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August 8, 2019 
 
 
Colonnade BridgePort 
100 Argyle Avenue, Suite 100 
Ottawa, ON K2P 1B6 
 
 
 
Attention:  Bonnie Martell – Development Project Coordinator 
 
Dear Ms. Martell:  
 
Reference: Assessment of Adequacy of Existing Municipal Services 
  Proposed Redevelopment  

485 Ancaster Avenue, Ottawa  
        Our File No.:  118035 
  City File No: D02-02-18-005  

  
Enclosed is a copy of the ‘Assessment of Adequacy of Existing Municipal Services’ for the 
proposed development located 485 Ancaster Avenue in the City of Ottawa. This report has been 
revised to address comments issued by the City of Ottawa on August 16, 2018 and on January 
2, 2019.   
 
This report addresses the adequacy of the existing municipal services regarding the proposed 
residential and commercial building and is submitted in support of a re-zoning application. 
 
Please contact the undersigned, should you have any questions or require additional information. 
 
Yours truly, 
 
NOVATECH  
 
 
 
 
 
 
Alex McAuley, P.Eng. 
Project Manager | Land Development Engineering 
 



Assessment of Adequacy of Existing Municipal Services 485 Ancaster Avenue 

  

 

 

Novatech Page i 

 

Table of Contents 

1.0 INTRODUCTION .................................................................................................................1 

1.1 Purpose .......................................................................................................................... 1 

1.2 Location and Site Description ......................................................................................... 1 

1.3 Proposed Redevelopment ............................................................................................... 2 

2.0 SANITARY SEWER ............................................................................................................3 

2.1 Existing Conditions ......................................................................................................... 3 

2.2 Proposed Sanitary Servicing ........................................................................................... 3 

3.0 WATER SUPPLY ................................................................................................................4 

3.1 Existing Conditions ......................................................................................................... 4 

3.2 Proposed Water Demand ................................................................................................ 5 

3.3 Water Supply for Fire Fighting ........................................................................................ 5 

3.4 Municipal Boundary Conditions ....................................................................................... 5 

4.0 STORM DRAINAGE AND STORMWATER MANAGEMENT .............................................7 

4.1 Existing Conditions ......................................................................................................... 7 

4.2 Design Criteria ................................................................................................................ 7 

4.3 Proposed Drainage Design Philosophy ........................................................................... 7 

5.0 CONCLUSIONS ..................................................................................................................8 

 

Appendices 
 

Appendix A:  Sanitary Sewer Flow Calculations 
Appendix B:  Water Demand Calculations, Boundary Conditions Correspondence and FUS 

Calculations 
Appendix C: Response to City Comments 

Figures  
Figure 1:  Aerial Plan 
Figure 2:  Conceptual Site Plan 
Figure 3:  Existing Conditions Plan 
Figure 4: Conceptual Servicing 
Figure 5: Pre-Development Drainage Area Plan 
Figure 6: Fire Hydrant Coverage Plan



Assessment of Adequacy of Existing Municipal Services 485 Ancaster Avenue 

  

 

 

Novatech Page 1 

 

1.0 INTRODUCTION 
 
Novatech has been retained by Colonnade BridgePort to complete an assessment of adequacy 
of existing municipal services for the proposed mixed-use residential and commercial 
development located at 485 Ancaster Avenue, in the City of Ottawa. 

1.1 Purpose 

The purpose of this assessment is to confirm that the proposed development can be adequately 
serviced by the existing municipal services within the vicinity of the site. This assessment has 
been prepared in support of a re-zoning application to allow two mixed-use residential towers (4 
and 22 storeys) with ground floor commercial. 
 
The City of Ottawa design guidelines for sewer systems and water distribution including relevant 
technical bulletins have been used to estimate the theoretical servicing requirements of the site. 
GeoOttawa, and City of Ottawa Record Drawings have been used to establish the existing 
municipal services adjacent to the subject site. 

1.2 Location and Site Description 

The subject site is located at 485 Ancaster Avenue, at the intersection of Woodroffe Avenue and 
Carling Avenue in the City of Ottawa, as shown in Figure 1 (Aerial Plan). The site is 
approximately 0.60 hectare (ha) in area.  
 
Generally, the site is bound by private residential dwellings to the north, Ancaster Avenue to the 
west, Carling Avenue to the south and Woodroffe Avenue to the east. To the south-west of the 
site there are two existing commercial buildings with associated parking areas. 
 
Figure 1 – Aerial Plan provides an aerial view of the site. 
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The subject site is currently occupied by a one to two-storey commercial building with a variety of 
retail uses, including home furnishing stores, a restaurant, a pharmacy, a dental clinic, and various 
small business offices. There are surface parking lots at the front and rear of the site. 
 
The legal description of the site is Part of Lots 1 and 8, Registered Plan 461, City of Ottawa. 

1.3 Proposed Redevelopment 

The proposed redevelopment is intended to be a new multi-storey mixed-use residential and 
commercial development. In total approximately 290 residential units are anticipated, and 
approximately 1022 m2 (11,007 ft2) of commercial floor space on the building’s ground floor is 
proposed. Figure 2 (Conceptual Site Plan) shows the proposed development. 
 
A combination of underground and surface parking is proposed. Two accesses to the site are 
proposed from Ancaster Avenue and from Woodroffe Avenue. A separate Transportation Impact 
Assessment has been prepared and submitted with this application. 
 
Figure 2 – Conceptual Site Plan (by Roderick Lahey Architects Inc) provides a conceptual layout 
of the proposed redevelopment. 

 

 

 

 



Assessment of Adequacy of Existing Municipal Services 485 Ancaster Avenue 

  

 

 

Novatech Page 3 

 

2.0 SANITARY SEWER 

2.1 Existing Conditions 

The following municipal sanitary sewers are located adjacent to the site: 

• A 225mm dia. sanitary sewer in Ancaster Ave; 

• A 225mm dia. sanitary sewer on the northern side of Carling Ave; 

• A 900mm dia. trunk sanitary sewer in Woodroffe Ave. 
 
Based on sewer invert information obtained from City of Ottawa record drawings, the estimated 
capacities of these segments of the sewer segments are given in Table 2.1-A.  Refer to Figure 
3 (Existing Conditions Plan) for existing sewer inverts. 

Table 2.1-A: Existing Sanitary Sewer Capacities 

Sanitary Sewer  
(Diameter – Street) 

Approximate 
Sewer Slope (%) 

Approximate Sewer 
Capacity 1 (L/s) 

225mm dia.  – Ancaster Ave 0.29% 25 L/s 

225mm dia. – Carling Ave 0.70% 38 L/s 

900mm dia. – Woodroffe Ave 0.24% 925 L/s 
1 Capacities calculated per Manning’s equation with n=0.013 

The theoretical sanitary flows from the existing site are summarized below in Table 2.1-B. 
 

