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COMMERCIAL CENTRE DEVELOPMENT 

3020 HAWTHORNE ROAD 
OTTAWA, ONTARIO 

 
TRANSPORTATION BRIEF REPORT 

 
 
1. BACKGROUND 
 
Controlex Corporation is developing property at 3020 Hawthorne Road which is located 
on the west side of the intersection of Hawthorne Road and Russell Road.  The 
Commercial Centre Development is an industrial park which originally proposed six free 
standing buildings with an access road which formed the eastbound approach to the 
Hawthorne/Russell intersection.  A Transportation Impact Study (TIS) report dated 
March 2, 2012 was prepared which evaluated the expected number of site generated 
trips and the impact the development would have on the Hawthorne/Russell 
intersection.  An Addendum was prepared dated January 2016 which presented a 
revised Site Plan.  The revised Site Plan updated the gross floor area of the existing 
and proposed buildings.  The Addendum determined that the total gross floor area of 
the development increased by 342.3 m2 resulting in no changes in the level of service of 
the Hawthorne/Russell intersection.  The location of the site is shown in Figure 1.1. 
 
A Site Plan has been prepared which proposes the addition of Building 100 and 550 
along with some revisions to the buildings which have yet to be constructed.  Figure 1.2 
shows the Revised Site Plan which this Transportation Brief will examine.  To date 
Buildings 200, 300/400 and 700 have been constructed with Buildings 100, 500, 550 
and 600 still to be completed.  The Site Plan shows Building 100 with a gross floor area 
of 1,954 m2 and Building 550 with an area of 702 m2.  Building 100 was included in the 
January 2016 Addendum.  The total development is expected to be completed by 2019. 
 
A Screening Form has been completed by this firm which determined that the additional 
development to the Commercial Centre Development (Building 100 and Building 550) 
would not trigger the requirement for a Transportation Impact Assessment (TIA) report 
as determined in the City of Ottawa’s Transportation Impact Assessment Guidelines 
(2017).  The Form is provided in the Appendix as Exhibit 1.  City staff has requested 
that a Transportation Brief be prepared which would determine the total traffic 
generated by the development, and the impact the traffic would have on the signalized 
intersection of Hawthorne Road and Russell Road. 
 
1.1 Scope of Work 
 
The Transportation Brief will utilize the most recent Site Plan for the development and 
will address the operation of the Hawthorne/Russell intersection which is the limit of the  
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FIGURE 1.1 
SITE LOCATION PLAN 
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FIGURE 1.2 
CONCEPTUAL SITE PLAN 
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study area.  The analysis will use the most recent traffic counts available which were 
obtained from the City of Ottawa and were taken on July 20, 2015 at the 
Hawthorne/Russell intersection.  The analysis will be completed for the existing traffic 
counts taken in 2015 which would include the existing development of Buildings 200, 
300/400 and 700.  The Transportation Brief would also examine the Hawthorne/Russell 
intersection for the expected 2024 traffic (5 years beyond completion) which would 
assume full development and occupancy of the development.  The time period would be 
the weekday peak AM and PM hours of the adjacent roads. 
 
 
2. ADJACENT ROADS AND INTERSECTIONS 
 
2.1 Existing Roadway Geometry and Intersections 
 
The Commercial Centre Development site would be located along a private access 
which intersects Hawthorne Road at the Hawthorne/Russell intersection.  Hawthorne 
Road is a north-south road which is designated as an arterial road in the City of Ottawa 
Transportation Master Plan (TMP).  The roadway is named Hawthorne Road south of 
the Hawthorne/Russell intersection, and Russell Road north of the intersection.  
Hawthorne Road in the vicinity of the site is a four lane road with centre medians placed 
at the Hawthorne/Russell intersection approaches and a shared north-south centre left 
turn lane at midblock south of the intersection.  The posted speed limit along the road is 
70 km./h.  A sidewalk is located along the west side of the road south of the 
Hawthorne/Russell intersection.  Cycling lanes are provided along both sides of the 
road. 
 
