
 

The material in this memo reflects best judgment in light of the information available at the time of preparation. Any use 

which a third party makes of this report, or any reliance on or decisions made based on it, are the responsibilities of such 

third parties. C.F. Crozier & Associates Inc. accepts no responsibility for damages, if any, suffered by any third party as a 

result of decisions made or actions based on this report. 

 

Dear Wally, 

 

C.F. Crozier & Associates Inc. (Crozier) was retained by Avenue 31 Capital Inc. to provide 

transportation engineering services in support of the development application for a proposed 

warehouse located within the National Capital Business Park lands in the City of Ottawa.  

 

This Transportation Impact Assessment Memo (TIA) for the Site 3B (Building E) development 

proposal builds on previous work undertaken for the larger National Capital Business Park (NCBP) 

lands. A Master TIA for the full National Capital Business Park was prepared by Novatech in May 

2020 which analyzed the transportation impacts of all the NCBP sites, including the subject site 

3B herein. Given only minor changes have been made to the current site plan compared to 

those outlined in the NCBP Master TIA, a full assessment of transportation impacts is redundant. 

Per the email correspondence between Wally Dubyk (City of Ottawa) and Aidan Hallsworth 

(Crozier), included within Appendix A, a TIA Memo with the agreed upon scope was confirmed 

as sufficient in assessing the transportation impacts associated with the Site 3B (Building E) 

development proposal. The TIA Memo analyzes the following elements: 

 

• Discussion on TIA Steps 1 and 2.1 

• TIA Step 3.1 – Trip Generation Forecasts during the weekday a.m. and p.m. peak hours;  

• TIA Step 4 – Analysis 

o Site Access and Safety Review 

o Site Circulation Review 

o Parking Review 

o Boundary Street Design Review 

o Transportation Demand Management Review 

  

M E M O  

 

DATE December 17, 2025 PROJECT NO. 1909-5877-4 

 

RE 

 

Site 3B (Building E), National Capital Business Park 

4055 Russell Road, City of Ottawa 

Transportation Impact Assessment Memorandum 

 

 

TO Wally Dubyk, C.E.T. 
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(C.F. Crozier & Associates Inc.)  
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1.0  BACKGROUND 

 

The Site 3B subject lands are partially located within the property known as 4055 Russell Road 

and is separated from the main NCBP Site 3 by a natural heritage feature. Located within the 

City of Ottawa, the subject lands are bounded by the remainder of NCBP Site 3 to the north, 

Russell Road to the west, Highway 417 off-ramp to the east and Hunt Club Road to the south. The 

lands are designated “Urban Employment Area” per the City of Ottawa Official Plan, reflecting 

the generally industrial nature of the surrounding areas. Figure 1 outlines the site location. 

 

Per the latest Site Plan prepared by McRobie Architects + Interior Designers (dated October 30, 

2025, and included as Appendix B), the proposed development consists of a warehouse 

building, including an office component, with a combined Gross Floor Area (GFA) of 2,787 m². 

The development proposes a surface parking lot with a total of 45 vehicle parking spaces, along 

with four loading spaces. Two full-moves site access connections to Russell Road are proposed 

to serve the site. 

 

As previously noted, the site is located within the planned National Capital Business Park, an 

industrial business park development located along Russell Road. Previously, a Master 

Transportation Impact Assessment (NCBP Master TIA) was prepared for all three of the planned 

sites within the business park (Novatech, May 2020). The NCBP Master TIA provided a 

comprehensive assessment of the transportation impacts associated with the planned 

developments, including the proposed development herein. 

 

Within the NCBP Master TIA, the analysis assumed a development referred to as Building F, 

consisting of a warehouse building and office space with a combined GFA of 1,540 m². The 

current Site 3B development proposal has a larger combined GFA of 2,787 m²; however, this 

development size is still small and falls below the City of Ottawa trip generation threshold of 

5,000m2 for industrial developments. Therefore, in accordance with the scope established with 

City of Ottawa staff, this Transportation Impact Assessment (TIA) Memo reviews the development 

proposal through a trip generation forecast, a safety assessment of the proposed site accesses, 

and a review of the proposed parking supply to provide a current assessment of the Site 3B 

development in support of the development application. 

 

Refer to Appendix C for relevant excerpts of the NCBP Master TIA.  

 

2.0  SCREENING STEPS DISCUSSION 

 

The City of Ottawa’s Transportation Impact Assessment (TIA) Guidelines (2017) identify three 

triggers for completing a TIA report: Trip Generation, Location, and Safety. The screening 

assessment for each trigger is summarized below: 

 

1. Trip Generation Trigger: For industrial developments, a minimum gross floor area (GFA) of 

5,000 m² is required to satisfy this trigger. The proposed development for Site 3B has a 

total GFA of 2,787 m²; therefore, this requirement is not satisfied. 

 

2. Location Trigger: The proposed driveway access is via Russell Road. Based on a review of 

the City of Ottawa’s GeoOttawa mapping, Russell Road is not designated as part of the 

City’s Transit Priority Network, Rapid Transit Network, or Spine Bicycle Network. In addition, 

the site is not located within a Design Priority Area (DPA) or a Transit-Oriented 

Development (TOD) Zone). Therefore, the Location Trigger is not satisfied. 
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3. Safety Trigger: The posted speed limit on Russell Road is 80 km/h; therefore, the Safety 

Trigger is satisfied. 

 

In summary, the development satisfies one of the three trigger criteria. A full TIA would typically 

be required if one or more triggers are satisfied. However, since a TIA was previously completed 

for the site and the scale of the proposed development remains small, a full-scope TIA update is 

assessed to be not needed. Accordingly, a reduced scope TIA Memo assessment has been 

prepared instead, in accordance with the requested scope from City staff. 

 

The completed TIA Screening Form is included in Appendix D. Refer to Appendix A for email 

correspondence with the City on establishing the TIA Memo scope. 

 

3.0  SCOPING DISCUSSION 

 

This section provides an overview of the existing and future transportation conditions surrounding 

the site. It summarizes the characteristics of nearby roadways, as well as the available 

pedestrian, cycling, and transit facilities. Any ongoing or planned transportation improvements in 

the area are also noted. 

