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has been retained by Civitas Architecture Inc. on behalf of Consolidated Fastfrate
(Ottawa) Holdings to prepare and submit a site plan control application and related Lifting of
30 cm Reserve application for the property located at 301 Somme Street within the Hawthorne
Industrial Park herein referred to as the subject site. The legal description of the subject site is
defined as Part of Lot 26, Concession 6 (Rideau Front) Geographic Township of Gloucester and
Part of Blocks 5 and 14, Registered Plan 4M — 1388 as presented on Plan 4R — 33406. Refer to
Appendix B.

The purpose of the site plan control application is to attain site plan control approval from the City
of Ottawa to support the construction of a new warehouse distribution facility for Consolidated
Fastfrate (Ottawa) Holdings to operate out of the Hawthorne Industrial Park. Consolidated
Fastfrate (Ottawa) Holdings Inc has undertaken formal pre application consultation with the City
of Ottawa on December 16, 2020. The City of Ottawa has deemed this application as “complex”
in terms of the City’s site plan control application process.

The following Planning Rationale Report provides a planning justification in support of the
proposed development, associated “Site Plan Control” application and “Lifting 30 Centimeter
Reserve” application. This report demonstrates how the proposed development represents good
land use planning and is consistent with the Planning Act, Provincial Policy Statement, City of
Ottawa, Official Plan and Zoning Bylaw, and other relevant plans and policies considerations.

The subject site is located within the southeastern rural area of the City of Ottawa northeast of
the Village of Greely and east of the Findlay Creek Community. The local rural road network offers
access to both urban and rural areas of the City as well as access to the 417 Highway which is
located to the northeast of the subject site. Refer to Figure 1.

CiIM 1
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The subject site is located within the Hawthorne Industrial Park in the southeast quadrant of the
Rideau Road and Hawthorne Road intersection. The Hawthorne Industrial Park is intended for

heavy industrial land uses. The Fastfrate site’s municipal address is 301 Somme Street. Refer to
Figure 2.
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Figure 2 : Local Rural Area Context

Source: Google Maps

The Hawthorne Industrial Park is currently owned by Tomlinson Development Corporation and
was developed through an approved plan of subdivision in 2009 (City of Ottawa File Reference
15-94-0505). This industrial park is accessible off both Hawthorne Road and Rideau Road. Refer
to Figure 3.

Land use of neighbouring properties noted in the Paterson Group, Phase | Environmental Site
Assessment Study (Nov. 2020) consist primarily of vacant and/or undeveloped lands to the north,
of the Hawthorne Industrial Park, and farmland to the east. A vacant vegetated area is located
directly to the north of Rideau Road and the Hawthorne Industrial Park. Agricultural lands
including cultivated fields are located to the east of the Industrial Park.

CIMF 3
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Figure 3: Subject Site Area Context - Hawthorne Industrial Park

Site Area ex | o

Source: geoOttawa

Adjacent land uses to the west of the Industrial Park include the Tomlinson Rideau Quarry and
Plant site in addition to the Lafarge ready mix concrete facilities located to the west of the industrial
park and Hawthorne Road. A remnant quarry site is located to the south of the park.

The subject site is generally flat and is currently a vacant lot comprised of a disturbed open field.
GHD Limited has assessed the property and confirmed the following:

The surrounding topography slopes up at approximately 2 meters horizontal north to south by
approximately 5.0 meters from Rideau Road and reaches a plateau area which extends across
the site to the Somme Street. The site elevation is higher compared to the surrounding streets
varying from approximately 0.2 meter’s higher on the south side (Somme Street) to 5 meters
higher on the north side (Rideau Street). There is also a ditch along the south, west, and north
perimeters of the Site. The “Scoped Environmental Impact Study” (updated Jan 06. 2022)
prepared by GHD confirmed that there is no watercourse located directly on the subject property.
The existing roadside ditch along the Somme Street frontage conveys minimal flows to the ditch
along Rideau Road. This ditch mainly conveys drainage flows south into an existing stormwater
management facility located within the Hawthorne Industrial Park. The roadside ditch located
directly northwest of the subject property along Rideau Road drains to the Findlay Creek
Municipal Drain. GHD has observed that under normal flow conditions there is evidence that the
ditch may be considered intermittent. GHD biologists did not identify any significant terrestrial or
aquatic species on a national, provincial, or regional level within the subject property during field
surveys.

CIMF s
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The entire industrial park has been zoned to permit uses such as industrial manufacturing,
warehousing, storage, construction facilities and other heavy industrial uses. Most land parcels
within the park are currently vacant. Within the Hawthorne Business Park only one other
developed parcel has a large building on it located at 681 Somme Street. This developed site is
located at the southeast corner of the Hawthorne Road and Somme Street intersection and
features an existing waste management services facility operated by Renewi Canada Ltd. Two

(2) other parcels within the park are currently being used for what appear to be onsite storage of
materials.

Severance Status: Subject Site *
CoA Consent Application Approved Oct 8, 2020 Meeting

et o Ao
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The subject site is presently owned by Consolidated Fastfrate (Ottawa) Holdings. This parcel was
recently created through the approval in November of 2020 of a consent application by the City

of Ottawa Committee of Adjustment (City of Ottawa File References D08-01-20/B-00260 to D08-
01-20/B-00261). Refer to Figure 4 and Appendix A.

The lands within the industrial park that are immediately adjacent to the subject site are presently
vacant and do not have any existing buildings on them. Beyond the limits of the industrial park,

land uses consist of heavy industrial and aggregate uses to the west and south, vacant lands to
the north and agricultural lands to the east.
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3. Description of Proposed Site Development

The subject site is an irregular parcel of land encompassing an area of approximately
4.07 Hectares or ~10.05 Acres). Refer to Figures 4 and 5. The site is located adjacent to the
intersection of Rideau Road and Somme Street. For site planning purposes the City’s Planning
Department has deemed the frontage along Somme Street to be considered as the front yard.
The site is vacant and relatively flat in terms of elevation. The is a rise in the grade elevation from
the Somme Street frontage toward the northern portion of the site.

Figure 5: Local Transportation Network

Subject Site

3017 Somme St.

L8
Somme Stre%é "-
0cal Road

Source: Fatfrate Warehouse Facility, Rideau Road Ottawa, Trasportation Impact Study
May 10, 2021, Castleglenn Consultants,

There is a 30 cm reserve along both the Somme Street and Rideau Road frontages of the
property. A lifting of a reserve application is required for access and servicing requirements. The
reserve was put in place during the establishment of the subdivision and, as per clause 18 of
Schedule F, Section D, of the Subdivision Agreement.

CIMF 6
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Figure 6: Subject Site Area Photo - 301 Somme Street Northeast View
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Source: 1- Haven Group, Site Photo Ref 2650, April 14, 2021

Consolidated Fastfrate (Ottawa) Holdings’ site plan as presented in Figure 7 defines the develop
of a one storey warehouse facility 12.4 meters in height on the subject site located at 301 Somme
Street. The proposed warehouse facility has a base building gross floor area (GFA) footprint of

approximately 8,641 m2. The details on the site design are highlighted on Table 1, Figure 7 and
in Appendix C.
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BUILDING AREA DATA TOTAL rmi2 COCUPANCY
2.1 WAREHOUSE [CROS3-DOCK) 1.292.87 mi2 5 PERSONS
2.2 WAREHOUSE 6,610.36:m2 & PERSONG

2.3 BCOMMERCE GFFICES 276,09 m2 8 PERSCNG

2.1 MaIN CFFICE 307.47 m2 7 PERSONS
2.5 WAREHOUSE [AMENITIES) 153.15 m2 10 PERSOMNS
TOTAL BUILDING AREA B.641.44 m2 36 PERSONS
SITE APPLICATION DATA REQUIRED, CITY OF OTTAWA PROPOSED
1.0 LAND LISE REQUIREMENTS

1.1 Z0ME RH FH
1.2 MAKIMUM HEKSHT 15m 12.4m
1.3 FROMNT YARD SETBACK 15m &0.:5m
1.4 CORNER SIDE YARD SETRACK 15 14.2m
1.5 SIDE YARD SETBACK Im 45.7m
1.4 REAR YARDH SETBACK 15m 15.2m
1.7 MINILIN LOT WIDTH 50m hA
1.8 MINIMLUN LOT ARES 8.000m? 40,6465.3m?

1.9 MAIMURM LOT COVERAGE

S0% (H0,332.65m=)

21.25% |8,541.43m2)

110 TOTAL LAMDSCAPED AREA ON PROPERTY

33% (13,419.55m7)

1.11 TOTAL LAMDSCAPED OUTSIDE OF PROPERTY

11.2% (4,554.51m?)

2.0 PARKING RECUIREMENTS

2.1 WAREHOUSE - FIRST 50002 H000m? = (0.8/100m? = 40 SPACES 40 SPACES
2.1.1 WAREHOUSE (CROSS-DOCK) 1292.37me

2.1.2 WAREHOUSE aé10.36m?

2.1.3 WAREHOUSE {AMENITIES) 153.15m*

2.1.4 TOTAL WAREHCISE 8055.88m*

2.1.5 WAREHOUSE REMAINIMNG PARKING SPACES  8,055.88m* - 5.000m2=3,055.88m2 x {0.4/100m2) 13 SPACES
2.2 E-COMMERCE COFFICES 2756.10m= x |2.4/100m*] = &6.46 SPACES 8 SPACES
2.3 MAIN OFFICE 309.47m= 1 (2.4/100m?) = 7.42 SPACES 14 SPACES
2.4 TOTAL PARKING RESUIRED o024 SPACES 77 SPACES
2.5 PARKING FROVIDED BREAKDOWN

2.5.7 PARKING LOT A PROVISION B SPACES
2.5.2 PARKING LOT B PROVISION 30 SPACES
2.5.3 PARKING LOT C PROMISION 31 SPACES
2.5.4 PARKING LOT D PROMISION B SPACES
2.5.5 TOTAL PARKING PROMIDED 77 SPACES
2.6 ACCESSIBLE PARKING SPACES 1 SPACE 1 SPACE
2.7 BICYCLE PARKING - OFFICE 585.567 x [1/250m7) = 2.34 SPACES 3 3PACES
2.8 BICYCLE PARKING - WAREHOLUSE 8,055 88m7 x (1/2000rm?) =4.03 SPACES 5 SPACES
3.0 OTHER PARKING RECAIREMENTS

3.1 LOADING FACILTIES 1 LOADING SPACE 1 LOADING SPACE
3.2 LOADING BAYS A 45 LOADING SPACE

CiMm



CIMA+ File No A001083
revised January 26, 2022

T S HEAWY DUTY PAVEVENT

[ | concremsoemax

e e e B,
| somn

[ C—
o] e

| e

=] G A

S chmEmT

= sumDnGEmeNcs sE0n
EECOCA PR

SOMME 5T

CROSSDOCK, OFFICE &
AMENTE:
WAREHOUSE AMENIES
AMENTIES

nazos=ny
1.29236ma

| eren poce, oFs S < 7 r6m

L newcowsson me

+ ] NEWDECIUOUS TRE

S

DRAWING NOTES:

MAIN OFFICE
ERELeT

amame

1. WeFOND.

wnas

< UL g

S =

The proposed site plan includes the following features:
Vehicle, e-commerce, and transport trailer site access off Somme Street at the southeast corner of
the property. Transport Trailers will also use this access point to exit the property.
Employee, visitor, and e-commerce vehicle traffic to exit site at southwestern driveway.
A cross-dock area located in the rear of the property and northeastern side of the facility.
Additional parking area for transport trailers in the northeast corner of the site.

