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Exterior photo

Exterior Photo – Looking North East, viewed from Northern Avenue
Suite ‘A’
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Exterior photo

Exterior Photo – Looking South East, viewed from Sackville
Suite ‘B’
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Aerial photo

General Site Photo – Intersection of Northern Avenue & Sackville Road – Looking Northeast
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Introduction

Elliott Engineering Inc. was retained by Hydro One Sault Ste. Marie LP (Hydro One) & Algoma

Power Inc. (API), to provide a summary condition review of the buildings and general site, located at 2

Sackville Road, Sault Ste. Marie, ON.  For the purpose of this report the property shall be referred to as

Hydro One.  This report shall be Phase 1 of the deliverable to be provided.  Phase 2 shall be options and

plans for possible floor layouts, space allocation and user areas for a two-tenant joint facility and property

use.

The buildings are presently being used for offices, maintenance services and stores.  The site

contains, offices, maintenance buildings, parking, pole storage, transformer storage, electrical sub-station

as well as overhead transmission lines. The property is owned by Brookfield Renewable Energy Group

(Brookfield) with the space being leased to Hydro One Sault Ste. Marie LP (Hydro One) who in turn sub-

leases to Algoma Power Inc. (API).  It is believed that Brookfield has no active role on the property other

than  to  act  as  the  “Leaser”.   All  three  companies  are  closely  if  not  solely  vested  in  the  production  and

transmission of electrical power locally, provincially and nationally.

 The purpose of the review is to provide a general indication of the type of construction,

operation, facilities, size and occupancy of the buildings as well as the condition and description of the

site.  The review is intended to provide a potential purchaser and or leaser with a general overview of the

building, property, systems and ancillary equipment as it exists at the time of the review. The building

was observed in its current state to document the general condition and create a report suitable for issue to

potential purchasers and or to the commissioners of the report for future economic evaluations.  It shall be

noted that commissioning of this report was co-supported by Hydro One and API as part of possible

future logistics of their services and location and the possible reworking and or renovation of the existing

layout to provide more efficient working spaces.

Further to that which is noted above, our office attended the site on 5 separate occasions to gather

information, review existing conditions and take photos.  Maintenance and management staff were

questioned in regard to building history and specifics.
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Limitations
  Elliott Engineering Inc. make no warranty, representation, or guarantee of any kind regarding the

lifespan or suitability of the building(s) or its ancillary equipment.

  Elliott Engineering Inc. will not be responsible for consequential effects of the resulting factual

Report, or the discovery of certain conditions and/or taking preventative measures relative to these

conditions,  on  the  real  or  perceived  property  values,  or  on  the  ability  to  sell,  finance  or  insure  the

property.

  In order to achieve the objectives outlined, we arrived at conclusions based upon the best

information presently known to us. No investigative method can completely eliminate the possibility

of obtaining partially imprecise or incomplete information; it can only reduce the possibility to an

acceptable level. Professional judgment was exercised in gathering and analyzing the information

obtained and in the formulation of conclusions. Like all professional persons rendering advice, we do

not act as absolute insurers of the conclusions we reach, but commit ourselves to care and

competence in reaching those conclusions. In order to properly understand the suggestions,

recommendations and opinions expressed in the report, reference must be made to the Report in its

entirety.

   Very limited attempts have been made to predict the lifespan of some components or systems.

Many systems are contained behind finishes and layers of building materials and are therefore

inaccessible  for  review.  It  is  possible  and  even  likely  that  issues  beyond  the  scope  of  this  review

exist within these areas. Due to the complexity and size of the building there are areas that were not

either able to be reviewed or were not reviewed.

  The  client  Hydro  One  &  API  shall  agree  that  Elliott  Engineering  Inc.'s  employees,  officers,

directors and agents shall have no personal liability to the client in respect of a claim, whether in

contract, tort and/or any other cause of action in law related to this report. Accordingly, the client

expressly agrees that it will bring no proceedings and take no action in any court of law against any
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of Elliott Engineering Inc.'s employees, officers, directors, or agents in their personal capacity.  Any

potential purchasers must perform their own assessment

  Elliott Engineering Inc., Hydro One and API will not be liable for any loss, damage, cost or

expense incurred or arising by reason of any person using or relying on information in this

document.