Table 2.1-B: Theoretical Sanitary Sewer Flows for the Existing Site 

Use 
Commercial Floor Area /    

# of seats /  
# of staff / patients per day 

Average Flow 1 

(L/s)  
Peak Flow 1 

(L/s) 

Commercial  
(incl. restaurant and 

dental office) 

 2,300 m2 office / retail, 
20 restaurant seats, 

4 medical staff / 20 patients  
0.15 L/s 0.38 L/s  

1 Flows are Average Dry Weather (DW) and Peak Wet Weather (WW) Flows which include infiltration allowances of 
0.05 L/s/gross ha and 0.33 L/s/gross ha respectively. 

2.2 Proposed Sanitary Servicing 

It is anticipated to service the proposed development via a new sanitary service to the existing 
225mm dia. sanitary sewer in Carling Ave. The exact connection point, sanitary service size and 
slope would be confirmed during the detailed design stage. 
 
Refer to Figure 4 (Conceptual Servicing) for the approximate location of the proposed sanitary 
service. 
 
Based on sewer invert information from City of Ottawa record drawings, gravity drainage to the 
existing trunk sewer would be provided. Sanitary sewage collected from the underground parking 
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garage floor drains would require pumping. The theoretical sanitary flows from the proposed 
development are summarized below in Table 2.2. 
 

Table 2.2: Theoretical Sanitary Sewer Flows for the Proposed Development 

Use 
Unit Count / 

Commercial Floor Area 

Design  
Population 

(people) 

Average 
Flow  

(L/s) 

Peak  
Flow   

(L/s) 

Residential 
181 x 1-bdrm, 
109 x 2-bdrm 

482 1.56 5.29 1 

Commercial  1022 m2 - 0.03 0.05 2 

  Total 1.59 L/s 2 5.34 L/s 3 

1 Residential Peaking Factor = 3.39 (per Harmon Equation) with K=0.8. 
2 Commercial Peaking Factor = 1.5 

3 Total site flows are Average Dry Weather and Peak Wet Weather Flows which include infiltration allowances of  
0.05 L/s/gross ha and 0.33 L/s/gross ha respectively. 

 
A sewer design sheet has been provided in Appendix A which indicates that the existing 
225mm sanitary sewer in Carling Ave has approximate residual capacity of 37.4L/s which is 
sufficient for the proposed development.  It is anticipated that the existing 225mm sanitary 
sewer can adequately service the proposed development. 
 

3.0 WATER SUPPLY 

3.1 Existing Conditions 

The following municipal watermains are located adjacent to the site: 
 

• A 150mm dia. watermain in Ancaster Ave; 

• A 610mm dia. backbone watermain in Carling Ave; 

• A 150mm dia. watermain within an easement over private properties along the western 
side of Woodroffe Ave; 

• A 400mm dia. watermain within the right-of-way of Woodroffe Ave; 
 

The theoretical water demands for the site as existing are summarized in Table 3.1. Refer to 
Appendix B for detailed calculations. 
 
Table 3.1: Theoretical Water Demands for the Existing Site 

Demand Type 
Average Day 

Demand 
Maximum Day 

Demand 
Peak Hour 
Demand 

Commercial 0.19 L/s 0.29 L/s 0.51 L/s 
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3.2 Proposed Water Demand 

Due to the size of the proposed development (145m3/day) redundant water services will be 
required. It is anticipated to service the proposed development with a twinned water service 
connected to the existing 150mm dia. watermain in Woodroffe Ave. The proposed water service 
will be sized to provide both the required domestic water demand and fire flow during the detailed 
design stage.  
 
Refer to Figure 4 (Conceptual Servicing) for details of the existing municipal watermains and 
the proposed water service. 
 
The theoretical water demands for the proposed development are summarized in Table 3.2. 
Refer to Appendix B for detailed calculations. 
 

Table 3.2: Theoretical Water Demands for the Proposed Development 

Demand Type 
Average Day 

Demand 
Maximum Day 

Demand 
Peak Hour 
Demand 

Residential and Commercial 1.99 L/s 4.95 L/s 10.86 L/s 

 

3.3 Water Supply for Fire Fighting 

The Fire Underwriter’s Survey (FUS) was used to estimate fire flow demands for the proposed 
expanded building. It is anticipated that the proposed buildings will be sprinklered. The calculated 
fire flow demand for the proposed development is 117 L/s (7,000 L/min). Refer to Appendix B for 
detailed calculations and Figure 6 (Fire Hydrant Coverage Plan) which shows exposure 
distances, existing and proposed hydrants which are considered available for fire protection. 
Based on the preliminary analysis, the existing hydrants are sufficient to provide the required fire 
flow. A proposed hydrant is shown to be able to support the buildings sprinkler connection.  
 

3.4 Municipal Boundary Conditions 

Preliminary water demand and fire flow calculations were provided to the City of Ottawa. These 
values were used to generate municipal watermain network boundary conditions. 
 
Table 3.4-A summarizes the boundary conditions provided by the City of Ottawa for the existing 
municipal watermain network. Refer to Appendix B for email correspondence with the City  
of Ottawa. 
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pTable 3.4-A: Hydraulic Boundary Conditions Provided by the City 

Condition 
Municipal Watermain Boundary Condition 

Ancaster Ave 
(150mm dia.) 

Woodroffe Ave  
(150mm dia.) 

Minimum HGL 108.5m 108.5m 

Maximum HGL 115.2m 115.2m 

Max Day + Fire Flow 94.3m  94.3m 

 
The proposed development will require booster pumps to increase pressure for the upper floors. 
At this stage it is assumed that hydraulic losses in the water service will be negligible.  
 
Table 3.4-B summarizes the water demands for the proposed development under the various 
operating conditions and compares the anticipated operating pressures at the proposed water 
service connection to the normal operating pressures outlined in the City of Ottawa Design 
Guidelines. 
 
Table 3.4-B: Preliminary Water Analysis Results Summary 

Condition 
Total Water 

Demand 
(L/s) 

Approximate Design 
Operating Pressures (psi) / 

(Relative Head) (m) 

Normal Municipal 
Operating Pressures 

(psi) 

Average Demand 1.99 
58 psi 

(40.7m) 
40-80 psi 

Max Day + Fire 
Flow Demand 

121.95 
28 psi 

(20.0m) 
20 psi (Min.) 

Peak Hour 
Demand 

10.86 
48 psi 

(34.0m) 
40-80 psi  

 
Based on the preceding analysis, it is expected that the existing municipal watermains can provide 
adequate water supply to the proposed development. 
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4.0 STORM DRAINAGE AND STORMWATER MANAGEMENT 

4.1 Existing Conditions 

The existing site is highly impervious and relatively flat. Several existing catch basins drain the 
front and rear parking lots. It is unknown if there are any existing stormwater management controls 
on the site. Refer to Figure 5 (Pre-Development Drainage Area Plan). 
 