An office area which is accessory to the warehouse principal use of the site is located in the
southeastern part of the facility.

An e-commerce delivery vehicle delivery pickup area incorporated in the front of the facility which is
accessed off the front parking area. Delivery pickup vehicles will drive into the designated entrance
to the facility and drive out the designated exit.

Landscaped and staff / visitor parking areas located in front of the warehouse facility.

A wastewater and septic field facility, as well as a wet stormwater pond to be in the front yard
landscaped area.

CiMm 9
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Adjacent Development Initiatives

A review of adjacent developments planned within the immediate study area was undertaken by
Castleglenn consultants, a transportation consulting firm, as part of the Transportation Impact
Assessment (TIA) study prepared in May of 2021 on behalf of the applicant. The following
development initiatives were identified within proximity to the subject site

300 Somme Street: Located within Block 6 of the Tomlinson Hawthorne Industrial Park subdivision,
the 300 Somme Street development is approximately 17.8 hectares in size. The development
proposes a combined 740 m? office and 454 m? warehouse with the remaining land serving as
temporary outdoor vehicle storage yard with stalls for tractor trailer storage (15.6 meters). The site
would provide two, one-way accesses along Somme Street located 145 meter and 210 meters east
of Sappers Ridge opposite the Fastfrate development.

35 Sappers Ridge: The 35 Sappers Ridge development proposes 16 commercial units on three
separate pads, totaling 2,300 m? gross floor area of commercial development. A single access is
proposed from Sappers Ridge.

581 Somme Street (Includes 601 Somme and 5123 Hawthorne): The 581 Somme Street proposes a
new Techo-Bloc warehouse, showroom and accessory office building for a landscape business
totaling approximately 370 m?.

631 Somme Street: The 631 Somme Street development proposes 12 mini-storage warehouse
buildings and 83 m? of office space. The total floor area of the development is proposed to be
approximately 3,850 m2,

3.2 Pre-Application Consultation

A formal pre-application consultation meeting was held on December 17, 2020, with the applicant,
the Fastfrate design team and City of Ottawa planning and technical staff. The purpose of this
meeting was to present for discussion a concept overview of Fastfrate’s proposed warehouse
distribution centre facility, timing requirements for site plan development approvals and
construction of the facility as the site planning considerations for the subject site. Based on this
presentation City staff identified site plan control application requirements, required site plan
support studies and plans, as well as provided planning, environmental and engineering direction
regarding the preliminary site plan concept presented. Refer to Appendix E.

On the advice of City planning staff, a follow-up meeting was held on March 1, 2021, with City
Councillor George Darouze representing Osgoode Ward 20 for the purposes of reviewing the
proposed site development on the subject site and receiving comments. The Councillor received
a copy of the design team’s preliminary site concept proposal for reference and public distribution
to affected communities for further comment.

The site plan concept was further refined based on the initial pre-consultation meeting direction
from the City as well as direction from subsequent follow-up meetings with City planning and
technical staff from Mach 2021 through to July 2021. The Fastfrate site plan application was
submitted to the City in August of 2021 (SPA — D07-12-21-0127) and has since been further
revised with input received from the City of Ottawa staff through September to November of 2021.

CiIM 10
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The following section provides a summary overview of applicable planning policies and
regulations which have been taken into consideration with regards to the site plan control
application D07-12-21-0127 for the subject site.

Provincial Policy Statement (PPS) 2020

Section 3 of the Provincial Planning Act (R.S.0O.) requires that decisions affecting planning matters
“shall be consistent with” the policies of the Provincial Policy Statement (PPS) including the
development of employment uses and the promotion of economic activity). The Fastfrate Ottawa
proposed warehouse distribution centre is deemed an employment use. The current Provincial
Policy Statement which came into effect May 1, 2020, is organized into three policy sections
including:

Building Strong Healthy Communities (Section 1 PPS).
Wise Use and Management of Resources, (Section 2 PPS).
Protecting Public Health and Safety (Section 3 PPS).

The following assessment rationalizes how the proposed site plan for the subject site is consistent
with the applicable PPS policies.

.1 Building Strong Healthy Communities — Section 1.0 PPS

Section 1.1 of the PPS focuses on “Managing and Directing Land Use to Achieve Efficient
and Resilient Development and Land Use Patterns”. This section of the PPS provides land
use policy direction with regards to how healthy, liveable, and safe communities are to be
sustained. The proposed site plan is consistent with this policy direction as follows:

The proposed site plan supports and promotes the efficient development of the subject site located
within the Hawthorne Industrial Park which is designated in the City of Ottawa’s Official Plan (OP) as
a “Rural Employment Area” and zoned within the City of Ottawa’s Zoning Bylaw as a Rural Heavy
Industrial (RH) zone.

Development within the planned Hawthorne Industrial Park is under the City of Ottawa’s site plan
control approval process whereby the proposed site plan development avoids conflicting land use
development patterns which may cause environmental or public health and safety concerns.

The proposed site plan supports the achievement of integrated industrial land use planning and
development within the designated Hawthorne Industrial Park, achievement of effective growth
management development, and implementation of City of Ottawa’s cost-effective infrastructure
planning and standards to minimize land consumption and servicing costs.

The proposed site plan development addresses the improvement for persons with disabilities by
addressing land use barriers and development standards which will comply with the Accessibility for
Ontarians with Disabilities Act (AODA). and

The proposed site plan development will ensure that necessary infrastructure will be available to meet
current and projected needs.

CiIM 1
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Section 1.1.4 of the PPS provides policy directions regarding development within “Rural
Areas in Municipalities”. The proposed site plan development supports the applicable “Healthy,
Integrated and Viable Rural Areas” policy direction as follows:

The warehouse facility as proposed in the site plan is a permitted use within the rural Hawthorne
Industrial Park, and

The development as presented in the site plan control application will utilize rural infrastructure
efficiently.

4.1.2

With regards to Section 1.1.5.4 of the PPS the proposed site plan development is deemed
compatible with the planned function of the Hawthorne Industrial Park located within rural
landscape of Southeast Ottawa which can be sustained by rural service levels.

The PPS provides that the City of Ottawa shall promote economic development through various
measures, including ensuring suitable land and the necessary infrastructure is available for the
development of employment uses. The City of Ottawa has identified and designated land for the
development of rural employment area uses based on factors such as access to transportation
and logistics facilities, land use compatibility, and the availability of public services and
infrastructure to support employment uses. The proposed site plan development will be located
within a designated Rural Employment Area and will be compatible with and contribute to the
diversity of employment uses in this rural area, while utilizing existing infrastructure.

Wise Use and Management of Resources — Section 2.0 PPS

Section 2.1 of the PPS identifies policies concerning Natural Heritage. The proposed site
plan is located within the approved Hawthorne Industrial Park subdivision and is deemed
consistent with the policy direction cited in Section 2.1 as follows:

With regards to the City of Ottawa’s Official Plan “Schedule K — Environmental Constraints” no
environmental constraints are identified on the site. With regards to the Official Plan’s “Schedule
L1 — Natural Heritage System Overlay (East)” no Natural Heritage System features are located
on the subject site. Section 2.1.1 of the PPS indicates that natural areas and features must
be protected, and that development on lands adjacent to natural heritage features are prohibited
unless it is demonstrated that there will be no negative impacts on such features or their ecological
functions. A vegetated area is located within the property located to the north of Rideau Road and

the Hawthorne Industrial Park subject site area.

The South Nation Conservation Authority (SNCA) identified that the subject site and Hawthorne
Industrial Park borders a mapped watercourse on the north and east sides of the property. The
watercourse located on the east side of the Hawthorne Industrial Park has been identified as the
Findlay Creek Municipal Drain. The SNCA confirmed that at a minimum, this watercourse
contributes to downstream aquatic habitats in the form of base flow and nutrients and may provide
habitat for fish in the spring and after rain events.

A watercourse located within the road side ditch area running along the south side of Rideau
Road adjacent to the subject site has also been identified.

CiIM 12
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This watercourse feature was interpreted to meet the City of Ottawa’s Official Plan definition of a
Surface Water Feature, Section 2.4.2. of the OP, and therefore required an Environmental Impact
Statement (EIS) for consideration of subject site’s future development and site alteration
requirements. GHD’s environmental consulting branch completed on behalf to the applicant’s site
plan control application a Scoped Environmental Impact Study, (revised January 6, 2022) which
has been submitted to the City in support of the SPA. The scoped EIS addresses the City of
Ottawa’s Official Plan policy requirements regarding Environmental Impact Statements cited in
Section 4.7.8 of the Official Plan (2003 consolidation version).

The submitted scoped EIS concludes that no negative impacts are anticipated on the forested
area based on the environmental review and fieldwork undertaken on behalf of the applicant. A
specified 15 meters development set back along the rear of the subject site property as well as
other measures have been recommended by GHD through the scoped EIS to mitigate the impact
on the drainage ditch running along the south side of Rideau Road.

Section 2.2 of the PPS provides policies on Water. Policy 2.2.2 states “Development and site
alteration shall be restricted in or near sensitive surface water features and sensitive ground water
features such that these features and their related hydrologic functions will be protected, improved
or restored”.

No sensitive surface or ground water features exist on the subject site. A drainage ditch is located
adjacent to the site running along the south side of Rideau Road. The 15 meters development
setback from the top of bank for the ditch in addition to undertaking slope stabilization mitigation
measures within the setback area are proposed to protect and improve this feature. Refer to
Section 6 of this report with reference to the Geotechnical, Hydrogeological and Noise and
Vibration supporting studies as well as the Scope Environmental Impact Study and Tree
Conservation Report summaries for supporting rationale for the 15-meter setback.

Section 2.3 of the PPS identifies policies addressing Agriculture. Policy 2.3.1 states that
“Prime agricultural areas shall be protected for long-term use for agriculture”.

The subject site is located within the Hawthorne Industrial Park and is not located within prime
agricultural land.

Section 2.5 of the PPS identifies policies on Mineral Aggregate Resources. Policy 2.5.1
states “Mineral aggregate resources shall be protected for long-term use and, where provincial
information is available, deposits of mineral aggregate resources shall be identified’.

No mineral aggregate resources exist on the subject site. The Lafarge and Tomlinson Rideau
Quarry aggregate areas are located to the west of the Hawthorne Industrial Park will not be
impacted by the proposed site plan.

Section 2.6 of the PPS identifies policies on Cultural Heritage and Archaeology. Policy 2.6.1
states “Significant built heritage resources and significant cultural heritage landscapes shall be
conserved”. Policy 2.6.2 states that “Development and site alteration shall not be permitted on
lands containing archaeological resources or areas of archaeological potential unless significant
archaeological resources have been conserved”.

Archaeological resources and potential would have been investigated and assessed during the
City of Ottawa review, approval, and registration of the Hawthorne Industrial Park subdivision.
City planning staff during the pre consultation and SPA submission process did not identify the
need for the applicant to complete an “Archaeological Resource Assessment” for the subject site.
With regards to Policy 2.6.3 the subject site is not adjacent to protected heritage property.
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4.1.3 Protecting Public Health and Safety — Section 3.0 PPS

Section 3 of the PPS identifies policies regarding the protection of public health and safety.