  No attempt has been made to search for any environmental issues or concerns.  However, there is

a Designated Substance Survey report attached to this document in the Appendix for reference.  This

report was commissioned in 2009 by Golder & Associates and falls outside of Elliott Engineering

Inc.’s purview.  Elliott Engineering Inc. did not investigate any aspect of environmental Engineering

(mold, dust, chemical, fume, etc) as it is beyond the scope of our review and Elliott Engineering Inc.

have no experience in this area.

It shall be noted that drawings used for this report have been gathered from Hydro One

archived files and municipal sources.  They represent the buildings and facility in their

general layout, design and information. There may arise occasions where the actual may

differ from the plans.  These differences to our knowledge of those drawings that are most

reflective of the actual are small and presently it is our belief do not significantly affect

the objectives of this report.  Future renovations and additions may require further

confirmation on the actual construction.

Objectives

The objective of this report is to provide a general overview only of the construction, operation,

facilities,  systems,  size  and  occupancy  of  the  building.  Our  intent  was  to  observe  the  building  in  an

operating condition and report what we observed. We have noted visible items of concern if any were

observed during our review.
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Upon review of this document it is our expectation that the proponents would determine if they

are further interested in the property and in its existing condition and as to whether it may fit into future

objectives. This review provides limited costs current or future associated with operating, maintaining or

replacing any system or component on the property. A Phase  2  document  report  shall  be  issued  at  a

later date, denoting spaces, renovations, order of magnitude costs and client usage.

Assessor Qualifications

Mr. Stan Elliott, P.Eng – Senior Design Engineer

Mr. Stan Elliott is a senior design Engineer with an extensive background in Engineering and

construction.

· Graduated May 1997, Lakehead University, Bachelor of Engineering

· Qualified as Professional Engineer (P.Eng) in July 2001

· Currently licensed in Ontario

· Ontario Ministry of Municipal Affairs and Housing, Large Buildings, Structural, and Legal

certificates.

Mr. Elliott has worked on both small and large commercial, institutional and industrial projects

for a variety of clients. Prior to entering the engineering field Mr. Elliott served a carpenter

apprenticeship.  That  field experience has proven to be a  valuable asset  to  the firm.  Mr.  Elliott  is  design

Engineer, he is able to develop new concepts and deliver solutions. The type of engineering experience at

Elliott Engineering Inc includes new buildings, additions to existing buildings of all styles, bridge

inspection, bridge rehabilitation, shoring design, piling design, foundation design, overhead cranes, wood

structure design, concrete structures, mechanical systems, electrical systems design on a variety of

industrial, commercial and institutional projects. Mr. Elliott in a specialist in 3D design.
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Mr. Pat Giunti, Senior Designer, Project Manager

Attended Sault College Architectural Technician program, 1987-1989

Mr. Giunti has worked for various Engineers and industrial fabricators. He has gained through

his time in the field a wealth of experience. Previous employers include STEM Engineering

Group, Kresin Engineering, Superior Industrial Rail, St. Mary’s Paper, and Trivers Engineering.

He has worked on both large and small projects within various disciplines and with functions as

a contract manager, project coordinator and architectural designer. Mr. Giunti also functions as

an overseer in the office reviewing drawings that are to be issued for construction on a majority

of projects.
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Facility Descriptions

The property and facility contain four primary buildings with one single wide portable and one mobile

trailer as well an electrical transmission station on a 5.5ha lot located within the middle of the City of

Sault Ste. Marie, where it abuts industrial and institutional spaces.

Due to the very nature of the portable and mobile trailer their condition shall not be part of this report.

General Site – Exterior Yard and Civil Works

Refer to Appendix ‘A’ items and Appendix ‘B’ (photos).

