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January 13, 2016 

 

Mr. Marty Koshman 
Controlex Corporation 
100 - 223 Colonnade Road 
Ottawa, ON   K2E 7K3 
 

Subject:  Proposed Commercial Centre Development at 3020 Hawthorne Road, 
City of Ottawa – Transportation Impact Study Addendum (Re-
Submission) 

Dear Mr. Koshman, 

Subsequent to the submission of our Final Report titled Hawthorne Commercial Centre 3020 
Hawthorne Road Transportation Impact Study (TIS) dated March 2, 2012, the proposed site plan 
has been revised, as provided in Appendix 1, and part of the proposed development has been built. 
This Letter Report is intended to review the changes of density, confirm the 2012 Study findings 
and address the City’s previous comments on the adjacent pedestrian networks. 

1. SITE DEVELOPMENT STATUS UPDATES 

The following identifies the development status of the proposed site since the 2012 TIS Study. 

� Buildings 300 and 400 in Phase 1 have been built at the proposed commercial centre at 3020 
Hawthorne Road. Buildings 200 and 700 were existing at the time. 

� Construction of Buildings 500 and 600 is planned to start in 2015 and the anticipated full 
occupancy for these two buildings will be in 2017. 

2. CITY’S TIS REQUIREMENTS 

The 2012 TIS Study Report provided an assessment of transportation needs and impacts of future 
phases and full build-out of the proposed subject site at 3020 Hawthorne Road in the City of 
Ottawa. Specifically, this study was completed for Phase 1 - Buildings 200 and 700 (construction 
completed) as well as Phase 2 - Buildings 100, 500 and 600 for the 3020 Hawthorne Road 
Commercial Centre. 

The 2012 Study findings are: 

� By the full build-out (horizon 2017), the Russell Road and Walkley Road intersection will be 
over capacity in both peak periods with the northbound right over capacity in the AM and PM 
peak, and westbound left and eastbound through over capacity in the PM peak. These future 
conditions are considered to be the background traffic growth. The overall effect of the site 
traffic on this intersection is negligible. 

� The intersections of Hawthorne Road at Russell Road and Ages Drive will be running with a 
satisfactory level of service (LOS) B or better. The estimated northbound left-turning vehicle 
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queues at the Hawthorne Road and Russell Road intersection can be accommodated by the 
existing storage length. 

� By horizon 2022 (five years after full build-out), the Russell Road and Walkley Road 
intersection will continue to operate beyond its practical capacity, which is attributed to the 
background traffic growth. The intersections of Hawthorne Road at Russell Road and Ages 
Drive will be running with a satisfactory LOS. 

� The Hunt Club Road extension from Hawthorne Road to Highway 417 has been completed 
and is open to traffic. This will dramatically change the travel patterns in the area.  The greatest 
benefit of the new interchange will be realized through the diversion of traffic from the Walkley 
Road interchange.  It is likely that the volumes travelling east from the Russell Road and 
Walkley Road intersection will be reduced, such as the northbound right turns. A 35% 
reduction to intersection volumes at this location would permit the intersection to operate below 
theoretical capacity. 

The Report was completed in accordance with the City of Ottawa’s 2006 Transportation Impact 
Assessment Guidelines. This Report was completed within the five years prior to the subject 
development (Buildings 500 and 600), and therefore, is believed to be valid, as per the City’s 2006 
Transportation Impact Assessment Guidelines. The following is to review the changes of density 
and confirm the 2012 Study findings. 

3. DENSITY CHANGES  

There are no changes to the proposed land uses for the subject site. The gross floor area (GFA) of 
Buildings 500 and 600 are similar to what was accounted for in the 2012 TIS Report. Exhibit 1 
presents the changes of the density proposed in the October 9, 2014 Site Plan, compared to the 
density accounted for in the March 2012 TIS Report. 

Exhibit 1 – Density Changes, October 9, 2014 Site Plan versus March 2012 TIS Report 

Buildings March 2012 TIS Report October 9, 2014  
Site Plan 

Difference 

GFA  
(sq. ft.) 

Phase GFA  
(sq. ft.) 

Phase GFA  
(sq. ft.) 

