
 
 

Technical Memorandum 
To:  Paul Black - FOTENN Date: 2019-07-15 

Cc: Mark Crockford – CGH   

From: Christopher Gordon Project Number: 2018-66 

 

Re: 151 Chapel Street – Transportation Addendum #4 (Version 3) 

Trinity’s 151 Chapel Street is a mixed use, redevelopment project that was previously approved through 
an OMB Hearing, Case No. PL150320, issued on April 26, 2016. The approval was based on a Community 
Transportation Study – Transportation Impact Study that was published in August 2014, referred to herein 
as CTS (2014). 

The project is undergoing changes through a Site Plan Amendment process. This Community 
Transportation Study - Transportation Impact Study Addendum #4 supports the Site Plan (2019) 
Amendment and addresses the Site Plan Conditions outlined in the OMB Decision (Attachment 1) as well 
as City comments received regarding previous versions of Addendum #4. 

Site Plan Changes and Resulting Transportation Impacts 

Figure 1 illustrates the new Site Plan for the 151 Chapel redevelopment.  The project will be constructed 
in two phases.  Between the two phases, the total number of residential units is 633, total commercial 
space is 819 s.m., and a total of 477 vehicle parking and 366 bike parking stalls will be supplied. 

Table 1 is a summary of the land use statistics, analyzed in the CTS (2014), compared to Site Plan (2019). 

Table 1: CTS (2014) and Site Plan (2019) Comparison 
 

CTS (2014) 
Final 

Site Plan (2019) 
Difference 

Phase 1 Phase 2 Total 
Residential 785 Units 315 Units 318 Units 633 Units -152  

(-19%) 
Units 

Commercial 6633 s.m. 819 s.m. - s.m. 819 s.m. -5814 
(-88%) 

s.m. 

Parking 720 spaces 279 spaces 198 spaces 477 spaces -250 
(-35%) 

spaces 

Table 2 summarizes the change in trip generation based on the difference in land use statistics highlighted 
above. The CTS (2014) used average trip generation rates, therefore the trip generation will change in a 
linear fashion relative to the land use statistics.  
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PROJECT DEVELOPER

Trinity Development Group Inc.
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LEGAL DESCRIPTION
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SITE AREA

PROJECT INFORMATION

TM[2339] F(6.0) S354
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UNIT STATISTICS
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2 BEDROOM UNIT 102

PROJECT STATISTICS - PHASE 2

BUILDING HEIGHT 94.0 M

GROSS BUILDING - AREAS

TOTAL AREA

20,420.6 sq. m.

(219,806) sq. ft.
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159

30
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RESIDENCE

VISITOR
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BICYCLE  PARKING
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159TOTAL

BUILDING HEIGHT 94.0 M
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SIAMESE CONNECTION

WALKWAY WITH STEPS, HANDRAIL AS REQUIRED

CAST IN PLACE CONCRETE RETAINING WALL

CISTERN LOCATION IN PARKING LEVELS

RAISED RETAINING WALL AS SEAT HEIGHT

KEY MAP

606.1 sq. m.

(6,524) sq. ft.

GROUND FLOOR

STUDIO UNIT 30

EXTERIOR LIGHTING

7,534.1 sq. m.
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3rd to 9th FLOOR

7 x 1,076.3  sq. m.
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11th to 25th FLOOR

1 BEDROOM + DEN UNIT 46
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POPS  (200 M²)

DENSITY = 6.0 

45,413.4 sq. m.

 (488,826) sq. ft.

(CITY OF OTTAWA'S DEFINITION)
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DECKS - PRIVATE 494.0 sq. m.

BALCONIES - PRIVATE 652.0 sq. m.

10th FLOOR AMENITY ROOM - COMMUNAL 95.0 sq. m.