The east approach to the Hawthorne/Russell intersection is Russell Road.  Russell 
Road at this location is an east-west arterial road.  The road is a two lane rural road with 
gravel shoulders.  The posted speed limit along the road is 60 km./h.  There are no 
pedestrian sidewalks or cycling lanes along the road. 
 
The site is at the west side of the Hawthorne/Russell intersection.  The intersection is 
controlled by traffic signals with Hawthorne Road forming the northbound approach, 
Russell Road the southbound approach, a private access road to the development the 
eastbound approach, and Russell Road the westbound approach.  The intersection has 
the following lane configuration: 
 

Northbound Hawthorne Approach - One left turn lane 
One through lane 
One shared through/right lane (Channelized) 

Southbound Russell Approach - One left turn lane 
One through lane 
One shared through/right lane (Channelized) 

Eastbound Development Access - One left turn lane 
One shared through/right lane (Channelized) 

Westbound Russell Approach - One left turn lane 
One through lane 
One right turn lane (Channelized) 
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Figure 2.1 shows the peak AM and PM hour existing traffic counts obtained from the 
City of Ottawa and taken on July 20, 2015.  The counts are shown in detail in Exhibit 2. 
 
 
3. COMMERCIAL CENTRE DEVELOPMENT 
 
3.1 Proposed Development 
 
The development is located on an 88,504.31 m2 parcel of land.  The land currently has 
a “Light Industrial (IL)” zoning which will support the proposed development.  
Development surrounding the lands is mainly industrial and/or commercial uses. 
 
The Commercial Centre Development will contain seven free standing buildings.  Three 
of the buildings have already been constructed and are substantially occupied.  Of the 
four remaining buildings, three have been accounted for in the original 2012 TIS and 
2016 Addendum.  Building 550 is an additional building proposed in the current Site 
Plan. 
 
The property has one access point onto Hawthorne Road which forms the eastbound 
approach to the Hawthorne/Russell intersection.  The access was constructed under 
Phase 1 when Buildings 200, 300/400 and 700 were constructed.  Table 3.1 provides a 
site inventory of the buildings and the gross floor area of each building. 
 
 
TABLE 3.1 
SITE INVENTORY 

 

BUILDING NUMBER GROSS FLOOR AREA STATUS 

Building 100   1,954.0 m2  21,033 ft2 Proposed 

Building 200   3,791.0 m2  40,806 ft2 Completed 

Building 300/400   9,343.0 m2 100,567 ft2 Completed 

Building 500   8,540.0 m2  91,924 ft2 Approved but not constructed 

Building 550     702.0 m2    7,556 ft2 Approved but not constructed 

Building 600   5,889.6 m2   63,395 ft2 Under Construction 

Building 700   1,918.0 m2   20,645 ft2 Completed 

TOTAL 32,137.6 m2 345,926 ft2  

 
 
Transit service of provided by OC Transpo Route 47 along Hawthorne Road which is 
scheduled for peak periods only.  The study has taken a conservative approach by not 
utilizing any trip reduction factors for transit use or shared trips within the development. 
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FIGURE 2.1 
2015 PEAK AM AND PM HOUR TRAFFIC COUNTS – July 20, 2015 
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3.2 Trip Generation 
 
The trip generation analysis has utilized the statistical data presented in the Institute of 
Transportation Engineers document, Trip Generation Manual 10th Edition.  The analysis 
has used the same land use category as the March 2012 TIS report and January 2016 
Addendum.  The analysis utilized the Average Trip Rate for an “Industrial Park” – Land 
Use 130.  The trip generation rates are shown in Table 3.2, with the ITE 130 trip rate 
data presented as Exhibit 3. 
 
 
TABLE 3.2 
TRIP GENERATION RATES 
 

BUILDING USE ITE LAND USE 
TRIP GENERATION RATE 

Peak AM Hr. Peak PM Hr. 

