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DESIGN BRIEF 

FOR 

PROPOSED RESIDENTIAL SITE PLAN 

HABITAT FOR HUMANITY NATIONAL CAPITAL REGION 

 

MARCH 2026  

 

CITY OF OTTAWA 

PROJECT NO.: 24-1416 

 

1.0 INTRODUCTION 

David Schaeffer Engineering Limited (DSEL) was retained by Habitat for Humanity National 

Capital Region to prepare a Design Brief in support of their application for part lot control and 

site plan control. 

The property, located at 40 Beechcliffe Street in Ottawa's Knoxdale/Merivale Ward, is 

identified as PIN 04657-0598 on the attached City of Ottawa topographic survey included in 

Appendix A. It covers approximately 1.28 ha currently owned by the City of Ottawa, whom 

is transferring 0.76 ha of land to Habitat for the purpose of constructing affordable housing. 

This report aims to provide detailed information on the availability of site services to support 

the applications for site plan control application. 

1.1 Existing Conditions 

The subject property is an undeveloped parcel of land within the Craig Henry community 

adjacent to Woodroffe Ave. The site is generally flat with elevations ranging between 88.00 

and 88.80. 

The soil profile of the land typically consists of a large fill deposit (sand, gravel, trace organics) 

placed above a brown silty clay. Groundwater monitoring wells were installed by Terrapex 

and groundwater levels were measured around 3.5m below existing grade, however Paterson 

noted in their Due Diligence report that seasonal fluctuations are to be expected due to the 

high permeability of the soils. 

Existing infrastructure exists in the Beechcliffe Street ROW along the western boundary of the 

subject property. Plan and profiles are attached in Appendix A for reference. Storm and 

sanitary sewers from the existing subdivision outlet via a servicing block which bisect the 

property in line with Sovereign Avenue.  

The subject lands fall within the intake protection zone scored 8.1.  See Appendix A for 

excerpt from the Mississippi-Rideau Source Protection Plan.  The proposed works are not 

identified a significant drinking water threat in the Source Protection Plan. 

1.2 Site Plan Layout 

The proposed project includes 33 residential townhome units as shown on the site plan 

attached in Appendix A. The site will be phased, where Phase 1 consisting of 26 units will be 

subject to an application for site plan control and the remaining units in Phase 2 will be 
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subdivided through part lot control. Predicted population figures for the site are outlined in 

Table 1. 

Table 1: Development Statistics 

Land Use Total 
Area 

(ha) 

Projected 
Residential 

Units 

Residential 
Population 

per Unit * 

Projected 
Population 

Townhouses 0.76 33 2.7 90 

Total 0.76 33   90 

* NOTE: Population projections may differ from population estimates used in background Transportation Studies, 
Planning Rationale, and other studies.  

1.3 Consultation Summary 

The client and consultant team met with the City of Ottawa on January 15, 2025 and May 13, 

2025. Correspondence summarizing these consultations can be found in Appendix A for 

reference. 

1.4 Proximity to Future LRT 

The subject lands are located adjacent to a future LRT station.  Note that the subject lands 

will be supported by utilities from Beechcliffe and will not have located within the rear yards 

of the site.  All basements will align with the footprint of the home. 

1.5 Required Permits / Approvals 

Although this project’s servicing concept covers the entire property at 40 Beechcliffe Street, 

Habitat intends on applying for Site Plan Control for the southern 26 lots. The 7 units north 

of the servicing corridor will be covered under a Part Lot Control application. 

The City of Ottawa must approve detailed engineering design drawings and reports prior to 

construction of the proposed infrastructure identified in this report.  

The following additional approvals and permits listed in Table 2 are expected to be required 

prior to construct municipal infrastructure detailed herein. Other permits and approvals may 

be required, as detailed in the other studies submitted as part of the Planning Act applications 

(e.g. Tree Conservation Report, Phase 1 Environmental Site Assessment, etc.). 

Table 2: Potential Required Permits/Approvals 

Agency Permit/Approval 
Required 

Trigger  Remarks 

MECP / City of 

Ottawa 

Environmental 

Compliance Approval 

Construction of new 

sanitary & storm 

sewers. 

MECP is expected to review 

the stormwater collection 

system and wastewater 

collection system by transfer 

of review. 

MECP Permit to Take Water Construction of 

proposed land uses 

(e.g. basements for 

Pumping of groundwater will 

be required during 

construction, given 
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residential homes) 

and services. 

groundwater conditions and 

proposed land uses/ municipal 

infrastructure. 

City of Ottawa MOE Form 1 – Record of 

Watermains Authorized as 

a Future Alteration 

Construction of 

watermains. 

The City of Ottawa is expected 

to review the watermains on 

behalf of the MECP.  
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2.0 GUIDELINES, PREVIOUS STUDIES, AND REPORTS 

2.1 Existing Studies, Guidelines, and Reports 

The following documents were referenced in the preparation of this report: 

 Ottawa Sewer Design Guidelines,  

City of Ottawa, SDG002, October 2012. 

(City Standards)  

o Technical Bulletin ISDTB-2014-01, Revisions to Ottawa Design 

Guidelines – Sewer, 

City of Ottawa, February 5, 2014. 

(ISDTB-2014-01) 

o Technical Bulletin PIEDTB-2016-01, Revisions to Ottawa Design 

Guidelines – Sewer,  

City of Ottawa, September 6, 2016. 