Section 3.1 of the PPS identifies policies on Natural Hazards. Policy 3.1.1 of the PPS states
that “Development shall generally be directed, in accordance with guidance developed by the
province (as amended from time to time), to areas outside of:

Hazardous lands adjacent to the shorelines of the Great Lakes - St. Lawrence River System and
large inland lakes which are impacted by flooding hazards, erosion hazards and/or dynamic beach
hazards.

Hazardous lands adjacent to river, stream and small inland lake systems which are impacted by
flooding hazards and/or erosion hazards.

Hazardous sites”.

4.2

The proposed site plan is not occurring within or adjacent to natural hazard lands or sites. The
SNCA has confirmed that the subject site is not located within a municipal drinking water Wellhead
Protection Area or Intake Protection Zone.

Section 3.2 of the PPS identifies policies on Human-Made Hazards. Policy 3.2.1 states
“‘Development on, abutting or adjacent to lands affected by mine hazards; oil, gas and salt
hazards; or former mineral mining operations, mineral aggregate operations or petroleum
resource operations may be permitted only if rehabilitation or other measures to address and
mitigate known or suspected hazards are under way or have been completed.”

The subject site is located within the Hawthorne Industrial Park subdivision. The industrial park is
located east of the Tomlinson Rideau Quarry Plant and Lefage (Ready Mix Concrete Supplier)
aggregate operations which are located on the south side of Hawthorne Road. Refer to Figure 3.
Rehabilitation and measures to address any known or suspected hazards associated with the
location of the aggregate operations adjacent to the Industrial Park would have been addressed
as part of the Hawthorne Industrial Park subdivision approval agreement.

Based on above assessment of the identified relevant policies of the PPS the proposed site plan
is concluded to be consistent with the policy direction of the Provincial Policy Statement (2020).

City of Ottawa Official Plan (2003 Consolidation as amended)

The City of Ottawa Official Plan (‘OP’) adopted by City Council in 2003 and as amended was
identified by City planning staff as the applicable Official Plan for site plan compliance purposes.
The Fastfrate site plan application D07-12-21-0127 was submitted to the City in August of 2021.
The 2003 version of the OP provides guidance to City Council, municipal staff and the public when
making decisions about future land use and economic development in the City of Ottawa. The site
is located within the rural boundary area of the City and is designated “Rural Employment Area”
identified on Schedule A, Rural Policy Plan of the 2003 version of the OP and as illustrated in
Figure 8.
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Section 3.7.5 of the OP states that the “Rural Employment Area” land use designation is
intended to support and encourage clustering of primarily industrial uses not suitable in the Urban
Area or General Rural Area. The OP further states that “rural employment areas located near 400
Series Highway interchanges are uniquely suited to transportation facilities such as truck
terminals, warehouses, courier and freight facilities that support intra and interprovincial
movements of goods”. Uses permitted within rural employment areas include both heavy and
industrial uses, new transportation, warehouse, and storage operations, specified noxious uses,
new limited commercial uses that primarily provide services to employees of rural business park
or travelling public.
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The proposed site plan and development of the subject site for a warehouse, e-commerce
distribution facility is consistent with the intent of the “Rural Employment Area” land use
designation and associate policies of the Official Plan.

‘Section 3.7.5 requires development within Rural Employment Areas to undergo Site Plan Control
approval and particular attention is to be given to the physical design of the building and site.
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Section 2 of the OP entitled “Strategic Directions” outlines broad policies that govern growth
and change in Ottawa over a 20-year planning horizon. With regards to the proposed
development relevant policies within this section of the OP include the following. Section 2.1 of
the OP - “Patterns of Growth” identifies that Ottawa’s growth will be managed in ways that
create complete communities with a good balance of facilities and services to meet people’s
everyday needs, including schools, community facilities, parks, a variety of housing options, and
places to work and shop. The plan provides projections in terms of anticipated population,
household and employment which is to be realized over the planning horizon in both urban and
rural areas of the City.

The proposed development of the subject site is deemed consistent with the policies for managing
“Patterns of Growth” and the achievement of employment projections in the rural area of Ottawa.

Section 2.5.1 of the OP identifies several Design Objectives in the form of statements which
express how the City wants to influence the built environment as the city evolves. These Design
Objectives are broadly applicable, to plans and development in all land use designations, and
from a city-wide to a site-specific basis. Table 2 provides an assessment of how the proposed
sites plan is consistent with these policy objectives.

DeS|gn Objectives (OP Section 2.5.1)

Site Plan Design Response

To enhance the sense of community by
creating and maintaining places with their
own distinct identity.

Proposed Site Plan design for the warehouse
facility enhanced the intended rural industrial park
identity area and add to the infill development of
the Hawthorne Industrial Park.

2. To define quality public and private spaces
through development

The proposed warehouse on the subject site will be
defined by a quality development on a corner
gateway entrance site location within the
Hawthorne Industrial Park.

3. To create places that are safe, accessible
and are easy to get to, and move through.

The proposed site plan layout provides for a safe,
accessible and are easy to get to, and move
through Warehouse facility.

4. To ensure that new development respects
the character of existing areas.

The subject site is located within the Hawthorne
Industrial Park which respects the character and
intended use of the area as a rural industrial park.

5. To consider adaptability and diversity by
creating places that can adapt and evolve
easily over time and that are characterized
by variety and choice.

The site plan design and layout provide for the
adaptive re-use of the site over time for industrial
uses requiring a large format building site.

6. To wunderstand and respect natural
processes and features in development
design.

Phase | and Il Environmental Assessments in
addition to a scoped EIS have been undertake on
behalf of the applicant to assist in identifying and
responding to natural processes and features. The
site plan design respects the natural processes
identified in the EA and EIS reports and include
provision of a sufficient development setback and
slope stabilization measures from the

CIM
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Design Objectives (OP Section 2.5.1) Site Plan Design Response
recommended 15 meter development set back
from the top of bank of the drainage ditch which
runs along the south side of Rideau Road adjacent
to the site.

7. To maximize energy-efficiency and | While the applicant is not seeking a LEED
promote sustainable design to reduce the | certification or equivalency on this new
resource consumption, energy use, and | construction project efforts and best practices will
carbon footprint of the built environment. be considered by the tenant to reduce the resource

consumption, energy use, and carbon footprint of

the built environment were deemed appropriate.

The proposed site plan development is deemed consistent with the broad design objectives
outline in Section 5.2.1 of the Official Plan.

Section 4.3, Policy 6 of the OP identifies that a transportation impact assessment (TIA)
report is required to be undertaken in accordance with the city’s Transportation Impact
Assessment Guidelines and submitted when reviewing development applications to assess the
adequacy of the transportation network to meet the needs of the proposed development. The TIA
is intended to be used by the city to determine the level of impact the development may have on
the transportation network in the surrounding area.

A TIA prepared by Castleglenn Consultants on behalf of the Consolidated Fastfrate (Ottawa)
Holdings Inc has been submitted to the city in support of the site plan control application. The TIA
was prepared in compliance with the OP’s Section 4.3 Policy 6 requirements. A summary of the
TIA report is provided in Section 6.1 of this Planning Rationale.

Policy 4.4.2 (1) of the OP applies for developments requiring private water and wastewater
systems. With regards to servicing requirements, the subject site is located outside of the Public
Service Area of the City of Ottawa. For projects requiring site plan approval, Section 4.4.2 of the
OP “Policy (1)” requires the information to be provided with the application to assess the likelihood
that:

+ “Sufficient quantity of groundwater exists on site to service the development.

A water well can be constructed on the proposed lot(s) that will not be impacted by identified potential
sources of groundwater contamination in the area.

+ The quality of the groundwater meets or exceeds the Ontario Drinking Water Standards, Objectives
and Guidelines.

+ The operation of the on-site wastewater system on the new lot(s) will not adversely impact on a well
to be constructed on the proposed lot(s) and on the wells of neighbouring properties.

+ The development is within the reserve capacity of the municipal sewage system for hauled sewage.”

To address these site servicing policy requirements the following support studies have been
submitted in support of the Fastfrate Site Plan Control application including:

+ A Site Servicing Study and Stormwater Management Report prepared by CIMA+, dated December
15, 2021.
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Hydrogeological Assessment Report, prepared by GHD consultants, Jan 19, 2021, and Septic
Assessment and Percolation Rate Evaluation by GHD, April 12, 2021, and,

Hydrogeological Assessment, Large Sewage Disposal System, prepared by DHD consultants Nov 2,
2021.

These reports concluded that the proposed development can be adequately serviced by way of
drilled well and an on-site septic system which will be owned and managed by Consolidated
Fastfrate (Ottawa) Holdings. The Hydrogeological Evaluation prepared by GHD concluded that
the available groundwater is of sufficient quality and quantity to service the proposed
development.

Policy Section 4.7.1 of the OP identifies that “site plan control applications requiring an
environmental impact statement, tree retention and protection plan or landscape feature assessment
be accompanied by an integrated Environmental Review Statement.” City planning staff identified
during the pre application consultation meeting held in December 2020 that an Environmental
Impact Statement and Tree Conservation report would be required to be undertaken and
submitted as part of the site plan control application. City planning staff did not identify the
requirement for Consolidated Fastfrate (Ottawa) Holdings Inc to undertake a separate Environmental
Review Statement.

In compliance with the City’s identified requirements Consolidated Fastfrate (Ottawa) Holdings
Inc retained consultants to prepare and submit the following reports as part of the site plan control
application including:

A Scoped Environmental Impact Statement prepared by GHD, revised January 6, 2022, and.
A Tree Conservation Report, prepared by Civitas Architecture Inc, revised December 13, 2021.

These reports address proposed tree saving measures, slope protection, environmental impact
statements, water feature setbacks, and landform protection measures to be integrated as part of
the site plan approval. The submitted site plan control application identifies the location of treed
areas, watercourses, poorly drained and wetland areas, and changes in elevation of the site.

Section 4.7.3 for the OP identifies policies regarding Erosion Prevention and Protection of
Surface Water. Polices within this section of the OP address setback requirements for protecting
stream corridors, surface water environment as well as watercourses. The scoped EIS report
prepared by GHD recommends due to site constraints a 15-meter setback from the identified ditch
running along the south side of Rideau Road. The City has advised that a 15-meter setback from
the water course may be accepted where mitigation measures are proposed. The scoped EIS
and Geotechnical Investigation reports prepared by GHD on behalf of Fastfrate propose that the
owner of the subject site proceed on site plan approval to build an earthen berm retaining wall for
erosion prevention and protection of surface water mitigation, whereby a 15-meter setback from
the ditch watercourse will be maintained, preserved and protected in accordance to OP policies.
Refer to the Erosion and Sediment Control Plan prepared by on behalf of Consolidated
Fastfrate (Ottawa) Holdings Inc and submitted as part of the Site Plan Control application. The
proposed measures for erosion prevention and protection of surface water are deemed consistent
with the relevant Section 4.7.3 Policies of the OP.
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Section 4.7.6 Policy (1) of the OP requires that “site plan control applications be supported
by a stormwater site management plan”. To satisfy this requirement and in support of the site
plan control application, a Site Servicing and Stormwater Management Report, dated December
15, 2021, has been prepared by CIMA+ and submitted as part of this site plan control application.
The CIMA+ report concluded that stormwater management can be accommodated through
proposed on-site ditches, pond, and existing off-site ditches.

Section 4.11 of the Official Plan provides policy direction related to “Urban Design and
Compatibility” with regards to site development. Table 3 provides an assessment of the
proposed site plan consistency in addressing the relevant policy direction set out in Section 4.11

of the OP.

