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MEMORANDUM
Date: September 5th, 2019
Re: 2370 Walkley Road - Warehouse Parking Addition - Stormwater Management Brief

1.0 INTRODUCTION
McIntosh Perry (MP) has been retained by Farm Boy Company Inc. to prepare this Stormwater Management
Brief in support of the Site Plan Control process for the proposed parking addition, located at 2370 Walkley
Road within the City of Ottawa.

The main purpose of this Memorandum is to present a Stormwater Management design for the development
in accordance with the recommendations and guidelines provided by the City of Ottawa (City), the Rideau
Valley Conservation Authority (RVCA), and the Ministry of the Environment, Conservation and Parks (MECP).
This report will address the stormwater management design for the development, ensuring that existing and
available services will adequately service the proposed development.

This report should be read in conjunction with the following drawings:
· CP-17-0360, C101 - Lot Grading, Drainage, Site Servicing, Sediment & Erosion Control Plan.

The property is located at 2370 Walkley Road. It is described as, Part of Lot “A” & 1, Concession 5 (Rideau
Front), Geographic Township of Gloucester, now within the City of Ottawa. The land in question covers
approximately 8.11 ha and is located between St. Laurent Boulevard and Banton Street. The development area
for the proposed works is approximately 0.43ha. The subject site is currently developed as part of the existing
warehouse development with landscape and asphalt parking areas. The existing site has sanitary and water
services, along with storm sewers within the existing parking lots/loading ramps. The proposed development
consists of the addition of 51 parking spots.

2.0 BACKROUND STUDIES
Background studies that have been completed for the proposed site include City of Ottawa as-built drawings,
a topographical survey, a geotechnical report and a Phase I & II Environmental Site Assessment (ESA).

As-built drawings of existing services within the vicinity of the proposed site were reviewed in order to
determine accurate servicing and stormwater management schemes for the site. A topographic survey of the
site was completed by McIntosh Perry Surveying Inc (MPSI) and can be found under separate cover.

The following reports have previously been completed and are available under separate cover:

· Geotechnical Report completed by McIntosh Perry, dated September 2019
· Phase 1 ESA completed by McIntosh Perry, dated June 4, 2019
· Phase 2 ESA completed by McIntosh Perry, dated August 2, 2019
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3.0 PRE-CONSULTATION SUMMARY
A pre-consultation meeting was conducted on March 27, 2019 regarding the proposed site. The notes from the
City of Ottawa can be found in Appendix ‘A’.

4.0 EXISTING SERVICES
The subject site is currently developed as part of the existing warehouse development with landscape and
asphalt parking areas. The existing site has sanitary and water services, along with storm sewers within the
existing parking lots/loading ramps.

5.0 PROPOSED STORMWATER MANAGEMENT

5.1 Design Criteria and Methodology

Stormwater management for the proposed site will be maintained through positive drainage away from the
proposed building and into a new underground storm sewer system. The storm system will capture the parking
lot runoff and direct the flow to the existing underground storm sewer system. The emergency overland flow
route for the proposed site will be directed west towards the existing parking lot and site entrance. The
quantitative and qualitative properties of the storm runoff for the post development flows are further detailed
below. Stormwater Best Management Practices (SWM BMP’s) will be implemented at the “Lot level”,
“Conveyance” and “End of Pipe” locations. These concepts will be explained further in Section 5.6.

In summary, the following design criteria have been employed in developing the stormwater management
design for the site as directed by the RVCA and City:

Quantity Control

· Post-development flow 5/100-year is be restricted to match the 5-year pre-development flow with a
maximum C value of 0.50.

5.2 Runoff Calculations

Runoff calculations presented in this report are derived using the Rational Method, given as:

CIAQ 78.2=  (L/s)

Where: C = Runoff coefficient

I = Rainfall intensity in mm/hr (City of Ottawa IDF curves)

A = Drainage area in hectares

It is recognized that the rational method tends to overestimate runoff rates.  As a by-product of using extremely
conservative prediction method, any facilities that are sized using these results are expected to function as
intended in real world conditions.
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The following coefficients were used to develop an average C for each area:

Roofs/Concrete/Asphalt 0.90

Gravel 0.60

Undeveloped and Grass 0.20

As per the City of Ottawa Sewer Design Guidelines, the 5-year balanced ‘C’ value must be increased by 25% for
a 100-year storm event to a maximum of 1.0. A time of concentration of 20 minutes and 10 minutes shall be
used for the calculation of flow rates for the pre-development and post-development conditions respectively.