The following municipal storm sewers are located adjacent to the site: 

• A 375mm dia. storm sewer in Ancaster Ave; 

• A 300mm dia. storm sewer on the westbound side of Carling Ave; 

• A 1200mm dia. trunk storm sewer in Woodroffe Ave. 
 

4.2 Design Criteria 

The design criteria and objectives for the proposed stormwater management design would be as 
follows: 

• Provide a dual drainage system (i.e. minor and major system flows). 

• Major overland flow to be directed to Woodroffe Ave. 

• Control the post-development flows from the subject site to the allowable release rate 
specified by the City of Ottawa (to be calculated using the Rational Method with a runoff 
coefficient (C) of 0.5 for the 2-year design storm). 

• Control post-development flows for storms up to and including the 100-year design event, 
prior to being released into the municipal storm sewer system. 

• Any requirements for stormwater quality treatment would be confirmed with Rideau Valley 
Conservation Authority (RVCA) at the detailed design stage.  
 

4.3 Proposed Drainage Design Philosophy 

The following stormwater management measures are anticipated to provide adequate flow 
attenuation to control post-development flows to the allowable release rate:  
 

• Flat roofs with controlled rooftop drains, where possible; 

• Surface ponding in the exterior parking lot and landscaped areas with the use of inlet 
control devices; 

• Underground storage where required, with storage pipes and/or a stormwater storage 
tank. 

 
The approximate locations of the anticipated storm services are shown on Figure 4 (Conceptual 
Servicing). Foundation drainage may require pumping. 
 
Stormwater flows from the redeveloped site are anticipated to be less than or equal to the 
stormwater flows from the existing site.  
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5.0 CONCLUSIONS 
 

This assessment of adequacy of existing municipal services has been prepared in support of a 
re-zoning application for the proposed development located at 485 Ancaster Avenue in the City 
of Ottawa. 
 
The conclusions are as follows: 

• The existing commercial building and parking lots are proposed to be redeveloped into a 
mixed-use residential and commercial multi-storey development.  The proposed 
development is anticipated to include approximately 290 residential units and 
approximately 1022m2 of street level commercial floor space, with a combination of 
underground and surface parking. 

• The theoretical peak sanitary flow from the proposed development represents 
approximately 15% of the total estimated capacity of the existing 225mm dia. sanitary 
sewer adjacent to the site in Carling Ave. 

• Boundary conditions in two of the existing municipal watermains adjacent to the site were 
received from the City based on preliminary domestic water demand and fire supply 
calculations. These indicate that the existing municipal watermains can adequately service 
the development. 

• Stormwater management would be provided to control post-development flows from the 
subject site to the allowable release rate specified by the City of Ottawa prior to being 
discharged to the municipal storm sewer system. 

• As the existing site is highly impervious and it is unknown if any stormwater 
management controls currently exist, stormwater flows from the redeveloped site are 
anticipated to be less than or equal to the stormwater flows from the existing site. 

• Based on the above, it is anticipated that the proposed development can be adequately 
serviced by the existing sanitary, stormwater and water municipal services. 

 
It is recommended that the assessment of adequacy of existing municipal services be approved 
in support of the re-zoning application. 

NOVATECH  
 
 
 
 
 
 
Lydia Bolam, B.Eng. 
E.I.T. 

Alex McAuley, P.Eng. 
Project Manager | Land Development 
Engineering 

Aug 8, 2019
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PROJECT #: 118035

PROJECT NAME: 485 ANCASTER AVE SANITARY SEWER DESIGN SHEET

(EXISTING vs. PROPOSED SITE)

Average Dry Peak Dry Peak Wet

Retail / Office Restaurant Dentist - Dentist - Dry Weather Wet Weather Weather Weather Weather

1-bdrm 2-bdrm Population  Flow Factor Flow Gross Floor Space Medical staff Patients Flow Factor Flow  (I/I dry)  (I/I wet) Flow (ADWF) Flow (PDWF) Flow (PWWW)

(ha) - - (persons) (l/s) - (l/s) (m2) (seats) (persons) (persons) (l/s) - (l/s) (l/s) (l/s) (l/s) (l/s) (l/s)

THEORETICAL PRE-DEVELOPMENT

Site Commercial building and parking lots 0.61 0 0 0 0.00 N/A 0.0 2300 20 4 20 0.12 1.5 0.18 0.03 0.17 0.15 0.21 0.38

THEORETICAL POST-DEVELOPMENT

Building Residential / Commercial 0.29 181 109 482 1022

Exterior Parking / Landscaping 0.31 0 0 0 0

Total Post-Development 0.61 181 109 482 1.56 3.39 5.29 1022 0 0 0 0.03 1.5 0.05 0.03 0.17 1.63 5.37 5.54

Design Parameters: Designed: LGB

Checked: ARM

1.40 people / unit Peak Extraneous Flows

2.10 people / unit Infiltration Allowance (Dry Weather) 0.05

Average Sanitary Flows Infiltration Allowance (Wet Weather) 0.28

Residential 280 L/c/d Infiltration Allowance (Total I/I) 0.33

Commercial - General office/retail 28,000 L/gross ha/d

Commercial - Restaurant 125 L/seat/d

Commercial - Dentist - Medical staff 275 L/person/d

Commerical - Dentist - Patients 25 L/person/d

Peaking Factors

Residential Harmon Equation, K=0.8

Commercial 1.0 if commercial contribution <20% Date:

1.5 if commercial contribution >20% Revised:

Revised: August 8, 2019

2-bedroom Apartment L/s/effective gross ha (for all areas)

L/s/effective gross ha (for all areas)

L/s/effective gross ha (for all areas)

May 10, 2018

November 14, 2018

LOCATION TOTAL FLOWS

Total Area
Area ID Use

Infiltration Allowance

RESIDENTIAL FLOW COMMERCIAL FLOW

Design Avg Peak Res. Peak AvgNumber of Units

Usage

Residential Population Densities 

EXTRANEOUS FLOW

1-bedroom/Studio Apartment

Peak 

Comm. 