 

3.1  Existing Conditions  

 

3.1.1  Roadways 

 

The nearby roadways of Russell Road and Last Mile Drive were reviewed given their proximity to 

the subject lands. Descriptions of these facilities are outlined below: 

 

• Russell Road is a two-lane (one lane per travel direction) undivided arterial and is 

classified as a truck route, permitting full loads. It runs in a northwest-southeast direction 

near the subject lands and has a posted speed limit of 80km/h. The City of Ottawa 

Official Plan identifies 30m right of way (ROW) protection for Russell Road between 

Hawthorne Road and the Greenbelt Boundary. 

 

• Last Mile Drive is a two-lane (one lane per travel direction) undivided collector roadway. 

It runs east-west near the subject lands and has a posted speed limit of 50km/h. 

 

3.1.2  Pedestrian and Cycling Facilities 

 

Russell Road has gravel shoulders on both sides but does not provide any dedicated pedestrian 

or bicycle facilities. Last Mile Drive has paved shoulders but also does not provide any dedicated 

pedestrian or bicycle facilities. 

 

3.1.3  Transit 

 

A single bus route by OC Transpo operates near the site on Russell Road. Table 1 provides details 

regarding the existing bus route 47 operation.  
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Table 1: Existing Transit Services 

Route Span Time of Operation 
Peak Hour 

Headways 
Bus Stops Near Site 

Bus Route 47 

(OC Transpo) 

Hydro Road to St. 

Laurent Station 

Monday to Friday  

5:45 a.m. - 9:00 a.m. 

3:00 p.m. - 6:25 p.m. 

30 minutes 

Stops for both travel 

directions within  

200 m of the site 

 

Appendix E contains the relevant transit network information. 

 

3.1.4  Area Traffic Management 

 

There are no Area Traffic Management measures within the study area nor are there any Area 

Traffic Management studies in progress. 

 

3.2  Future Planned Conditions  

 

Ottawa Council approved a new Capital Infrastructure Plan on July 23, 2025, guiding the city’s 

road, transit, and active transportation investments through 2046. The approved plan reflects a 

“transit-first” philosophy: road investments are pursued only where transit alone would not suffice 

to meet demand. Per the updated Transport Mobility Plan (TMP), the need-based transit network 

identifies the addition of a transit priority corridor on Hunt Club Road between Riverside Drive 

and Conroy Road. When implemented, the corridor will provide faster, more reliable, and more 

convenient transit options, making it easier for employees across the city to reach the site. Refer 

to Appendix F for the 2025 TMP excerpts. 

 

4.0  FORECASTING 

 

This section compares the trip generation results from the NCBP Master TIA with the new site 

statistics to identify any changes in expected travel demand. The comparison helps determine 

whether the proposed development will have a different impact on the surrounding 

transportation network than previously anticipated. 

 

4.1  NCB Master TIA Trip Generation and Mode Share 

 

Trip generation estimates were previously conducted for the proposed development identified 

as Building F as part of the NCBP Master TIA. The ITE Trip Generation Manual, 10th Edition was 

used in the Master TIA to estimate vehicle trips. Person trips were derived using an ITE Vehicle-to-

Person Trip conversion factor of 1.28, consistent with the City of Ottawa’s TIA Guidelines. Finally, 

modal share targets from the Master TIA were estimated based on existing modal shares 

outlined in the 2011 TRANS O-D Survey Report, with minimal changes for future modal share 

changed being expected. 

 

The trip generation results for the previous development scenario in the NCBP Master TIA are 

summarized in Table 2. Refer to Appendix C for NCBP Master TIA Trip Gen. 
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Table 2: NCBP Master TIA Trip Generation and Modal Share 

Building 

(Units/GFA)  

ITE Land Use 

Category 

AM PM 

Trips Generated Trips Generated 

Inbound Outbound Total Inbound Outbound Total 

Person Trips Generated – Full Site 3 

Warehouse Building B & F 

(120,175 ft2)  

LUC 150: 

Warehousing 
39 12 51 15 39 54 

Person Trips Generated – Site 3B (Building F Only) 

Warehouse Building F1 

(16,575 ft2) 

LUC 150: 

Warehousing 
5 2 7 2 5 7 

Person Trip by Modal Share – Site 3B (Building F) 

Travel Mode 

 

Target Modal 

Share 

AM PM 

Trips Generated Trips Generated 

Inbound Outbound Total Inbound Outbound Total 

Auto Driver 70% 4 2 6 2 4 6 

Auto Passenger 15% 1 0 1 0 1 1 

Transit 10% 0 0 0 0 0 0 

Active Trips 5% 0 0 0 0 0 0 

Total 100% 5 2 7 2 5 7 

Note 1:  Trip Generation of Building F is 14% of Building B and F combined, based on GFAs in the NCBP Master TIA. 

 

Therefore, in the NCBP Master TIA, the proposed development was projected to generated 7 

two-way person trips in each of the weekday a.m. and p.m. peak hours. 

 
4.2  New Site Stats Trip Generation and Mode Share 

 
Trip generation for the proposed development was forecasted for the peak hours using the 

Institute of Transportation Engineers (ITE) Trip Generation Manual, 12th Edition and the City of 

Ottawa TRANS Trip Generation Manual given that the TRANS Trip Generation Manual does not 

have trip generation rates for employment type land uses. 

 

The proposed development includes a 3,100 m2 (33,370 ft2 ) GFA warehouse building, therefore, 

this area was used for determining future trips at the site. LUC 150 “Warehousing” was applied to 

the warehouse building GFA, and the average rate methodology was applied for the forecast. 

Person trips were derived using an ITE Vehicle-to-Person Trip conversion factor of 1.28, consistent 

with the City of Ottawa’s TIA Guidelines and the NCBP Master TIA . Modal share targets from the 

NCBP Master TIA were reapplied for this person trip generation forecast. In addition to 

forecasting passenger vehicle trips, truck trips were also forecasted using a similar methodology 

to the ITE passenger vehicles forecast. 