5.2.1 Pre-Development Drainage

The pre-development drainage area (A1) considers all runoff that will flow to the proposed storm network
using high points of the existing site conditions. Since the proposed storm network connects to an existing
catch basin (CB1), all flow that enters CB1 in the existing site has also been considered in the pre-development
area. The pre-development area is the total area encompassed by drainage areas B1-B3 as shown the Post
Development Drainage Plan. See CP-17-0360 - POST in Appendix ‘B’ of this report for more details.

Table 1: Pre-Development Runoff Summary

Area ID Drainage
Area (ha)

Runoff
Coefficient

(5-year)

Runoff
Coefficient
(100-year)

Tc

(min)

Unrestricted
5-year Peak
Flow (L/s)

Unrestricted
100-year Peak

Flow (L/s)

A1 0.43 0.44 0.50 20 36.63 72.13

Total 0.43 36.63 72.13
(See Appendix ‘C’ for Calculations)

5.2.2 Post-Development Drainage

The proposed site drainage limits are demonstrated on the Post-Development Drainage Area Plan. See CP-17-
0360 – POST in Appendix ‘B’ of this report for more details. A summary of the Post-Development Runoff
Calculations can be found below.

Table 2: Post-Development Runoff Summary

Area ID Drainage
Area (ha)

Runoff
Coefficient

(5-year)

Runoff
Coefficient
(100-year)

Tc

(min)

Unrestricted
5-year Peak
Flow (L/s)

Unrestricted
100-year Peak

Flow (L/s)

B1 0.20 0.64 0.72 10 36.72 70.93

B2 0.10 0.55 0.63 10 16.26 31.66

B3 0.13 0.65 0.73 10 24.51 47.33

Total 0.43 77.50 149.91
(See Appendix ‘C’ for Calculations)
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5.3 Quantity Control

After discussing the stormwater management criteria for the site with City staff, the total post-development
runoff for this site has been restricted to match the 5-year pre-development flow rate with a calculated C value
of 0.44. These values create the following allowable release rate and storage volumes for the development
site.

Table 3: Allowable Release Rate Summary

Drainage
Area Area (ha)

Required
Restricted Flow
*5-Year* (L/s)

B1 – B3 0.43 36.63
(See Appendix ‘C’ for Calculations)

Reducing site flows will be achieved using flow restrictions and will create the need for onsite storage. Runoff
from areas B1 to B3 will be restricted as shown in the table below.

Table 4: Post-Development Restricted Runoff Summary

Drainage
Area

Post Development
Unrestricted Flow (L/s)

Post Development
Restricted Flow (L/s)

5-Year 100-Year 5-Year 100-Year

B1

77.50 149.91 36.63 36.63 RestrictedB2

B3

Total 77.50 149.91 36.63 36.63
(See Appendix ‘C’ for Calculations)

Runoff from Areas B1 – B3 will be restricted through a Hydrovex MHF Plate ICD (Design Head of 0.89) located
in MH4. The total flow leaving the site will be 36.63 L/s for both the 5 and 100-year storm events. This will
result in ponding depths of 0.19m and 0.28 with corresponding water surface elevations (WSEL) of 73.59m and
73.68 for the 5 and 100-year storm events, respectively.  All of the storage required for this area will be located
on the proposed structures CBMH2 and CBMH3.
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Table 5: Storage Summary

Drainage
Area

Depth of
Ponding

(m)

Storage
Required

(m3)

Storage
Available

(m3)

Depth of
Ponding

(m)

Storage
Required

(m3)

Storage
Available

(m3)

5-Year 100-Year

B2 0.19
24.5

10.6 0.28
76.8

33.1

B3 0.19 14.3 0.28 47.0

Total 24.5 24.9 76.8 80.1
(See Appendix ‘C’ for Calculations)

In the event that there is a rainfall above the 100-year storm event, or a blockage within the storm sewer
system, an emergency overland flow route has been provided so that the storm water runoff will be conveyed
towards to west to the existing parking lot and site entrance.