Building 200 41,213  40,811 Existing   

Building 700 20,663  20,643 Existing   

Buildings 
300 and 400 

95,000 Phase 1 100,831 Existing   

Sub-total 156,876   162,285   5,409 

Building 500 124,491 Phase 2 102,524 Phase 2   

Building 600 40,119 Phase 2 60,304 Phase 2   

Building 100 17,500 Phase 2 17,557 Phase 2   

Sub-total 182,110   180,385   -1,725 

Total 338,986   342,670   3,684 

GFA = gross floor area   
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The changes are: 

� An extra building area of 5,409 square feet has been built in Phase 1 including the existing 
buildings. 

� A decrease of 1,725 square feet in building areas is proposed for Phase 2 (Buildings 100, 500 
and 600). 

� The entire commercial centre will have an increased building area of 3,684 square feet, 
compared to the density accounted for in the 2012 TIS Report. 

4. TOTAL SITE-GENERATED VEHICLE TRIPS AND TRAFFIC IMPACTS 

The total site-generated vehicle trips for the entire Hawthorne commercial centre were estimated 
based on the average rates for Industrial Park (ITE Land Use 130), published in the Institute of 
Transportation Engineers (ITE) Trip Generation Manual (8th Edition), which is consistent with the 
2012 TIS Study Report. Site traffic generation is presented in Exhibit 2 for the density accounted 
for in the 2012 TIS Report and the updated density in the October 2014 Site Plan. Similar to the 
2012 TIS Report, a transit modal split of 10 percent was applied. 

Based on the latest Site Plan, both the total AM and PM peak hour site-generated vehicle trips are 
only three (3) more trips, compared to the 2012 TIS Report. Three (3) vehicle trips resulting from 
the changes in the proposed density would be insignificant. Therefore, the findings in the 
assessment and recommendations in the 2012 TIS Report will be unchanged. 

Exhibit 2 – Total Site-Generated Vehicle Trips, March 2012 TIS Report versus October 9, 2014 Site Plan  

1). March 2012 TIS Report       

Buildings GFA Adjustment  AM Peak Hour PM Peak Hour 

1000 sq. ft. Factors Trip 
Rate1 

Total Trip 
Rate1 

Total 

200, 300, 400 and 700 156.876   0.84 132 0.86 135 

Transit   10%   13   13 

Sub-total new vehicle trips       119   122 

100, 500 and 600 182.110   0.84 153 0.86 157 

Transit   10%   15   16 

Sub-total new vehicle trips       138   141 

Total new vehicle trips       256   263 

Note: 1. Land use codes, trip rates or fitted curve equations, and directional split are per ITE Trip Generation, 8th 
Edition, which was applied in the March 2012 TIS Report. 2. GFA = gross floor area 
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2). October 9, 2014 Site Plan       

Buildings GFA Adjustment  AM Peak Hour PM Peak Hour 

1000 sq. ft. Factors Trip Rate1 Total Trip Rate1 Total 

200, 300, 400 and 700 162.285   0.84 136 0.86 140 

Transit   10%   14   14 

Sub-total new vehicle trips       123   126 

100, 500 and 600 180.385   0.84 152 0.86 155 

Transit   10%   15   16 

Sub-total new vehicle trips       136   140 

Total new vehicle trips       259   266 

Note: 1. Land use codes, trip rates or fitted curve equations, and directional split are per ITE Trip Generation, 
8th Edition, which was applied in the March 2012 TIS Report. 

 

5. PEDESTRIAN NETWORK REVIEW 

EXISTING PEDESTRIAN NETWORK 

Exhibit 3 presents existing pedestrian network adjacent to the subject site. These networks include: 

Hawthorne Road: 

� Paved sidewalks on the west side of Hawthorne Road, south of Russell Road. 

� Sidewalks connecting to the two bus stops (northbound and southbound). 

Russell Road: 

� Paved sidewalks on both sides of Russell Road, west of Hawthorne Road. 

� Paved sidewalks on the north side of Russell Road, east of Hawthorne Road. 

Intersection of Hawthorne Road and Russell Road: 

� Paved sidewalks on the northwest, northeast and southwest corners. The paved sidewalks at 
the northwest and northeast corners transition to the paved shoulders north of Russell Road. 

� Crosswalks at the four approaches. 

� Pedestrian crossing signals at the four intersection approaches, as shown in Exhibit 4.  