 

Table 3 outlines the results of the ITE trip generation forecast for the proposed development. 
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Table 3: New Site Stats Trip Generation and Mode Share 

Building 

(Units/GFA)  

ITE Land Use 

Category 

AM PM 

Trips Generated Trips Generated 

Inbound Outbound Total Inbound Outbound Total 

Truck Trips Generated 

Warehouse Site 3B 

(33,370 ft2) 

LUC 150: 

Warehousing 
1 0 1 0 1 1 

Vehicle Trips Generated 

Warehouse Site 3B 

(33.370 ft2)  

LUC 150: 

Warehousing 
3 1 4 1 4 5 

Person Trips Generated 

Warehouse Site 3B 

(1.28 of Vehicle Trips) 

LUC 150: 

Warehousing 
4 1 5 1 5 6 

Person Trip by Modal Share 

Travel Mode 

 

Target Modal 

Share 

AM PM 

Trips Generated Trips Generated 

Inbound Outbound Total Inbound Outbound Total 

Auto Driver 70% 3 1 4 1 4 5 

Auto Passenger 15% 1 0 1 0 1 1 

Transit 10% 0 0 0 0 0 0 

Active Trips 5% 0 0 0 0 0 0 

Total  4 1 5 1 5 6 

 
Based on the ITE Trip Generation estimates, the proposed land use is forecasted to generate 4 

and 5 total two-way vehicle trips during the weekday a.m. and p.m. peak hours, respectively. In 

addition, 1 and 5 truck trips are also projected in the weekday a.m. and p.m peak hours, 

respectively. 

 
4.3  Net Trip Generation 

 

A net trip generation analysis explains the change in the number of trips generated by 

comparing the trips from the NCBP Master TIA site statistics to those associated with the currently 

proposed site statistics. Two comparisons were conducted: one comparing the 10th Edition ITE 

vehicle trip generation rates used in the NCBP Master TIA against the 12th Edition rates applied 

to the current Site 3B development, and another comparing the 12th Edition vehicle trip 

generation rates applied to both the Master TIA development scale and the current Site 3B 

development to provide a consistent, updated assessment. The details of the net trip generation 

during the weekday a.m. and p.m. peak hours for both person trips and vehicle trips are 

summarized in Table 4 and Table 5 below.  
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Table 4: Net Trip Generation Comparison (ITE 12th Edition and ITE 10th Edition Comparison) 

Building 

(Units/GFA)  

ITE Land Use 

Category 

(Edition) 

GFA 

 AM PM 

Trips Generated Trips Generated 

Inbound Outbound Total Inbound Outbound Total 

New Site 

Stat Trip 

Generation 

 

LUC 150: 

Warehousing 

(12th Edition) 

(1 

33,370 ft2 4 1 5 1 5 6 

NCB Master 

TIA Trip 

Generation 

 

LUC 150: 

Warehousing 

(10th Edition) 

(12th Edition) 

 

16,575 ft2 5 2 7 2 5 7 

Net Trip Generation -1 -1 -2 -1 0 -1 

 

 

Table 5: Net Trip Generation Comparison (ITE 12th Edition Comparison) 

Building 

(Units/GFA)  

ITE Land Use 

Category 

(Edition) 

GFA 

AM PM 

Trips Generated Trips Generated2 

Inbound Outbound Total Inbound Outbound Total 

New Site 

Stat Trip 

Generation 

 

LUC 150: 

Warehousing 

(12th Edition) 

 

33,370 ft2 3 1 4 1 4 5 

NCB Master1 

TIA Trip 

Generation 

 

16,575 ft2 3 0 3 1 1 2 

Net Trip Generation +0 +1 +1 0 +3 +3 

Note 1: ITE Vehicle-to-Person Trip conversion factor of 1.28 was applied. 

Note 2: Trips appear to not correlate with area, but this is due to rounding.(4.5 trips New Site vs 2.49 trips NCBP Master TIA) 

 
Based on the results in Tables 4 and 5, the proposed Site 3B development is expected to 

generate slightly fewer trips during the peak hours compared to the NCBP Master TIA (was 

based on 10th Edition), primarily due to the updated ITE 12th Edition trip rates, which reflect 

lower trip generation for warehouse uses during typical commuter peak hours. When both 

developments are assessed using 12th Edition rates, an increase in trips is observed, consistent 

with the larger GFA. However, the forecasted trip generation is still minimal and is not expected 

to create any traffic operation issues; therefore, a detailed capacity analysis was not 

completed, as confirmed in the study terms with the city. 

 

5.0  ANALYSIS 

 

The analysis section discusses the outcome of the transportation assessment process and 

identifies the necessary mitigation measures to support the development proposal, as required. 

The Analysis TIA step includes a transportation design review of the Site Plan, which considers the 

access configuration, parking supply, and internal site circulation for all applicable 

transportation modes. 
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5.1  Site Access Safety Review 

 

The development proposal includes two site accesses that connect to the proposed arterial 

roadway fronting the site. This section evaluates the suitability of the site accesses from a 

transportation safety perspective and recommends mitigation measures, if warranted. The 

safety review of the accesses includes an assessment of whether turning maneuvers can be 

made safely at the site accesses without issues related to sight lines, intersection and access 

spacing. It is noted that the site access naming convention is site access #1 as the northwesterly 

access, and site access #2 as the southeasterly access. 

 

5.1.1  Intersection Sight Distance 

 

Section 9.9 of the Transportation Association of Canada Geometric Design Guide for Canadian 

Roads (TAC GDGCR) provides intersection sight distance for different intersection control types. 

The calculated and design sight distances are further summarized in TAC GDGCR Tables 9.9.4, 

9.9.6 and 9.9.12 for vehicles turning left from stop, turning right from stop, or turning left from the 

major road, respectively. 

 

Case B1 (Left Turn from the Minor Road) and Case B2/B3 (Right Turn / Crossing Maneuver from 

the Minor Road) were used to evaluate sight line adequacy for the site accesses. A TAC WB-19 / 

WB-20 combination truck was used for the assessment given it is expected to be the most 

constraining typical design vehicle profile present on site. Table 6 summarizes the sight distance 

analysis for the proposed site accesses.  