Peak

M:\2018\118035\DATA\Calculations\Sewer Calcs\SAN\SAN 20190808.xlsx

Page 1 of 1
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PROJECT #: 118035

PROJECT NAME: 485 ANCASTER AVE SANITARY SEWER DESIGN SHEET

(EXISTING SEWER CAPACITY)

TOTAL FLOWS

Retail / Office Restaurant

1-bdrm 2-bdrm Population  Flow Factor Flow Gross Floor Space Flow Factor Flow

(ha) - - (persons) (l/s) - (l/s) (l/s) (m2) (m2) (l/s) - (l/s) (l/s) (l/s) (l/s) (l/s) (mm) (%) (m) (l/s) (m/s) (%)

2195 Carling Ave 

(Existing) 0.11 0 0 0 0 N/A 0.0 0.0 0 1130 0.07 1.5 0.10 0.10 0.04 0.04 0.14

485 Ancaster Ave

(Proposed) 0.61 181 109 482 2 3.41 5.29 5.29 1022 0 0.03 1.5 0.05 0.05 0.20 0.20 5.54

Total Manhole 116-118 0.72 181 109 482 1.56 3.39 5.29 5.29 1022 1130 0.10 1.5 0.15 0.15 0.24 0.24 5.68 225 0.7 60.6 37.5 0.94 15.1%

118-120 N/A 0.00 0 0 0 0 N/A 0.0 5.29 0 0 0.00 1.5 0.00 0.15 0.00 0.24 5.68 225 4.0 26.5 89.7 2.26 6.3%

Design Parameters: Designed: LKS

Checked: ARM

1.40 people / unit Peak Extraneous Flows Note: Existing sanitary sewer information from 

2.10 people / unit Infiltration Allowance (Dry Weather) 0.05          City Record Drawing #A19g-6

Average Sanitary Flows Infiltration Allowance (Wet Weather) 0.28

Residential 280 L/c/d Infiltration Allowance (Total I/I) 0.33

Commercial - General office/retail 28,000 L/gross ha/d

Commercial - Restaurant 50,000 L/gross ha/d

Peaking Factors

Residential Harmon Equation, K=0.8

Commercial 1.0 if commercial contribution <20%

1.5 if commercial contribution >20% Date:

Revised:

Accum. 

Res.

Flow

Accum. 

Comm.

Flow

Peak 

Comm. 

Peak

November 15, 2018

August 8, 2019

PIPE

Size Slope Length Capacity
Full Flow 

Velocity
Q/Qfull

EXTRANEOUS FLOW

2-bedroom Apartment L/s/effective gross ha 

L/s/effective gross ha 

L/s/effective gross ha 

Residential Population 

1-bedroom/Studio Apartment

Total l/l Accum. Infil.

Flow

Peak Design

Flow

RESIDENTIAL FLOW COMMERCIAL FLOW

116-118

LOCATION

Total Area
Manhole Use

Infiltration Allowance

Design Avg Peak Res. Peak AvgNumber of Units

Usage

M:\2018\118035\DATA\Calculations\Sewer Calcs\SAN\118035-SAN Design Sheet.xlsx

Page 1 of 1
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Appendix B 

Water Demand Calculations, Boundary Conditions  

Correspondence and FUS Calculations 
  



 485 Ancaster Ave

PRELIMINARY WATER 

DEMAND

CALCULATIONS

JOB NO. 118035

Commercial

Gross Area

1 Bed 2 Bed (ha)

Existing 0 0 0 0.6 0.29 0.51

Total 0 0 0 0.60 0.29 0.51

Notes:

Residential Densities (from City of Ottawa data):

- 1 Bedroom Apartment = 1.4 cap/unit

- 2 Bedroom Apartment = 2.1 cap/unit

Avg. Daily Demand:

- Residential = 350 L/cap/day

- Commercial = 28,000 L/gross ha/day

Max. Daily Demand:

- Residential = 2.5 x Avg. Day

- Commercial = 1.5 x Avg. Day

Peak Hourly Demand:

- Residential = 2.2 x Max. Day

- Commercial = 1.8 x Max. Day

Peak 

Hour

0.19

0.19

Water Demand (Existing)

Building

Residential Demands (L/s)

Units

Total 

Pop'n

(pers)

Average 

Day

Max. 

Daily

Prepared By:

NOVATECH

Date: May 10, 2018
M:\2018\118035\DATA\Calculations\Water\20180510 WaterDemand.xls



 485 Ancaster Ave

PRELIMINARY WATER 

DEMAND

CALCULATIONS

JOB NO. 118035

Commercial

Floor Area

1 Bed 2 Bed (m
2
)

Proposed 181 109 483 1022 4.95 10.86

Total 181 109 483 1022 4.95 10.86

Notes:

Residential Densities (from City of Ottawa data):

- 1 Bedroom Apartment = 1.4 cap/unit

- 2 Bedroom Apartment = 2.1 cap/unit

Avg. Daily Demand:

- Residential = 350 L/cap/day

- Commercial = 2.50 L/m
2
/day (2500 L/1000m2/day)

Max. Daily Demand:

- Residential = 2.5 x Avg. Day

- Commercial = 1.5 x Avg. Day

Peak Hourly Demand:

- Residential = 2.2 x Max. Day

- Commercial = 1.8 x Max. Day

Water Demand (Proposed)
Demands (L/s)

Max. 

Daily

Peak 

Hour

Building

Residential

Total 

Pop'n

(pers)

Units

Average 

Day

1.99

1.99

Prepared By:

NOVATECH

Date: May 10, 2018

Revised: November 15, 2018

Revised: August 8, 2019
M:\2018\118035\DATA\Calculations\Water\20190808 WaterDemand.xls
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Alex McAuley

From: Fraser, Mark <Mark.Fraser@ottawa.ca>
Sent: April-26-18 3:03 PM
To: Alex McAuley
Subject: RE: 485 Ancaster Boundary Conditions
Attachments: 118035-ex water infrastructure.pdf; 485 Ancaster April 2018.pdf

Hi Alex, 
 
Please find below boundary conditions for hydraulic analysis as requested based on the provided anticipated water demands: 
  
Proposed Development Location: 485 Ancaster Ave. 
Average Day = 1.66 L/s 
Peak Hour = 9.02 L/s 
MaxDay+Fire Flow = 104.11 L/s 
  
City of Ottawa Boundary Conditions: 

The following are boundary conditions for hydraulic analysis (Pressure Zone 1W) at the specified connection points: 
Specified Connection Points: 152mm dia. watermain on Ancaster Ave. and 152mm dia. watermain on Woodroffe Ave.  
[A future watermain is assumed to be looped between Ancaster Ave. and Woodroffe Ave.] 
Minimum HGL = 108.5m (same at both connections) 
Maximum HGL = 115.2m (same at both connections) 
MaxDay + Fire Flow (100L/s) = 94.3m (same at both connections) 
  

 
These are for current conditions and are based on computer model simulation. 

Please refer to City of Ottawa, Ottawa Design Guidelines – Water Distribution, First Edition, July 2010, WDG001 Clause 4.2.2 for 
watermain pressure and demand objectives. 
Disclaimer: The boundary condition information is based on current operation of the city water distribution system. The 
computer model simulation is based on the best information available at the time. The operation of the water distribution 
system can change on a regular basis, resulting in a variation in boundary conditions. The physical properties of watermains 
deteriorate over time, as such must be assumed in the absence of actual field test data. The variation in physical watermain 
properties can therefore alter the results of the computer model simulation. 

