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May 04, 2026 
 
City of Ottawa 
Planning, Infrastructure and Economic Development Department 
110 Laurier Avenue West 
Ottawa, Ontario, K1P 1J1 
 
Attention:  Derek Kulyk, Project Manager  
 
Reference: 541 Somme Street 
  Ottawa, ON 

Site Servicing and Stormwater Management Report  
        Our File No.:  124111 

  
Enclosed is the revised ‘Site Servicing and Stormwater Management Report’ prepared for the 
proposed office and warehouse building located at 541 Somme Street in the City of Ottawa. 
 
This report outlines the servicing and stormwater management design for the project and is 
submitted in support of a Site Plan Control application. 
 
Please contact the undersigned should you have any questions or require additional 
information. 
 
 
Yours truly, 
 
NOVATECH  

 

 

Greg MacDonald, P.Eng. 
Director, Land Development 
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1.0 INTRODUCTION 

Novatech has been retained to prepare a Site Servicing and Stormwater Management Report for 
the proposed 541 Somme Street office/warehouse building and outdoor storage area, located on 
Somme Street within the Hawthorne Industrial Park in the City of Ottawa. This report provides the 
detailed design for the site servicing, storm drainage and stormwater management for the 
proposed site, in support of a Site Plan Application for the subject development. 
 

1.1 Location and Existing Site Description 

The site is located at 541 Somme Street and is legally described as Part 1 and 2, Part of Blocks 
2 and Reserve Block 17, registered Plan 4M-1388. Refer to Appendix E – Legal Plans for a copy 
of the Plan of Survey by Annis, O’Sullivan, Vollebekk Ltd. The site location is also shown in Figure 
1 - Key Plan.   
 
The site is approximately 0.8 hectares (ha) in area and is currently vacant. The site is bordered 
by Somme Street to the west, the Hawthorne Industrial Park SWMF to the north, a vacant 
undeveloped lot to the south and a bedrock resource area to the east. The existing ground surface 
of most of the subject site is relatively flat. The site is zoned Rural Heavy Industrial (RH). Figure 
2 - Existing Conditions shows the existing site conditions. 

1.2 Pre-Consultation Information 

A pre-consultation meeting was held with the City of Ottawa on July 05, 2024, at which time the 
client was advised of the general submission requirements. Refer to Appendix A for a summary 
of the correspondence related to the proposed development. 
 

1.3 Proposed Development 

The proposed development is intended to have a single building on site. The building will be a 
warehouse and office with a second floor mezzanine. A lean-to will project towards the south lot line. 
The total building footprint is 416.2 m2 and the total gross floor area (GFA) of the proposed interior of 
the  building is approximately 401.1 m2. The warehouse will be used to store Stormwater Management 
Products such as plastic parts, polymeric sand, and rolls of geotextile. 
 
An asphalt surface parking lot is proposed in front of the building, with access to the site via two 
entrances from Somme Street. The back of the property will have a gravel surface used for 
outdoor storage and product deliveries. 

Refer to Figure 3 – Site Plan. 
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1.4 Reference Material 

The following material has been reviewed.  
 

1 “Geotechnical Investigation Proposed Commercial Storage Building, 541 Somme 
Street, Ottawa, Ontario” report (PG7327-1), prepared by Paterson Group Inc., dated 
August 21, 2025. 
 

2 “Hydrogeological Assessment and Terrain Analysis, Proposed Commercial 
Development, 541 Somme Street, Ottawa, Ontario” report (PH4991-LET.02REV.01 - 
HATA), prepared by Paterson Group Inc., dated August 01, 2025. 
 

3 “Stormwater Management Report Hawthorne Industrial Park”, report (JLR 20983), 
prepared by J.L. Richards & Associates Limited, dated May 2009. 

 
4 “Shields Creek Subwatershed Study”, prepared by City of Ottawa, dated June 2004. 

 

1.5 Geotechnical Investigations  

A geotechnical investigation was completed for the proposed development, and a report 
prepared entitled “Geotechnical Investigation Proposed Commercial Storage Building, 541 
Somme Street, Ottawa, Ontario” report (PG7327-1), by Paterson Group Inc. dated November 
25, 2024. The following is a summary of the findings of the report:   
 

• Boreholes were advanced to practical refusal; depths ranged from 0.86m to 1.27m, and 
groundwater was not observed at the time of the investigation.  It should be noted that 
groundwater levels are subject to seasonal fluctuations and groundwater levels could 
vary at the time of construction. 