Commercial/Industrial Industrial Park – ITE 130 0.40 T/1000 ft2 0.40 T/1000 ft2 

 
 
The analysis has utilized the gross floor area of each building (Figure 3.1) and the trip 
generation rates of Table 3.2 to determine the number of site trips which are shown in 
Table 3.3. 
 
 
TABLE 3.3 
PEAK HOUR SITE GENERATED TRIPS 

 

PEAK HOUR  
TRIPS 

BUILDING 

WEEKDAY PEAK AM HR. WEEKDAY PEAK PM HR. 

TOTAL ENTER EXIT TOTAL ENTER EXIT 

Building 200 16 13 3 16 3 13 

Building 300/400 40 33 7 40 9 31 

Building 700 9 7 2 9 2 7 

Subtotal - Prior to 2015 65 53 12 65 14 51 

Building 100 8 7 1 8 2 6 

Building 500 37 30 7 37 7 30 

Building 550 3 2 1 3 1 2 

Building 600 25 20 5 25 5 20 

Subtotal - 2015 to 2019 73 59 14 73 15 58 

Total Site Trips 138 112 26 138 29 109 
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3.2.1 Trip Distribution 
 
The distribution of site generated trips for the proposed Commercial Centre 
Development was determined by examining the existing peak hour traffic pattern 
entering and exiting the site access road from the July 20, 2015 traffic counts.  The 
distribution of traffic at the Hawthorne/Russell intersection would show the preferred 
travel route of drivers travelling to/from the 3020 Hawthorne Road industrial park.  The 
trip distribution which will be utilized in the study for both the weekday peak AM hour 
and PM hour is as follows: 
 

To/From the north along Hawthorne Road  60% 
To/From the south along Hawthorne Road  40% 

 
The site generated trips used in the study analysis assumed that all trips from Buildings 
200, 300/400 and 700 are included in the 2015 traffic counts and would be considered 
the background traffic in the analysis since the buildings were fully constructed and 
occupied by 2015. 
 
The expected trips generated by the site would be the trips from development which 
would be constructed after 2015 and would include Buildings 100, 500, 550 and 600.  
The expected total site generated peak AM and PM hour trips is shown in Figure 3.1. 
 
 
4. TRANSPORTATION IMPACT 
 
The Transportation Brief will examine the operation of the industrial park access to 
Hawthorne Road which will form the eastbound approach to the Hawthorne/Russell 
intersection.  The analysis will determine the level of service during the peak AM and 
PM hours for the 2015 traffic counts, and at full development of the site at the year 
2024.  The analysis of the Hawthorne/Russell intersection will use the Highway 
Capacity Software, Version 7.6, which utilizes the intersection capacity analysis 
procedure as documented in the Highway Capacity Manual 2010 and 6th Edition. 
 
For a signalized intersection, the operation or level of service of an intersection is 
determined from the volume to capacity ratio (v/c) for each lane movement as 
documented by the City of Ottawa in the Transportation Impact Assessment Guidelines 
(2017).  The following relates the level of service with the volume to capacity ratio at 
each lane movement. 
 
   LEVEL OF SERVICE    VOLUME TO CAPACITY RATIO 
 
  Level of Service A    0 to 0.60 
  Level of Service B   0.61 to 0.70 
  Level of Service C   0.71 to 0.80 
  Level of Service D   0.81 to 0.90 
  Level of Service E   0.91 to 1.00 
  Level of Service F   > 1.00 
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FIGURE 3.1 
WEEKDAY PEAK AM AND PM HOUR SITE GENERATED TRIPS 
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4.1 Background Traffic Volumes 
 
The growth in background traffic was determined by examination of historical traffic 
counts.  The 2010 and 2015 traffic counts taken by the City of Ottawa at the south 
approach of the Russell/Hawthorne intersection were compared to the 2017 counts at 
the north approach to the Ages/Hawthorne intersection.  The counts determined that the 
traffic along Hawthorne Road decreased over the seven year period from 2010 to 2017, 
and were approximately the same when comparing the 2015 to the 2017 traffic counts. 
 