REQUIRED (318 UNITS X 6 m²) = 1,908 sq. m.
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- 0.5 PER UNIT (316 UNITS)

    (AFTER 12 UNITS)

TOTAL

158

PROVIDED
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REQUIRED
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Table 2:  CTS (2014) and Site Plan (2019) Vehicle Trip Generation Comparison 

 AM Peak Hour PM Peak Hour 
In Out Total In Out Total 

Res. Auto Trips (CTS 2014) 31 92 123 84 54 138 
Retail Auto Trips (CTS 2014) 11 5 16 25 24 49 
Res. Difference -6 -17 -23 -16 -10 -26 
Retail Difference -9 -4 -12 -19 -19 -38 
Res. Auto Trips (2019) 25 75 100 68 44 112 
Retail Auto Trips (2019) 2 1 4 6 5 11 
       
Total Trip Gen (CTS 2014) 42 97 139 109 78 187 
Total Difference -15 -21 -35 -35 -29 -64 
Total Trip Gen (2019) 27 76 104 74 49 123 

From a trip generation perspective, the Site Plan (2019) will result in a total of 104 AM and 123 PM peak 
hour vehicle trips. Table 2 demonstrates that the Site Plan (2019) will result in a net reduction in vehicle 
trip generation in both the AM and PM peak hours, and for both land uses.  

The proposed Phase 1 site plan will include 279 parking stalls. This meets the zoning requirements for the 
visitor parking, residential parking, and retail parking. The proposed Phase 2 site plan will include 198 
parking stalls. This meets the zoning requirements for the visitor and residential parking. Phase 1 will 
include 172 bicycle parking stalls (12 exterior and the remaining interior) and Phase 2 will include 164 
bicycle parking stalls (4 exterior and the remaining interior). Bicycle parking provided meets the zoning 
by-law. 

In addition to the overall trip generation reduction, the site access requirements have changed. The new 
plan no longer needs to accommodate a WB-20 design vehicle. This results in two off-site changes from 
the original plan. 

The first is the impact of all vehicles accessing the site through a single ingress/egress. The following table 
summarizes the total site generated vehicle volume (two-way) on Chapel Street based on the CTS (2014) 
and Site Plan (2019). 

Table 3: Chapel Street Two-Way Site Traffic (North Leg) 

 AM PM 
CTS (2014) 55 79 
Site Plan (2019) 103 122 
Difference 48 43 
Total Intersection Volume 
(2021 Future Background) 931 1362 

Percent Increase 5% 3% 

As shown in Table 3 the change in trip distribution and trip generation amounts to a 3-5% increase in total 
intersection vehicle volumes during the peak hours. The original CTS noted this intersection and 
movement operating at a LOS A for the full buildout horizon. As such, the redistribution of traffic resulting 
from the connection between Chapel and Beausoleil remaining closed has negligible impact on the nearby 
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intersection of Chapel Street at Rideau Street. Garbage and delivery trucks will also use this single 
ingress/egress. The Site Plan package includes the turning templates demonstrating how the HSU design 
vehicle will maneuver through the site. 

The second impact of not connecting Chapel to Beausoleil is the need to modify the plan and cross section 
of Chapel Street along with the applicability of the Site Plan Conditions that were noted from the OMB 
Decision. Through this Addendum process, the City was consulted, and it was agreed that no roadway 
modifications would be required as part of this development. As such, the RMA previously approved no 
longer forms a part of the Site Plan Approval.  

Below is a table noting the Draft Plan Conditions from the OMB Decision related to transportation and a 
response indicating future applicability and/or action required. Comments from the City were also 
received, and responses are provided below as well. The foregoing context is the basis for the various 
responses provided in the following section. 

As requested through the comments from the City of Ottawa, Figure 2 illustrates the total future traffic 
volumes at the intersection of Rideau and Chapel. This combines the 2021 future background volumes 
from the CTS (2014) with the updated trip generation and assignment.  
 

Figure 2: 2021 Total Future Traffic 
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OMB Transportation Conditions Summary 

Draft Plan Condition Response 
9. Road Widening  

The Owner(s) shall convey, at no cost to the City, a road widening across the 
complete Rideau Street frontage measuring 13 metres from the existing centerline 
of pavement. The exact widening must be determined by legal survey. The Owner 
shall provide an electronic copy of the Deed and a copy of the Deposited Reference 
Plan indicating the widening, prior to execution of the agreement by the City. Such 
reference plan must be tied to the Horizontal Control Network in accordance with 
the municipal requirements and guidelines for referencing legal surveys and will 
have been submitted to the City Surveyor for review prior to its deposit in the 
Registry Office. The City will not register the Deed for the road widening until after 
the City has issued the related building permit.  
 

Demonstrated 
on site plan. 

