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June 3rd, 2026                      JDE Project 25096 

                   

12 Stewart Road Inc. 

Email: acarter@assante.com 

 

 

RE: Traffic Letter 

12 Stewart Road, Town of Collingwood 

 

On behalf of 12 Stewart Road Inc. [the Owner], JD Northcote Engineering Inc. [JD Engineering] is pleased 

to submit the following Traffic Letter in support of the proposed private recreational facility 

redevelopment, located on the south side of Stewart Road, west of High Street, Town of Collingwood 

[Town]. 

1.0 Project Background 

The subject site is bound by Stewart Street to the north, existing residential lands to the west and 

existing industrial and commercial lands to the east and south. 

 

Figure 1 illustrates the location of the subject site in relation to the surrounding area. The conceptual 

Site Plan (by CAPES Engineering Ltd.)  is included in the Appendix. 

 

The subject site is currently operating as a 24hrs fitness gym with a total GFA of 316 sq.m. The 

proposed redevelopment will maintain the existing building footprint and provide two indoor 

racquet sport (squash) courts.   

 

The proposed development will maintain the existing full-movement access driveway onto Stewart 

Road [Site Access]. 

 

Based on our correspondence with the Town, the following intersection will be analysed as part of 

the study: 

 

• Site Access / Stewart Road (Functional Review) 
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Figure 1 – Site Location and Study Area  

 

1.0 Street and Intersection Characteristics 

Stewart Road is a two-lane local road with a rural cross section, and a gravel or asphalt shoulder 

on both sides of the road.  Stewart Road West has an assumed (unposted) speed limit of 50km/h 

and is under the jurisdiction of the Town. 

 

The existing lane configuration within the study area is illustrated in Figure 2. 

2.0 Local Transportation Infrastructure Improvements 

Based on the Town’s Official Plan (December 2023, modified on January 30th,2026) [OP] and the 

Town's 2025 Planned Road Work and Infrastructure Projects, there are no planned improvements 

within the study area. 
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As a local road, Stewart Road has a typical planning capacity of 400 vehicles per hour per lane 

(vphpl). 

 

Figure 2 – Existing Lane Configuration within Study Area 
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3.0 Subject Site Traffic Generation 

The traffic generation for the proposed development have been estimated based on the data 

provided in the Institute of Transportation Engineers [ITE] Trip Generation Manual (12th Edition) 

[ITE Trip Generation Manual]. The following ITE land use has been applied to estimate the traffic 

for the proposed development: 

 

• ITE land use 491 (Recreational – Racquet/Tennis Club) – General Urban/Suburban Setting. 

 

For the purpose of this report, it is assumed that the trip generation provided in the ITE Trip 

Generation Manual only accounts for clients of the proposed development. In order to be 

conservative, employee trips have been included in addition to the ITE trip generation rate.  It is 

assumed that up to one employee trip would enter during the AM peak hour and one employee trip 

would exit during the PM peak hour.  

 

The ITE Trip Generation Manual does not have data for the AM peak hour for this land-use.  

Consequently, in order to be conservative, the trip generation for the AM peak hour has been 

assumed to be equal to the trip generation for the PM peak hour. 

 

The ITE Trip Generation Manual does not include directional distribution for this land-use.  For the 

purpose of this report, it is assumed that the trip distribution will include half of the trips entering the 

site and half of the trips exiting the site during the peak periods. 

 

The estimated trip generation for the proposed development is illustrated below in Table 1. 

 

Table 1 also includes an estimate of the traffic generation for the existing development, for 

comparison purposes.  The traffic generation for the existing development has also been calculated 

using the data provided in the ITE Trip Generation Manual. The following ITE land use has been 

applied to estimate the traffic for the existing development: 

 

• ITE land use 492 (Recreational – Health/Fitness) – General Urban/Suburban Setting. 
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Table 1 – Estimated Traffic Generation – Subject Site  

 

Land Use 
Trip Basis 

/ Size 

AM Peak Hour PM Peak Hour 

IN OUT TOTAL IN OUT TOTAL 

Existing Land use - 24-hour fitness gym - ITE Trip Generation Manual (12th Edition) 