Following the examination of historical traffic volumes along Hawthorne Road, the study 
has increased the through movements at the north and south approaches and all lane 
movements turning to/from the Russell Road east approach by an annual compounded 
rate of 2.0 percent.  This increase would account for development outside the study 
area which would not include Buildings 100, 500, 550 and 600 which were not 
constructed at the time the 2015 traffic counts were taken.  The expected site trips from 
the competed TIS report for the development at 3009 Hawthorne Road which is 
currently under construction were also included as background traffic. 
 
The increase in background traffic was applied to the 2015 traffic counts (Figure 2.1).  
The annual increase would translate to the following growth factor: 
 

Existing Counts Analysis Year Growth Factor 
 
 2015         →  2024  = 1.195 
  
Figure 4.1 shows the expected 2024 background traffic volumes at the 
Hawthorne/Russell intersection. 
 
4.2 Total Traffic Volumes 
 
The expected peak AM and PM hour 2024 total traffic volumes were determined by the 
addition of the site generated trips (Figure 3.1), and the background traffic in the year 
2024 (Figure 4.1).  The results are the expected total 2024 traffic volumes which are 
shown in Figure 4.2. 
 
4.3 Traffic Analysis 
 
The traffic analysis will be completed for the intersection of Hawthorne Road and 
Russell Road where the development access forms the existing eastbound approach to 
the intersection.  The analysis will be completed using the most recent 2015 traffic 
counts for the intersection which will include trips from three of the seven buildings 
proposed for the site.  The analysis will determine the total number of expected site 
generated trips at the completion of the development (seven buildings), and the impact 
at the Hawthorne/Russell intersection using the expected traffic at the year 2024 which 
will include the trips from the total development of the site.  The analysis will be 
conducted for the traffic during the peak AM and PM hours of the adjacent streets. 
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FIGURE 4.1 
YEAR 2024 PEAK AM AND PM HOUR BACKGROUND TRAFFIC 
 
 

 
 



Commercial Centre Development                                                                               Page 
3020 Hawthorne Road, Ottawa 
Transportation Brief Report 

 
 

 

12

FIGURE 4.2 
YEAR 2024 PEAK AM AND PM HOUR TOTAL TRAFFIC 
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The 2015 analysis used the 2015 traffic counts which are the most recent counts 
obtained from the City of Ottawa along with the traffic signal timing plan.  The analysis 
included the trips from Buildings 200, 300/400 and 700 which were constructed and 
occupied at the time.  The traffic analysis determined that all of the approaches to the 
intersection would function at a Level of Service (LoS) “A” during both the peak AM and 
PM hours.  The existing intersection geometry provides sufficient left turn lane storage 
at all approaches for the 2015 traffic using the traffic signal cycle from the timing plan.  
The analysis of the intersection is summarized in Table 4.1 with the analysis sheets 
provided in the Appendix as Exhibit 4 for the 2015 peak AM hour and Exhibit 5 for the 
peak PM hour. 
 
 
TABLE 4.1 
HAWTHORNE/RUSSELL INTERSECTION – LoS & Volume to Capacity Ratio (v/c) 
 

Intersection 
Approach 

WEEKDAY PEAK AM HOUR 
YEAR 2015 (2024) 

WEEKDAY PEAK PM HOUR 
YEAR 2015 (2024) 

LoS v/c LoS v/c 

EB Left – Site Access A (A) 0.114 (0.146) A (A) 0.061 (0.180) 

EB Through – Site Access A (A) 0.000 (0.000) A (A) 0.040 (0.036) 

WB Left – Russell A (A) 0.060 (0.074) A (A) 0.080 (0.111) 