 
Table 6: Intersection Sight Distance Assessment 

Russell Road and Site Access #1  

Formula ISD = 0.278 * Vmajor * tg 

Feature Case B1 – Left Turn/through Case B2/B3 – Right Turn 

Posted Speed  80km/h 

Design Speed (Assumed) 90km/h 

Time Gap 11.5s 10.5s 

Required Sight Distance  290m  265m  

Available Sight Distance  > 290m  >265m 

Russell Road and Site Access #2  

Formula (TAC  ISD = 0.278 * Vmajor * tg 

Feature Case B1 – Left Turn Case B2/B3 – Right Turn 

Posted Speed 80km/h 

Design Speed (Assumed) 90km/h 

Time Gap 11.5s 10.5s 

Required Sight Distance  

(minor road, both directions) 
290m  265m  

Available Sight Distance  

(minor road, both directions) 
> 290m  >265m 

 

The available sight distance at both of the site accesses satisfy the minimum sight distance 

requirements. Accordingly, the proposed site accesses can be supported from an intersection 

sight distance perspective. 
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5.1.2  Access Spacing and Corner Clearance 

 

The geometrics and spacings of the site accesses were reviewed as part of the Access 

Intersection Review. The requirements of the City of Ottawa Private Approach By-Law No. 2003-

447 and the Transportation Association of Canada Geometric Design Guide for Canadian 

Roads (TAC-GDGCR) were used for the assessment. 

 

Tables 7 and 8 summarize the findings from the access review against the requirements of the 

City of Ottawa Private Approach By-Law No. 2003-447 and the TAC-GDGDCR Figures 8.8.2 and 

8.9.2 for roadway frontage and access spacing, respectively. The larger of the two requirements 

in these manuals govern for the assessment and thus are displayed for the evaluation in Table 8.  

 

Table 7: Private Approach By-Law Roadway Frontage Evaluation 

Clause No. Roadway (Frontage) 
Maximum # of two-way 

private approaches 
Satisfied? 

S25.(1)(a-b) Russell Road (~340m) 4 Yes (2 accesses) 

 

Table 8: Access Spacing Evaluation (Private Approach By-Law and TAC-GDGCR) 

Access 

Viewing 

Direction 

relative to 

the 

Access 

Distance Required to 

nearest Street / 

Private Access 

Distance Provided to 

nearest Street / 

Private Access Satisfied? 

Street Access Street Access 

Site Access #2 at 

Russell Road 

(Southeast Access) 

South 

35m 15m 

>100m >100m Yes 

North >100m 15m Yes 

Site Access #1 at 

Russell Road 

(Northwest Access) 

South >100m >100m Yes 

North  >100m >100m Yes 
 

 

The northwest access meets the applicable spacing requirements if considered a part of the 

Russell Road and Last Mile Drive intersection. It is recognized that the access is not fully aligned 

with the Last Mile Drive intersection approach at Russell Road. However. while a directly 

opposed access alignment would be most preferable from a safety perspective, the proposed 

fourth intersection access leg would still be within the intersection area given it is visible from all 

other intersection legs under this irregular configuration. Similarly, sight lines are available from 

the access to the other intersection approaches as well as confirmed in the sight distance 

evaluation above. Therefore, the access is expected to function adequately from a safety 

perspective. 

 

The southeast access is spaced 15m from the nearest access opposite the street serving the Site 

1 NCBP development, and over 100m to other accesses and or streets. Therefore, access 

spacing is sufficient for site access #2 as well. 

 



National Capital Business Park LP Transportation Impact Assessment Memorandum 

Site 3B National Capital Business Park, City of Ottawa December 17, 2025 

C.F. Crozier & Associates  Page 10 of 13 

Project No. 1909-5877-4 

Finally, the driveway widths of the existing site accesses are in conformance with the Private 

Approach Zoning By-Law S25.(1)(c), which specifies that driveway widths shall not exceed the 

9m requirement except at the site accesses to accommodate heavy vehicles and fire trucks to 

access the site as required, in accordance with S25.(1)(e).  

 

5.2  Site Circulation Review 

 

Based on the vehicle maneuverability diagrams in Appendix G, drive-aisle width and parking lot 

space has been provided to allow for proper internal circulation. The site accesses have 

adequate radii to support the trucks expected at the site as shown on the Site Plan. The Site Plan 

shows feasible maneuverability for a WB-20  semi-trailer, a Heavy Single Unit (HSU) truck, an aerial 

fire truck, and a TAC passenger car, representing the most constrained vehicle profiles expected 

onsite. Therefore, it is expected that the site accesses and the site itself will be functionally and 

operationally adequate based on the vehicle maneuvering diagrams displayed on the Site 

Plan. 

 

5.3  Parking Review 

 

The site is located in area “C – suburban” and the applicable zoning by-law parking 

requirements for the proposed development are summarized in Table 9. Section 101(7), Row N95 

“Warehousing” of Table 101 of the City’s zoning by-law parking requirement was used to 

determine parking requirements for the entire site. Though there is small office spaces located 

within the warehouse building, these offices are expected to function as ancillary spaces to the 

main warehouse and will be used by warehousing employees. Therefore, no additional parking 

is calculated for the office components.  

 

Table 9: Parking Summary 

Land Use 
Gross Floor 

Area (GFA) 
By-Law Parking Rate 

Total Parking 

Required 
Parking Supply 

Warehousing  3,100 m2 

0.8 per 100 m2 for the first 

5000 m2 GFA, 0.4 per 100 

m2 thereafter 

25 parking 

spaces 

45 parking 

spaces 

 

The vehicle parking supply therefore exceeds the parking spaces required by the City of Ottawa 

Zoning By-Law No. 2008-250. The parking supply provided is adequate given the location of the 

site at the periphery of the City of Ottawa urban area. 

 

In addition, the site provides the required barrier-free accessible parking spaces. Further, the 

development will provide the required bicycle parking supply of at least 2 spaces (4 spaces 

provided), satisfying the By-Law requirement of 1 per 2000m2 for warehousing uses according to 

Table 111A(h) of Section 111 of the Zoning By-Law. 