If you have any questions or require any clarification please let me know. 
 



2

Regards, 
 
Mark Fraser 
Project Manager, Planning Services 
Development Review West Branch 
City of Ottawa | Ville d'Ottawa 
Planning, Infrastructure and Economic Development Department 
110 Laurier Avenue West. 4th Floor, Ottawa ON, K1P 1J1  
Tel:613.580.2424 ext. 27791 
Fax: 613-580-2576 
Mail: Code 01-14 
Email: Mark.Fraser@ottawa.ca   
 
*Please consider your environmental responsibility before printing this e-mail 
 
This message, including any document or file attached, is intended only for the addressee and may contain privileged and /or confidential information. Any person is strictly 
prohibited from reading, using, disclosing or copying this message. If you received this message in error, please notify the sender and delete the message. Thank you. 

 
From: Alex McAuley <a.mcauley@novatech-eng.com>  
Sent: April 23, 2018 3:00 PM 
To: Fraser, Mark <Mark.Fraser@ottawa.ca> 
Subject: RE: 485 Ancaster Boundary Conditions 
 
Mark, 
I have attached a sketch of the proposed water connection points.  
 
At this time we do not have a site plan to be able to submit. 
 
Thank you, 
 
Alex McAuley, P.Eng., Project Manager | Land Development Engineering 

NOVATECH Engineers, Planners & Landscape Architects 
240 Michael Cowpland Drive, Suite 200, Ottawa, ON, K2M 1P6 | Tel: 613.254.9643 Ext: 292 | Cell:  613.261.9166 | Fax: 613.254.5867 
The information contained in this email message is confidential and is for exclusive use of the addressee. 
 
From: Fraser, Mark [mailto:Mark.Fraser@ottawa.ca]  
Sent: April-23-18 10:11 AM 
To: Alex McAuley <a.mcauley@novatech-eng.com> 
Subject: RE: 485 Ancaster Boundary Conditions 
 
Hi Alex, 
 
I’m following up on the below email. Please identify the proposed connection points on the plan and provide a copy of the 
proposed site plan in order for boundary conditions to be requested. 
 
Regards, 
 
Mark Fraser 
Project Manager, Planning Services 
Development Review West Branch 
City of Ottawa | Ville d'Ottawa 
Planning, Infrastructure and Economic Development Department 
110 Laurier Avenue West. 4th Floor, Ottawa ON, K1P 1J1  
Tel:613.580.2424 ext. 27791 
Fax: 613-580-2576 
Mail: Code 01-14 
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Email: Mark.Fraser@ottawa.ca   
 
*Please consider your environmental responsibility before printing this e-mail 
 
This message, including any document or file attached, is intended only for the addressee and may contain privileged and /or confidential information. Any person is strictly 
prohibited from reading, using, disclosing or copying this message. If you received this message in error, please notify the sender and delete the message. Thank you. 

 
From: Fraser, Mark  
Sent: April 19, 2018 1:23 PM 
To: 'Alex McAuley' <a.mcauley@novatech-eng.com> 
Subject: RE: 485 Ancaster Boundary Conditions 
 
Hi Alex, 
 
Please identify the proposed connection points on the plan and provide a copy of the proposed site plan. 
 
Regards, 
 
Mark Fraser 
Project Manager, Planning Services 
Development Review West Branch 
City of Ottawa | Ville d'Ottawa 
Planning, Infrastructure and Economic Development Department 
110 Laurier Avenue West. 4th Floor, Ottawa ON, K1P 1J1  
Tel:613.580.2424 ext. 27791 
Fax: 613-580-2576 
Mail: Code 01-14 
Email: Mark.Fraser@ottawa.ca   
 
*Please consider your environmental responsibility before printing this e-mail 
 
This message, including any document or file attached, is intended only for the addressee and may contain privileged and /or confidential information. Any person is strictly 
prohibited from reading, using, disclosing or copying this message. If you received this message in error, please notify the sender and delete the message. Thank you. 

 
From: Alex McAuley <a.mcauley@novatech-eng.com>  
Sent: April 19, 2018 10:53 AM 
To: Fraser, Mark <Mark.Fraser@ottawa.ca> 
Subject: 485 Ancaster Boundary Conditions 
 
Hi Mark, 
Our client is looking at a redevelopment of 485 Ancaster Avenue. Attached is a geoOttawa PDF showing the existing City 
infrastructure in the area. We are requesting water boundary conditions for the site, at both Ancaster Ave and 
Woodroffe Ave, based on the following demands: 
 
Average Day = 1.66L/s 
Peak Hour = 9.02L/s 
Max Day + Fire flow = 104.11L/s 
 
Please let me know if you would like to discuss or require further information. 
 
Thank you, 
 
Alex McAuley, P.Eng., Project Manager | Land Development Engineering 
NOVATECH Engineers, Planners & Landscape Architects 
240 Michael Cowpland Drive, Suite 200, Ottawa, ON, K2M 1P6 | Tel: 613.254.9643 Ext: 292 | Cell:  613.261.9166 | Fax: 613.254.5867 
The information contained in this email message is confidential and is for exclusive use of the addressee. 



Attachment B3 - Fire Resistive (Tower with a Podium)

FUS - Fire Flow Calculations
As per 1999 Fire Underwriter's Survey Guidelines

118035

485 Ancaster Ave.

8/1/2019 Legend Input by User

LKC No Information or Input Required

ARM

22 Storey Building with 4 Storey Podium (Tower A)

Fire Resistive Construction

Total Fire 

Flow

(L/min)

Construction Material

Wood frame 1.5

Ordinary construction 1

Non-combustible construction 0.8

Modified Fire resistive construction (2 hrs) Yes 0.6

Fire resistive construction (> 3 hrs) 0.6

Podium Level Footprint (m
2
) 1170

  Total Floors/Storeys (Podium) 4

Tower Footprint (m
2
) 785

  Total Floors/Storeys (Tower) 18

Protected Openings (1 hr) Yes

   Area of structure considered (m
2
) 1,755

Base fire flow without reductions

F = 220 C (A)
0.5

Occupancy hazard reduction or surcharge

Non-combustible -25%

Limited combustible -15%

Combustible Yes 0%

Free burning 15%

Rapid burning 25%

Sprinkler Reduction

Adequately Designed System (NFPA 13) Yes -30% -30%

Standard Water Supply Yes -10% -10%

Fully Supervised System No -10%

-40%

Exposure Surcharge (cumulative %) Surcharge

North Side 3.1 - 10 m 20%

East Side > 45.1m 0%

South Side > 45.1m 0%

West Side 10.1 - 20 m 15%

35%

Total Required Fire Flow, rounded to nearest 1000L/min L/min 6,000

or L/s 100

or USGPM 1,585

Hours 2

m
3 720

Reduction

(2,000 L/min < Fire Flow < 45,000 L/min)

