONNECTIVITY 

The proposed concept plan, provided in Appendix A, shows pathways connecting each Building ‘G’ and 
Building ‘H’ to the sidewalk on the south side of Spitfire Way.  There is also a pathway shown connecting the 
accessible satellite parking spaces to the sidewalk.  These pathways would provide connectivity to the active 
transportation facilities and the nearby transit stops.  There will be increased pedestrian activity on the east 
crosswalk of the Lauzon Road and Spitfire Way intersection due to Building ‘E’ and Building ‘F’ residents 
using the satellite parking lot.  The increased pedestrian activity is not expected to have any notable impacts 
on the operations of the intersection.  A separate pedestrian cross-over (PXO) on Spitfire Way to the west of 
Bowler Drive was considered; however, due to the proximity to the existing crosswalk at Lauzon Road (less 
than 100 metres away), it is not recommended.   
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APPENDIX A 
Development Concept Plan 
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