Aerial Site Plan – A.01

Partial Site Plan, AC-20501 – A.02

Partial Site Plan, AD-32902 – A.03

General Zoning Plan City of SSM 2015-150 - A.04

Medium Industrial Zone M2 Requirements – A.05

City of SSM, Sanitary / Storm / Road Profile, 194-C – A.06

City of SSM, Sanitary / Storm / Road Profile, 194-C – A.07

City of SSM, Sanitary / Storm / Road Profile, 194-C – A.08

City of SSM, Sanitary / Storm / Road Profile, 194-C – A.09

PUC Public Utility Commission, Water Services, B-Sackville-001-X -A.10

SSMRCA City of SSM Conservation Authority, Digital Base Map – A.11

SSMRCA City of SSM Conservation Authority, Email – A.12

Designated Substance Survey Report – A13
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General Site Description

The properties municipal address is 2 Sackville Road.  The property is abutted to the east by the

Algoma District School Board Plant department. On the west by Sackville road.  On the north by Second

Line and on the south by Northern Avenue.  The approximate size of the property is 5.5 hectares to which

2.5 hectares is open field and un-utilized space, grass space with transmission lines (pole structures

bisecting the property running north to south).  Half a hectare (.5ha) is presently used for a lay down pole

storage area.  The remaining site is taken up by parking lot, office buildings, a maintenance shop, a

substation, a concrete deck for truck parking (former Butler Building) and miscellaneous gravel drives

and parking areas. There is a single wide 60’lg portable and a 20’lg mobile trailer.  Several C-Cans are

located on the site for storage.  The former Butler Building shown in the aerial photo of the site was

demolished to the concrete slab and concrete knee walls in December of 2017and January of 2018.

Presently this space is being used for pole truck parking.  Running along the east of the property (at the

fence line) is a 34.5 kV transmission line.  There is also two additional 115kV power transmission lines

that run from the inner yard substation to the north essentially bisecting the unutilized space.

Parking / Yards, Access & Drives

The buildings share a large dedicated parking lot with 3 primary entrances off of Sackville road

for general staff, visitor and client parking in a asphalt parking area.  There is an additional entrance off

Sackville which is gravel and allows direct access to the fenced compound area as well as an additional

entrance / exit to an adjacent westerly property. For liability purposes a review of public access to the

property should be reviewed.   It also appears that the westerly property owner is encroaching on part of

the  Presently  there  are  approximately  137  spaces  for  general  parking  and  4  spaces  allocated  for  barrier

free.  There are 6 parking spaces available for visitor and drop-off off of Sackville Road for Suite ‘B’.

Within the compound area (fenced for security) there is an additional 30 spaces (non-delineated) for small

or  passenger  vehicles  with enough open area for  10 or  more large service vehicles  (pole  or  line trucks).

Presently there is ample visitor & staff parking on the site.
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The parking lot is asphalt paved of 2” to 3” nominal thickness. The condition of the asphalt

varies. There has been a sealing of cracks and there are depressions in the asphalt. The sealing lines are

clearly visible.  There have been some asphalt repairs made at the catch basins for what could be assumed

the  re-setting  of  the  basins  and  areas  of  settlement.  The  asphalt  as  far  as  we  are  aware  is  the  original

dating to the time of construction of Suite ‘A’ which took place in or around 1994. During the parking

areas lifetime an amount of the asphalt is raised over the storm drain running from the central catch basin

to the ditch inlet basin located at the north of the third parking area entrance.  The area is presently raised

and  would  appear  to  be  its  normal  condition.   Based  on  its  current  condition  the  parking  lot  will  be  a

maintenance item that will eventually involve a replacement of the asphalt. The areas where there is

settlement  would  need  to  be  excavated  and  built  up  with  compacted  fill.  A  time  frame  for  a  complete

replacement could be anywhere from 5-10 years depending on the tolerance for localized repairs and the

rate at which the asphalt degrades. The parking area has three light standards. The

The yard or compound area is gravel with a limited number of catch basins.  These areas

exhibit small amounts of ponding during rain events and seasonal freeze / thaw.  Maintenance

requirements are minimal with an ongoing need for grading.  The unutilized area of the property

requires mowing of the grass and is generally not used.  These spaces may be utilized at a

futured date.