 

Furthermore, the development proposal was compared against the Zoning By-Law requirements 

for loading. The development proposal is industrial in nature, therefore, row “(a)” of the Table 

113A loading requirements were used for the assessment. A minimum requirement of two 

loading spaces is applicable to the proposed development. There is excess loading space 

supply of four proposed for the development, which satisfies the City of Ottawa Zoning By-Law 

requirements for loading. 
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5.4  Boundary Street Design 

 

The boundary roadways of Russell Road and Hunt Club Road were evaluated using the City of 

Ottawa Multi-Modal Level of Service (MMLOS) Guidelines within the NCBP Master TIA. The results 

of this assessment have been re-summarized herein for convenience. It is noted that no change 

in the boundary roadways which would alter the MMLOS assessment has been recorded since 

the date of the NCBP Master TIA. As such, the assessment is still considered accurate as of the 

date of this memorandum.  

 

The NCBP Master TIA MMLOS assessment included evaluation of the Pedestrian Level of Service 

(PLOS), Bicycle Level of Service (BLOS) and Truck Level of Service (TkLOS). Since neither Russell 

Road nor Hunt Club Road have been identified as a transit priority corridor, Transit Level of 

Service (TLOS) was not evaluated for the boundary roadways. Table 10 summarizes the MMLOS 

assessment on the boundary roadways. 

 

Table 10: MMLOS Summary 

Roadway Horizon PLOS BLOS TkLOS 

Russell Road 
Existing F F C 

Target C E B 

Hunt Club Road 
Existing F E A 

Target C C B 

 

The results of the MMLOS evaluation demonstrate that the PLOS and BLOS are deficient on both 

boundary roadways, while TkLOS on Russell Road may also need improvement. In order to 

improve the existing MMLOS to the desired, the following transportation infrastructure 

improvements as already captured in the previous Mater TIA may be considered by the City: 

 

• Urbanization of Russell Road between Hawthorne Road and Hunt Club Road overpass. 

Urbanization may include reducing the posted speed limit from 80 km/h to 50 km/h and 

introduction of a pedestrian 2 m sidewalk (or 3 m multi-use path) and a 2 m boulevard. 

 

• There already appears to be a sidewalk and an on street cycling lane on Hunt Club 

Road for the segment west of Last Mile Drive, which should be satisfactory for the 

proposed site. Potential speed limit reduction for the subject segment may also be 

considered in future.  

 

• For Russell Road, widening the lane widths to at least 3.7m to satisfy the TkLOS 

requirements. 

 

Annex 1 of the City of Ottawa’s Official Plan identifies a 30 m right of way (ROW) protection for 

Russell Road between Hawthorne Road and the Greenbelt boundary, and a 42.5m to 50m ROW 

protection for Hunt Club Road near Last Mile Drive. Therefore, the improvements identified 

above are feasible if the City choses to implement them. If the noted improvements are 

implemented, the TIA LOS targets would be met. 
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6.0  Conclusion and Recommendations 

 

This Transportation Impact Assessment (TIA) Memorandum has assessed the transportation 

impacts of the proposed National Capital Business Park “Site 3B” industrial development within 

the 4055 Russell Road property in the City of Ottawa. The analysis contained within this Memo 

has resulted in the following key findings: 

 

• The proposed Site 3B development is expected to generate approximately 4 and 5 total 

two-way passenger auto trips, 1 and 5 total two-way truck trips, and 5 and 6 total person 

trips during the weekday a.m. and p.m. peak hours, respectively. Compared to the 

previous NCBP Master TIA forecasts, the change in trip generation is minimal, with only 

minor differences in the number of trips during each peak hour. Given these low trip 

volumes, the development is not expected to result in any operational issues on the 

surrounding road network. 

 

• The updated 2025 Transportation Master Plan prioritizes transit improvements, reflecting a 

city-wide transit-first approach. The City’s planned addition of a transit priority corridor on 

Hunt Club Road will enhance travel options by providing faster, more reliable, and more 

convenient transit access for employees across the city and at this development. 

• The two proposed site accesses to the Russell Road are expected to adequately 

accommodate development traffic without significant issues related to sight-lines, 

access spacing, corner clearance, access conflicts, and truck maneuverability. 

• The MMLOS assessment indicates deficiencies in pedestrian and cycling facilities on 

Russell Road and Hunt Club Road, with truck operations on Russell Road also needing 

improvement. Implementing the recommended measures, including urbanization, lane 

widening, and reducing the speed limit on Russell Road, along with maintaining or 

enhancing facilities and considering speed adjustments on Hunt Club Road, would 

address these issues and achieve the target MMLOS. These improvements are feasible 

given the available right-of-way. 

The development proposal can be supported from a traffic operations and safety perspective 

given the findings of this TIA Memo. The nearby transportation network is expected to 

adequately accommodate travel demands from the development proposal, including for non-

vehicular travel modes. Furthermore, no functional or safety concerns from a transportation 

perspective were identified. We trust that this TIA Memo addresses any transportation concerns 

related to the development proposal. Should you have any questions or wish to discuss further, 

please feel free to give us a call. 

Sincerely, 
 

C.F. CROZIER & ASSOCIATES INC.    C.F. CROZER & ASSOCIATES INC. 

      

 

 

Aidan Hallsworth, P.Eng                Peter Apasnore, MASc., P.Eng., PTOE 

Project Engineer, Transportation   Project Manager, Transportation   

    
/IA/AH/pa 

12/17/25
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Idris Afolabi

From: Aidan Hallsworth
Sent: Monday, October 27, 2025 9:51 AM
To: Idris Afolabi
Subject: FW: Site 3B National Capital Business Park: TIA Memo Terms of Reference

See below for Terms of Reference on the Site 3B TIA Memo. 
 
Thanks, 
 
 
Aidan Hallsworth 

 

, EIT
  

Engineering Intern , Transportation 
 

DID: 905.693.4712
  

From: Dubyk, Wally <Wally.Dubyk@ottawa.ca>  
Sent: October 27, 2025 9:29 AM 
To: Aidan Hallsworth <ahallsworth@cfcrozier.ca> 
Subject: RE: Site 3B National Capital Business Park: TIA Memo Terms of Reference 
 
Hi Adrian 
 
Please proceed with the TIA Memorandum based on the scope as listed below. 