Section 4.11 Relevant Policies
Policies

Site Plan Compatibility Response

“4.11.1 A Design Brief will be required as part of a
complete application....”

A Design Brief has been prepared and is presented
in Appendix D of this Planning Rationale Report.

Building Design

“4.11.5 Compatibility of new buildings with their
surroundings will be achieved in part through the
design of the portions of the structure adjacent to
existing buildings and/or facing the public realm.”

There are no existing buildings adjacent to the
subject site as these properties are vacant lots at
the present. The Fastfrate distribution facility has
been designed to fit with the existing desirable
character and planned Industrial Park function of
the surrounding area. Required setbacks, heights
and building transition are designed in accordance
with City’s official plan land use policies and
associated zoning bylaw provisions. The facility’s
structural and site elements including massing,
facade and roofline articulation, colours and
materials have been designed to promote the site
as a gateway location to the evolving Hawthorne
Industrial Park. Architectural elements, including
windows, public entranceways, doors, and
landscaping have been located facing the front of
the property along Somme Street. The site has
been designed to respect the existing and planned
drainage grade considerations according to the
submitted grade control and drainage plan.

“4.11.6 The City will require that all applications for
new development:

a) Orient the principal fagade and entrance(s) Street.
of main building(s) to the street. e Windows and public entranceways to the
b) Include windows on the building elevations main warehouse office areas are located
that are adjacent to public spaces. to the front of the building facing the
c) Use architectural elements, massing, and parking and landscape areas along the

landscaping to accentuate main building
entrances.”

e The principal fagcade of the Fastfrate
Facility including public entrance to the
main building is oriented to the Somme

front of the property.
e Architectural elements,
landscaping  element

massing and
designed to
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Section 4.11 Relevant Policies

Site Plan Compatibility Response

accentuate the main building
entranceways are presented in the
submitted site plan package as shown in
Appendix D.

“4.11.7 The intersections of arterial and collector
roads can serve as gateways into communities and
can support high levels of pedestrian and vehicular
traffic, the greatest density of housing, and other
land uses and services, and commercial services
and other land uses that are focal points for a
community. The city will encourage development
proposals at such locations to include the following:

a. Strong architectural design elements
that feature the corner or street axis by
locating buildings close to the street
edge, and/or orienting the highest and
most interesting portion of a building
(e.g., the main entrance) to the corner
or axis which has a view of the
terminus.

b. Capitalizing on design possibilities for
both street facades (by wrapping the
materials used on the front facade
around the building where any fagades
are exposed to the public realm); and

c. Soft landscaping features, special
paving materials, and/or curb
extensions to shorten the distance
across the street and larger sidewalk
area to accommodate sidewalk
activity.”

e The site design of the Fastfrate facility is
located at the corner of the Somme Street
and Rideau Road entrance to the
Hawthorne Industrial Park. The site and
building design incorporate  strong
architectural design elements including the
used of glass windows, doorways, and
coloured cladding along the southern edge
of the facility in a manner which focuses on
the views on this corner street axis site
featuring the most interesting portion of the
building to the public.

e Materials used on the front facade are
wrapped around those portions of the
building where key fagades are exposed to
the public realm.

e The are no sidewalks along the Hawthorne
Industrial Parks internal road system. The
parking lots for non truck vehicles are
located near the front of the building
fronting Somme Street whereby facilitating
short walking distances to and from the
main office area building entrances.

“4.11.8 To maintain a high quality, obstacle free
pedestrian environment, all servicing, loading
areas, and other required mechanical equipment
and utilities should be internalized and integrated
into the design of the base of the building where
possible. If they cannot be internalized these
services are to be screened from public view (i.e.,
trees, landscaping, decorative walls, and fences
etc.) and are to be acoustically dampened where
possible. The location and operation these areas
and equipment should be designed to maintain a
pedestrian friendly environment and not impede
public use of the sidewalk.”

e Servicing, loading areas, and other
required mechanical equipment and
utilities have been internalized and
integrated into the design of the base
building.

e The location and operation of these areas
and equipment will be designed to
maintain a pedestrian friendly environment

“4.11.9 Roof-top mechanical or
telecommunications equipment, signage, and
amenity spaces should be incorporated into the
design and massing of the upper floors of the
building.”

The proposed one storey warehouse will have roof-
top mechanical systems. Signage will be located
on the side of the building the upper wall face as
identified in the site elevation drawing submitted as
part of the Site Plan Control Application.

4 3

I y A .
V A
¥ N

20



CIMA+ File No A001083
revised January 26, 2022

Planning Rationale — Site Plan Application
301 Sormme Street - D07-12-21-0127

Section 4.11 Relevant Policies
Massing and Scale

Site Plan Compatibility Response

The warehouse facility is a single storey building
having a maximum height of 12.4 meters and a
total footprint area of approximately 8641.43 m2.
This building will occupy approximately 21.43 % of
the total site area. The building is positioned on an
angle from Somme Street and has a minimum front
yard set back of 15.2 meters along the western
side. There a no other buildings on the lots
immediately adjacent to the subject site in the
industrial park.

High Rise Buildings

N/A

Outdoor Amenity Areas

Outdoor amenity areas are the private and
communal areas of a property that are designed to
accommodate a variety of leisure activities.

Aside from the outdoor grassed and landscaped
entranceway areas located in front of the office
areas located along the southern edge of the
building there is no real amenity area on the site.
The overall site layout minimizes undesirable
impacts on adjacent sites through the siting of the
cross dock and transport truck loading area being
located along the eastern side and northern rear
sides of the building.

Public Art

N/A

Design Priority Areas

The City has identified target areas for
intensification and other prominent areas which are
significant destinations in the city and recognized
them as design priority areas in Section 2.5.1 of
this Plan.

N/A, the subject site is not located in Design Priority
Area

First Nations Peoples Design Interests

The city will engage and work with the Algonquins
where proposals on public lands, such as
Chaudiére  Island/Victoria  Island, provide
opportunities to incorporate aboriginal history and
culture.

N/A

The “Design Brief’ prepared Civitas Architecture Inc included in Appendix D of this report provides
more detailed information regarding the proposed site plan response to the City’s design and
compatibility policy considerations.

Based on this overview assessment, the design and compatibility of the proposed site plan is
deemed consistent and in compliance with the relevant policies identified within Section 4.11 of
the OP.

Section 5.2.1 (7) of the OP, identifies the entire City as a Site Plan Control Area where Site
Plan Control (as provided for under the Planning Act, RSO) may be applied to all commercial,
institutional, industrial, and multiple residential developments in the City.

The subject site’s proposed development is therefore subject to Site Plan Control.
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Section 5.2.1 (8) of the Official Plan provides policy directions with regards to other site plan
control requirements.

The Design Brief prepared by the Civitas Group, included in Appendix D, addresses the site plan’s
response to the City’s policy direction concerning exterior architectural details, design features,
elevations to illustrate matters of compatibility with adjacent buildings or sensitivity to local area
place, context and setting, to address the relationship between buildings and between buildings
and the street, incorporating sustainable design features, and illustrating scale, transitions in form,
massing, character and materials.

Draft New Official Plan Policy Direction (as of July 2021)

The City of Ottawa was undertaking a comprehensive review and drafting of a new Official Plan
during the time of the Fastfrate Site Plan Control application was being prepared for submission
to the City. For the purposes of this Planning Rationale report the proposed Fastfrate site plan
application submitted to the City in August of 2021 was reviewed for general consistency with
regards to the applicable land use designation policies cited in the City’s July 2021 version of the
draft new Official Plan.

The subject Fastfrate site is shown to be designated as “Rural Industrial and Logistics” as
referenced in the “Rural Transect” Schedule B8 of the July 2021 version of the draft new Official.

Section 9 of the July 2021 draft new Official Plan policies identified land use policy
direction regarding “Rural Designations”. Section 9.3 states that lands designated as “Rural
Industrial and Logistics” are intended to support uses that are not suitable in the Urban Area or
Rural Countryside due to the requirements for large areas of land or separation from their noxious
activity. These uses provide for a full range of activities across multiple industry sectors, which
include warehouse, distribution, light and heavy industrial uses, and small offices. Rural Industrial
and Logistics areas are served by arterial roads, most of which are in close proximity to 400 series
Highway Interchanges to facilitate the efficient movement of goods while limiting disruption to local
rural traffic.”

The Fastfrate site plan application for a warehouse distribution centre facility at 301 Somme Street
within the Hawthorne Industrial Park is consistent with the above noted purpose and intent of the
“Rural Industrial and Logistics” land use designation cited in the July 2021 draft new Official Plan.

After the Fastfrate site plan application was submitted to the City of Ottawa in August of 2021 City
Council adopted a revised version of the new Official Plan on November 24" of 2021. The
purpose and intent of the “Rural Industrial and Logistics” designation has remained the same as
in the previous July 2021 version of the draft Official Plan. The City has forwarded the new Council
approved Official Plan to the Ministry of Municipal Affairs and Housing (MMAH) for final approval
consideration. Final approval of the Ottawa’s new Official Plan by MMAH is expected later on in
2022.
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Revised Draft Official Plan — Land Use Designation
Rural Industrial and Logistics — Subject Site *
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Section 9.3.1 policies of the July 2021 draft Official Plan state that lands designated as “Rural
Industrial and Logistics” are intended to “Permit a range of industrial activity and functions to make
best use of rural locations”. The proposed site plan for a warehouse with an e-commerce
distribution component is deemed consistent with the intent of this subsection relevant policies.
In accordance this this subsections policy direction the proposed site plan facilitates the orderly
development of a permitted industrial activity in a designated “Rural Industrial and Logistic” area
being the Hawthorne Industrial Park. Building design, site layout and landscaping are proposed
in a way that maintains and enhances the planned function and rural identity of the Hawthorne
Industrial Park. The site will be appropriately screened from the public road and adjacent
properties as per the submitted landscape plan. Accesses to the site have been designed to
minimize traffic hazards between Somme Street and vehicular points of site access and egress.
The proposed development is to be services by a private well and sewage system.
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Section 9.3.2 Policies of the July 2021 draft Official Plan state that lands designated as “Rural
Industrial and Logistics” are intended to “Maintain Clusters of Industrial use to reduce
incompatibilities with the rural area”. The proposed site plan for a warehouse with an e-commerce
distribution component is deemed consistent with the relevant policy direction of this subsection.
The proposed warehouse use with an e-commerce distribution component is deemed a permitted
use within the Hawthorne Industrial Park which is designated on Schedule B9 of the revised draft
plan as a “Rural Industrial and Logistics” land use area.

Ottawa’s new Official Plan will come into “full force and effect” and be implemented once approved by
the Ministry of Municipal Affairs and Housing.

Integrated Environmental Review

The applicant commissioned a Phase | and Phase Il Environmental Assessment (EA) regarding
the subject site area which was undertaken by the Paterson Group. These two (2) reports have
been submitted as support studies to the Fastfrate Site plan control application and provide a
summary of the environmental features, including recommendations on potential implications
which have assisted in providing an integrated site plan design solution.

A Scoped Environmental Impact Study (EIS), January 6, 2022, was updated by GHD Limited on
behalf of Consolidated Fastfrate (Ottawa) Holdings. The updated EIS has been re-submitted as
a support study for the site plan control application. The key findings of this report are summarized
in Section 6.7 of this Planning Rationale.

Zoning Bylaw No. 2008-250

The City of Ottawa’s Zoning Bylaw 2008-250 identifies that the subject site located at 301 Somme
Street is zoned as “Rural Heavy Industrial” (RH) zone. Refer to Figure 10.