(PIEDTB-2016-01) 

o Technical Bulletin ISTB-2018-01, Revisions to Ottawa Design 

Guidelines – Sewer,  

City of Ottawa, March 21, 2018. 

(ISTB-2018-01) 

o Technical Bulletin ISTB-2018-03, Revisions to Ottawa Design 

Guidelines – Sewer,   

City of Ottawa, June, 2018. 

(ISTB-2018-04) 

o Technical Bulletin ISTB-2019-02, Revisions to Ottawa Design 

Guidelines – Sewer,   

City of Ottawa, July 8, 2019. 

(ISTB-2019-02) 

o Technical Bulletin IWSTB-2024-04, Revisions to Ottawa Design 

Guidelines – Sewer,   

City of Ottawa, September 12, 2024. 

(IWSTB-2024-04) 

 Ottawa Design Guidelines – Water Distribution 

City of Ottawa, July 2010. 

(Water Supply Guidelines) 

 

o Technical Bulletin ISD-2010-2  

City of Ottawa, December 15, 2010. 

(ISD-2010-2) 

o Technical Bulletin ISDTB-2014-02  

City of Ottawa, May 27, 2014. 

(ISDTB-2014-02) 
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o Technical Bulletin ISTB-2018-02  

City of Ottawa, March 21, 2018. 

(ISTB-2018-02) 

o Technical Bulletin ISTB-2021-03 

City of Ottawa, August 18, 2021 

(ISTB-2021-03) 

o Technical Bulletin IWSTB-2024-05 

City of Ottawa, November 18, 2024. 

(IWSTB-2024-05) 

 Design Guidelines for Sewage Works,  

Ministry of the Environment, 2016. 

(MOE Design Guidelines) 

 Stormwater Planning and Design Manual,  

Ministry of the Environment, March 2003. 

(SWMP Design Manual) 

 Ontario Building Code Compendium  

Ministry of Municipal Affairs and Housing Building Development Branch,  

May 29, 2024. 

(OBC) 

 Mississippi-Rideau Source Water Protection Plan,                  

MVCA & RVCA, April 28, 2022. 

 Erosion & Sediment Control Guidelines for Urban Construction,             

Greater Golden Horseshoe Area Conservation Authorities, December 2006. 
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3.0 WATER SUPPLY SERVICING 

3.1 Existing Water Supply Services 

The subject property is located within the 2W2C pressure zone and is currently serviced by 

the existing local watermain network. A 150 mm diameter watermain runs along Beechcliffe 

Street. 

3.2 Water Supply Servicing Design  

Proposed water servicing is shown on Drawings 4 and 5. It is proposed to remove and 

replace the existing watermain along the frontage of the subject property. Along Phase 1, the 

watermain will be upsized to 200 mm diameter; the watermain within Phase 2 will remain at 

150 mm diameter. 

Per correspondence with the City of Ottawa (Appendix B), the hydrant on the existing Phase 

1 main currently supports up to 125 L/s, and the hydrant in Phase 2 up to 145 L/s. With the 

proposed upgrade to a 200 mm diameter watermain in Phase 1, available flows are expected 

to increase to approximately 150 L/s for Phase 1 and 155 L/s for Phase 2. 

The required fire flow was estimated in accordance with IWSTB-2024-05 using the OBC 

method. Block 5, which has the greatest exposure, was used for the design basis. The 

resulting required fire flow was calculated to be 5,400 L/min (90 L/s). Refer to Appendix B 

for detailed demand and fire flow calculations. 

Table 3 summarizes the estimated domestic water demands. The City also provided available 

pressure data for Average Day Demand (ADD), Fire Flow, and Peak Hour scenarios, which are 

included in Appendix B and summarized below. These values generally fall within the 

acceptable design ranges. 

Table 3: Water Demand Proposed Conditions 

Design Parameter Estimated Demand1 
(L/min) 

Boundary Condition2 
(m H2O / kPa) 

Connection 1 

Average Daily Demand 17.5 (132.6 / 437.5) 

Max Day + Fire Flow 85.8 + 5,400 = 5,485.8 (120 / 313.9) 

Peak Hour 129.5 (126.2 / 374.7) 

Connection 2 

Average Daily Demand 17.5 (132.6 / 431.6) 

Max Day + Fire Flow 85.8 + 5,400 = 5,485.8 (118.6 / 294.3) 

Peak Hour 129.5 (126.2 / 368.9) 

1) Water demand calculation per Water Supply Guidelines.  See Appendix B for detailed 

calculations. 

2) Boundary conditions supplied by the City of Ottawa. 

Table 4 summarizes the parameters used in the design of the water supply system. 

Table 4: Water Supply Design Criteria 

Design Parameter Value 

Residential Stacked Townhome 2.7 P/unit 
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Residential Average Daily Demand 280 L/d/p 

Residential Maximum Daily Demand  4.9 x Average Daily ** 

Residential Maximum Hourly 7.4 x Average Daily ** 

System Pressure Minimum 140kPa at ground level under maximum 

day demands plus fire flow conditions 

Pipe Diameters For distribution systems designed to provide fire 

protection, the minimum diameter of watermains 

shall be 150 mm except beyond the last hydrant 

on cul-de-sacs where the minimum diameter of 

watermains may be 25 mm. 