Clarification Regarding TIA Approval 

It is important to clarify that the city does not "approve" a Traffic Impact Analysis (TIA) prepared by a 
professional engineer. Rather, the city reviews the report and, if it meets the applicable requirements and 
standards, signs off on it as part of the permitting or development process. This sign-off indicates that the report 
is acceptable for use in the decision-making process, but it does not constitute formal approval or endorsement 
of the engineering conclusions or methodologies used. 

The responsibility for the content, analysis, and recommendations within the TIA remains solely with the 
professional engineer who prepared and sealed the document. 

Thank you, 
 
 
Wally Dubyk,Transportation Prj Mgr 
Development Review 
Planning, Development and Building Services Department 
110 Laurier Ave West | 4th Floor | Ottawa, ON | K1P 1J1 
City of Ottawa | Ville d'Ottawa 
Wally.Dubyk@ottawa.ca 
 
 

Classified as City of Ottawa - Internal / Ville d'Ottawa - classé interne 

From: Gervais, Josiane <josiane.gervais@ottawa.ca>  
Sent: October 27, 2025 9:12 AM 
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To: Aidan Hallsworth <ahallsworth@cfcrozier.ca>; Dubyk, Wally <Wally.Dubyk@ottawa.ca> 
Cc: Peter Apasnore <papasnore@cfcrozier.ca> 
Subject: Re: Site 3B National Capital Business Park: TIA Memo Terms of Reference 
 
Good morning Aidan, 
 
Wally Dubyk is the Transportation Project Manager for this application. Wally, can you please review the 
email below and get back to Aidan? 
 
Thank you, 
 
Josiane Gervais, P.Eng. 
Project Manager, Infrastructure Approvals | GPRJ Approbation des demandes d’infrastructure 
Planning, Development, and Building Services Department | Direction générale des services de la planification, 
de l’aménagement et du bâtiment 
City of Ottawa | Ville d’Ottawa 
Tel |Tél. : 613-580- 2424 ext. | poste 71765 
web | Site Web : www.ottawa.ca 
 

From: Aidan Hallsworth <ahallsworth@cfcrozier.ca> 
Sent: Monday, October 27, 2025 8:57 AM 
To: Gervais, Josiane <josiane.gervais@ottawa.ca> 
Cc: Peter Apasnore <papasnore@cfcrozier.ca> 
Subject: Site 3B National Capital Business Park: TIA Memo Terms of Reference  
 

Good morning Josiane, 

  

Hoping you had an enjoyable weekend. C.F. Crozier & Associates Inc. have been retained by Avenue 31 
Capital Inc. to provide transportation engineering services in support of the Site 3B National Capital 
Business Park (NCBP) development application. I am here to confirm a Terms of Reference – you are the 
contact I have on file for Ottawa. If this is incorrect, if you could kindly direct me to the appropriate 
person, I would greatly appreciate it. 

  

Background 

The site is 1.95 ha is size and is located in the eastern portion of 4055 Russell Road. The development 
proposal consists of a warehouse building (2,787m² of Gross Floor Area), outdoor storage areas, and a 

  

CAUTION: This email originated from an External Sender. Please do not click links or open attachments unless you 
recognize the source. 

ATTENTION : Ce courriel provient d’un expéditeur externe. Ne cliquez sur aucun lien et n’ouvrez pas de pièce 
jointe, excepté si vous connaissez l’expéditeur. 
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surface parking lot. Two site accesses are proposed. Refer to the attached Concept Plan by Ware 
Malcomb, dated March 28, 2024. 

  

Previously, a Master TIA was submitted (by Novatech, dated May 2020) for the full NCBP, which was 
approved by the City of Ottawa. As this site falls within the NCBP, a TIA has already been completed for 
the site. 

  

TIA Screening / Approach 

The TIA Screening Form from the City’s TIA Guidelines (June 2017) was filled out and is attached. The site 
falls below the trip generation threshold of 5000 m² for industrial buildings. The speed limit on Russell 
Road is 80 km/h, which satisfies the TIA safety trigger (similar to the previous Master TIA), and none of the 
remaining questions are triggered. 

  

As only the speed limit safety trigger was satisfied, a TIA was previously completed for these lands, and 
that the site falls well below the City’s industrial trip generation threshold, Crozier proposes to complete 
a Transportation Impact Assessment Memo (instead of a full TIA). The TIA Memo will not include traffic 
operations analysis based on the aforementioned rationales. 

  

TIA Memo Proposed Scope 

  

While traffic analysis related modules will not be completed in the letter, most other TIA modules are to 
be completed per the below proposed scope: 

  

 Module 1  Outline the Screening Form and reduced scope TIA. 
 Module 2.1  Existing and Planned Conditions 
 Module 2.3  Complete the Exemptions Review. The following modules will be exempt: 4.1.3 

New Street Networks, 4.2.2 Spillover Parking, 4.5 Transportation Demand Management 
 Module 3.1.1  Trip Generation and Mode Shares. Trip generation will be compared with that 

assumed in the NCBP Master TIA to demonstrate conformity and to confirm that traffic operations 
analysis is not necessary. 

 Module 4.1.1  Design for Sustainable Modes 
 Module 4.1.2  Circulation and Access. This will include preparing vehicle swept path drawings. 
 Module 4.2  Assess the proposed parking supply according to the City of Ottawa ZBL 

requirements. 
 Module 4.3  Boundary Street Design 
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 Module 4.4  Access Intersection Design 

  

  

We would appreciate if you could provide feedback and confirm our proposed scope for the TIA Letter at 
the earliest opportunity so we can proceed with our work. If there are any questions, please do not 
hesitate to reach out. 

  

Kind Regards, 

  

 
Classified as City of Ottawa - Internal / Ville d'Ottawa - classé interne 

'  

This e-mail originates from the City of Ottawa e-mail system. Any distribution, use or copying of this e-
mail or the information it contains by other than the intended recipient(s) is unauthorized. Thank you. 