Section 221 of the Zoning Bylaw states that the purpose of the RH zone is to:

“‘Permit the development of heavy industrial uses in areas mainly designated as General Rural
Area, Village and Carp Road Corridor Rural Employment in the Official Plan.

Accommodate a range of heavy industrial uses and limited-service commercial uses at locations
which are neither environmentally sensitive nor near incompatible land uses.

Regulate development in a manner that respects adjacent land uses and will have a minimal impact
on the rural area.”

The proposed Site Plan Control Application for a warehouse development including e-commerce
distribution and accessory offices is deemed compatible with Section 221.
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Figure 10: Subject Site and Area Zoning

Zoning: 301 Somme Street — Subject Site Yk
RH — Rural Heavy Industrial Zone

AG

EP[783r]5326

AG2[857

Source: geoOttawa web site (July 2021)
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Section 221 of the Zoning Bylaw further identifies that a warehouse is considered a permitted use

in addition to other industrial uses within lands zoned as “RH”.

The Zoning Bylaw defines a warehouse as “a building used for the storage and distribution of
goods and equipment including self-storage units and mini-warehouses and may include one
accessory dwelling unit for a facility manager”.

The proposed Fastfrate development includes a warehouse facility including associated
e-commerce distribution component and supporting warehouse office facilities on the subject site.
The subject site is located in an area designated within the Official Plan as “Rural Employment
Area”. The proposed development of the site respects adjacent land uses will have a minimal
impact on the rural area and complies with the provisions of the Zoning Bylaw as per Table 4.
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Table 4: Fastfrate Facility Zoning Compliancy Summary

RH: Rural Heavy Industrial
Zone Provisions'

(Table 221 Zoning Bylaw)

Required

Provided?

Compliance

Comment

is greater

Minimum Required Parking

Spaces (Vehicle) — Area D Rural

Zoning Bylaw Schedule 1A -
Table 101

Office:
2.4 per 100 m? of GFA
GFA ~ (276.10 + 309.47)

Required

14.05 stalls

Provided

16

Compliance

Yes

Minimum Lot Area® (m?) 8,000 | 40,665.3m? Yes
Minimum Lot Width (m) 50 N/A Yes Irregular
Minimum Front Yard Setback 15 15.2 Yes | Somme Street
(m) Frontage
Minimum Rear Yard Setback (m) 15 60.5 Yes
Minimum Interior Side Yard 3 46.7 Yes
Setback (m)
Minimum Corner Side Yard 15 16.2 Yes
Setback (m)
Maximum Building Height 15 124 Yes
(Principal Building) (m)
Maximum Lot Coverage (%) 50% 21.25% Yes
Setback from Watercourses 30 m high Discussed with Exception to
(Section 69 ZBL) water mark the City and setback
or fom Conservation required as per
. Authority OP and Zoning
o high water mark, or 15 m top of rovisions due
e top of bank, which ever bank P

to site
constraints

Comment
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+

= 585.56
2.476.2854 =

Warehouse:

(0.8 per 100 m?for the first
5000 m? GFA)
0.8*50=40 40 stalls Yes

Warehouse:
(0.4 per 100 m? above
5000 m? of GFA) 12.22stalls

GFA 8055.88m2 — 5000 =
3055.88m?

Total required parking | 66.24 Stalls 77 Yes

Minimum Required Bicycle
Parking Spaces — Zoning Bylaw
Section 111(2)(h) identified in TIA
(May 2021)

Office Space:1 stall / 250 m2 GFA
6.37

(GFA ~276.10 + 309.47) = 585.56 8 Yes
m? / 250 = 2.34 Stalls

Warehouse:1 stall / 2000 m2 GFA
GFA ~ 8055.88 m2.
/2000 = 4.03

1 Zoning Bylaw requirements as per City of Ottawa Comprehensive Zoning Bylaw.

2 As per Civitas Site Plan Drawing No. 2001 — A1.0 received August 6, 2021

3 Area of Subject Site for 301 Somme Street identified on Survey Plan
4 Refer to Official Plan Policy 4.7.3 (6) (7)

Section 69 of the City of Ottawa’s Zoning Bylaw addresses “Setback from Watercourses”
and states the following:

“Subject to subsection (3), despite the provisions of the underlying zone, the minimum setbacks set
forth in subsection (2) must be provided to provide a margin of safety from hazards associated with
flooding and unstable slopes and to help protect the environmental quality of watercourses and
waterbodies.
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Except for flood or erosion control works, or a public bridge or a marine facility, no building or
structure, including any part of a sewage system, which does not require plan of subdivision, or site
plan control approval, shall be located closer than.

30 meters to the normal high-water mark of any watercourse or waterbody, or

15 meters to the top of the bank of any watercourse or waterbody, whichever is the
greater.

Development requiring a plan of subdivision or that is subject to site plan control must provide the
watercourse or waterbody setbacks set forth in subsection (2) unless, as established through
conditions of approval, a different setback is determined to be appropriate in accordance with the
criteria set forth in the Official Plan. (Bylaw 2009-347).”

The site plan prepared by CIVITAS (refer to Appendix C) and the revised scoped EIS dated
January 6, 2022, prepared by GHD, identify the location and rationale of the proposed 15-meter
top of bank setback from the ditch watercourse located on the south side of Rideau Road fronting
the subject site. The EIS report identifies that the roadside ditch’s existing top of bank was
determined to be the highwater mark as it is a physical feature. The top of bank was used to
determine the 15m setback from the roads side ditch as this setback is deemed appropriate to:

Accommodate the site design layout proposed in the site plan.

Address existing site conditions concerning the ditch along the south side of Rideau Road where the
top of bank is deemed indeterminable.

Refer the scoped EIS, dated January 6, 2022, prepared by GHD for the rationale for the proposed
15 m top of bank setback and recommendations regarding sediment and erosion control,
operation of machinery, concrete leachate, fish and habitat protection measures, and contaminant
and spill management.

Section 4.7.3 of the City of Ottawa’s Official Plan provides policy direction for consideration of
reduced setback as follows:

“4.7.3 (6) of the Official Plan states: Exceptions to the setbacks in policy 2 will be considered by
the City in consultation with the Conservation Authority in situations where development is
proposed:

On existing lots where, due to the historical development in the area, it is unreasonable to demand
or impossible to achieve minimum setback distances because of the size or location of the lot,
approved or existing use on the lot, or other physical constraint.

Adjacent to a minor tributary that serves primarily a surface water function and that may have only an
intermittent flow. This provision includes situations where a watershed, sub watershed or
environmental management plan exists but does not provide guidance on a minor tributary.

Adjacent to an existing top of bank where the regulatory flood line and the geotechnical limit of the
hazard lands are within 15 meters from the existing top of bank [OMB decision #1754, May 10, 2006]”

4.7.3 (7) of the Official Plan states: “Where an exception to the setback is requested under Policy
6, an alternate setback will be considered by the City in consultation with the Conservation
Authority based on a study that addresses the following criteria: [Amendment #96, February 22,
2012, including:

Slope of the bank and geotechnical considerations related to unstable slopes, as addressed in
Council’s Slope Stability Guidelines for Development Applications in the City of Ottawa, 2004.
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Natural vegetation and the ecological function of the setback area.
The nature of the abutting water body, including the presence of a flood plain.

The need to demonstrate that there will be no negative impacts on adjacent fish habitat. [OMB
decision #1754, May 10, 2006”.

The Scoped Environmental Impact Statement (EIS) undertaken by GHD, dated January 06, 2022,
as well as the Supplementary Geotechnical Investigation report prepared by GHD for
Consolidated Fastfrate (Ottawa) Holdings Inc. dated January 26, 2022, assess these
requirements. A 15-meter setback from the top of bank from the ditch is recommended according
to the findings and recommendation of scoped EIS report. This EIS report concluded that the
proposed development will not have a significant negative impact on any of the natural heritage
features (i.e. Watercourses) provided our recommendations are implemented.

4.6 Design Brief Overview

The Design Brief for the Fastfrate Distribution Centre prepared by the CIVITAS GROUP was
initially submitted to the City in August of 2021 as part of the Site Plan Application and has been
resubmitted as an Addendum to the application dated November 6, 2021. Refer to Appendix D.
This Design Brief is in response to the City of Ottawa’s Site Plan Control application requirements.
The brief illustrates how the proposed development of the subject site has been designed to
integrate and work with the planned context of the Hawthorne Industrial Park, improves its
surroundings, and demonstrates how the proposal supports the overall goals of the Official Plan.
There are no secondary plans affecting the subject site. The proposed Fastfrate development and
design for the site are concluded to be fully compatible with the planned function of the Hawthorne
Industrial Park. The facility and site design represent a thoughtful response to the site plan control
application requirements and align with the City’s overall land use development policies,
guidelines, and zoning for the site. The design and development of the site are deemed to be
environmentally sensitive, improving the street presence along Somme Street and creating a user
friendly and accessible environment despite its industrial uses. The project’s highlights identified
within the Design Brief included the following:

“The Fastfrate development will create a new anchoring element to the Hawthorne Industrial Park to
encourage further development and create a presence particularly to the Rideau Road and Somme
Street intersection. An existing deficient public access intersection at Hawthorne and Somme Street
will be upgraded under this project to the benefit of the City of Ottawa.

Despite the challenges of large vehicle circulation area requirements, site planning has enabled the
creation of an environmentally themed and aesthetic frontage to Somme Street. Transport operations
have been confined to a majority of the ‘back of house’ areas.

The area of the existing minor watercourse on the north side of the subject property will be
environmentally preserved and augmented with new landscape to create a natural buffer to the
development along Rideau Road. It was designed for the distance, grade elevation and natural
features on the South side of Rideau Road to camouflage the utilitarian aspects from Rideau Road.

The development is orientated to maximize solar access to the Somme Street forecourt design for
pedestrians, building occupants and office-type functions. In addition, the adjacent properties will not
be impacted for their own solar access.

The new Fastfrate Ottawa facility is incorporating several sustainable techniques including the
adaptive re-use and soils management of existing poor soils conditions present on the site. The roof
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structure is designed to accommodate future large array of solar panels and incorporates self-
contained site services for water and sanitary waste. The site drainage is configured to be effective
and will tie in the existing subdivision stormwater management systems.

The design and planning of this development is identified as leading-edge and of a higher quality in
relation to the existing developments in the vicinity. It sets an excellent precedent for the Hawthorne
Industrial Park future.

The City of Ottawa established a 30 cm reserve along the Rideau Road and Somme Street
frontages through the 2009 approved subdivision agreement for the Hawthorne Industrial Park.
The City of Ottawa identified in this agreement the requirement for “Lifting 30 Centimeter Reserve”
to gaining legal access to affected sites within the Hawthorne Industrial Park for access and
development servicing purposes.

An application to the City of Ottawa to “Lift 30 cm Reserve® has been submitted to the City of
Ottawa on behalf of Fastfrate which is concurrent with the associated Site Plan Control Application
for the subject site.

The “Lift 30 cm Reserve” application is requesting the following:

Lifting of 30 cm Reserve along Somme Street frontage of subject site for site access and servicing
purposes, (defined as Parts 4, 5 and 6 of 4R-33406).

Lifting of 30 cm Reserve along a segment of Rideau Road frontage of subject site for site servicing
purposes to provide for a gas line connection off Rideau Road.