 

Watermain diameters shall be such that a flushing 

velocity of 0.8 m/s can be achieved for cleaning 

and flushing procedures. 

Service Pipes The minimum diameter of service pipes shall be 

19 mm 

Fire Hydrants Fire hydrants shall be dry-barrel type and shall 

conform to the latest edition of AWWA Standard 

C502: Dry-Barrel Fire Hydrants. 

 

Fire hydrants shall be provided with adequate 

thrust blocking to prevent movement caused by 

thrust forces. 

 

Fire hydrant leads shall be a minimum diameter 

of 150 mm. 

 

In areas where the water table will rise above the 

hydrant drain ports, the drain ports shall be 

plugged. 

Minimum operating pressure during normal 

operation 

275 kPa 

Maximum operation pressure during normal 

operation 

552 kPa 

Desired operating pressure 350 kPa to 480 kPa 
*Daily average based on Appendix 4-A from Water Supply Guidelines  
** Residential Max. Daily and Max. Hourly peaking factors per MOE Guidelines for Drinking-Water Systems Table 3-3 for 0 to 500 persons. 
-Table updated to reflect ISD-2010-2 

  

3.3 Water Supply Conclusion 

The proposed site plan will be serviced by the existing local watermain network. Infrastructure 

upgrades are expected to help improve fire flow conditions.  

Existing houses along the road will be temporarily disconnected and reconnected as the main 

is reinstalled. 

The proposed water supply design will conform with all relevant City of Ottawa Guidelines and 

Policies.  
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4.0 WASTEWATER SERVICING 

4.1 Existing Wastewater Services 

A 250mm diameter sanitary sewer exists along the frontage of the subject lands.  The existing 

sewer conveys wastewater to a 525mm diameter sewer to the Woodroffe South Trunk, 

approximately 80m west of Beechcliffe. 

4.2 Wastewater Design 

Due to the number of new connections to the existing main, the wastewater design proposes 

to remove and replace the existing 250mm diameter sanitary sewer in the same location. 

Detailed layouts are shown in Drawings 5 and 6, with the sanitary drainage area plan in 

Drawing 8. 

Table 5 summarizes the City Standards to be employed in the design of the proposed 

wastewater sewer system. See Appendix C for the wastewater calculation sheet 

demonstrating that sufficient capacity exists within the existing local sewers to support the 

proposed development. 

 

Table 5: Wastewater Design Criteria 

Design Parameter Value 

Residential – Townhome 2.7 P/unit 

Average Daily Demand 280 L/d/per 

Peaking Factor Harmon’s Peaking Factor. Max 4.0, Min 2.0 

Harmon’s Corrector Factor 0.8 

Infiltration and Inflow Allowance 0.05 L/s/ha (Dry Weather) 

0.28 L/s/ha (Wet Weather) 

0.33 L/s/ha (Total) 

Park Flows 0.33 L/s/ha 

Parking Peaking Factor 9300 L/ha/d 

Sanitary sewers are to be sized employing 

the Manning’s Equation 
2
1

3
21
SAR

n
Q =  

Minimum Sewer Size 200 mm diameter 

Minimum Manning’s ‘n’ 0.013 

Minimum Depth of Cover 2.5 m from crown of sewer to grade 

Minimum Full Flowing Velocity 0.6 m/s 

Maximum Full Flowing Velocity 3.0 m/s 
Extracted from Sections 4 and 6 of the City of Ottawa Sewer Design Guidelines, October 2012, and recent 
residential subdivisions in City of Ottawa (including revisions per ISTB Sewer-2018-01) 

4.3 Wastewater Servicing Conclusions 

The subject property will be serviced by local sanitary sewers which will outlet to the 

Woodroffe South Trunk Sewer. There is residual capacity in the local sewers to accommodate 

the flow from the proposed development. 

The proposed wastewater design conforms to all relevant City Standards. 
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5.0 STORMWATER MANAGEMENT 

5.1 Existing Stormwater Services 

Stormwater runoff from the subject property is tributary to the City of Ottawa sewer system 

located within Beechcliffe and Woodroffe.  The Woodroffe storm sewer eventually outlets into 

Pinecrest Creek and the Ottawa River. 

During the review of the Site Plan application, the City of Ottawa identified that the subject 

lands currently provide localized relief storage for overland drainage originating from 

Beechcliffe Street. This storage occurs within a shallow depression where runoff from 

Beechcliffe Street temporarily ponds before entering the municipal storm sewer system or 

continuing along the City’s established overland flow route. 

5.2 Post-Development Stormwater Management Target 

The following City standards are required for stormwater management within the subject 

property: 

 Storm sewers on private roads are to be designed to provide a minimum 2-year level 

of service per the City’s latest Technical Bulletin PIEDTB-2016-01; 

 Quantity Control: Control all storms up to and including the 100-year to the existing 

2-year release rate. 

 Quality Control: not required for this development. 

 

As discussed above, the existing site currently provides localized relief storage for runoff 

originating from Beechcliffe Street. The grading modifications required to support the 

proposed development will remove a portion of this storage volume. As a result, the City of 

Ottawa requested that the existing storage be quantified and replaced within the development 

area to maintain the existing drainage function. 