WB Through – Russell A (A) 0.006 (0.005) A (A) 0.000 (0.000) 

WB Right – Russell A (A) 0.215 (0.239) A (A) 0.268 (0.319) 

NB Left – Hawthorne A (A) 0.030 (0.086) A (A) 0.010 (0.033) 

NB Through – Hawthorne A (A) 0.392 (0.473) A (A) 0.299 (0.363) 

SB Left – Hawthorne A (A) 0.122 (0.191) A (A) 0.170 (0.239) 

SB Through – Hawthorne A (A) 0.306 (0.372) A (A) 0.457 (0.555) 

 
 
The analysis for the expected 2024 traffic at the Hawthorne/Russell intersection 
included an increase in background traffic due to development outside the study area.  
The trips were from the total development and included Buildings 100, 200, 300/400, 
500, 550, 600 and 700, with the 2015 traffic counts accounting for the trips from 
Buildings 200, 300/400 and 700 which were already constructed.  The traffic analysis for 
the Hawthorne/Russell intersection determined that the intersection would continue to 
operate at a LoS “A”, with the existing lane geometry providing sufficient storage for the 
peak hour left turn movements at all intersection approaches.  The analysis of the 
intersection is summarized in Table 4.1 with the analysis sheets provided as Exhibit 6 
for the 2024 peak AM hour and Exhibit 7 for the peak PM hour. 
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5. FINDINGS AND RECOMMENDATIONS 
 
The Commercial Centre Development is located west of the Hawthorne/Russell 
intersection with the existing site access forming the eastbound approach to the 
intersection.  A TIS report was completed in 2012 along with an Addendum in 2016 
which addressed the development and revisions to the buildings.  This Transportation 
Brief will be addressing the Site Plan Application for the construction of Building 100 
and Building 550 which proposes an additional 302.5 m2 of gross floor area when 
compared to the January 2016 Addendum.  The following are the findings of the traffic 
analysis: 
 

1. A TIA Screening Form was prepared for the construction of Buildings 100 and 
550.  The Screening Form did not trigger the requirement for the preparation of a 
Transportation Impact Assessment (TIA) report.  The Transportation Brief was 
prepared as requested by City of Ottawa staff and has addressed their concerns. 
 

2. A trip generation analysis was conducted utilizing the average trip rates 
published in the Institute of Transportation Engineers document (ITE), Trip 
Generation Manual, 10th Edition. The analysis used the same ITE Land Use 130 
for an Industrial Park which was used in the original TIS report prepared by WSP 
Canada Inc. dated March 2, 2012 and the January 2016 TIS Addendum.  For the 
total development which includes trips from Buildings 100, 200, 300/400, 500, 
550, 600 and 700, the analysis determined the following expected peak hour trips 
which are detailed in Table 3.2: 
 

Peak AM Hour    Peak PM Hour 
Trips entering Trips Exiting  Trips Entering Trips Exiting 
 112   26   29   109 
 

3. The operational analysis of the Hawthorne/Russell intersection was completed 
for both the existing 2015 traffic counts and the expected 2024 traffic which 
would include the complete development of the site.  Total development includes 
all seven commercial buildings.  The operational analysis determined that the 
intersection would function at an acceptable level of service at the year 2015 and 
2024 as shown in Table 4.1.  There would be no requirement for upgrading the 
existing intersection due to the development of the 3020 Hawthorne Road site.  

 
 
                                                                                     
Prepared by: 
 

 

 

David J. Halpenny, M. Eng., P. Eng. 
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EXHIBIT 1 
SCREENING FORM 
 

City of Ottawa 2017 TIA Guidelines Screening Form 

1. Description of Proposed Development 

Municipal Address  3020 Hawthorne Road, Ottawa 

Description of Location  Building 100 and Building 550 

Land Use Classification  “IL” Zoning – Light Industrial Zone 

Development Size (units)   

Development Size (m2)  Two building with a gross floor area of 2,656 m2 

Number of Accesses and Locations  Will use the existing site access onto Hawthorne Road which forms 
the west approach to the Hawthorne/Russell intersection. 