The City’s requirements for lifting the 30 cm Reserve on the subject site are identified in Appendix
E which state that the reserve can only be lifted: “when certification of the proposed on-site well
has been provided by a Professional Engineer or professional geoscientist licensed in the
Province of Ontario that the well construction is in accordance with Ontario Regulation 903 and
the recommendations contained in the report titled “Hydrogeological Investigation, Terrain
Analysis & Impact Assessment, Proposed Industrial Subdivision” prepared by Golder Associates;
Dated December 2008; Project No. 08-1122-0215 and the supporting letter “Tomlinson Industrial
Subdivision — City of Ottawa File Number D07-16-15-94-0505; response to South Nation
Conservation Authority”; Golder Associates; Dated April 17, 2009; Project No. 08-1122-0215. This
certification must be to the satisfaction of the General Manager, Planning and Growth
Management.”

GHD Limited was retained by Consolidated Fastfrate (Ottawa) Holdings Inc to respond to the
requirements identified above for lifting 30 cm reserve. The consultant findings are presented in
the May 31, 2021, letter from GHD consultants to the City’s Planning, Infrastructure and Economic
Development Department, (Attention: Krishon Walker). Refer to Appendix F. The findings
identified in the GHD letter support the rationale for approving the Lifting of 30 cm Reserve.
Consolidated Fastfrate (Ottawa) Holdings Inc has applied for the Lifting of the 30 cm Reserve on
the subject site and has included the GHD supporting May 31, 2021, letter as part of this
application.

The May 31, 2021, GHD consultant letter concluded the following:

GHD'’s assessment reviewed the previous “Hydrogeological Investigation, Terrain Analysis & Impact
Assessment, Proposed Industrial Subdivision” report prepared by Golder Associates and Tomlinson
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supporting letter, including the recommendations that are applicable to the property and the existing
test well information (identified as TW-2). GHD’s assessment of this information concluded that the
existing test well TW-2 meets the recommendations of the above noted documents. The test well is
equipped with 12 meters of steel casing and is cased through the overburden and 3.4 meters (11
feet) into the underlying sandstone, meeting the recommendations.

The Hydrogeological Assessment report prepared by GHD dated January 19, 2021, for the subject
site has been submitted as a support study for the Site Plan Control application and the Lifting 30 cm
Reserve application. This hydrogeological assessment concluded that the existing test well meets
the needs of the proposed commercial development with no health-related groundwater concerns.
Based upon the well record reviewed by GHD and included in the hydrogeological assessment report,
it is GHD’s opinion that the test well has been constructed in accordance with Ontario Regulation (O.
Reg) 903. Any future wells driled on the Property must also adhere to the above noted
recommendations and O. Reg 903.

Based on these findings it is GHD’s opinion that the existing test well TW-2 is constructed in
accordance with O. Reg. 903, meets the recommendations of the Golder and Tomlinson documents
and supports the City’s approval requirement for the Lifting 30 cm Reserve application.

BLOCK

(S0

waet

Figure 11 identifies the details on the Somme Street frontage reserve segment and the Rideau
Road Street frontage reserve segment which Consolidated Fastfrate (Ottawa) Holdings Inc has
made application to the City of Ottawa to be lifted according to the planning rationale outline in
the following sub sections.
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After the Fastfrate Site Plan Application submission in August of 2021, the City requested that a
supplementary terrain analysis and septic assessment be included as part of the Hydrogeological
Report and SPA. An addendum report titled “Hydrogeological Assessment, Large Sewage
Disposal System, Rideau Road and Somme Street, Ottawa, Ontario, Consolidated Fastfrate
(Ottawa) Holdings Inc”, dated Nov.2, 2021, was prepared by GHD to address this requirement.
Based on this assessment GHD has concluded that the site is suitable for a fully raised bed to
service the facility provided tertiary treatment is utilized to reduce the expected nitrate
concentrations. The effluent of the sewage system will flow laterally toward the northeast with
minimal vertically migration into the deeper underlying bedrock aquifer accessed by the site’s
groundwater well. To the northeast beyond the Site, there are no downgradient wells in proximity.
The report further concluded that there is minimal potential for groundwater impact as a result of
the planned development from a quality perspective provided that the septic system is constructed
properly. It is the professional opinion of GHD that the proposed sewage system will have no
significant impact on the groundwater aquifer, shallow water or any downgradient receptors that
utilize groundwater.

Lifting 30 cm Reserve along Somme Street Frontage

The “Lifting of the 30 cm Reserve” along the entire Somme Street frontage of the subject site is
required for site access and development servicing purposes as per the site plan and site
servicing plans submitted as part of the Site Plan Control Application submitted to the City by
Consolidated Fastfrate (Ottawa) Holdings Inc. Block 14 of 4M-1388 is the original 30 cm Reserve
for the registered plan of subdivision for Block 5. Block 5 has been further divided. The legal
description of the reserve which is to be lifted along Somme Street as defined by the City included:
Parts 4, 5 and 6 of 4R-33406. Refer to Appendix A and B. The subject 30 cm Reserve segment
along Somme Street is identified on Figure 11 in yellow.

Based on this planning rationale the application for Lifting 30cm Reserve along Somme Street is
deemed appropriate for site servicing and access purposes.

Lifting 30 cm Reserve along a portion of Rideau Road Frontage

The location of the proposed gas connection point to the main line on Rideau Road is located
near the intersection of Rideau Road and Somme Street. Refer to Figures 12 and 13. Fastfrate
has also made a request in the submitted application to lift an 8-meters long segment of the 30
cm Reserve along the Rideau Road frontage as illustrated on Figure 11. The Lifting of this
segment of the 30 cm Reserve is required to provide for a gas line connection from the main gas
line connection point located on Rideau Road. The location of the gas line connect point on
Rideau Road is identified on Figure 12. The proposed gas line across subject site to provide for
a connection to the base building as identified on Figure 13. The location of the gas line servicing
requirement from Rideau Road to the base building on the subject site is identified in more detail
on the site servicing plans submitted as part of the Site Plan Control Application.

CiIM 2



Planning Rationale — Site Plan Application CIMA+ File No A001083
301 Sormme Street - D07-12-21-0127 revised January 26, 2022

Figure 12: Gas Line Connection Point - (Eastern View corner of Rideau Rd.& Somme St.)

T

Location of Gas Line Connection point access
into Subject Site - 301 Somme Street

Source: Google Maps ( 21-08-10)

The applicant is requesting that only that portion of the 30 cm Reserve segment required for the
gas line connection running across the reserve be lifted. Refer to Figure 12.

Figure 13: Location of Gas Line Connection

i
KA

Source: Goodkey, Weedmark & Associates Ltd, Aug 06, 2021

Based on this planning rationale, the application for Lifting 30 cm Reserve along the identified
portion of the Rideau Road frontage is deemed appropriate for site servicing purposes.
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City staff identified during the formal pre-application consultation the applicant’s requirement to
prepare and submit several site plan support studies and plans to satisfy the Site Plan Control
application and Lifting 30 cm Reserve Application requirements. The support studies identified in
the following subsections where prepared on behalf of the application and were submitted as part
of the Site Plan Control Application submission to the City of Ottawa. The key findings of these
support studies of are summarized as follows.

Transportation Impact Assessment

A Transportation Impact Assessment (TIA) has been prepared by Castleglenn Consultants during
May 2021 and submitted on behalf of the applicant as a separate document in support of the site
plan control application. The TIA evaluated the proposed development of a warehouse and
e-commerce distribution facility at 301 Somme Street located within the Tomlinson Heavy
Industrial Subdivision according to City guidelines.

The TIA identified the following key findings:

The Rideau Road/Hawthorne Road would operate with acceptable levels-of-service “C” or better in
the existing and 2022 forecast build-out morning and afternoon peak hours.

The proposed development would generate between 60-and-120 truck trips per day, resulting in
approximately 10-two-way truck and 15 two-way employee trips during the peak hours of travel
demand.

The development is anticipated to have a negligible impact on the surround roadway level of service
and roadway capacity.

The Hawthorne Road/Somme Street and Rideau Road/Somme Street intersections, with their
existing configurations, do not offer satisfactory lane widths and curb radii to facilitate the movement
of heavy vehicles to and from the Tomlinson Hawthorne Industrial Subdivision.

Improvements in the form of corner widening at the Hawthorne Road/Somme Street intersection
would be required to improve inbound and outbound truck maneuvers at this intersection.

6.2 Assessment of Adequacy of Servicing

was retained to prepare a “Site Servicing and Stormwater Management Report”, (revised,
and dated December 15, 2021), to address the proposed potable water, sanitary and storm
servicing requirements of the proposed Fastfrate Ottawa warehouse distribution facility. The
report confirms that the proposed development will be adequately serviced by the proposed well
water supply, septic system, and stormwater management. The detailed design of required
sediment and erosion control measures, site servicing (including storm, sanitary, water) and
grading, as well as measures for the control of stormwater runoff, are addressed in this report in
accordance with the Ottawa Sewer Design Guidelines (2012), the Ottawa Design Guidelines —
Water Distribution (2010) and associated Technical Bulletins. Key findings of the report include
the following:
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Sanitary servicing of the site will be achieved with an on-site wastewater treatment system. This
system consists of a sewer, septic tank, pumping chamber, Level IV treatment unit, shallow-buried
trench system and mantle. The sanitary servicing design for the proposed development conforms to
the requirements of the City of Ottawa Sewer Design Guidelines, 2012, as amended by all applicable
Technical Bulletins. It is anticipated that and Environmental Compliance Approval (ECA) from the
MECP will be required, as the system will treat over 10,000 L/d of sanitary sewage.

Potable water will be supplied to the site by a new drinking water well, with sufficient capacity to
service the intended development. Since the site is not serviced by municipal watermains, and since
the proposed drinking water well will not have the capacity required to provide fire protection,
the fire protection volumes will be provided from the permanent pool of the proposed stormwater
management wet pond. The fire protection system consists of two (2) dry hydrants, a Siamese
connection, and a building sprinkler system

The storm servicing design for the proposed development generally conforms to the requirements of
the City of Ottawa Sewer Design Guidelines, 2012, as amended by all applicable Technical
Bulletins. The stormwater management (SWM) for the Fastfrate site is subject to the overall SWM of
the Hawthorne Industrial Park, as presented in the Hawthorne Industrial Park Stormwater
Management Report (HIP SWM report), prepared by J.L. Richards & Associates, and dated May
2009. The CIMA+ SWM report demonstrates how the proposed SWM strategy conforms to the
requirements of the existing HIP SWM report and of the regulatory authorities. Overall, the SWM
strategy will be achieved with a system of ditches, culverts, and a wet pond which will provide
stormwater quality and quantity control for the site.

Appropriate measures to control erosion and sedimentation during the construction process are
identified for the proposed development. Sediment will be trapped on site, implementing the Ontario
Ministry of Natural Resources and Forestry’s (MNRF) “Guidelines on Erosion and Sediment Control
for Urban Construction Sites,” to assure proper control measures are upheld.

The “Site Servicing and Stormwater Management Report” has been submitted to the City as a
required engineering study in support of the Fastfrate site plan control application for the subject site.

6.3 Geotechnical Studies

GHD (formerly Inspec Sol/CRA) completed a Geotechnical Investigation and Phase I
Environmental Site Assessment for the subject site area in 2008 and 2009, respectively. These
reports were prepared and submitted in support of the original subdivision application for the
Hawthorne Industrial Park and are on file with the City of Ottawa.