Site Plan Control / Zoning

The property is presently Zoned M2 Medium industrial. This zoning falls with in the existing site

use and what may be future expansion. A plan and associated M2 zoning documentation has been

attached.

Concrete Curbs and Sidewalks

There is a full city sidewalk abutting Sackville road as well a sidewalk / ramp for access to both

Suite  ‘A’  and  Suite  ‘B’.  These  ramps  and  walks  would  have  met  the  requirements  of  Barrier  Free  as

prescribed in the Ontario Building Code (OBC) in the mid 1990’s, however any future developments or
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renovations  may  require  access  to  be  brought  up  to  the  current  building  codes.  These  walks  are  in

reasonable condition and require no maintenance at this time.  The concrete curbs around the three asphalt

drive entrances off Sackville are in reasonable condition. And at this time require little to no maintenance.

The sidewalk leads up to a barrier free concrete ramp to the barrier free main exterior door. The concrete

was generally found to be in good condition and no immediate action is required.

Drainage

The  site  appears  to  be  well  graded.  Several  catch  basins  were  noted  in  the  parking  lot  and

compound area. The catch basins are strategically located to capture runoff. There are no reported

drainage issues that we are aware of. During a recent inspection during wet and warm winter weather no

significant standing water was noted.

Barrier Free Accessibility

The building is generally barrier free with regard to accessing the building. There is a properly

sloped  ramp  at  the  main  entrance  as  well  as  dropped  curbs  on  the  sidewalk  which  adhere  to  the

requirements of the OBC when Suite ‘A’ was constructed. The front main entrance door has a barrier free

operator at API as well as the entrance to the link for Hydro One. There are barrier free washrooms within

the separate male and female washrooms. From the link to Hydro one is slightly convoluted and does not

allow easy access or movement.  Future renovations will have to take into account the latest requirements

of  the OBC and the need for  Barrier  free movement  and access  throughout  the facility.   The other  exits

from the building are not barrier free as they have steps leading from the exits. The hallways are generally

clear once in the specific suites and the barrier free pathway is consistent throughout the buildings. There

is passenger elevator in Suite ‘A’ and a freight elevator in Suite ‘B’.  Both may facilitate the movement of

individuals throughout the facility.

It  is  unclear  as  to  whether  or  not  current  configurations  are  compliant  with  the  present  Ontario

Building Code.  The OBC is  a  dynamic document  that  sees  many amendments.   Barrier  Free access  and

usage  is  an  important  part  of  the  OBC.  Confirming  compliance  would  take  a  full  code  review  and
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surpasses the purview of this document.  It is our belief however that Suite ‘A’ and Suite ‘B’ were

designed, constructed and renovate to the requirements of the OBC at the times of construction.

Municipal Services – Storm Water and Sanitary

Refer to City of SSM Site Services and Profile drawings (attached in appendix).  Our

investigation  shows  that  presently  Suite  ‘B’  is  serviced  by  a  6”  dia.  Sanitary  sewer  that  runs  from  the

south west corner of the building (basement level) to a 12” dia. Municipal sanitary sewer located within

Sackville  Road.   Suite  ‘A’  is  also  service  by  a  12”  dia.  storm  sewer  also  existing  the  building  at  the

basement level at the southwest corner of the suite to which is connects to an existing 24” dia. municipal

storm sewer.  Our investigation also shows that presently Suite ‘A’ is serviced by a 4” dia. Sanitary sewer

that runs from the south west corner of the building (basement level) to a 12” dia. municipal sanitary

sewer located within Sackville Road.  Suite ‘A’ is also service by a 6” dia. storm sewer also existing the

building at the basement level at the southwest corner of the suite to which is connects to an existing 24”

dia. municipal storm sewer. Presently these services are adequate for the existing needs.  However future

additions and or renovations may require additional utility sizing and or services.

Municipal Services – Water PUC

Refer  to  PUC GIS drawing denoting locations and sizes  of  municipal  water  services.   It  can be

seen that  the entire  facility  is  serviced by one 1-4” dia.  water  line that  enters  Suite  ‘B’ at  the basement

level from Sackville.  From Suite ‘B’ the water runs to Suite ‘A’ and then to the Maintenance and Truck

Shop.  There is a municipal hydrant located at the northwest corner of Suite ‘A’.