5.4 Quality Control

The development of this lot will employ Best Management Practices (BMP’s) wherever possible.  The intent of
implementing stormwater BMP’s is to ensure that water quality and quantity concerns are addressed at all
stages of development. Lot level BMP’s typically include temporary retention of the parking lot runoff,
minimizing ground slopes and maximizing landscaped areas. Some of these BMP’s cannot be provided for this
site due to site constraints and development requirements.

An orifice plug located within CBMH3 will restrict flows from the site, causing temporary ponding within the
proposed parking area. There will be an opportunity for particle settlement during this process. Quality control
will be provided on site downstream of the proposed connection to the storm system.
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6.0 SEDIMENT & EROSION CONTROL
Before construction begins, temporary silt fence, straw bale or rock flow check dams will be installed at all
natural runoff outlets from the property. It is crucial that these controls be maintained throughout construction
and inspection of sediment and erosion control will be facilitated by the Contractor or Contract Administration
staff throughout the construction period.

Silt fences will be installed where shown on the engineering plans, specifically along the downstream
development limits. The Contractor, at their discretion or at the instruction of the City, RVCA or the Contract
Administrator shall increase the quantity of sediment and erosion controls on-site to ensure that the site is
operating as intended and no additional sediment finds its way off site. The straw bale & silt fence check dams
and barriers shall be inspected weekly and after rainfall events. Care shall be taken to properly remove
sediment from the fences and check dams as required.  Care shall be taken at the removal stage to ensure that
any silt that has accumulated is properly handled and disposed of. Removal of silt fences without prior removal
of the sediments shall not be permitted.

Although not anticipated, work through winter months shall be closely monitored for erosion along sloped
areas. Should erosion be noted, the Contractor shall be alerted and shall take all necessary steps to rectify the
situation. Should the Contractor’s efforts fail at remediating the eroded areas, the Contractor shall contact the
City and/or RVCA to review the site conditions and determine the appropriate course of action. As the ground
begins to thaw, the Contractor shall place silt fencing at all required locations as soon as ground conditions
both warrant and permit. Please see the Site Grading, Drainage and Sediment & Erosion Control Plan for
additional details regarding the temporary measures to be installed and their appropriate OPSD references.
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7.0 CONCLUSION
Based on the information presented in this memorandum, we recommend that Rideau Valley Conservation
Authority and the City of Ottawa approve this Stormwater Management Brief.

This memorandum is respectfully being submitted for approval.

Regards,

McIntosh Perry Consulting Engineers Ltd.

Nicholas Vachon, E.I.T.
Engineering Intern, Land Development
McIntosh Perry Consulting Engineers
T: 613.875.1334
E: n.vachon@mchintoshperry.com

Tyler Ferguson, P.Eng.
Project Engineer, Land Development
McIntosh Perry Consulting Engineers
T: 613.903.4426
E: t.ferguson@mcintoshperry.com

h:\01 project - proposals\2017 jobs\cp\0cp-17-0360 farm boy_parking lot_2370 walkley road\civil\03 - servicing\report\cp-17-0360_swm_memo.docx
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Pre-consultation Notes  

Meeting: March 27, 2019 – 5104E – 110 Laurier Avenue West – 10:30am 

2370 Walkley Road    
 

City Attendees: 
Kelby Lodoen Unseth 
Planner 
Sharif Sharif 
Project Manager, Infrastructure Approvals 
Wally Dubyk 
Project Manager, Infrastructure Approvals 
(Transportation) 

 

Property Overview:  

The subject property is located at 2370 Walkley Road, which is a 19.97-acre property, with 647 

feet of frontage along Walkley Road.  The property is located within the East Industrial area, 

adjacent to other Light Industrial (IL) uses, with a rail line to the south, and residences along the 

north side of Walkley Road.  The intent of the IL zone is to:    

1. permit a wide range of low impact light industrial uses, as well as office and office-type 

uses in a campus-like industrial park setting, in accordance with the Employment Area 

designation of the Official Plan or, the General Urban Area designation where applicable; 

2. allow in certain Employment Areas or General Urban Areas, a variety of complementary 

uses such as recreational, health and fitness uses and service commercial (e.g. 

convenience store, personal service business, restaurant, automobile service station and 

gas bar), occupying small sites on individual pads or in groupings as part of a small plaza, 

to serve the employees of the Employment or General Urban Area, the general public in 

the immediate vicinity, and passing traffic;  

3. prohibit retail uses in areas designated as Employment Area but allow limited sample and 

showroom space that is secondary and subordinate to the primary use of buildings for the 

manufacturing or warehousing of the product;  

4. prohibit uses which are likely to generate noise, fumes, odours, or are hazardous or 

obnoxious; and 

5. provide development standards that would ensure compatibility between uses and would 

minimize the negative impact of the uses on adjacent non-industrial areas. 