With regards to the Fastfrate SPA application GHD was retained in 2020 by Consolidated
Fastfrate (Ottawa) Holdings Inc. to undertake a preliminary geotechnical investigation for a new
warehouse and office building located southeast of the intersection of Rideau Street and Somme
Street in Ottawa, Ontario (Site). The results of this preliminary investigation are presented in the
revised GHD report entitled “Geotechnical Investigation, Warehouse and Offices, Intersection of
Rideau Street and Somme Street, Ottawa, Ontario”, dated October 27, 2021. An earlier version
of this report was previously included as a separate document in support of the Fastfrate Site
Plan Control Application submitted to the City in August 2021 for the subject site.
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The October 27, 2021, GHD Geotechnical Investigation report evaluated the subsurface
stratigraphy on the subject site and provides supporting site plan recommendations concerning
foundation type and associated design bearing pressures, groundwater conditions. The report
provides direction on excavation, backfill, pavement design and other geotechnical aspects of the
development. Refer to Appendix D1 in the Supplementary Geotechnical Investigation report
dated January 24, 2022.

A supplementary geotechnical investigation was undertaken to assess the subsurface soil and
groundwater conditions within the area of the proposed development that were not covered in
GHD's previous investigations to gain a greater site characterization for building design. The
report prepared by GDH titled “Supplementary Geotechnical Investigation, Proposed Industrial
Development, Intersection of Rideau Street and Somme Street, Ottawa, Ontario, dated January
24, 2022, has been submitted as an addendum to the Fastfrate SPA originally submitted to the
City of Ottawa in August of 2021. This supplementary report provides recommendations
concerning the proposed foundation option and deep dynamic compaction, subgrade preparation
for proposed building slabs and exterior pavement areas, general excavation recommendations,
site seismic classification, groundwater control and general construction recommendations.
Borehole logs and geotechnical laboratory results as well as additional slope assessments and
geotechnical information are referenced within the supplementary report’s appendices including:

e GHD prepared a slope stability assessment for the slopes along Rideau Road and Somme
Street (site) in preparation for the dynamic compaction works. Refer to Appendix B. The
findings of this assessment are detailed in the January 20, 2022, addendum letter prepared
by GHD to consolidated Fastfrate (Ottawa) Holdings Inc titled: Slope Stability Assessment for
Dynamic Compaction — Warehouse and offices, Intersections for Rideau Road and Somme
Street, Ottawa which was previously circulated to the City in October and November of 2021.

e Additional slope stability analysis presented in Appendix C of the January 24, 2022,
Supplementary Geotechnical Investigation report was undertaken by GHD to provide
recommendations on the stability of the site slopes during the dynamic compaction exercise
proposed as part of the construction process as well as addressing the stability of the site
slopes in their final shape. The result of this assessment is presented within the addendum
letter prepared by GHD to Consolidated Fastfrate (Ottawa) Holdings Inc. dated January 20,
2022 titled “Slope Stability Assessment for Final Slopes — Warehouse and offices, Intersection
of Rideau Road and Somme Street, Ottawa, ON”. This addendum letter has been issued to
the City in support of the Fastfrate Site Plan Application. The findings of this analyses
concluded 1) The west slope meets the factors of safety under static and pseudo-static
conditions, and, 2) The north slope meets the factors of safety under static and pseudo-static
conditions under the described assumptions used within this assessment.

GHD has also prepared on behalf of Consolidated Fastfrate (Ottawa) Holdings Inc. a review the
of the requirements presented in the City of Ottawa’s "Slope Stability Guideline for Development
Application" with regards to validating how these requirements have been addressed in the
submitted SPA geotechnical and slope assessment documents. The results of this review are
summarized in the document titled “Slope Stability Assessment - Warehouse and offices,
Intersections for Rideau Road and Somme Street, Ottawa, ON.” dated January 26, 2022. This
review document has also been submitted to the City in support of the Fastfrate SPA D07-12-21-
0127.
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Hydrogeological and Terrain Analysis

A Hydrogeological, Terrain Analysis and Impact Assessment prepared by Golder Associates was
initially undertaken in 2008 to support of the Hawthorne Industrial Subdivision application
approved by the City of Ottawa in 2009. The purpose of this investigation was to:

Assess the quantity and quality of groundwater available on site.

Determine the nature and distribution of soils on the site and the suitability of the site for the
installation of Class IV sewage disposal systems.

Assess if land use, both present and historic, and both on and adjacent to the site posed a potential
threat to the proposed development.

Assess the potential impact of the proposed sewage systems on downgradient groundwater
resources.

The results of this assessment supported the approval of the subdivision that is to be serviced by
individual water wells and on-site sewage disposal systems.

As a follow-up to Fastfrate’s site plan application and Lifting 30 cm Reserve application
requirements for the subject site GHD Limited was retained on behalf of Consolidated Fastfrate
(Ottawa) Holdings to undertake a hydrogeological investigation. The findings of this assessment
are presented in the report entitled “Hydrogeological Assessment Report, Proposed Commercial
Development — CBRE Fastfrate Ottawa SPA, Rideau Road and Somme Street, Part of Lot 26,
Concession 6 (Rideau Front), Geographic Township of Gloucester and Part of Blocks 5 and 14
Registered Plan 4M-1388 Ottawa, Ontario” dated January 19, 2021. This report has been
included within the Site Plan Control application submission documents to the City of Ottawa.

Based on the results of this assessment, the test well has sufficient water of good quality and
quantity to provide ample supply of potable groundwater for the proposed commercial
development while preserving the long-term water quality of the aquifer complex. There was minor
interference between adjacent wells; however, the interference is not considered significant to
impact the operation of the wells. There is no vertical hydraulic connection between the shallow
overburden groundwater and the bedrock aquifer unit. It was the consultant’s opinion that in the
long term, the bedrock aquifer tested can support the commercial development and neighbouring
wells.

Water quality impacts are not expected, provided that the waste disposal system is properly
constructed. No impact is anticipated on downgradient baseline water quality functions or to the
existing water bearing aquifers.

Where a new well is drilled for the development, the report identified that the well must be properly
constructed and adequately sealed and the existing well decommissioned in accordance with
Ontario Regulation 903.

Construction dewatering is estimated to be about 725,000 L/day or greater based upon field
testing and dewatering the entire warehouse footprint to the bedrock surface. A PTTW is
recommended for this approach. For dewatering of volumes up to 400,000 L/day, an EASR
application is recommended.

No significant impacts from construction dewatering are anticipated.

It is GHD’s opinion that the results of this hydrogeological assessment support the development
of the proposed commercial development.
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As referenced in the previous Section 5.0 of this Planning Rationale report an addendum report
was also prepared by GHD titled “Hydrogeological Assessment, Large Sewage Disposal System,
Rideau Road and Somme Street, Ottawa, Ontario, Consolidated Fastfrate (Ottawa) Holdings Inc”,
dated Nov.2, 2021. This addendum report addresses the City’s request for further information
regarding septic assessment and terrain analysis. GHD concluded in this report that the site is
suitable for a fully raised bed to service the facility provided tertiary treatment is utilized to reduce
the expected nitrate concentrations. The effluent of the sewage system is proposed to flow
laterally toward the northeast with minimal vertically migration into the deeper underlying bedrock
aquifer accessed by the site’s groundwater well. To the northeast beyond the site, there are no
downgradient wells in proximity. The report further concluded that there is minimal potential for
groundwater impact as a result of the planned development from a quality perspective provided
that the proposed septic system is constructed properly. GHD further concluded that the proposed
sewage system will have no significant impact on the groundwater aquifer, shallow water or any
downgradient receptors that utilize groundwater.

6.5 Noise/ Vibration Study

A Noise / Vibration study was initially identified by the City of Ottawa as a required site plan
support study during of the pre application consultation meeting in December of 2020 with City
staff. In response to this requirement the consulting firm Menard Canada undertook on behalf of
the Consolidated Fastfrate (Ottawa) Holdings Inc. a Vibration Control Form Study (March 16,
2021) regarding dynamic compaction works planned in relation with the construction of the
proposed warehouse and office building on the subject site. This study assessed the extent of the
zone of influence of the vibrations generated during the works. The pre-condition inspection
survey and the monitoring activities planned for this project were reviewed. Associated mitigation
actions were identified. The Menard Canada “Vibration Control Form” study dated March 16,
2021, has been included as part of the Site Plan Control Application. The study concluded the
following:

In consideration of the poor existing ground conditions encountered at site, ground improvement is
required to compact the loose fill to increase bearing capacity and limit total and differential settlement
below the structures.

Dynamic Compaction will be used on this site to improve the ground.

The zone of influence of vibrations is the zone inside which the vibrations can be greater than 5 mm/s.
The extent of the identified red zone of influence is located approximately 60 meters from site limit
and the nearest activity to the site is at approximately 240 meters away.

Considering the distance of existing structures from the zone of influence, Menard Canada deemed
that a vibrational study is not necessary for this ground improvement technique proposed; and

In the unlikely event that the measured vibrations exceed threshold for safe levels for drywall or for
human intolerance mitigation measures to reduce the level of vibrations generated by Dynamic
Compaction such as: 1) Reduce the drop height of the tamper 2) Reduce the number of drops per
location and 3) Dig a trench to attenuate the amplitude of the superficial vibration.
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City planning staff confirmed through email to Civitas Architecture Inc June 11, 2021, that
Fastfrate Ottawa did not need to undertake a separate noise / acoustical study of the purposes of
site plan approval. Planning staff further confirmed that a geotechnical/ slope stability report
would be required to include an analysis of the potential vibration from the proposed dynamic
compaction to ensure the slope at the north end of the property will remain stable during the
compaction activity.

GDH on behalf of by Consolidated Fastfrate (Ottawa) Holdings Inc. undertook a slope stability
assessment for the slopes along Rideau Road and Somme Street (301 Somme Street - Subject
Site) in preparation for the dynamic compaction works. The findings of this assessment are
detailed in the revised correspondence letter to Consolidated Fastfrate (Ottawa) Holdings Inc.
attention Mr. Pierre Courteau, regarding a “Slope Stability Assessment for Dynamic Compaction
— Warehouse and offices — Intersection of Rideau Road and Somme Street, Ottawa, ON” dated
January 20, 2022. The Slope Stability Assessment study was submitted as part of the Fastfrate
Site Plan Control Application in August of 2021 and further revised in the January 20, 2022,
version.

The Slope Stability Assessment included a review of pre-construction geotechnical information of
subsurface site conditions, a slope stability assessment addressing the west perimeter of the site
and along the north perimeter of the site, and a vibration analysis regarding dynamic compaction
on the site. The study also addressed the proposed retaining wall requirement along the site’s
north boundary due to vehicle circulation constraints and to redirect storm water drainage to the
south. Vibration monitoring requirements and contingency plans are identified in this study. The
findings for this study concluded:

The west and north slope are stable under static and pseudo-static conditions under the described
assumptions.

The west slope could experience some minor instability during dynamic compaction, which will require
restoration works post dynamic compaction.

Before dynamic compaction work is done near the west slope, a pad extending a minimum distance
of 4 m and a 5.7H:1V slope will be built. This distance should be updated once the dynamic
compaction construction method has been detailed (i.e., compaction weight and height, equipment,
expected frequency).

The north and west slope should remain stable during the dynamic compaction process using the
described assumptions.

The ground improvement contractor should review the dynamic compaction parameters assumed in
this study.