10. Sight Triangles  
The Owner(s) shall convey, at no cost to the City, a 3m by 3m corner sight triangle 
at the corner of Chapel Street and Beausoleil Drive and a 5 m by 5 m corner sight 
triangle at the corner of Chapel Street and Rideau Street. The exact triangle area 
must be determined by legal survey. The Owner shall provide an electronic copy of 
the Deed and a copy of the Deposited Reference Plan indicating the triangle, prior 
to execution of the agreement by the City. Such reference plan must be tied to the 
Horizontal Control Network in accordance with the municipal requirements and 
guidelines for referencing legal surveys and will have been submitted to the City 
Surveyor for review prior to its deposit in the Registry Office. The City will not 
register the Deed for the triangle conveyance until after the City has issued the 
related building permit.  
 

Demonstrated 
on site plan. 

15. Waste Collection 
For multi-level residential buildings:  

a. Container waste collection and cart (and/or container) recycling collection will be 
provided by the City. The owner shall provide an adequate storage room or space 
for waste containers and recycling carts (and/or containers). It is recommended 
that the containers and carts be placed on a concrete floor. The owner shall 
provide an adequately constructed road access to the waste/recycling storage 
room or area suitable for waste/recycle vehicles. Direct access to the containers 
and carts is required. Any additional services (i.e. winching of containers) may 
result in extra charges.  

For non-residential (commercial/industrial/institutional):  
b. Waste collection and recycling collection will not be provided by the City. The 

applicant should make appropriate arrangements with a private contractor for 
waste and recycling collection. The owner should consult a private contractor 
regarding any access requirements for waste and/or recycling collection. 

 
 

 

Demonstrated 
on site plan. 
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32. Loading Restrictions  

The Owner acknowledges and agrees to ensure that WB-20 trucks shall be 
restricted access or egress to and from the subject site from 7:30 am until 8:30 am 
and from 2:30 pm until 4:30 pm Monday to Friday. 
 

No longer 
applicable. 
 
 

33. Crossing Guards  
The Owner agrees to arrange for the employment of a crossing guard with the 
Ottawa Safety Council. The crossing guard will be positioned at the intersection of 
Chapel Street and Beausoleil Drive at the morning and afternoon bell times, to 
assist the students crossing the street. The Owner acknowledges and agrees to 
arrange for the crossing guard to be in place for a period of three years 
commencing at the completion of road modifications to the Chapel/Beausoeil 
intersection. In addition, the Owner agrees to arrange for the employment of a 
crossing guard during any transition periods of construction at the intersection 
prior to the completion of road modifications.  

 
Prior to the expiration of the three-year period, the City of Ottawa will review the 
role of the guard to determine if the location warrants continuance of the 
program by the City of Ottawa and the Ottawa Safety Council with assumption of 
costs by the City of Ottawa at that point.  
 

No longer 
applicable. 
 

15. Monitoring Cameras  
The Owner acknowledges and agrees to provide ducts and conduit on the east 
side of Chapel Street between Beausoleil Drive and Rideau Street as necessary to 
permit the City to establish monitoring cameras if they are required in the future 
at the intersections of Chapel Street/Beausoleil Drive and Chapel Street/Rideau 
Street. Should the city establish monitoring cameras, such cameras and 
associated wiring and hardware will be at the expense of the City.  

 

No longer 
applicable. 
 

15. Roadway Modifications  
The Owner shall pay all expenses including but not limited to contract drawings 
preparation, utility relocations, advertising, road work, traffic signal lights 
operational changes including signal/timing plans and signage, construction 
supervision, as built drawing preparation, traffic calming elements and other 
engineering and administrative costs for the required roadway modification as 
approve. 
 
The roadway modification plan includes four elements: 
 

a. The northbound and southbound through approaches of Rideau and Chapel 
intersection will be signed such that no vehicular movements will be permitted. 
The signage and signal/timing plans of the intersection will be adjusted to 
accommodate northbound and southbound pedestrians and cycling. 
 

b. The cross section of Chapel Street from Rideau Street to Beausoleil Drive will 
consist of: a 1.2. m southbound cycle lane, a 3.3 m southbound traffic lane, a 3.5 

No longer 
applicable. 
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m northbound traffic lane, a 0.5 m raised buffer strip, a 1.5 m raised cycle track, a 
2 m landscaped boulevard and a 2 m sidewalk. 
 

c. The reconnection of Chapel Street with Beausoleil Drive with a three-way stop 
controlled, raised intersection. 
 

d. Modifications at the intersection of Cobourg Street and Rideau Street to 
accommodate all truck movements to the site. 
 