 

5.3 Proposed Minor System 

The subject property is proposed to be serviced by the existing storm sewers on Beechcliffe 

and the existing service easement between Phases 1 and 2. See Drawings 4, 5, and 6 for a 

detailed layout of the proposed stormwater servicing.  Drawing 9 illustrates the storm 

drainage area plan and Drawing 10 shows the static ponding limits.  Design sheets are 

available for review in Appendix D. 

Foundation drainage is proposed to be connected to the existing storm sewer on Beechcliffe. 

Rear yard and roof drainage will be collected and detained in the rear yard within the City 

Standard swale and proposed underground storage units. It is proposed to control flow with 

Hydrovex Vertical Vortex Flow regulators. Manufacturers’ details included in Appendix D. 

Table 6 summarizes the standards that will be employed in the detailed design of the storm 

sewer network.   



DESIGN BRIEF 
HABITAT FOR HUMANITY NATIONAL CAPITAL REGION 
PROPOSED RESIDENTIAL SITE PLAN 
 
 

DAVID SCHAEFFER ENGINEERING LTD.                                                                                                            
PAGE 10  
© DSEL 

Table 6: Storm Sewer Design Criteria 

Design Parameter Value 

Minimum Minor System Design Return 

Period 

2-Year (Private Streets; Park 2-year)  

Major System Design Return Period 1:100 year 

Intensity Duration Frequency Curve (IDF) 

2-year storm event: A = 732.951; B = 

6.199; C = 0.810 

5-year storm event: A = 998.071; B = 

6.053; C = 0.814 

( )C
c Bt

A
i

+
=

  

Minimum Time of Concentration  10 minutes 

Rational Method  CiAQ =  
Storm sewers are to be sized employing 

the Manning’s Equation 
2
1

3
21
SAR

n
Q =

 
Runoff coefficient for paved and roof 

areas 

0.9 

Runoff coefficient for landscaped areas 0.2 

Minimum Sewer Size 250 mm diameter 

Minimum Manning’s ‘n’ for pipe flow 0.013 

Minimum Depth of Cover 2.0m from crown of sewer to grade  

Minimum Full Flowing Velocity 0.8 m/s 

Maximum Full Flowing Velocity 6.0 m/s (where velocities in excess of 3.0 m/s 

are proposed, provision shall be made to protect 

against displacement of sewers by sudden 

movement) 

Clearance from highest of 100-Yr HGL or 

pipe obvert to lowest building opening 

(USF) 

0.30 m 

Max. Allowable Flow Depth on Municipal 

Roads 
35 cm above gutter (PIEDTB-2016-01) 

Extent of Major System Water levels must not touch any part of the 

building envelope and must remain below the 

lowest building opening during the stress test 

event (100-year + 20%) and 15cm vertical 

clearance is maintained between spill elevation 

on the street and the ground elevation at the 

nearest building envelope (PIEDTB-2016-01) 

Stormwater Management Model PCSWMM 

Model Parameters Fo = 76.2 mm/hr, Fc = 13.2 mm/hr, DCAY = 

4.14/hr, D.Stor.Imp. = 1.57 mm, D.Stor.Per. = 

4.67 mm 

Imperviousness Based on runoff coefficient (C) where  

Percent Imperviousness = (C - 0.2) / 0.7 x 

100%. 

Design Storms Chicago 3-hour Design Storms and 24-hour SCS 

Type II Design Storms. Maximum intensity 

averaged over 10 minutes. 

Historical Events July 1st, 1979, August 4th, 1988 and August 8th, 

1996 

Climate Change Street Test 20% increase in the 100-year, 3-hour Chicago 

storm 

Extracted from City of Ottawa Sewer Design Guidelines, October 2012, and Technical Bulletins 
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5.4 Quantity Control Analysis 

5.4.1 Pre-development 

Existing hydrology was analyzed within PCSWMM to establish target release rates for the 

development. The existing catchments were divided into two sections based on drainage 

direction, resulting in four sub-catchments in total. One portion drains east, while the other 

drains west toward the local road, as indicated by the existing grading. Predevelopment model 

schematic is including in Appendix D. 

Subcatchments were modeled using the Alternative Runoff Method (ARM) with the Nash 

Instantaneous Unit Hydrograph (IUH). Time of concentration was calculated using the 

FAA/Airport method. A summary of catchment inputs is included in Appendix D. 

Under predevelopment conditions, the SCS 2-year storm produced higher peak runoff than 

the Chicago storm. Tables 7 and 8 summarize the pre-development target release rates for 

Phases 1(south) and 2(north). 

Table 7: Phase 1(South) Target Release rate 

Storm Release Rate (m3/s) 

2-year 3hr Chicago 0.02549 

100-year 3hr Chicago 0.1624 

Table 8: Phase 2(North) Target Release rate 

Storm Release Rate (m3/s) 

2-year 3hr Chicago 0.00625 

100-year 3hr Chicago 0.0428 

 

5.4.2 Post-development  

The proposed development includes both controlled and uncontrolled drainage areas. Runoff 

from areas discharging directly to Beechcliffe Avenue is considered uncontrolled; 

corresponding increases in flow are offset by applying enhanced control measures elsewhere 

on-site. The post-development drainage system was modeled using both the 3-hour Chicago 

storm. A schematic of the post-development model and a summary of subcatchment 

parameters are provided in Appendix D. 