Before commencing the dynamic compaction operations, theoretical distance at which the vibration
will reduce to allowable limits (Safe Distance) should be calculated using the parameters provided by
the ground improvement contractor. It will be ensured that no sensitive structure is located within the
Safe Distance.

Based on a review of the August SPA submission City staff requested Fastfrate to validate the
compliance of the proposed slope stability assessment with to City of Ottawa requirements for
“Slope Stability Guidelines for Development Applications”. GHD has undertaken a review of these
guidelines as presented in the addendum report “Slope Stability Assessment — Warehouse and
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Offices — Intersection of Somme Street, Ottawa ON”, dated January 26, 2022. This assessment
confirms how the applicant has complied with and addressed each of the individual requirements.

Tree Conservation Report

A “Tree Conservation Report” prepared on behalf of Consolidated Fastfrate (Ottawa) Holdings
Inc. by Civitas Architecture Inc, dated August 13, 2021, and revised, December 13, 2021, has
been submitted as part of the SPA application. The key findings from this report are as follows.

The site is located outside the urban and suburban areas which are subject to the City of Ottawa
Tree Protection Bylaw as identified on Schedule F of the bylaw. A review of Schedule M of the
bylaw confirmed that the site is located outside and adjacent to an additional protected area
located to the north of Rideau Road. The site is therefore not subject to tree protection under the
City’s Tree Protection Bylaw.

The site plan approach to tree conservation and new planting has regard to the Scope EIS
recommendations submitted as part of the Fastfrate SPA in addition to the objectives and
principles of Ottawa’s Urban Forest Management Plan and Ottawa’s tree canopy cover goals and
tree policies.

The Landscape Architects from Civitas Architecture Inc undertook site visits in late Fall 2020 and
in early Spring 2021 to locate, identify, and record the tree species, size (dbh), and condition of
each existing tree. Existing trees were identified to occur in two zones along the northern edge of
the property. The generally level “roadside”, adjacent to the south side of Rideau Road, is
comprised of grasses, scrub vegetation, and occasional trees. The slope that rises on the subject
site to where site fill previously occurred contains a young forest in various stages of maturation
and decline.

The tree inventory undertaken by Civitas describes a mix deciduous forest comprised primarily of
Willow, Basswood, Ash and Poplar. No Butternut was identified. The majority of trees inventoried
over 10 cm DBH were deemed to be fast growing tree species. A total of 164 existing trees over
10 cm DBH (64% of the total) were identified as being in good condition. The rest of the forest
trees were in fair, poor, or dead and dying condition. Tree removal is proposed in the following
zones:

Within the building setback to accommodate the level parking area.

Between the 15-meter watercourse setback and the building setback to construct and accommodate
the proposed soil reinforced retaining wall.

The limit of construction will regard the 15 m watercourse setback and an additional 1-2 m for
construction mobilization and to meet and match the grade at the setback.

The area for replanting is approximately 220 metres long running the length of the northern
boundary and approximately 8.5 metres wide between the watercourse setback and the building
setback. New tree planting is proposed as follows:

The planting plan for the building site proposes a total of 50 new caliper trees: 33 deciduous trees
and 17 coniferous trees and includes shrub planting along the front of the building.

Along the northern boundary of the site approximately 115 trees, will be removed for construction of
the soil reinforced retaining wall. New plantings will be a mix of caliper trees, potted native shrubs,
and a groundcover mix of grasses and herbaceous plants and will include a mix of caliper trees,
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potted native shrubs, and a groundcover mix of grasses and herbaceous plants. Proposed new tree
planting along the northern boundary will include 50 caliper trees on the development site, 36 caliper
trees at the base of the new escarpment and 234 potted shrubs on the escarpment.

6.7 Environmental Impact Statement

The existing roadside ditch located directly northwest of the subject property along Rideau Road
has been identified as a watercourse that is connected to Findlay Creek Municipal Drain. As a
result, the City of Ottawa, and South Nation Conservation Authority (SNCA) requires a scoped
EIS as part of the supporting documentation for the approval of the Fastfrate site plan application.

GHD Limited completed a revised scoped Environmental Impact Study (EIS), dated January 6,
2022, on behalf of the applicant, regarding the site plan application for the subject site located at
301 Somme Street. An earlier version of this EIS was submitted to the City as part of the Fastfrate
SPA submission in August of 2021. The revised EIS was required to address comments received
from the City in September and November of 2021.

The key findings and recommendation of the revised EIS are as follows:

The subject property is generally flat, is it currently a vacant lot comprised of a disturbed open field.
There are no watercourses located directly on the subject property.

There is an existing roadside ditch along Somme Street that conveys some flows north to the ditch
along Rideau Road. Most of the flows along the Somme Street ditch flow to the south into an existing
stormwater management facility.

GHD biologists did not identify any significant terrestrial or aquatic species on a national, provincial,
or regional level within the subject property during the field surveys.

From the banks of the roadside ditch northwest of the subject property that runs along Rideau Road
and connects to a main watercourse, GHD is recommending a 15-meters naturally vegetive buffer to
protect the form and function of the downstream watercourse.

During the construction of the (proposed earthen) retaining wall there may be some disturbance within
the 15 meters buffer which will be rehabilitated afterwards. No development should be located within
this buffer.

Subsection 4.7.3 (6) of the applicable 2003 version of the Official Plan states that “exceptions to
the setbacks from watercourse identified in Subsection 4.7.3 (2) will be considered by the City in
consultation with the Conservation Authority in situations where development is proposed:

a. On existing lots where, due to the historical development in the area, it is unreasonable to
demand or impossible to achieve minimum setback distances because of the size or location
of the lot, approved or existing use on the lot, or other physical constraint.

b. Adjacent to a minor tributary that serves primarily a surface water function and that may have
only an intermittent flow. This provision includes situations where a watershed, sub watershed
or environmental management plan exists but does not provide guidance on a minor tributary.

c. Adjacent to an existing top of bank where the regulatory flood line and the geotechnical limit
of the hazard lands are within 15 metres from the existing top of bank [OMB decision #1754,
May 10, 2006]”

With regards to the criteria set out in subsection 4.7.3 (6) of the OP the following land use planning
factors were taken into consideration including:
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e The site plan design requirements to accommodate the warehouse distribution centre,
parking of large trucks and internal vehicle and truck circulation requirements is
constrained by the size and configuration of the site. A 30 m setback from the high-water
mark of the ditch along Rideau Road is not achievable.

e During the early stages of the project, it was thought that the roadside ditch along Rideau
Road was referred to as Christie Creek, however through email communication with SNCA
and the City of Ottawa it was confirmed that this was not the case and the existing ditch
does not have a name.

e The watercourse adjacent to the subject property is regulated by SNCA and are subject
to the Conservation Authorities Act, Ontario Regulation 170/06 Development, Interference
with Wetlands and Alterations to Shorelines and Watercourses is applicable.

Where an exception to the setback is requested in accordance with the Official Plan subsection
4.7.3 (7) policies an alternative setback will be considered by the City in consultation with the
Conservation Authority based on a study that addresses the following:

a. Slope of the bank and geotechnical considerations related to unstable slopes, as addressed
in Council’'s Slope Stability Guidelines for Development Applications in the City of Ottawa,
2004;

b. Natural vegetation and the ecological function of the setback area;
c. The nature of the abutting water body, including the presence of a flood plain;

d. The need to demonstrate that there will be no negative impacts on adjacent fish habitat. [OMB
decision #1754, May 10, 2006]

A slope stability assessment studies undertaken by GHD and submitted as part of the Fastfrate
SPA validate how the proposed site plan addresses the City of Ottawa’s Slope Stability Guidelines
for Development Applications.

The EIS concluded that the proposed Fastfrate development on the site will not result in a
significant negative impact on identified natural heritage features or their functions provided the
15 m setback from the top of bank is respected, and the proposed mitigation measures identified
in the EIS are implemented.

The EIS recognized that the entire northwestern portion of the subject property has already been
historically disturbed and that the watercourse directly northwest of the subject property is a
roadside ditch with intermittent flows.

Since the subject property is already disturbed the EIS recommends that within the proposed 15-
meter setback that trees and shrubs be planted between the development limits and property line
to enhance the buffer zone and reduce potential impacts to fish and fish habitat. The proposed
development’s parking area will be outside of the 15-meter setback from the ditch’s top of bank.
No construction, disturbance or development shall occur within he 15-meter set back. A Tree
Conservation Report and landscape plan have been prepared by Civitas in support of the 15-
meter setback and the overall Fastfrate Site Plan Application.
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The EIS identified the location of an existing berm in the northwestern section of the property. A
proposed earthen retaining wall is to be located along this section of the property that will be
constructed on top of the berm. The EIS concludes that this retaining wall will aid in the prevention
any disturbed soils from entering the roadside ditch and ultimately into Findlay Creek Municipal
Drain.

The proposed stormwater management (SWM) plan for the subject site will allow water to
naturally infiltrate, disperse and dilute, significantly reducing any potential effects before the
stormwater reaches Findlay Creek Municipal Drain. Stormwater will flow south into an existing
SWM pond.

A detailed sediment and erosion control plan has been prepared to ensure disturbed soils are
not transported off-site into the negatively impacting aquatic life, fish and fish habitat.

The recommendations identified in the EIS address potential impacts to natural features
(identified watercourse) and/or their functions during the site preparation, construction, and post-
construction periods.

The GHD Scoped Environmental Impact Study concludes that a reduced buffer of 15 m would
not impact the function of the road ditch and ultimately Findlay Creek Municipal Drain provided
the mitigation measures and recommendation are implemental correctly.
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The Site Plan Application and associate Lifting 30 cm Reserve application to allow for the
development of a warehouse distribution facility located at 301 Somme Street within the
Hawthorne Industrial Park are supported by a comprehensive set of studies, plans and
addendums in accordance with the City of Ottawa’s application requirements. This Planning
Rationale has assessed these applications with regards to consistency with the Provincial Policy
Statement (2020), and the City of Ottawa Official Plan and Zoning Bylaw. The findings of this
Planning Rationale are summarised as follows.

The applications are deemed consistent with the applicable policies presented in the Provincial Policy
Statement (2020).

The proposed development of the subject site for a warehouse distribution facility and associated site
plan control application are found to be consistent with the intentions, applicable policies and purpose
and intent of the identified “Rural Employment Area” land use designation presented in the City of
Ottawa’s Official Plan.

The site plan addresses the City of Ottawa’s required engineering, environmental and planning
considerations based on the submitted support studies and plans required by the City of Ottawa.

The proposed site plan and associated applications are consistent with the intent and purpose of the
(RH) zoning designation and generally comply with the associated zoning provisions identified within
the City of Ottawa’s comprehensive zoning bylaw for this property. An exception to the Zoning Bylaw
setback requirement associated with the ditch running along Rideau Road will be required according
to the policies provisions in the Official Plan. The Ottawa’s Zoning Bylaw states the development
requiring a site plan must provide the watercourse setback unless a different setback is determined
to be appropriate in accordance with the criteria set forth in the Official Plan. The proposed 15 m
setback is deemed appropriate from a land use and site planning perspective based on the findings
of the submitted EIS.

The findings of this planning rationale conclude that the applications for Site Plan Control on the
subject site and associated Lifting of 30 cm Reserve application are deemed appropriate,
represent good land use planning and are consistent in meeting the public interest intended for
this site.
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Prepared by:

Tony Sroka, MPL, MCIP, RPP
Principal Planner / Director
The Haven Group Inc.
December 28, 2021
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