Le présent courriel a été expédié par le système de courriels de la Ville d'Ottawa. Toute distribution, 
utilisation ou reproduction du courriel ou des renseignements qui s'y trouvent par une personne autre 
que son destinataire prévu est interdite. Je vous remercie de votre collaboration. 

'  
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1.0 SITE LOCATION  
 
This Transportation Impact Assessment (TIA) Forecasting report has been prepared in support of a 
Master Site Plan application for the National Capital Business Park at 4055 and 4120 Russell Road 
located west of the Hunt Club / Hwy 417 interchange (See Figure 1). Civic #4120 is vacant while 
civic #4055 includes a vacant farm as well as one single family dwelling.  
 
The general area is characterized by a combination of various commercial and industrial land uses, 
including an existing hydro substation immediately north of 4055 Russell Road and a newly 
constructed Hydro Ottawa office just to the west of 4120 Russell Road. 
 
Figure 1: Site Location and Study Area 

 
 
2.0 PROPOSED DEVELOPMENT 
 
The subject sites are designated as ‘Urban Employment Area’ on Schedule ‘B’ of the City of Ottawa’s 
Official Plan and zoned IH (Heavy Industrial). The proposed development (See Appendix A) is 
planned to be completed by 2023 and includes: 

Site 1- one warehouse with 8,325m2 (89,610ft2); 
Site 2- two warehouses with 17,400m2 (187,300ft2); and, 
Site 3- three warehouses with 75,685m2 (814,700ft2). 
 

The development is planned to include a total of about 976 parking spaces as well as loading bays 
and trailer drop spaces within each site. The concept includes six accesses to Russell Road and a 
connection to Hunt Club Road (Street 1).  
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5.0 Forecasting 
 

5.1 Development-Generated Traffic 

 

5.1.1 Trip Generation 

 
The proposed development is planned to be completed with three subareas consisting of: 

Site 1- one warehouse with 8,325m2 (89,610ft2); 
Site 2- two warehouses with 17,400m2 (187,300ft2); and, 
Site 3- three warehouses with 75,685m2 (814,700ft2). 

 
Trips generated by the proposed site development were estimated using Trip Generation, 10th 
Edition (Institute of Transportation Engineers, Washington, 2017). Person trips were estimated (See 
Table 3) using an ITE Trip to Person Trip conversion factor of 1.28, consistent with the City of Ottawa 
TIA Guidelines.  
 
Table 3: Person Trip Generation 

 
 
  

In Out Total In Out Total

89.6 35 11 46 13 36 49

187.3 47 14 61 17 47 64

120.2 39 12 51 15 39 54

694.5 470 469 939 631 297 928

591 506 1097 676 419 1095

Notes: 1.

2.

3. Person trips per hour for peak hours.

Units are 1,000 ft
2
 of GFA.

Trip Generation for the associated Land Use from Trip Generation 10
th

Edition (Institute of 

Transportation Engineers, Washington, 2017). Trips have been increased by 28% to

account for 10% non-auto mode share and average vehicle occupancy of 1.15.

Warehouse

(ITE 150)

Land Use
1

Units
2

Person Trips Generated
3

PM Peak HourAM Peak Hour

Site 1

Site 2

Site 3

Warehouse

(ITE 150)

Total Development Trip Generation Sites 1-3

High-Cube Parcel Hub Warehouse

(ITE 156)

Warehouse

(ITE 150)
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The modal shares for the proposed development are anticipated to be generally consistent with the 
existing modal shares (See Table 4) outlined in the 2011 TRANS O-D Survey Report, specific to the 
Hunt Club region which indicate the modal share values for the trips to/from and within the Hunt Club 
district. An increase to the auto driver share has been applied based on the location of the subject 
site, as the site is somewhat removed from significant residential development with minimal active 
transportation connections and transit service. The projected person trips by modal share for this full 
development are shown in Table 4. 
 
Table 4: Person Trips by Modal Share 

 
 
Full Buildout of the proposed development is estimated to generate 768 two-way vehicle trips during 
the AM peak hour and 765 two-way vehicle trips during the PM peak hour. 
 
  

IN OUT TOT IN OUT TOT

35 11 46 13 36 49

Auto Driver 60% 70% 24 7 31 9 25 34

Auto Passenger 15% 15% 5 2 7 2 5 7

Transit 15% 10% 4 1 5 1 4 5

Active Trips 10% 5% 2 1 3 1 2 3

47 14 61 17 47 64

Auto Driver 60% 70% 33 10 43 11 33 44

Auto Passenger 15% 15% 7 2 9 3 7 10

Transit 15% 10% 5 1 6 2 5 7

Active Trips 10% 5% 2 1 3 1 2 3

509 481 990 646 336 982

Auto Driver 60% 70% 357 337 694 452 235 687

Auto Passenger 15% 15% 76 72 148 97 50 147

Transit 15% 10% 51 48 99 65 34 99

Active Trips 10% 5% 25 24 49 32 17 49

591 506 1097 676 419 1095

Auto Driver 60% 70% 414 354 768 472 293 765

Auto Passenger 15% 15% 88 76 164 102 62 164

Transit 15% 10% 60 50 110 68 43 111

Active Trips 10% 5% 29 26 55 34 21 55

Existing

Modal 

Share

Travel Mode

Target 

Modal 

Share

AM Peak PM Peak

Site 1

Person Trips

Site 2

Person Trips

Site 3

Person Trips

Total Development

Person Trips
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6.0 Analysis 
 

6.1 Development Design 

 
Conceptually, it is expected that pedestrian facilities will be provided between each building and the 
parking lots, to be reviewed at site plan for each site. New pedestrian walkways will be constructed, 
providing connectivity to Russell Road.  
 
OC Transpo’s service design guideline for peak period service is to provide service within a five 
minute (400m) walk of the home, school and work location of 95% of urban residents. The existing 
bus stops near the subject sites are described in Section 4.1.3.  
 
Stops #3336 and 3339 are located in front of Buildings A and B. Stops #3335 and 3340 are less than 
400m to Buildings C, D, and F. The distance between the stops and Building E is about 650m. Actual 
walking distance between exterior access doors and the transit stops will be measured and reviewed 
at site plan submission. 
 