From the PUC dwg it shall be noted that the water service ends just beyond the hydrant.  This is the

end of the municipal water service along Sackville up and to the intersection of White Oak Drive.

Presently it is believed that the needs for municipal water are being met with the existing service.

However, in the future, further construction and or additions may require an enlarging of the existing

service.  Also, any new construction not easily accessed thru Suite ‘B’ will incur significant costs to bring

water onto the site.
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Conservation Authority

Refer to Conservation Authority GIS drawing and email from the conservation Authority (briefly)

denoting that the property is not regulated and as such would not require permits for any future expansion

and alterations to the site.

Gate and Fences

The main compound area is secured via a “Electric Gate”. The gate is located to the north of the

compound and is the primary entrance / exit to the compound.  Access may be gained from Northern

Avenue, however this entrance is secured and rarely used due to traffic along Northern Avenue.  The

Electric Gate is card controlled or can be activated by visitors thru and intercom system.  There is security

fencing  around  the  perimeter  of  the  yard  /  compound  area  terminating  at  Suite  ‘A’  and  Suite  ‘B’.

Additional entrances to the compound may be accessed via man-gate or vehicle gate at the southernly

location  of  the  parking  lot.   Primarily  this  entrance  is  used  for  pedestrian  traffic  to  access  the  “link”

between Suite ‘A’ and Suite ‘B’.

Emergency Generator

Located within the generation station and secured with a fence is located the Emergency

Generator.  The generator is housed within a specialty built pre-engineered building, solely for the

purpose of housing the generator.  The generator is a bi-fuel generator 600V/625kVA 18,000rpm.  The

system is designed to start with diesel fuel and then switches to natural gas.  The power for the site comes

from Northern Avenue and then disseminates thru the generator and into Suite ‘B’.  Suite ‘B’ then feeds

(generally) Suite ‘A’, Maintenance Garage and Stores.  The generator is provided with a Automatic

Transfer Switch during power failure to maintain stand-by power to the complex.
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 Designated Substance Survey - Report

Refer to attached Designated Substance Survey.  Elliott Engineering Inc. makes no comments nor

interpretation in regard to this document.  Environmental engineering does not fall within Elliott

Engineering’s expertise and as such is beyond the purview of this report.  The document has been edited

only in providing those locations relating to 2 Sackville so as to shorten the document within this report

(ease of  reading).   The original  document  covered several  former Great  Lakes Power sites.   Since 2009

some  materials  have  been  removed  with  a  “Control  Program”  being  implemented.    Items  such  as  lead

paint and asbestos may still be located within the buildings.  However, these areas have been identified

and are “signed” for safety purposes.  When these areas are renovated or repaired the hazardous materials

are then further identified and removed.   Environmental Engineering does not fall within Elliott

Engineering’s expertise and as such the above noted description is for general reference only.
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Appendix A – General Site

Aerial Site Plan – A.01
Partial Site Plan, AC-20501 – A.02
Partial Site Plan, AD-32902 – A.03

General Zoning Plan City of SSM 2015-150 - A.04
Medium Industrial Zone M2 Requirements – A.05

City of SSM, Sanitary / Storm / Road Profile, 194-C – A.06
City of SSM, Sanitary / Storm / Road Profile, 194-C – A.07
City of SSM, Sanitary / Storm / Road Profile, 194-C – A.08
City of SSM, Sanitary / Storm / Road Profile, 194-C – A.09

PUC Public Utility Commission, Water Services, B-Sackville-001-X -A.10
SSMRCA City of SSM Conservation Authority, Digital Base Map – A.11

SSMRCA City of SSM Conservation Authority, Email – A.12
Standby Power System (Emergency Generator) Schematic – A.13

Standby Power System (Emergency Generator) Plan – A.14

17



A
P

P
R

O
X

IM
A

T
E

 - P
R

O
P

E
R

T
Y

 L
IN

E

A
P

P
R

O
X

IM
A

T
E

 - P
R

O
P

E
R

T
Y

 L
IN

E

S
U

IT
E

 'A
'