Phase of Development   Single phase 

Buildout Year  2019 

If available, please attach a sketch of the development or site plan to this form. 

2. Trip Generation Trigger  

Considering the Development’s Land Use type and Size (as filled out in the previous section), please 
refer to the Trip Generation Trigger checks below.  

 

Land Use Type  Minimum Development Size 

   

Industrial  5,000 m2 

 

    Yes  No 

1,954 m2 (Building 100) + 702 m2 (Building 550) = 2,656 m2 

2,656 m2 < 5,000 m2 

 
  X 

 

*  If  the  development  has  a  land  use  type  other  than what  is  presented  in  the  table  above,  estimates  of  person‐trip 
generation may be made based on average trip generation characteristics represented in the current edition of the Institute 
of Transportation Engineers (ITE) Trip Generation Manual. 

 

If the proposed development size is greater than the sizes identified above, the Trip Generation 
Trigger is satisfied. 
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3. Location Triggers 

    Yes  No 

Does the development propose a new driveway to a boundary street that is 
designated as part of the City’s Transit Priority, Rapid Transit or Spine 
Bicycle Networks? 

   
X 

Is the development in a Design Priority Area (DPA) or Transit‐oriented 
Development (TOD) zone?* 

  X 

*DPA and TOD are identified in the City of Ottawa Official Plan (DPA in Section 2.5.1 and Schedules A 
and  B;  TOD  in  Annex  6).    See  Chapter  4  for  a  list  of  City  of  Ottawa  Planning  and  Engineering 
documents that support the completion of TIA). 

If any of the above questions were answered with ‘Yes,’ the Location Trigger is satisfied.  

4. Safety Triggers 

    Yes  No 

Are posted speed limits on a boundary street are 80 km/hr or greater?    X 

Are there any horizontal/vertical curvatures on a boundary street limits 
sight lines at a proposed driveway? 

  X 

Is the proposed driveway within the area of influence of an adjacent traffic 
signal or roundabout (i.e. within 300 m of intersection in rural conditions, or 
within 150 m of intersection in urban/ suburban conditions)? 

   
X 

Is the proposed driveway within auxiliary lanes of an intersection?    X 

Does the proposed driveway make use of an existing median break that 
serves an existing site? 

  X 

Is there is a documented history of traffic operations or safety concerns on 
the boundary streets within 500 m of the development? 

  X 

Does the development include a drive‐thru facility?    X 

If any of the above questions were answered with ‘Yes,’ the Safety Trigger is satisfied.  

5. Summary 

    Yes  No 

Does the development satisfy the Trip Generation Trigger?    X 

Does the development satisfy the Location Trigger?    X 

Does the development satisfy the Safety Trigger?    X 

If none of the triggers are satisfied, the TIA Study is complete. If one or more of the triggers is satisfied, the TIA 
Study must continue into the next stage (Screening and Scoping).  
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EXHIBIT 2 
HAWTHORNE ROAD AND RUSSELL ROADTRAFFIC COUNTS – July 20, 2015 
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EXHIBIT 3 
ITE TRIP GENERATION MANUAL 10th Edition – Industrial Park (130) 
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EXHIBIT 4 
YEAR 2015 PEAK AM HOUR TRAFFIC ANALYSIS – Hawthorne/Russell Intersection 
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EXHIBIT 5 
YEAR 2015 PEAK PM HOUR TRAFFIC ANALYSIS – Hawthorne/Russell Intersection 
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EXHIBIT 6 
TOTAL 2024 PEAK AM HOUR TRAFFIC ANALYSIS – Hawthorne/Russell Intersection 
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EXHIBIT 7 
TOTAL 2024 PEAK PM HOUR TRAFFIC ANALYSIS – Hawthorne/Russell Intersection 
 

 