Each development block includes two connections to Russell Road to separate trucks and 
employees and have been aligned with opposing driveways where possible. Connections will be 
further reviewed at site plan. 
 
Onsite turning paths of heavy vehicles and review of garbage collection and fire routes will also be 
reviewed at site plan. 
 

6.2 Parking 

 
The subject site is located in Area C on Schedule 1 and 1A of the City of Ottawa’s ZBL. Minimum 
vehicular parking rates (0.8 / 100 m2) and bicycle parking rates (1 / 100 m2) for light industrial 
development are identified in the ZBL. The concept plan indicates sufficient vehicular parking within 
each of sites 1, 2, and 3, and the vehicular, accessible, and bicycle parking requirements for each 
building will be confirmed with the site plan submissions. 
 
Minimum vehicle loading for light industrial are identified in the ZBL and indicate that for warehouse 
/ light industrial uses, 1 space is required for buildings up to 9,999 m2, 2 spaces are required for sites 
up to 24,999 m2, and 3 spaces are required for sites over 25,000m2. Each building exceeds these 
minimum requirements, and this will be confirmed at site plan submission.  
 

6.3 Boundary Streets 

 
Schedule ‘B’ of the City of Ottawa’s Official Plan indicates the site is in an Urban Employment Area. 
Targets for pedestrian level of service (PLOS), bicycle level of service (BLOS), and truck level of 
service (TkLOS) for Russell Road and Hunt Club Road reflect those outlined for an arterial road 
located within an employment area in Exhibit 22 of the MMLOS guidelines. Since neither boundary 
street is identified as a transit priority corridor, the transit level of service (TLOS) has not been 
evaluated. The Segment PLOS, BLOS, and TkLOS and associated targets for Russell Road and 
Hunt Club Road are summarized in  
Table 6. Details on the Segment MMLOS are included in Appendix G. 
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Table 6: Segment MMLOS Summary 

Intersection PLOS BLOS TkLOS 

Russell Road  F F C 

Target C E B 

Hunt Club Road F E A 

Target C C B 

 
The PLOS along both Russell Road and Hunt Club Road fronting the site is currently failing. Both 
streets have 80km/h posted speed limits fronting the site and more than 3,000 vehicles per day 
AADT. Even if sidewalk were installed, the highest attainable PLOS score for each roadway is D due 
to the roadway speed and volume. Hunt Club Road fronting the site currently only leads to the 
Highway 417 ramps and has no pedestrian destinations. If Russell Road in this area is urbanized in 
the future and a reduced operating speed of 60km/h (posted 50km/h) is achieved, the City could 
include 2m sidewalk with 2m boulevard to achieve the PLOS target. 
 
The BLOS along both Russell Road and Hunt Club Road fronting the site is currently failing. Without 
physically separated bikeways, the highest attainable BLOS score on both roadways is E due to the 
high operating speed. Hunt Club Road fronting the site currently only leads to the Highway 417 ramps 
and has no cycling destinations. The addition of on-street bicycle lanes along Russell Road would 
achieve the City’s BLOS target for that street. This is identified for the City’s consideration pending 
funding. 
 
The TkLOS along Russell Road fronting the site misses the target B. To achieve the target TkLOS 
of B, 3.7m wide lanes are required. The existing gravel shoulders are approximately 2.5m. The City 
may wish to consider paving an additional 0.5m on either side of the road. 
 

6.4 Access Intersections 

 
The proposed development will be served by seven connections, six to Russell Road and one to 
Hunt Club Road. Each Russell Road driveway is intended to be STOP controlled with free flow traffic 
on Russell Road.  
 
Signals are required at the connection to Hunt Club based on high approach intersection delay (See 
Table 10). The Street 1 connection to Hunt Club Road is proposed approximately 250m east of the 
Hydro Ottawa (signalized) access road. The location and ultimate functional design of this 
intersection have been agreed by the City of Ottawa in a tri-party agreement with NCC and Hydro 
Ottawa in 2016. 
 
The driveway configurations with respect to design guidelines and requirements of the City’s Private 
Approach By-law will be reviewed at site plan submission for each site, however the following are 
noted: 
 

• The Transportation Association of Canada (TAC) outlines minimum clear throat lengths for 
driveways based on the land use, development size, and type of roadway.  For the proposed 
building sizes, the clear throat requirements are: 

o 60m for driveways to Building A (60m is provided); 
o 30m for driveways to Sites 1 and 2 (30m is provided); 
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Transportation Impact Assessment Screening Form 

City of Ottawa 2017 TIA Guidelines Screening Form 

1. Description of Proposed Development

Municipal Address 

Description of Location 

Land Use Classification 

Development Size (units) 

Development Size (m2) 

Number of Accesses and Locations 

Phase of Development 

Buildout Year 

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 

Single-family homes 40 units 

Townhomes or apartments 90 units 

Office 3,500 m2 

Industrial 5,000 m2 

Fast-food restaurant or coffee shop 100 m2 

Destination retail 1,000 m2 

Gas station or convenience market 75 m2 

* 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. 

Transportation Impact Assessment Guidelines 

71 Revision Date: June, 2017 

Industrial Development

4055 Russell Road (Site 3B National Capital Business Park)

3100 m2 

 (33370 SF)

-

2 Site Accesses

The site is located in the planned National Capital Business Park

2030 (Assumed)



Transportation Impact Assessment Screening Form 

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? 

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

*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? 

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

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)? 

Is the proposed driveway within auxiliary lanes of an intersection? 

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

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

Does the development include a drive-thru facility? 

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? 

Does the development satisfy the Location Trigger? 

Does the development satisfy the Safety Trigger? 

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).  

Transportation Impact Assessment Guidelines 
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Transit Network Information  
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ST-LAURENT

Monday to Friday / Lundi au vendredi
Peak periods only
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47
Local

Effective June 25, 2017
En vigueur 25 juin 2017

INFO 613-741-4390
octranspo.com
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       2025 Transport Mobility Plan  

  









 
 



TMP Cycling Projects Proposed Priority



TMP Pedestrian Projects Proposed Priority
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             Vehicle Maneuverability Diagrams  

  

 

  Vehicle Maneuverability Diagrams
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