S
U

IT
E

 'B
'

S
T

O
R

E
S

M
A

IN
T

E
N

A
N

C
E

 &
T

R
U

C
K

 S
H

O
P

G
e
n
e
ra

l S
ite

 P
la

n
 / A

e
ria

l - P
ro

p
e
rty

 L
in

e
s

2
 S

A
C

K
V

IL
L
E

,
S

a
u
lt S

te
. M

a
rie

, O
N

A.01

19

18

A.01

giuntip
Line

giuntip
Line

giuntip
Line

giuntip
Line

giuntip
Line

giuntip
Line

giuntip
Line

giuntip
Line

giuntip
Line

giuntip
Line

giuntip
Line

giuntip
Line



A.02

19



T
R

A
N

S
FO

R
M

ER
V

A
U

LT
B

E
LO

W
D

EC
K

F
EE

D
FR

O
M

M
A

IN
E

LE
C

T
R

IC
A

L
R

O
O

M
IN

C
O

N
TR

O
LBU

ILD
IN

G

H
V

D
O

M
T

AR
W

E
LD

B
EAM

A
C

R
F

EED

LO
A

D
IN

G
D

O
C

K

P
O

LE
TO

P
TR

AN
SF

O
R

M
E

R
S

TO
R

A
G

E
R

AC
K

P
O

W
ER

T
R

A
N

S
FO

R
M

ER
S

T
O

R
A

G
E

AR
EA

W
IR

E
/C

ABLE
S

TO
R

A
G

E
R

AC
K

F
IB

R
E

IN
T

ER
SE

C
T

S
W

ITH
S

TO
R

E
S

PO
W

E
R

AT
E

N
D

O
F

P
O

LE
T

O
P

R
AC

K

N
E

W
PO

LE

P
O

W
ER

F
ED

F
R

O
M

M
E

TE
R

IN
G

B
R

O
O

K
FIE

LD
PO

W
ER

.

LM
C

S
A

C
K

V
ILLE

R
O

AD
PR

O
PER

TY
P

R
E

P
A

R
E

D

C
H

E
C

K
E

D

P
R

E
P

A
R

E
D

D
R

A
W

IN
G

D
E

S
IG

N

C
H

E
C

K
E

D
.

B
ro

ok
field

P
ow

er
G

reatLakes
Pow

er

A
D

-22551
S

C
A

LE
P

R
O

J
E

C
T

E
N

G
IN

E
E

R
R

E
V

IS
IO

N

.

1

U
N

D
ER

G
R

O
U

N
D

S
ER

VIC
ES

F
EE

D
FR

O
M

M
ET

ER
IN

G

D
R

A
IN

AG
E

D
R

A
IN

AG
E

D
R

A
IN

AG
E

D
R

A
IN

AG
E

F
IB

R
E

F
IB

R
E

F
IB

R
E

F
IB

R
E

13'-0"

38'-0"

26'-0"

33'-0"

9'-6"

6'-0"

30'-0"

37'-0"

32'-0"

26'-0"

21'-0"

6'-10"

8'-0"

5'-0"

2'-0"

S
E

E
D

E
TA

IL
BELO

W

48'-0"

43'-0"

38'-0"

12' - 0"

D
O

N
O

T
S

C
A

LE

D
A

TE
N

O
.

R
EV

IS
IO

N

06
09

26
0

A
S

PE
R

ELEC
T.D

EP
T.LO

CATES

12-NO
V-08

1
A

S
B

UILT

A.03

20



2
 S

A
C

K
V

IL
L
E

S
a
u
lt S

te
. m

a
rie

G
E

N
E

R
A

L
 Z

O
N

IN
G

 P
L
A

N
 - M

2

P
ro

p
e
rty

 M
2

 - M
e
d
iu

m
 In

d
u
s
tria

l -
E

x
is

tin
g
.