Roadway modification work associated with c) shall not commence until the 
general completion of the building at the subject site. 
 
All roadway modification works will require the delegated authority approval from 
the Manager of Development Review, Suburban Services.  
 
 

38. Future Traffic Study/Traffic Monitoring  
The Owner acknowledges and agrees to conduct, at their expense a traffic study 
(including monitoring traffic over a two-month period) signed by a consultant on 
the TIA pre-approved consultant list to assess the traffic movements to and from 
the subject site in the surrounding area. As well, the study should evaluate the 
effect of modifications at the intersection of Chapel Street/Beausoleil Drive on the 
neighbouring local street network, and observed impacts, (such as reduced safety 
for pedestrians, cyclists and drivers and cut through traffic). The study shall be 
completed at the Owner’s sole expense and to the satisfaction of the General 
Manager, Planning and Growth Management. The City agrees to consult with the 
community following the study to discuss the findings and the Owner agrees to 
present study’s findings. The City agrees to arrange for facilities to host 
consultation and determine the extent of the consultation and format as agreed 
upon between the Ward Councillor and Owner. 
 
The study shall commence six months after the completion of road modifications 
(data must be collected between March 1 and April 1 or September 7 and October 
15) that permits access from Chapel Street onto Beausoleil Drive.  
 
The Owner shall be responsible for implementation of the traffic study 
recommendations, which may include but not be limited to additional signals or 
signal changes, study and implementation of a 40km/hr zone, bollards, restrictions 
to northbound traffic between the site access on Chapel Street and the 
intersection of Chapel Street/Beausoleil Drive, and/or traffic calming measures, at 
its sole expense, and to the satisfaction of the General Manager, Planning and 
Growth Management. The Owner further acknowledges and agrees it shall provide 
financial security, in the form of a letter of credit or certified cheque, in the amount 
of $50,000.00 for traffic monitoring. Said financial security shall be held by the City 
until such time as when the monitoring, operation, maintenance, and 
implementation of recommendations from said traffic study are carried out by the 
Owner to the satisfaction of the General Manager, Planning and Growth 

No longer 
applicable. 
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Management. Once the General Manager, Planning and Growth Management is 
satisfied of same, the security shall be returned. No release or reduction in 
securities equal to this amount and no release of final security on the subject site 
shall occur until such time.  
 

 

City Comments/Responses 

Transportation Response 
32. The RMA cost estimates would need to be revised for the site plan 

agreement if some of the road modifications are no longer required. 
Please resubmit the RMA with updated drawings and cost estimates. 

 

There is no longer an 
RMA associated with 
this SPA. 
 

33. Please provide rationale for the opening of the Chapel Street cul-de-sac 
in the context of vehicular movements around the site. The assumption 
by the Community Association is that with the removal of the WB-20s, 
there is no need to open the cul-de-sac to vehicular traffic. 

Chapel at Beausoleil will 
not be opened. 

34. A traffic management plan for while the building is under construction 
would be required prior to construction commencing. If this plan is not 
done until after Site Plan Approval, the city cannot confirm there won’t 
be delays if there are conflicts in using the right-of-way. 

 

Noted. A traffic 
management plan will 
be submitted when 
greater construction 
schedule information is 
known. 

35. The projected volumes from the 2014 TIA (CTS) report are different 
from the volumes indicated in current technical memorandum table for 
OMB Final unit numbers/GFA. For example, the residential AM total was 
123 in the 2014 TIA while the current submission indicates that the OMB 
Final units were 188. Please clarify if the number of units changed 
following submission of the 2014 TIA and were part of the submission 
at the OMB. 

 

Noted.  
This version of CTS 
Addendum #4 now 
compares the trip 
generation based on the 
CTS (2014). The trip 
generation factors have 
been applied to the Site 
Plan (2019) land use 
statistics to generate an 
appropriate update to 
the CTS (2014). 

36. There are many errors in the table on page 1 of the technical 
memorandum dated 2019-04-09. Ensure the numbers are consistent 
from the previous CTS and the differences are calculated correctly for 
residential and commercial use. Resubmission of the technical 
memorandum is required, and additional information is required. 
 

See Response #35, this 
memo supersedes 
previous versions. 
 