Discussion:  

An overview discussion identified the intent of the project, as well as the current use of the 

property.  The intent is to expand and existing surface parking lot, situated between the northern 

wall and Walkley Road, which is accessed from the northwest corner of the property.  The parking 

area is to be expanded by an additional 51 parking spaces.  As an existing landscaped berm 



Pre-consultation Notes  

Meeting: March 27, 2019 – 5104E – 110 Laurier Avenue West – 10:30am 

2370 Walkley Road    
exists between the building and Walkley Road, it is requested that as much of the landscaped 

screening be retained as possible, or replaced where required.       

The size of the proposed parking expansion dictates that a Site Plan Control application with no 

public consultation is the type of application currently required.  The Site Plan Control application 

fee is currently $3,250 + HST.  However, as of June 1, 2019, the Site Plan Control application 

process is changing.  An example of how this may affect an application is as follows:  

As the current approval for the site is greater than one year old, the application would be 

considered a new Site Plan Control application.  The application would be a “Standard” (staff 

approved – with no public consultation), with a new application fee of $9,145 + HST.   

In regard to the timelines of an application, the general timelines outlined on the City of Ottawa 

website are shown as 42 days (6 weeks), but I should note that this is a best case scenario and 

it is impossible to predict what issues may arise through the course of an application.  

(https://ottawa.ca/en/city-hall/planning-and-development/information-developers/development-

application-review-process/development-application-submission/development-application-

forms#site-plan-control) 

Other notes:  

 Please consult with the Ward Councillor prior to submission of an application.  

 Please ensure that the Parking, Queuing and Loading Provisions are following and 
appropriate vehicle and bicycle parking is provided on-site (https://ottawa.ca/en/part-4-
parking-queuing-and-loading-provisions-sections-100-114#bicycle-parking-space-rates-
and-provisions-sec-111).  

 Please also review the accessible design standards for parking requirements, etc. 
(https://documents.ottawa.ca/sites/default/files/documents/accessibility_design_standard
s_en.pdf).  
 

 
Transportation:  

https://ottawa.ca/en/city-hall/planning-and-development/information-developers/development-application-review-process/development-application-submission/development-application-forms#site-plan-control
https://ottawa.ca/en/city-hall/planning-and-development/information-developers/development-application-review-process/development-application-submission/development-application-forms#site-plan-control
https://ottawa.ca/en/city-hall/planning-and-development/information-developers/development-application-review-process/development-application-submission/development-application-forms#site-plan-control
https://ottawa.ca/en/part-4-parking-queuing-and-loading-provisions-sections-100-114#bicycle-parking-space-rates-and-provisions-sec-111
https://ottawa.ca/en/part-4-parking-queuing-and-loading-provisions-sections-100-114#bicycle-parking-space-rates-and-provisions-sec-111
https://ottawa.ca/en/part-4-parking-queuing-and-loading-provisions-sections-100-114#bicycle-parking-space-rates-and-provisions-sec-111
https://documents.ottawa.ca/sites/default/files/documents/accessibility_design_standards_en.pdf
https://documents.ottawa.ca/sites/default/files/documents/accessibility_design_standards_en.pdf
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Walkley Road is designated as an Arterial road within the City’s Official Plan with a ROW 

protection limit of 44.5 metres. The ROW protection limit and the offset distance (22.25 metres) 

are to be dimensioned from the existing centerline of pavement and shown on the drawings.  

ROW interpretation – Land for a road widening will be taken equally from both sides of a road, 

measured from the centreline in existence at the time of the widening if required by the City. The 

centreline is a line running down the middle of a road surface, equidistant from both edges of 

the pavement. In determining the centreline, paved shoulders, bus lay-bys, auxiliary lanes, 

turning lanes and other special circumstances are not included in the road surface. 