FUTURE PEDESTRIAN NETWORK 

Based on the City’s 2013 Pedestrian Plan, no improvements for sidewalks are proposed adjacent 
to the subject site. 
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The subject site is located at a Light Industrial Planning Zone and is not expected to generate 
significant pedestrian volumes. East side of Hawthorne, from Russell Road to Hunt Club Road, has 
a rural cross-section and is dominated by a mix of light industrial and heavy industrial 
developments. The existing pedestrian network is sufficient in the industrial area. 

Exhibit 3 – Existing Adjacent Pedestrian Network 

 
Source: Google Earth.               Bus stop. 

 

Exhibit 4 – Existing Pedestrian Crossing Signals 
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ON-SITE PEDESTRIAN NETWORK 

An on-site pedestrian circulation plan is provided in the Application submission package and is also 
provided in Appendix 2. As shown in the circulation plan, the existing on-site pedestrian network 
(completed in the previous phase) connects with the boundary pedestrian network. Pedestrian 
crosswalks and sidewalks are proposed on site for Buildings 500 and 600, connecting parking lots, 
building entrances and the existing on-site pedestrian network.  

The on-site provision of pedestrian facilities and connectivity with the boundary pedestrian network 
are adequate. 

6. CYCLING NETWORK REVIEW 

EXISTING CYCLING NETWORK 

Exhibit 5 presents Existing and Future Cycling Network adjacent to the subject site. Currently, 
Hawthorne Road has biking lanes on both sides south of Russell Road, south of the intersection of 
Hawthorne Road and Russell Road.  The bike lanes are transitioned to the paved shoulder, from 
north of the intersection of Hawthorne Road and Russell Road to the intersection of Hawthorne 
Road and Walkley Road. 

Exhibit 5 – Existing and Future Cycling Network 

   

Source: City of Ottawa Cycling Plan January 2008 – Figure 3-5c. 
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FUTURE CYCLING PLAN 

As shown in Exhibit 5, bike lanes are proposed on Walkley Road and Hawthorne Road north of 
Walkley Road, and off pathways are proposed along the rail corridor based on the City’s 2008 
Cycling Plan.  

Based on the City’s 2013 Cycling Plan, no additional improvements are proposed adjacent to the 
subject site. 

Based on the proposed land use – General Industrial, not many employees are expected to travel 
by bike; however, should they choose the biking travel mode, the existing and future proposed bike 
facilities will be adequate to accommodate them. 

7. CONCLUSIONS 

The following conclusions are made: 

� The 2012 TIS Study Report provided an assessment of transportation needs and impacts of 
future phases and full build-out of the proposed subject site. This Report was completed within 
the five years prior to the subject development (Buildings 500 and 600), and therefore, is 
believed to be valid, as per the City’s 2006 Transportation Impact Assessment Guidelines. 

� Based on the current Site Plan, the entire commercial centre will have an increased building 
area of 3,684 square feet, compared to the density accounted for in the 2012 TIS Report. The 
increase in density would result in three (3) vehicle trips in both the AM and PM peak hours, 
which would be insignificant. 

� The impacts on the traffic assessment results, resulting from the changes in the proposed 
density would be negligible. Therefore, the findings in the assessment and recommendations in 
the March 2012 TIS Report will be unchanged:  

� The overall impact of the site-generated traffic on boundary intersections is negligible  

� Site-generated traffic can be accommodated by boundary roads without additional 
improvements beyond the area planned improvements - the Hunt Club Road extension from 
Hawthorne Road to the Highway 417 and the interchange with the Highway 417.  

� The existing and future planned pedestrian and cycling networks adjacent to the subject site 
are sufficient given the type of the proposed developments and the industrial zoning area. 

� An on-site pedestrian circulation plan is provided in Appendix. The on-site provision of 
pedestrian facilities and connectivity with the boundary pedestrian network is adequate.  

  



WSP I iN& MMM GROUP

Should you have any questions, please feel free to contact the undersigned.

Yours truly,

Don Stephens, P.Eng.
Discipline Lead, Transportation Planning
WSP I MMM
Tel: 613-736-7200 ext. 3247

Thomas You, M.A.Sc., P.Eng.
Transportation Engineer
wSP
Tel: 1-905475-7270 ext. 18294

Attachments:
Appendix 1: Proposed Site Plan
Appendix 2: On-site Pedestrian Circulation Plan
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PROPOSED SITE PLAN 

 
 







 

 



 
 

 

Appendix 2  
 

ON-SITE PEDESTRIAN CIRCULATION PLAN 

  



 

 

  





 

 



 

 

 