Table 9: Phase 1(South) 100-year 3hr CHI Summary 

Area Release Rate (m3/s) 

Uncontrolled 0.0830 

Controlled 0.0066 

Total 0.0896 

Storage 161 

As demonstrated in Table 9, Phase 1 exceeds the 2-year allowable release rate by 0.06411 

m³/s (64 L/s) when evaluated under the 3-hour Chicago storm. 
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Table 10: Phase 2(North) 100-year 3hr CHI Summary 

Area Release Rate (m3/s) 

Uncontrolled 0.0237 

Controlled 0.0067 

Total 0.0304 

Storage 27 

Similarly, for Phase 2, the 3-hour Chicago storm produces an exceedance of the allowable 

100-year release rate by 0.02415 m³/s (24 L/s). 

Importantly, both Phase 1 and Phase 2 remain below their respective pre-development 100-

year release rates. As such, the proposed development will result in a net reduction in peak 

runoff under 100-year conditions and improved post-development drainage performance. 

5.4.3 Relief Storage Compensation 

In response to City review comments, a compensatory storage strategy was developed to 

replace the relief storage volume removed through site grading. A detailed volumetric analysis 

was undertaken to compare the existing storage capacity with the proposed design conditions. 

Under existing conditions, the area behind the Beechcliffe Street curb line provides 

approximately 980 m³ of relief storage below the controlling spill elevation. This storage acts 

as a temporary attenuation area for runoff generated along Beechcliffe Street. 

 

Under post-development conditions, a portion of this storage will be maintained within the 

landscaped area, providing approximately 550 m³ of retained storage. Additional surface 

storage of approximately 140 m³ will be maintained through proposed grading within the 

development frontage. To compensate for the remaining volume removed by development, a 

dry stormwater management pond has been introduced on City-owned lands within the 

Sovereign Avenue road allowance. A 300 mm diameter storm sewer interconnects the 

catchbasin located in front of proposed Block 4 with a proposed catchbasin manhole adjacent 

to the dry pond. This connection hydraulically links the two drainage low points and allows 

runoff that would otherwise pond at the upstream catchbasin to be conveyed to the dry pond 

for temporary storage. The facility provides approximately 350 m³ of dedicated storage below 

the normalized spill elevation, resulting in a total post-development storage volume of 

approximately 1,040 m³, which exceeds the existing storage capacity. The additional storage 

also compensates for the increase in uncontrolled runoff discharging toward Beechcliffe Street 

under post-development conditions. A detailed summary of the volumetric assessment and 

stormwater management facility sizing is provided in the report titled Stormwater 

Management Facility Design and Volumetric Analysis, included in Appendix D for 

reference. 

 

The proposed design was incorporated by DSEL into the City of Ottawa’s community PCSWMM 

model to reflect the updated drainage configuration. The analysis confirms that the proposed 

conveyance connection and compensatory storage facility function as intended and do not 

adversely impact the municipal drainage system. Model results also indicate that the peak 

spill flow along the overland flow route between the houses during the 100-year event is 

approximately 0.304 m³/s, representing a reduction of roughly 5% compared to existing 

conditions. 
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5.5 Grading and Drainage Design 

The following additional grading criteria and guidelines are applied to detailed design, per City 

of Ottawa Guidelines and standard industry practices: 

 Slope in grassed areas will be between 2% and 7%; 

 Grades in excess of 7% will require terracing to a maximum of a 3:1 slope; 

 Swales are to be 0.15m deep with 3:1 side slopes unless otherwise indicated on the 

drawings; and, 

 Perforated pipe will be required for drainage swales if they are less than 1.5% in slope; 

Drawing 7 illustrates the proposed detailed grading. 

5.6 CN Rail Safety Berm 

Following the utility circulation, CN Rail requested that a safety berm be implemented on the 

City of Ottawa lands located north of the subject site. A design memo and associated plans 

for the berm are provided in Appendix D for reference. 

5.7 Stormwater Servicing Conclusions 

Stormwater from the proposed development will discharge to the existing municipal storm 

sewer system within Beechcliffe Street and the existing servicing block between Phases 1 and 

2. Runoff from the site will be controlled through a combination of rear yard underground 

storage chambers and a compensatory dry stormwater management pond located on adjacent 

City-owned lands within the Sovereign Avenue road allowance. 

The compensatory storage facility replaces relief storage removed through site grading and 

provides additional capacity to offset increases in uncontrolled runoff directed toward 

Beechcliffe Street. The proposed conveyance connection and storage system were 

incorporated into the City of Ottawa’s community PCSWMM model, which confirms that the 

updated drainage configuration functions as intended and does not adversely impact the 

municipal drainage system. Model results also indicate that peak spill flow along the overland 

flow route between the houses during the 100-year event is approximately 0.304 m³/s, 

representing a reduction of roughly 5% compared to existing conditions. 

Accordingly, the proposed stormwater management design maintains or improves existing 

drainage performance and satisfies the City of Ottawa stormwater management criteria.  
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6.0 EROSION AND SEDIMENT CONTROL  

Soil erosion occurs naturally and is a function of soil type, climate and topography.  The extent 

of erosion losses is exaggerated during construction where vegetation has been removed and 

the top layer of soil becomes agitated. Prior to topsoil stripping, earthworks or construction, 

erosion and sediment controls will be implemented and will be maintained throughout 

construction.   