Required Duration of Fire Flow (hours)

Required Volume of Fire Flow (m
3
)

-2,400

Cumulative Total

Cumulative Total

2,100

Reduction/Surcharge

7 Storage Volume

6 (1) + (2) + (3)

4
(2)

5
(3)

Choose Value Used

1

Coefficient 

related to type 

of construction 

C

0.6

Step

Base Fire Flow

Multiplier

Novatech Project #:

Project Name:

Date:

Input By:

Building Description:

Reviewed By:

Reductions or Surcharges

Results

Floor Area

A

F 6,000

2

3
(1) 0% 6,000

M:\2018\118035\DATA\Calculations\Fire\20190801-FUS.xlsx



Attachment B3 - Fire Resistive (Tower with a Podium)

FUS - Fire Flow Calculations
As per 1999 Fire Underwriter's Survey Guidelines

118035

485 Ancaster Ave.

8/1/2019 Legend Input by User

LKC No Information or Input Required

ARM

4 Storey Building with 3 Storey Podium (Tower B)

Fire Resistive Construction

Total Fire 

Flow

(L/min)

Construction Material

Wood frame 1.5

Ordinary construction 1

Non-combustible construction 0.8

Modified Fire resistive construction (2 hrs) Yes 0.6

Fire resistive construction (> 3 hrs) 0.6

Podium Level Footprint (m
2
) 1700

  Total Floors/Storeys (Podium) 3

Tower Footprint (m
2
) 1530

  Total Floors/Storeys (Tower) 1

Protected Openings (1 hr) Yes

   Area of structure considered (m
2
) 2,550

Base fire flow without reductions

F = 220 C (A)
0.5

Occupancy hazard reduction or surcharge

Non-combustible -25%

Limited combustible -15%

Combustible Yes 0%

Free burning 15%

Rapid burning 25%

Sprinkler Reduction

Adequately Designed System (NFPA 13) Yes -30% -30%

Standard Water Supply Yes -10% -10%

Fully Supervised System No -10%

-40%

Exposure Surcharge (cumulative %) Surcharge

North Side 3.1 - 10 m 20%

East Side > 45.1m 0%

South Side 3.1 - 10 m 20%

West Side > 45.1m 0%

40%

Total Required Fire Flow, rounded to nearest 1000L/min L/min 7,000

or L/s 117

or USGPM 1,849

Hours 2

m
3 840

Novatech Project #:

Project Name:

Date:

Input By:

Reviewed By:

Building Description:

Step Choose Value Used

Base Fire Flow

Coefficient 

related to type 

of construction 

C

0.6

2

Floor Area

A

1

Multiplier

F 7,000

Reductions or Surcharges

3

Reduction/Surcharge

(1) 0% 7,000

4

Reduction

(2) -2,800

Cumulative Total

5
(3) 2,800

Cumulative Total

Required Volume of Fire Flow (m
3
)

Results

6 (1) + (2) + (3)
(2,000 L/min < Fire Flow < 45,000 L/min)

7 Storage Volume
Required Duration of Fire Flow (hours)

M:\2018\118035\DATA\Calculations\Fire\20190801-FUS.xlsx
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Assessment of Adequacy of Existing Municipal Services 485 Ancaster Avenue 

  

 

 

Novatech 

 

 

Appendix C 

Response to City Comments 
 



 

 

 
 

NOVATECH Page 1 of 5 

 

 

 

November 19, 2018 
 
 
City of Ottawa 
Development Review 
110 Laurier Avenue West 
Ottawa, Ontario, K1P 1J1 
Attention: Stream Shen 
 
Attention: Stream Shen 
 
Dear Ms. Shen: 
 
Reference: 485 Ancaster Avenue  
  Zoning By-law Amendment Application – Response to Comments 

Assessment of Adequacy of Existing Municipal 
  Our File No. 118035 

  

 

This letter is in response to comments issued by the City of Ottawa on August 16, 2018. This 
Novatech’s response to the comments numbered 14 through 39 are provided in red. All other 
comments will be addressed separately by Colonnade BridgePort. 
 
Re: Infrastructure Comments (Mark Fraser)  -  

Assessment of Adequacy of Existing Municipal Services, Proposed Redevelopment, 485 
Ancaster Avenue, Ottawa ON, File No.: 118035 prepared by NOVATECH, dated May 16, 2018. 

14. Please review and confirm receipt of the attached email dated March 05, 2018 that was 
provided as a follow-up to the pre-application consultation meeting. 

• We confirm receipt of the March 5, 2018 email. 
 

15. Please provide an Existing Conditions Plan to document how the subject site is currently 
serviced. 

• Refer to Figure 3 in the Report. Exact locations of existing services will be 
determined at the detailed design stage. 

 
16. In addition to GeoOttawa please obtain as-built drawings to establish/confirm the existing 

municipal services adjacent to the subject site and invert information. Please provide as-built 
drawings for the adjacent municipal services on Ancaster Ave., Carling Ave. and Woodroffe 
Ave. These documents can be requested and obtained through the Information Centre. 

• As-built drawings have been requested and received from the City and are attached 
to this response letter. The as-built inverts have been added to Figure 3 in the 
Report. 

 
17. The Conceptual Servicing Figure [Figure 3] and Section 2.2 Proposed Sanitary Servicing 

indicate that it is anticipated to service the proposed development via. a new sanitary 
service to the existing 900mm dia. trunk sanitary sewer in Woodroffe Ave. As per the 
attached email dated March 05, 2018 it was indicated that a sanitary sewer connection to 
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the 900mm dia. Woodroffe Trunk Sewer is not permitted. Local sewers are available on 
Carling Ave. and Ancaster Ave. to service the subject site. A service connection to the local 
225mm dia. sanitary sewer in Carling Ave. shall be investigated as it appears that this 
sewer was installed to service these lands. 

• The sanitary service is proposed to connect to the existing 225mm sanitary sewer 
on Carling Ave. 

 
18. The sanitary peak flow is documented to increase from 0.38 L/s to 4.75L/s. Analysis and 

demonstration that there is sufficient residual capacity to accommodate the proposed 
increase in wastewater flows in the receiving and downstream sewer system is required to 
be documented. Identifying the full flow capacity of the sewer pipes based on inverts obtained 
from GeoOttawa does not establish that the receiving sewer and downstream network have 
residual capacity to support the increase in wastewater. 

• A sewer design sheet using as-built information obtained from the City has been 
included in the Report.  

 
19. Please provide a sanitary sewer design sheet to analyze and document that the receiving 

sewer to the Woodroffe Trunk Sewer has sufficient residual capacity to service the subject 
site proposal. 