22

A.04

A.04

21

giuntip
Polygon Line



  

 
T H E  C I T Y  O F  S A U L T  S T E .  M A R I E  Z O N I N G  B Y - L A W  

 OFFICE CONSOLIDATION  

 

14.2 MEDIUM INDUSTRIAL ZONE (M2) 

 
Introduction 
This zone allows more intensive uses then the Light Industrial Zone, 
however it requires that noise, dust, odors, and vibrations impacting 
sensitive uses in the area be kept to a minimum. 

14.2.1 PERMITTED USES 

 All uses permitted in M1 zone 

 Accessory uses 

 {2007-105} Accessory use freight containers  

 Accessory use storage trailers 

 {2006-200} Accessory use wind turbines - Refer to Section 
4.13 for further regulations 

 Auto body repair establishments 

 Building, hardware, and garden supply stores 

 Bulk storage and distribution of fossil fuels 

 {2006-200} Commercial wind generating systems– Refer to 
Section 4.13 for additional regulations. 

 Heavy equipment sales maintenance and repair 

 Industrial plaza 

 Medium manufacturing 

 Motor vehicle sales and parts dealers 

 Rental and leasing services 

 Repair and maintenance services 

 Road transportation and warehousing 

 Similar uses 

 Warehousing, wholesaling and distribution centres - with 
100% visually screened exterior storage 
Exclusion: Reload centres for logs and pulpwood 
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T H E  C I T Y  O F  S A U L T  S T E .  M A R I E  Z O N I N G  B Y - L A W  

 OFFICE CONSOLIDATION  

 

14.2.2 MEDIUM INDUSTRIAL ZONE (M2) BUILDING REGULATIONS  

 
All Minimums Unless Otherwise Noted 

 

 Metres 

Frontage 30m 

Front yard 15m 

Interior side yard 
Abutting a residential zone 

5m on one side, 10m on the other side 
10m 

Rear yard 
Abutting a residential zone 

8m 
10m 

Exterior side yard 15m 

Maximum building height 15m 

Landscaped open space A minimum of 75% of required front and exterior 
side yards must be landscaped. 

14.2.3 ADDITIONAL MEDIUM INDUSTRIAL ZONE (M2) REGULATIONS 

14.2.3.1 NO OPENINGS LARGER THAN 1.5 BY 2.2M FACING ABUTTING RESIDENTIAL 
LANDS 

Where a Medium Industrial zoned lot abuts or is opposite residentially 
zoned lands, any part of a building façade that faces these residentially 
zone lots shall not have any openings larger than 1.5m by 2.2m.  For 
any buildings, or portions thereof, that house office uses, the area 
occupied by the office use is exempt from this provision. 

14.2.3.2  WHERE A REAR OR INTERIOR SIDE YARD ABUTS A RAILWAY 

If a rear or interior side yard abuts a railway, no such yard is required if 
the use requires access to the railway. 
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T H E  C I T Y  O F  S A U L T  S T E .  M A R I E  Z O N I N G  B Y - L A W  

 OFFICE CONSOLIDATION  

 

Table 34 Medium Industrial Zone (M2) Building Regulations 

  Typical Building Envelope

Medium Industrial Zone (M2) Building Regulations

             

NOTE:  Illustration Only.  All Dimensions are   

            minimum unless otherwise indicated.  

            All measurements in Metric Units.

  Typical Building Envelope Abutting 
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Building Conditions - Summary Report
For Hydro One and API – General Site Conditions
2 Sackville, Sault Ste. Marie, ON
May 2018
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APPENDIX   ‘B’
PHOTOGRAPHS
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Building Conditions - Summary Report
For Hydro One and API – General Site Conditions
2 Sackville, Sault Ste. Marie, ON
May 2018

May 2018

General Site, Photo 1 – North Elevation – Looking South – Main Entrance
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Building Conditions - Summary Report
For Hydro One and API – General Site Conditions
2 Sackville, Sault Ste. Marie, ON
May 2018

May 2018

General Site, Photo 2 – Second Entrance – Main parking – Looking Northwest
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Building Conditions - Summary Report
For Hydro One and API – General Site Conditions
2 Sackville, Sault Ste. Marie, ON
May 2018