37. The report contains no information on the timing of the phases. 
Background volumes and total volumes should be updated 
accordingly. Provide the background volumes, site generated volumes 
and total projected volumes at buildout and 5 year post development 

This memo has shown 
that the change in land 
use statistics would 
result in a net reduction 
in the traffic volumes, 
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at the intersections of Rideau/Chapel and Rideau/Cobourg in a figure 
format. 
 

therefore no additional 
analysis is required.  

38. The report indicates 114 additional vehicles will use the Rideau/Chapel 
southbound approach. Provide details of the impact of these additional 
vehicles. A review of the neighbourhood impacts is required as a result 
of the changes to the site accesses and the increase in vehicles at this 
intersection. Review in detail the turning restrictions at the 
Rideau/Chapel intersection and the expected change in traffic patterns 
with only one access to the site. 

 

As noted above, the 
additional vehicles 
amount to a 3 to 5% 
change in traffic 
volumes through the 
subject intersection. 

39. Provide more information on the type of commercial proposed. Provide 
the ITE code used to calculate the generated trips for the proposed 
commercial. 

A tenant for the 
commercial use is 
currently unknown. All 
trip generation factors 
are consistent with 
those used in the CTS 
(2014). 

40. MMLOS analysis is required for the segment of Chapel Street and the 
intersection of Rideau/Chapel Street. Provide recommendations on the 
Chapel Street cross section, design of the access, and any requirements 
for the Chapel/Rideau and Chapel/Beausoleil intersection. Previously, 
Chapel Street included cycling facilities. 
 

Rideau Street was 
recently reconstructed 
as a complete street 
and given there are no 
offsite changes resulting 
from this development, 
an MMLOS is not 
required. 

41. Clearly indicate the 13 m road widening from the existing center line on 
Rideau Street. 
 

Noted on Site Plan 
drawings. 

42. Complete the TDM checklists as indicated in the 2017 TIA Guidelines. 
Look for opportunities to reduce vehicle needs by encouraging 
alternative modes. In particular, review in detail access for cyclists. 
Cyclists require a safe and manageable access to their bicycles. Consider 
storage facilities at grade level or elevators that can accommodate 
bicycles to underground parking. Advise if car sharing spaces are 
anticipated in parking garage. 
 

Section 6 of the CTS 
(2014) addresses TDM 
measures. 

43. Provide the final peak hour volumes at the intersection of Rideau Street 
and Chapel Street at final build out. 
 

Refer to Figure 2 above. 

44. There is existing underground traffic infrastructure that might be 
impacted by proposed construction. (NE quadrant). Due to the 
proposed changes in the existing roadway geometry, the City of Ottawa 
Traffic Operations Unit is required to assess the impact and complete a 
traffic signal plant relocation design if needed. Detailed design drawings 
for road modifications should include a geometric detail design 
drawings (dwg digital format NAD83 coordinates) including base 

There are no longer any 
offsite modifications 
proposed therefore this 
comment is no longer 
applicable. 
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mapping, existing/proposed utilities, approved pavement markings 
drawing for detail traffic plant design review and lay out. 
 

45. If there are any proposed changes to the existing roadway geometry, or 
changes to City of Ottawa traffic plant, the City of Ottawa Street Light 
Asset Management Group is required to provide a full review and 
possibly a street light design. Upon completion of proposed roadway 
geometry design changes, please submit digital Micro Station drawings 
with proposed roadway geometry changes to the Street Lighting 
Alterations and /or repairs are required where the existing street light 
plant is directly, indirectly or adversely affected by the scope of work 
under this circulation, due to the proposed road reconstruction process. 
All street light plant alterations and/or repairs must be performed by 
the City of Ottawa’s Street Light maintenance provider. 
 

See response 44. 

46. Be advised that the applicant will be 100% responsible for all costs 
associated with any relocations/modifications to the existing street light 
plant. 
 

See response 44. 

47. For the interlock pavers and landscaped areas on City’s road right-of-
way the developer will be required to sign a “Maintenance Agreement” 
with the City. 
 

The proponent has been 
notified. 

 

 

Conclusions 

Based on the foregoing, it is recommended that the revised Site Plan for 151 Chapel Street be approved, 
from a transportation perspective, and the outcome of the applicable conditions as outlined in the OMB 
Hearing and City Comments be carried forward.  
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