• A sewer design sheet has been included in the Report for the 225mm sanitary 
sewer on Carling Ave to the Woodroffe Trunk Sewer. The existing 225mm sanitary 
sewer has sufficient residual capacity to accommodate the proposed development. 

 
 

20. Sanitary and storm sewer monitoring maintenance holes are not permitted within the 
registered 6m wide easement [CR339366] granted to the City. The proposal and shall adhere 
to the conditions identified in the easement agreement. 

• Sanitary and storm sewer monitoring ports have been included on the building 
services within the underground parking level. This is consistent with the City of 
Ottawa’s Sewer Use By-law for Monitoring Devices. 

 
21. The water service connection on Woodroffe Ave. is subject to review at Site Plan. 

• Noted. 
 

22. The private watermain to be looped from Woodroffe Ave. to Ancaster Ave. behind the building 
shall not encroach within the registered 3m wide easement [CR339366] granted to the City. 
With a building setback of only 3m the placement of a private watermain at the proposed 
located as identified on the Conceptual Servicing Figure is not possible. This easement is 
identified on the project property survey how is not shown/identified on the Site Plan. Please 
review as all easements respected by the development proposal and shall adhere to the 
conditions identified in the easement agreement. 

• The private watermain loop is no longer proposed. 
 

23. A private fire hydrant is required within the subject site. 

• A fire hydrant is proposed along Woodroffe Ave within the site. The exact location 
will be confirmed at the detailed design stage. 
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24. As per Technical Bulletin ISTB-2018-02 dated March 21, 2018 Appendix I: Guideline on 
Coordination of Hydrant Placement with Required Fire Flow clause 18.5.4.3 (pg.7of7) the 
maximum fire flow capacity for which a fire hydrant shall be credited is specified in Table 
18.5.4.3 Maximum Fire Flow Hydrant Capacity. It needs to be documented that there are a 
sufficient number of private and municipal fire hydrants at sufficient distances to provide the 
required fire flow for the structure. The capacity of the fire hydrants and their proximity to the 
structure must be considered. Hydrant flow capacity is dependent on the distance to the 
building and the hydrant class. Please review Technical Bulletin ISTB-2018-02 and document 
that adequate fire protection is available. Please note that municipal hydrants on the other 
side of Woodroffe Ave. and Carling Ave. are not to be considered as available hydrants for 
the subject site due to the classification of the roads and direction from Fire Services. A fire 
hydrant coverage plan is anticipated. 

• A fire hydrant is proposed along Woodroffe Ave. The exact location of the 
proposed fire hydrant(s) will be determined at the detailed design stage. 

 
25. The private watermain is conceptually proposed through land to be dedicated as parkland. 

Private services through parkland to be dedicated to the City are not permitted as any services 
and easements would constrain the developable area of the land. 

• The private watermain loop is no longer proposed. 
 

26. An adjacent residential property, 473 Ancaster Ave., is shown to be serviced by a 100mm 
dia. water service through the subject site and through the dedicated parkland. Please verify. 
Is there an agreement in place for this property to have services on the subject property? Is 
there a registered easement agreement on title? The City requests that an easement be 
negotiated prior to Site Plan Approval with this adjacent owner of these services or negotiate 
the relocation of these services as part of the approved works. Again, private services through 
parkland to be dedicated to the City are not permitted as any services and easements would 
constrain the developable area of the land. 

• The adjacent residential property is serviced by the existing 100mm watermain 
located within the City’s watermain easement. Private services are no longer 
proposed though the dedicated parkland. 

 
27. Please note that a District Metering Area (DMA) Chamber is required to be installed as per 

City of Ottawa standard drawing W3 (watermains up to 300mm dia.). As per Ottawa Design 
Guidelines Water Distribution WDG001 July 2010, City of Ottawa, Clause 4.4.7.2. the 
proposed DMA Chamber(s) shall include a standard isolation valve and two 50mm dia. 
standard nozzles, one tapped on each side of the valve, and installed as close to the property 
line as possible so the isolation valve can serve as the curb stop for the property. 

• The watermain loop is no longer proposed, therefore a District Metering Area 
chamber is no longer required. A twinned watermain service is proposed to service 
the towers with the water meter to be located within the building. 

 
28. Only one (1) storm service connection to an available municipal storm sewer system is 

permitted. 

• One storm sewer connection to Woodroffe Ave is now proposed. 
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29. Engineering justification and supporting documentation shall be provided to support the 
proposed storm sewer outlet as two separate receiving systems are available. Please 
document where the existing site drains to and sewer connections. 

• One storm sewer connection to Woodroffe Ave is now proposed. Based on the 
survey, it appears that the existing site drains to Woodroffe Ave. Exact locations of 
existing services will be determined at the detailed design stage. 

 
30. The stormwater management design criteria listed in section 4.2 is not in keeping with the 

criteria provided in the attached email dated March 05, 2018. 

• The stormwater management criteria have been revised. 
 

31. Post-development flows shall be controlled up to and including the 100-year storm event, to 
a 2-year allowable release rate, calculated using a runoff coefficient (C) determined using 
the smaller of a runoff coefficient of 0.5 or the actual pre-development existing site runoff 
coefficient (Cl.8.3.7.3), and a justified (computed) time of concentration [Tc] using an 
appropriate method. Tc of 20 minutes should be used for all pre-development calculations 
without engineering justification; Tc of 10 minutes shall be used for all post-development 
calculations). The drainage area shall be determined based on pre-development conditions. 

• Noted.  
 

32. Please provide a Pre-Development Drainage Area Plan to define the pre-development 
drainage areas/patterns. 

• Refer to Figure 5 in the report for pre-development drainage patterns. 
 

Please note that the install date of the 375mm dia. storm sewer in Ancaster Ave. (1967) and 
1200mm dia. storm sewer in Carling Ave. (1955) are both pre-1970. These systems were 
only designed to a 2-year level of service not a 5-year level of service. Therefore, post-
development flows for the subject site are to be controlled up to and including a 100-year 
storm event to a 2-year allowable release rate. 

• The stormwater management criteria have been revised to a 2-year level of 
service. 

 
33. As per Technical Bulletin PIEDTB-2016-01 section 8.3.11.1 (p.12 of 14) there shall be no 

surface ponding on private parking areas during the 2-year storm rainfall event. 
Underground storage may be required to satisfy this requirement. 

• Noted. 
 

34. Please note that when using the modified rational method to calculate the storage 
requirements for the site any underground storage (pipe storage etc.) should not be 
included in the overall available storage. The modified rational method assumes that the 
restricted flow rate is constant throughout the storm which underestimates the storage 
requirement prior to the 1:100 year head elevation being reached. Please note that if you 
wish to utilize any underground storage as available storage, the Q(release) must be modified 
to compensate for the lack of head on the orifice. An assumed average release rate equal 
to 50% of the peak allowable rate shall be applied. Otherwise, disregard the underground 
storage as available storage or provide modeling to support SWM strategy. 