Health/Fitness  

ITE Land Use: 492 
3,401 ft2 

 

3 3 6 7 6 13 

Proposed development - (two indoor racquet sports (squash) courts) 

Racquet/Tennis Club 

 ITE Land Use: 491 

Employee 
 2 courts 

1 0 1 0 1 1 

Clients 4 4 8 4 4 8 

Total 5 4 9 4 5 9 

Net +2 +1 +3 -3 -1 -4 

 

As indicated, the proposed development will result in a net trip increase of 3 AM hour trips and a 

reduction of 4 PM peak hour trips, compared to the existing land-use traffic generation. 

4.0 Traffic Operations 

As noted in Section 1.0, Stewart Road, is a local Road with an assumed planning capacity of 400 vphpl. 

The total traffic generation from the subject site amounts to less than 2.5% of the full traffic capacity 

for Stewart Road (9 AM and 9 PM peak hour trips). 

 

Based on our review of the local road network, local development density and the minor number of 

trips generated by the subject site, the proposed development will not adversely affect capacity or 

result in any traffic safety issues on the surrounding road network.  

 

The surrounding road network can accommodate the additional traffic generated by the proposed 

development. 

 

The Site Access at Stewart Road will operate efficiently as a full-movement access, with one-way 

stop control for northbound movements. No lane improvements are recommended on Stewart 

Road at the Site Access. A single northbound and southbound lane at the Site Access will provide 

the necessary capacity to service the proposed development.  
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5.0 Swept Path Analysis 

A swept path analysis has been provided in the Appendix to illustrate that the following vehicles 

can access the site as intended: 

• Passenger Vehicle (TAC P); 

• Loading Vehicle (TAC LSU Truck); and 

• Fire Truck (Smeal 50’). 

 

Waste collection for the proposed development will be provided via curbside pickup. 

 

The proposed travel path around the building is approximately 4.0-meters-wide, which can 

accommodate one-way traffic for passenger vehicles and the light single unit truck. Based on the 

layout of the site, it is recommended that the travel direction is designated in a counter clockwise 

direction, as illustrated in the swept path analysis. 

6.0 Conclusion 

This chapter summarizes the conclusions and recommendations from the study. 

 

1) The Site Access driveway and the surrounding road network have excess capacity and will be 

able to accommodate additional traffic from the redevelopment of the subject site. 

2) The configuration of the Site Accesses driveway provides the necessary capacity to service the 

proposed redevelopment. 

3) No infrastructure improvements are required within the study area as a result of the proposed 

development. 

 

We trust you will find this submission acceptable.  Should you have any questions or concerns or require 

any additional information in this regard, please contact our office.  

 

Yours truly, 

JD Northcote Engineering Inc. 

 

                                         

 

 

John Northcote, P.Eng.                   06/03/26                

President 

 

 

 

Any use which a third party makes of this report, or any reliance on or decisions to be made based on it, 

are the responsibility of such third parties.  JD Engineering accept no responsibility for damages, if any, 

suffered by any third party as a result of decisions made or actions based on this project.  



 

12 Stewart Street 

Township of Collingwood 

Traffic Letter Date: 06/03/26 

Project No.: 25096 

 

 
 
JD Engineering  
705.725.4035 
Admin@JDEngineering.ca  

7 

 
 

 

 