May 2018

General Site, Photo 3 – Main parking area corridor – Looking South
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Building Conditions - Summary Report
For Hydro One and API – General Site Conditions
2 Sackville, Sault Ste. Marie, ON
May 2018

May 2018

General Site, Photo 4 – Ditch Intlet Catch Basin – This structure is located at north side of the second
entrance to the main parking area.  The main parking area catch basins drain to this basin.  It then is fully
entered into the City of SSM storm water system.
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Building Conditions - Summary Report
For Hydro One and API – General Site Conditions
2 Sackville, Sault Ste. Marie, ON
May 2018

May 2018

General Site, Photo 5 – Gravel Drive between Suite ‘B’ and Work Garage / Truck Shed.
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Building Conditions - Summary Report
For Hydro One and API – General Site Conditions
2 Sackville, Sault Ste. Marie, ON
May 2018

May 2018

General Site, Photo 6 – Second Entrance of Main parking area – Looking South.  There is obvious
settlement of the soils of the parking area around the main storm drain.
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Building Conditions - Summary Report
For Hydro One and API – General Site Conditions
2 Sackville, Sault Ste. Marie, ON
May 2018

May 2018

General Site, Photo 7 – Photo of Stores and Sub-station - Looking Northeast.
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Building Conditions - Summary Report
For Hydro One and API – General Site Conditions
2 Sackville, Sault Ste. Marie, ON
May 2018

May 2018

General Site, Photo 8 – partial aerial view of the south half of the site - Looking North.
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Building Conditions - Summary Report
For Hydro One and API – General Site Conditions
2 Sackville, Sault Ste. Marie, ON
May 2018

May 2018

General Site, Photo 9 – Partial aerial view of the north half of the site - Looking North.
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Building Conditions - Summary Report
For Hydro One and API – General Site Conditions
2 Sackville, Sault Ste. Marie, ON
May 2018

May 2018

General Site, Photo 10 – Exterior view of Suite ‘B’ - Looking North.
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Building Conditions - Summary Report
For Hydro One and API – General Site Conditions
2 Sackville, Sault Ste. Marie, ON
May 2018

May 2018

General Site, Photo 11 – Exterior view of Suite ‘B’ & Work Garage/Truck Shed - Looking Northwest.
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Building Conditions - Summary Report
For Hydro One and API – General Site Conditions
2 Sackville, Sault Ste. Marie, ON
May 2018

May 2018

General Site, Photo 12 – Work Garage/Truck Shed - Looking Northwest.
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Building Conditions - Summary Report
For Hydro One and API – General Site Conditions
2 Sackville, Sault Ste. Marie, ON
May 2018

May 2018

General Site, Photo 13 – Exterior view of Suite ‘B’ - Looking Eest.

47



Building Conditions - Summary Report
For Hydro One and API – General Site Conditions
2 Sackville, Sault Ste. Marie, ON
May 2018

May 2018

General Site, Photo 14 – Exterior view of Suite ‘B’ & Suite ‘A’ - Looking Northeast.
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Building Conditions - Summary Report
For Hydro One and API – General Site Conditions
2 Sackville, Sault Ste. Marie, ON
May 2018

May 2018

General Site, Photo 15 – Exterior view of Maintenance Garage / Truck Shed - Looking West.
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Building Conditions - Summary Report
For Hydro One and API – General Site Conditions
2 Sackville, Sault Ste. Marie, ON
May 2018

May 2018

General Site, Photo 16 – Exterior view of Stand-By power (Generator) - Looking North.
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Building Conditions - Summary Report
For Hydro One and API – General Site Conditions
2 Sackville, Sault Ste. Marie, ON
May 2018

May 2018

General Site, Photo 17 – Interior view of Stand-By power (Generator) -  Due to the confines of the
building, overall photos were not able to be taken..
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For Hydro One and API – General Site Conditions
2 Sackville, Sault Ste. Marie, ON
May 2018
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APPENDIX   ‘C’
DESIGNATED SUBSTANCE SURVEY

(PARTIAL ONLY – REFLECTIVE OF 2 SACKVILLE)
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