Silt fencing will be installed around the perimeter of the active part of the site (and headwater 

features) and will be cleaned and maintained throughout construction. The silt fence will 

remain in place until the working areas have been stabilized and re-vegetated.   

Catchbasins will have catchbasin inserts installed during construction to protect from silt 

entering the storm sewer system.   

The following additional recommendations to the Contractor will be included in contract 

documents:   

 Limit extent of exposed soils at any given time. 

 Re-vegetate exposed areas as soon as possible. 

 Minimize the area to be cleared and grubbed. 

 Protect exposed slopes with plastic or synthetic mulches. 

 Install silt fence to prevent sediment from entering any existing ditches. 

 No refueling or cleaning of equipment near existing watercourses. 

 Provide sediment traps and basins during dewatering. 

The Contractor will be required to complete regular inspections and guarantee proper 

performance.  The inspection is to include: 

 Verification that water is not flowing under silt barriers. 

 Clean and change inserts at catch basins. 
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7.0 CONCLUSION AND RECOMMENDATIONS 

David Schaeffer Engineering Ltd. (DSEL) has been retained by Habitat for Humanity National 

Capital Region to prepare a Design Brief in support of their application for part lot and site 

plan control. The preceding report outlines the following: 

 Water – subject site will replace the existing main within Beechcliffe. 

 Wastewater – sanitary sewers are available on Beechcliffe and have sufficient capacity 

to support the subject property. 

 Stormwater – runoff will be managed through a combination of rear yard underground 

storage chambers and a compensatory dry stormwater management pond located on 

adjacent City-owned lands within the Sovereign Avenue road allowance. 

The submitted materials demonstrate that the existing water, sanitary, and storm services 

can accommodate the contemplated development. 
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PLAN OF SURVEY OF
ALL OF PART 6 AND
PART OF PARTS 1, 4 AND 11
EXPROPRIATION  PLAN 4D-70
BLOCK 45
REGISTERED PLAN 4M-468
CITY OF OTTAWA
Surveyed by Annis, O'Sullivan, Vollebekk Ltd.

14 Concourse Gate, Suite 500
Nepean, Ont. K2E 7S6

Phone: (613) 727-0850 / Fax: (613) 727-1079
Email: Nepean@aovltd.com

DISTANCES  AND COORDINATES SHOWN ON THIS PLAN
ARE IN METRES AND CAN BE CONVERTED TO FEET BY
DIVIDING BY 0.3048.

Metric

This plan relates to AOLS Plan Submission form number:

Surveyor's Certificate
I CERTIFY THAT :
1.  This survey and plan are correct and in accordance with the Surveys
     Act, the Surveyors Act and the Land Titles Act and the regulations
     made under them.
2.  The survey was completed on the _ _ day of  _ _ _ _ _ _ _ _, 2025.

E.H. Herweyer
   Date                                                        Ontario Land Surveyor

The intended plot size of this plan is 1219 mm in width by 457 mm in
height when plotted at a scale of 1:300.

Scale  1 : 300
912 6 3 0 6 Metres12

DRAFT

Distances shown on this plan are ground distances and can be converted
to grid distances by multiplying by the combined scale factor of 0.9999xx.

Bearings are grid, derived from Can-Net 2016 Real Time Network GPS
observations on reference points A and B, shown hereon, having a bearing
of Nxx°xx'xx"W and are referenced to Specified Control Points
01919680005 and 01919750705, MTM Zone 9 ( 76°30' West Longitude )
NAD-83 (original).

For bearing comparisons, a rotation of 0°00'00" counter-clockwise was
applied to bearings on plan

Coordinates are derived from Can-Net 2016 Real Time Network GPS
observations referenced to Specified Control Points 01919680005 and
01919750705, MTM Zone 9 (76°30' West Longitude) NAD-83 (original).

Coordinate values are to urban accuracy in accordance with O. Reg. 216/10.

. 01919680005 Northing   5027191.26      Easting   361496.76

. 01919750705 Northing   5016816.93      Easting   360806.84

. Point A Northing      Easting

. Point B Northing      Easting

Caution:  Coordinates cannot, in themselves, be used to re-establish corners
               or boundaries shown on this plan.

ELEVATION NOTES
1. Elevations shown are geodetic and are referred to the CGVD28 geodetic datum.
2. It is the responsibility of the user of this information to verify that the job benchmark
    has not been altered or disturbed and that it's relative elevation and description
    agrees with the information shown on this drawing.

Notes & Legend
                  Denotes

Maintenance Hole (Storm Sewer)
Maintenance Hole (Sanitary)

"
"

Catch Basin"
Fire Hydrant"
Location of Elevations
Top of Concrete Curb Elevation

"
"
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File No.: PC2025-0152 
 
May 16, 2025 
 
Susan Murphy 
Caivan 
Via email: susan.murphy@caivan.com 
 
Subject:    Pre-Consultation: Meeting Feedback 

Proposed Site Plan Control Application – 40 Beechcliffe 
 
Please find below consolidated comments from the above-noted pre-consultation 
meeting held on May 13, 2025. 

Pre-Consultation Preliminary Assessment 
 

1 ☐ 2 ☐ 3 ☐ 4 ☐ 5 ☒ 
 
One (1) indicates that considerable major revisions are required while five (5) suggests 
that the proposal appears to meet the City’s key land use policies and guidelines. This 
assessment is purely advisory and does not consider technical aspects of the proposal 
or in any way guarantee application approval. 