APPENDIX 



IRON BAR

185.23

184.77

184.71

184.65

184.20

185.78

185.85

185.53
185.62

185.95

185.85

184.29

184.72

184.78

184.87

184.92

184.94

184.94

185.18184.32
184.13

185.81

185.37

185.68
185.82

185.74

185.54

185.24

185.12

185.14185.14
184.98

184.45
184.43

185.06

185.88

185.83

184.93

185.01185.22

185.19
185.17

184.93

184.54

185.00
185.11

184.61

185.10

185.27

185.31

185.35SAN
185.32

186.15186.20

185.87

185.71185.23
185.57

186.39
186.42

185.46
185.74

186.05
185.65186.51

186.55

186.68186.65
185.84186.17

186.25
185.96186.65186.65

186.67

187.08

186.71
186.09

186.35

STANDARD IRON BAR

186.57
186.56

186.62
186.43

186.52

186.10

186.15
186.14

186.15

185.99

185.96

185.86

186.17

186.27

186.33
186.30186.34186.30

186.40

186.42 186.41

186.33

186.45

186.47
186.56186.58

186.60

186.59
186.62

186.56

186.63
186.42

186.31

186.60

186.53
186.50

186.15
186.24

186.38 186.44
186.39

186.44

186.58

185.88
185.76

185.32

184.47

185.28

185.37

185.37

185.46

VALVE

185.54

184.73

185.38

185.46

185.60

185.85
186.09

HYDRANT

186.68

186.19

BELL BOX

185.72CURB STOP

185.78
IRON BAR

185.99
   SIGN

186.15

184.90

185.59

185.72

185.63

185.59

185.77

186.11

186.59
186.46

186.03

185.58

184.95

184.97
185.41

185.08

185.61
185.58

185.61

185.84

186.09

186.43

185.22

185.85

185.92

186.73
186.78

186.79

186.84

186.72

186.90
186.88

186.79 186.64

186.54

MW
186.57

186.57

186.75
186.95186.92186.92

186.93

187.10

186.93
186.99

186.98

187.03

186.99

187.02

186.99

DRAIN

186.97

187.10

186.96
186.89

186.73

186.64

187.20

186.63
186.60

187.23

186.64

186.74

187.44
187.14

186.65

186.63

187.07

186.97
186.97

186.71

187.01

186.77

186.81
186.88

186.98

186.14

186.31

186.33

186.54

185.85

185

185

185

186

18
6

18
6

186

18
7

18
7

187

187

184.5

184.5

185.5

185.5

186.5

18
6.

5

186.5

STEWART ROAD

EXISTING
BUILDING

SITE BENCHMARK
TOP OF IRON BAR: 185.23m

25.14

25.14

61
.3

0 61
.2

1

THIS IS NOT A PLAN OF SURVEY.  ALL BOUNDARIES SHOWN ARE APPROXIMATE ONLY, AND SHALL BE CONFIRMED
BY LICENSED ONTARIO LAND SURVEYOR (OLS).
ELEVATIONS SHOWN HEREON ARE GEODETIC DERIVED FROM GPS REAL TIME NETWORK OBSERVATIONS USING
THE 'CAN-NET' VRS NETWORK.
DATUM: CGVD 2028:78.
ALL COORDINATES AND ARE IN "GRID" DISTANCES, NAD83 - UTM 17N (CANADA)

SITE BENCHMARK:
TOP OF IRON BAR, NORTHEAST LOT CORNER
ELEV: 185.23m

FIELD WORK COMPLETED:  08-MAY-2025 JoeTOPO SURVEYS AND CADD INC.
0 5.0 10.0 15.0m

1:250

KEY PLAN

Fi
le

: 
c:

\C
E\

ca
pe

s 
en

gi
ne

er
in

g 
dr

op
bo

x\
Pr

oj
ec

ts
\2

02
5\

20
25

-0
54

 1
2 

st
ew

ar
t 

rd
\D

ra
w

in
gs

\0
2_

R
ef

er
en

ce
D

w
g\

20
25

-0
54

 E
X
S
TB

A
S
E 

O
PT

2.
dw

g 
 D

at
e 

Pl
ot

te
d:

 N
ov

em
be

r 
12

, 
20

25
 -

 1
2:

02
 P

M

Client

1. This drawing is the exclusive property of CAPES Engineering Ltd. The reproduction of
any part without express written consent of this Corporation is strictly prohibited.

2. The contractor shall verify all dimensions, levels, and datums on site and report any
discrepancies or omissions to CAPES Engineering Ltd. prior to construction.

3. This drawing is to be read and understood in conjunction with all other plans and
documents applicable to this project.

4. CAPES Engineering Ltd. accepts no responsibility for interpretation of third party
information, contractor to verify all third party information prior to construction.

5. This is not a plan of survey. Any and all representation of property boundaries are
approximate only.
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