A Screening Form is to be provided along with the vehicle trips generated by the development 

site. 

The TIA (Transportation Impact Assessment) Guidelines (2017) were approved by 

Transportation Committee and City Council on June 14, 2017.  The new version of the TIA 

Guidelines (2017) that are posted on the web are now to be used for the TIA Submission for 

development applications.   

The following list highlights the significant changes to the 2006 TIA Guidelines 

1. A Screening Test (Step 1) quickly determines if a transportation study is required. 

Consultants should fill in the form in Appendix B. 

2. Should the development generate 60 peak hour person trips, the TIA guidelines Step 2 – 
Scoping report would be required. 

3. Study Scope (Step 2) is site specifically tailored; there are no longer three defined types 

of TIA reports. Scoping report is required and needs to be signed off by TPM before the 

consultant moves on to Forecasting volumes. 

4. Sign off from City Transportation Project Manager is required at key points in the review 

process prior to TIA Submission (Step 5).  See Figure 1 on page 9 for a good flow chart 

of the process. 

5. Multi Modal Level of Service (MMLOS) and Complete Street analysis is required to 

assess the impact of all modes of travel rather than just vehicle traffic. 

6. There is no longer a requirement for consultant pre-approval.  Consultants must now 

sign and submit the Credentials Form included in the Appendix A with each TIA report. 

7. The TIA Submission (report, drawings and/or monitoring plan) is required with the 

development application. 

Click on the website:  https://ottawa.ca/en/transportation-impact-assessment-guidelines 

Walkley Road is to be resurfaced easterly to Audrey Ave, targeted date 3-5 years. 

Walkley Road is identified as an arterial the proper clear throat length is to be provided 

as per the TAC Manual, Chapter 8, Table 8.9.3 and method of measurement as per 

Figure 8.5.2. 

Bicycle racks are required at the building entrances to accommodate people arriving by 

bicycle. 

https://ottawa.ca/en/transportation-impact-assessment-guidelines
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Environment:  

There is no trigger for an Environmental Impact Statement for this site. 

 
Engineering notes by Sharif Sharif (attached).  

I have included the study and plan identification list.  For any questions, please feel free to 

contact me at the information below.  

 

Regards,  

 

Kelby Lodoen Unseth MCIP, RPP 
Planner II | Urbaniste II 

Development Review (South Services) | Examen des projets d'aménagement (services sud) 
Planning, Infrastructure and Economic Development | Services de planification, d'infrastructure 
et de développement économique 
 
City of Ottawa | Ville d'Ottawa 

☎ 613.580.2424 ext./poste 12852 
ottawa.ca/planning  / ottawa.ca/urbanisme 
 

 

http://www.ottawa.ca/planning
http://www.ottawa.ca/amenagement
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1 of 2
Pre-Development Runoff Coefficient

Impervious Gravel Pervious
Area Area Area
(m2) (m2) (m2)

A1 0.43 1452.08 0.90 0.00 0.60 2843.59 0.20 0.44 0.50

Pre-Development Runoff Calculations

5-Year 100-Year 5-Year 100-Year
A1 0.43 0.44 0.50 20 70.3 120.0 36.63 72.13

Total 0.43 36.63 72.13

Post-Development Runoff Coefficient
Impervious Gravel Pervious

Area Area Area
(m2) (m2) (m2)

B1 0.20 1247.79 0.90 0.00 0.60 724.30 0.20 0.64 0.72
B2 0.10 511.56 0.90 0.00 0.60 504.83 0.20 0.55 0.63
B3 0.13 835.55 0.90 0.00 0.60 471.59 0.20 0.65 0.73

Post-Development Runoff Calculations

5-Year 100-Year 5-Year 100-Year
B1 0.20 0.64 0.72 10 104.2 178.6 36.72 70.93
B2 0.10 0.55 0.63 10 104.2 178.6 16.26 31.66
B3 0.13 0.65 0.73 10 104.2 178.6 24.51 47.33