Supporting Information and Material Requirements 
 
The attached Study and Plan Identification List outlines the information and material 
that has been identified, during this phase of pre-consultation, as either required (R) or 
advised (A) as part of a future complete application submission.  
 
The required plans and studies must meet the City’s Terms of Reference (ToR) and/or 
Guidelines, as available on Ottawa.ca. These ToR and Guidelines outline the specific 
requirements that must be met for each plan or study to be deemed adequate. 
 
Consultation with Technical Agencies 
 
You are encouraged to consult with technical agencies early in the development 
process and throughout the development of your project concept. A list of technical 
agencies and their contact information is enclosed.  
 
Planning 
 
Comments: 

1. Pursuant to the Official Plan the Subject Site is designated as Mainstreet 
Corridor and identified as a Protected Major Transit Station Area (PMTSA).  
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2. The Subject Site is zoned Residential Fourth Density subzone M with an 
exception - R4M [2995]. Townhouse dwelling is a permitted use. The exception 
provides additional provisions:  

i) Section 101 – minimum parking space rates does not apply. 

ii) Section 102 – minimum visitor parking space rates does not apply. 

iii) The front yard may contain a driveway with a maximum width of 3m, a 
walkway with a maximum width of 1.8m, and a garbage enclosure.  The 
remainder of the front yard, with the exception of projections permitted in 
Section 65, must be landscaped with soft landscaping. 

iv) Minimum rear yard setback: 4.5m. 

v) Minimum rear yard area requirement: No minimum. 

vi) Maximum building height for all permitted dwelling types: the lesser of 
14.5m or 4 storeys. 

vii) Communal amenity area required need not be in the rear yard. 

viii) For townhouses: 

- minimum lot width: 5m. 

- minimum lot area: no minimum. 

Engineering 
 
Comments: 

3. Information regarding the servicing for this site has been previously 
communicated to the applicant and consultants.  

4. Any existing city owned infrastructure must remain within city property.   

5. Water Quality Control: Not required.  

6. Water Quantity Control: Given the known capacity constraints of the receiving 
storm sewer system, please control post-development runoff from the subject 
site, up to and including the 100-year storm event, to a 2-year pre-development 
level. 

a. The time of concentration (Tc) used to determine the pre-development condition 
should be calculated. Tc should not be less than 10 min. since IDF curves become 
unrealistic at less than 10 min; Tc of 10 minutes shall be used for all post-
development calculations. 
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7. An MECP Environmental Compliance Approval Private Sewage Works will be 
required for the proposed development.  

a. Environmental Compliance Approval | Ontario.ca 

8. Environmental 

a. A Phase I ESA is required to be completed in accordance with Ontario Regulation 
153/04 in support of this development proposal to determine the potential for site 
contamination. Depending on the Phase I recommendations a Phase II ESA may be 
required. 

b. The Phase I ESA shall provide all the required Environmental Source Information as 
required by O. Reg. 153/04. ERIS records are available to public at a reasonable 
cost and need to be included in the ESA report to comply with O.Reg. 153/04 and 
the Official Plan. The City will not be in a position to approve the Phase I ESA 
without the inclusion of the ERIS reports. 

c. Official Plan: Section 10. Protection of Health and Safety (ottawa.ca) 

9. Record of Site Condition (RSC) 

a. An RSC is required to be filled with the MECP for any property where there is a 
proposed changes in land use to a more sensitive land use. An RSC will be required 
for this application.   

b. A memorandum prepared by an environmental consultant confirming that no 
potential contaminating activities have taken place within the RSC area since the 
filling of the RSC, may also be required.  

c. Submitting a record of site condition | Ontario.ca 

10. Geotechnical 

a. A Geotechnical Study/Investigation shall be prepared in support of this development 
proposal. 

b. Reducing the groundwater level in this area can lead to potential damages to 
surrounding structures due to excessive differential settlements of the ground. The 
impact of groundwater lowering on adjacent properties needs to be discussed and 
investigated to ensure there will be no short term and long-term damages associated 
with lowering the groundwater in this area. 

c. Geotechnical Study shall be consistent with the Geotechnical Investigation and 
Reporting Guidelines for Development Applications. Geotechnical Investigation and 
Reporting (ottawa.ca) 

d. If Sensitive marine clay soils are present in this area that are susceptible to soil 
shrinkage that can lead to foundation and building damages. All six (6) conditions 
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listed in the Tree Planting in Sensitive Marine Clay Soils-2017 Guidelines are 
required to be satisfied. Note that if the plasticity index of the soil is determined to be 
less than 40% a minimum separation between a street tree and the proposed 
building foundations of 4.5m will need to be achieved. A memorandum addressing 
the Tree in Clay Soil Guidelines prepared by a geotechnical engineer is required to 
be provided to the City. Tree Planting in Sensitive Marine Clay Soils - 2017 
Guidelines (ottawa.ca) 

11. Slope Stability Assessment Reports 

a. A report addressing the stability of slopes, prepared by a qualified geotechnical 
engineer licensed in the Province of Ontario, should be provided wherever a site has 
slopes (existing or proposed) steeper than 5 horizontal to 1 vertical (i.e., 11 degree 
inclination from horizontal) and/or more than 2 meter in height. The north portion of 
the site appears to have slopes alongs Woodroffe Avenue requiring a slope 
stability study.  

b. A report is also required for sites having retaining walls greater than 1 meter high, 
that addresses the global stability of the proposed retaining walls. 

c. Slope Stability Guidelines for Development Applications (ottawa.ca) 

Feel free to contact Vincent Duquette, Project Manager, for follow-up questions. 