• Noted. Detailed storage calculations will be provided at time of detailed design. 
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35. Please note that emergency overland flow shall be directed to Woodroffe Ave. 

• Noted. 
 

36. Please conceptually identify areas within the site plan that are being contemplated to be 
utilized for underground stormwater storage as space seems to be limited. 

• Refer to Figure 4 within the Report for conceptual stormwater storage locations. 
 

37. As stormwater treatment is not addressed offsite, onsite measures may be required. Please 
consult with the local conservation authority regarding water quality criteria prior to 
submission of a Site Plan Control Proposal application. 

• Noted. 
 

38. Please be advised that Capital Construction road resurfacing is currently planned in 2018 
for Woodroffe Ave. from Saville ROW to Carling Ave. A 3-year road cut moratorium will be 
imposed. 

• Noted. 

 
Yours truly, 
 
NOVATECH  
 
 
 
Alex McAuley, P.Eng. 
Project Manager | Land Development Engineering 
 
Attachments: Record Drawings as obtained from City of Ottawa (reduced to 8.5x11): 

• 214p&p5 

• 413p&p3-01 

• 2175p&p 

• 5960p&p6 

• 6047p&p07 

• 6669p&p03 

• 6669p&p04 

• 6929p&p-02 

• 14031p&p2 

• A19g-11 

• D17e 
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August 8, 2019 
 
 
City of Ottawa 
Development Review 
110 Laurier Avenue West 
Ottawa, Ontario, K1P 1J1 
Attention: Stream Shen 
 
Attention: Stream Shen 
 
Dear Mr. Shen: 
 
Reference: 485 Ancaster Avenue  
  Zoning By-law Amendment Application – Response to Comments 

Assessment of Adequacy of Existing Municipal 
  Our File No. 118035 

City File No: D02-02-18-005 

  

 

This letter is in response to comments issued by the City of Ottawa on August 16, 2018. This 
Novatech’s response to the comments numbered 14 through 39 are provided in red. All other 
comments will be addressed separately by Colonnade BridgePort. 
 
Re: Infrastructure Comments (Mark Fraser)  -  

Assessment of Adequacy of Existing Municipal Services, Proposed Redevelopment, 485 
Ancaster Avenue, Ottawa ON, File No.: 118035 prepared by NOVATECH, dated May 16, 2018 
REVISED November 19, 2018. 

1. Please be aware that the receiving storm system is uncontrolled and therefore subject to 
surcharge conditions.  This condition may impact the proposed underground storage system. 
This shall be taken into consideration at detailed design in support of a Site Plan Control 
application. It shall be demonstrated at that time that the downstream storm system does not 
backup into the site and fill the underground storage before it can be utilized as available 
internal site drainage. 

• Acknowledged – this will be addressed at Site Plan. 
 

2. Please have the engineer of record sign and seal the report and provide the Zoning By-law 
Amendment application number D02-02-18-0055 on the cover sheet. 

• The report has been stamped and signed. The city file number has been included 
on the cover page.  

 
3. Please describe the proposed Zoning By-law Amendment in section 1.1. The proposal is to 

permit the development of two mixed-use apartment buildings with heights of 6 and 12 
storeys. The zoning is proposed to be amended to allow for an increase in permitted building 
heights. 

• Section 1.1 has been revised to provide additional information on the re-zoning. 
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4. A 152mm dia. public watermain is located outside of the Woodroffe Ave. ROW within a 
registered 6m wide easement [CR339366] on the subject site. All easements on the subject 
site shall be identified and documented in the report. The Conceptual Site Plan (p.2) identifies 
this easement as only 5m wide. All easements shall be respected by any development 
proposal and shall adhere to the conditions identified in the easement agreement. Please 
perform a title search provide a copy of all easement agreements in the Appendix.  

• The easements are shown on the conceptual plans per the legal plan. A copy of the 
easement agreement with the City of Ottawa for CR 339366 is attached to this 
letter for reference.  

 
5. The water service connections on Woodroffe Ave. are subject to review at Site Plan. 

• Acknowledged – this will be addressed at Site Plan.  
 

6. A single connection to the water distribution system for a new hydrant is subject to review at 
site plan. 

• Acknowledged – this will be addressed at Site Plan. 
 

7. (Comment shortened for brevity) A fire hydrant coverage plan is to be provided to document 
which hydrants are being considered as available hydrants for fire protection. The exposure 
distances applied in the FUS calculations shall be documented on this plan. 

• Figure 6 (Fire Hydrant Coverage Plan) has been created to indicate the exposure 
distances and hydrants considered for fire protection. 

 
8. The response comments indicate that the private watermain loop is no longer proposed. 

The conceptual plan shows an existing 100mm dia. watermain at the rear of the property. 
This watermain does not exist as per City records.  

• The existing 100mm watermain is no longer being shown, except for the section 
as identified on City of Ottawa Infrastructure mapping. This watermain does not 
impact the conclusions of the report.  

 
9. It is indicated that a fully supervised sprinkler system reduction was applied to the FUS 

calculation. A reduction of -50% is only permitted for monitored systems. If 50% reduction is 
being sought for sprinkler protection, a letter from the mechanical engineer will be required in 
order to receive the full reduction in the fire flow calculation for use of a fully supervised 
sprinkler system. (Comment shortened for brevity) 

• The FUS calculations have been revised to exclude the reduction for a supervised 
system. The resulting required fire flow does not change and will be confirmed at 
Site Plan. 

 
10. Occupancy type of Limited combustible is not appropriate due to the commercial component 

of the building. As per FUS commercial should not have any increase or decrease adjustment 
for occupancy. 

• The FUS calculations have been revised. The resulting required fire flow does not 
change and will be confirmed at Site Plan. 
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11. Please identify which building (Building A or Building B) the FUS calculations on the 
conceptual site plan the FUS calculations are being applied. FUS calculations shall be 
provided for both buildings to establish and document which building governs. 

• The FUS calculations have been revised to provide separate values. The resulting 
required fire flow does not change and will be confirmed at Site Plan.  

 
12. Please note that a CCTV inspection of the 225mm dia. sanitary sewer will be required in 

support of a site plan control application to determine the condition of the sewer and 
determine if there are any other service connections. 

• Acknowledged – this will be addressed at Site Plan. 
 

13. On the Pre-Development Drainage Area Plan please identify the direction of overland flow. 

• Additional overland flow arrows have been provided on Figure 5.  
 

 
Yours truly, 
 
NOVATECH  
 
 
 
Alex McAuley, P.Eng. 
Project Manager | Land Development Engineering 
 
Attachments: Easement Agreement [CR339366] 