Total 0.43 77.50 149.91

Required Restricted Flow
I Q

(mm/hr) (L/s)
5-Year 5-Year

A1 0.43 0.44 0.50 20 70.3 36.63
Total 0.43 36.63

Post-Development Restricted Runoff Calculations

5-Year 100-Year 5-Year 100-Year 5-Year 100-Year 5-Year 100-Year
B1 36.72 70.93 - - - - RESTRICTED
B2 16.26 31.66 RESTRICTED
B3 24.51 47.33 RESTRICTED

Total 77.50 149.91 36.63 36.63 24.52 76.94 24.85 80.08

Drainage
Area

Area
(ha)

C
(5-Year)

C
(100-Year)

Tc
(min)

CP-17-0360 - 2370 WALKLEY ROAD - PRELIMINARY RUNOFF CALCULATIONS

Storage Required
(m3) (m3)

Storage Provided

Drainage
Area

Area      (ha) C C C
Average C
(5-Year)

Average C
(100-Year)

Tc (min)
C

(100-Year)
C

(5-Year)

Drainage
Area

Drainage
Area

Drainage
Area

C
(100-Year)

C
(5-Year)

Area      (ha)
Drainage

Area

Area      (ha)

Average C
(5-Year)

(L/s)
Unrestricted Flow

CArea      (ha)

80.08

(mm/hr)
I

(L/s)
Q

36.63 36.63

Average C
(100-Year)

CC

(L/s)
 Restricted Flow

(L/s)
Q

(mm/hr)
I

Tc (min)

24.52 76.94 24.85
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Storage Requirements for Area B2-B4
5-Year Storm Event

Allowable Runoff to Storage
Outflow be Stored Required

(L/s) (L/s) (m3)
10 104.2 36.72 16.26 24.51 36.63 40.87 24.52
15 83.6 29.45 13.04 19.66 36.63 25.52 22.97
20 70.3 24.76 10.96 16.53 36.63 15.62 18.75
25 60.9 21.46 9.50 14.33 36.63 8.66 13.00
30 53.9 19.01 8.42 12.69 36.63 3.48 6.27
35 48.5 17.10 7.57 11.41 36.63 -0.54 -1.14
40 44.2 15.57 6.90 10.40 36.63 -3.77 -9.04

Maximum Storage Required 5-Year (m3) = 24.52

100-Year Storm Event
Allowable Runoff to Storage
Outflow be Stored Required

(L/s) (L/s) (m3)
10 178.6 70.94 31.67 47.34 36.63 113.32 67.99
15 142.9 56.76 25.34 37.88 36.63 83.35 75.01
20 120.0 47.67 21.28 31.81 36.63 64.12 76.94
25 103.8 41.23 18.40 27.51 36.63 50.52 75.78
30 91.9 36.50 16.29 24.36 36.63 40.53 72.95
35 82.6 32.81 14.64 21.89 36.63 32.72 68.71
40 75.1 29.83 13.32 19.91 36.63 26.42 63.41

Maximum Storage Required 100-Year (m3) = 76.94

Storage Occupied In Area B2-B4
5-Year Storm Event

73.59 Area Depth Head Volume
Structure T/G Pipe dia. INV. (out) (m2) (m) (m) (m3)
CBMH 2 73.40 0.300 72.81 187.4 0.19 0.63 10.6
CBMH 3 73.40 0.375 72.61 225.4 0.19 0.80 14.3

24.9
24.5

100-Year Storm Event
73.68 Area Depth Head Volume

Structure T/G Pipe dia. INV. (out) (m2) (m) (m) (m3)
CBMH 2 73.40 0.300 72.81 404.1 0.28 0.72 33.1
CBMH 3 73.40 0.375 72.61 515.0 0.28 0.89 47.0

80.1
76.9Storage Required (m³) =

Water Elevation (m) =

Total Storage Available (m³)=

Total Storage Available (m³)=
Storage Required (m³) =

CP-17-0360 - 2370 WALKLEY ROAD - PRELIMINARY STORAGE REQUIREMENTS

Tc        (min)

Tc        (min)

Water Elevation (m) =

B1 Runoff
(L/s)

I     (mm/hr)

I     (mm/hr)
B1 Runoff

(L/s)

B2 Runoff
(L/s)

B3 Runoff
(L/s)

B2 Runoff
(L/s)

B3 Runoff
(L/s)
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