Noise 
 
Comments: 

12. Noise Impact Studies required for road and rail.  

Feel free to contact Rochelle Fortier-Lesage, Transportation Project Manager, for 
follow-up questions. 

Transportation 
 
Comments: 

13. Transportation Impact Assessment not required, but Transportation Demand 
Management measures are strongly recommended. Fill out and provide TDM 
Checklists with the submission materials. 

a. TDM-Supportive Development Design and Infrastructure Checklist 

b. TDM Measures Checklist 

14. O-Train Proximity Study will be required. The Terms of Reference for a Rail 
Proximity Study are here: 
https://documents.ottawa.ca/sites/default/files/rail_proximity_tor_en.pdf 
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15. Ensure that the development proposal complies with the Right-of-Way protection 
requirements - See Schedule C16 of the Official Plan. 

a. Property requirements must follow the approved Barrhaven Light Rail 
Transit (Baseline Station to Barrhaven Town Centre) and Grade-
Separations Planning and Environmental Assessment Study, prepared 
by Parsons, dated October 2024. See screenshot below and please 
contact Jabbar Siddique for more information.  

b. In addition to the LRT ROW, there is ROW protection listed in 
Schedule C16 for this section of Woodroffe. 

c. ROW must be unincumbered and conveyed at no cost to the City. Note 
that conveyance of the ROW will be required prior to registration of the 
SP agreement. Additional information on the conveyance process can 
be provided upon request. 

d. Any requests for exceptions to ROW protection requirements must be 
discussed with Transportation Planning and concurrence provided by 
Transportation Planning management. The applicant shall submit 
support evidence and rationale to support any relief to Transportation 
Planning satisfaction. 
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Feel free to contact Rochelle Fortier-Lesage, Transportation Project Manager, for 
follow-up questions. 
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Parkland 
 
Comments: 

16. If you intend to rely on the below exemption in the Parkland Dedication (By-law No. 
2022-280), please provide the required documentation. For example, ‘Article of 
Incorporation under the Canada Not-for-profit Corporations Act’: 

2. No conveyance of land or payment of cash-in-lieu under this by-law is 
required in the case of the development or redevelopment of: 

e. residential purposes, or the residential portion of a mixed-use 
development, that are erected and owned by non-profit housing, provided 
that satisfactory evidence is provided to the Treasurer that the dwelling 
units and/or rooming units are intended for persons of low or modest 
incomes and that the dwelling units and/or rooming units are being made 
available at values that are initially, and will continue to be, below current 
market levels in the City; 

Feel free to contact James Ireland, Planner III, for follow-up questions. 

Other 
 
17. The High Performance Development Standard (HPDS) is a collection of voluntary 

and required standards that raise the performance of new building projects to 
achieve sustainable and resilient design and will be applicable to Site Plan Control 
and Plan of Subdivision applications.  

a. The HPDS was passed by Council on April 13, 2022, but is not in effect at 
this time, as Council has referred the 2023 HPDS Update Report back to 
staff with the direction to bring forward an updated report to Committee at 
a later date. The timing of an updated report to Committee is unknown at 
this time, and updates will be shared when they are available. 

b. Please refer to the HPDS information at ottawa.ca/HPDS for more 
information. 

18. Under the Affordable Housing Community Improvement Plan, a Tax Increment 
Equivalent Grant (TIEG) program was created to incentivize the development of 
affordable rental units. It provides a yearly fixed grant for 20 years. The grant helps 
offset the revenue loss housing providers experience when incorporating affordable 
units in their developments.  

a. To be eligible for the TIEG program you must meet the following criteria: 

i. the greater of five units OR 15 per cent of the total number of units within the 
development must be made affordable 
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ii. provide a minimum of 15 per cent of each unit type in the development as 
affordable 

iii. enter into an agreement with the city to ensure the units maintain affordable 
for a minimum period of 20 years at or below the city-wide average market 
rent for the entire housing stock based on building form and unit type, as 
defined by the Canada Mortgage and Housing Corporation 

iv. must apply after a formal Site Plan Control submission, or Building Permit 
submission for projects not requiring Site Plan Control, and prior to 
Occupancy Permit issuance 

b. Please refer to the TIEG information at Affordable housing community improvement 
plan / Plan d’améliorations communautaires pour le logement abordable for more 
details or contact the TIEG coordinator via email at 
affordablehousingcip@ottawa.ca. 

 
Should there be any questions, please do not hesitate to contact myself or the contact 
identified for the above disciplines. 

 
Sincerely, 

 
James Ireland, Planner III 

 
Encl. O-Train Proximity Study Guidelines  

Studies and Plans Identification List (SPIL) 
List of Technical Agencies    
 

c.c. Vincent Duquette, Infrastructure Project Manager 
 Rochelle Fortier-Lesage, Transportation Project Manager 
 Mary Dickinson, Housing Developer II 
 Shoma Murshid, Planner II 
 Erin O’Connor, Habitat for Humanity 
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