• The on-site soil testing suggests the subsurface profile generally consists of imported fill 
material which varies from 0.61m to 1.30m in thickness. The fill was generally observed 
to consist of loose to compact, grey to brown silty sand to sandy silt with occasional 
traces of topsoil and gravel. 

• The subsoil at this site is mainly Type 2 and 3 soil according to the Occupational Health 
and Safety Act and Regulations for Construction Projects. Excavation side slopes above 
the groundwater level extending to a maximum depth of 3 m should be cut back at 
1H:1V or flatter. The flatter slope is required for excavation below groundwater level. 

• It is anticipated that groundwater infiltration into the excavations should be low to 
moderate and controllable using open sumps. 

• The Ministry of the Environment, Conservation and Parks (MECP) stipulate the 
requirements for Permit to Take Water (PTTW) approvals for construction related 
activities. Under the requirements, specific construction related water taking activities 
are eligible for Environmental Activity and Sector Registry (EASR). The trigger volume 
for EASR is water taking more than 50,000 litres/day. Volumes beyond 400,000 
litres/day will require the application of a PTTW. 

• As the proposed building does not contain below grade space, and the subsurface 
conditions consist of relatively shallow bedrock, foundation drainage is not required. 
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1.6 Approvals 

The proposed stormwater conveyance and stormwater management design will require approval 
from the City of Ottawa and the South Nation Conservation Authority (SNCA).  
 
The Ministry of the Environment, Conservation and Parks (MECP) were consulted to confirm the 
appropriate Environmental Approval process for the development based on the specific site 
criteria. They confirmed that once the site’s Stormwater Management Design has received 
Municipal Approval, the relevant documents will need to be registered under the Industrial 
Stormwater Management Environmental Activity and Sector Registry (EASR). Refer to Appendix 
D for a copy of the correspondence. 
 
The proposed septic system design will require approval from the Ottawa Septic System Office 
(OSSO). 

2.0 SITE GRADING AND SERVICING 

The objective of the site servicing design is to conform to the requirements of the City of Ottawa, 
to provide suitable sewage outlets and to ensure that a water supply and appropriate fire 
protection are provided for the proposed development. 

Since there are no municipal services available on Somme Street, it is proposed to service the 
proposed building with a drilled well and septic system. 
 
The site will be graded to facilitate stormwater drainage towards two perimeter swales via 
overland flow. Stormwater runoff from the proposed perimeter swales will be captured by storm 
drainage structures and conveyed by pipe networks to an Oil Grit Separator unit at the northwest 
property line, before discharging to the existing Somme Street roadside ditch.  

3.0 SANITARY DISPOSAL  

The proposed building will be serviced by an individual sewage disposal system (septic system). 
The septic system location is shown on the Grading and Servicing plans and is proposed to be a 
tertiary system, complete with a fully raised (Class IV) tile field.  
 
The design flow was calculated based on the Ontario Building Code (OBC) – Code and Guide for 
Sewage Systems, 2020 - Part 8 - Section 8.2 and the building information on the architectural 
drawings. Refer to Appendix C – Sanitary Design Information for excepts from the OBC: 
 

Activity Application Flow 
Total Flow 

(L/day) 

Office Staff + 
Building Visitors 

5 (max) 75L per person 375 

Warehouse 
1 Water Closet 

1 Loading Bay 

950L per Water Closet 

150L Per loading bay 

950+150 

Total   1,475 

 

The maximum theoretical design flow based on the above scenario is 1,475 L/day.  
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The warehouse component of the building is required to have a floor drain (complete with an 
OGS unit). No vehicle washing or water use is intended within the warehouse. The floor drain is 
in place for emergency purposes (spills, snow melt, etc.) and does not introduce additional flows 
to those accounted for in the 1,100L/day from the warehouse. The floor drain flows will be 
conveyed to the sanitary service lateral and onto the septic tanks and then the septic field. 
 

3.1 Source Water Protection 

The site is located within the South Nation Source Protection Area and is not situated in 
Significant Groundwater Recharge Area, Wellhead Protection Area, or an Intake Protection 
Zone. However, it is located within a Highly Vulnerable Aquifer (HVA) with a Vulnerability Score 
of 6. Refer to Appendix A for a copy of the MECP Source Protection Information Atlas output for 
the proposed development’s location. 
 
The private on-site septic system can present a threat to the HVA and therefore mitigation 
measures will be implemented in accordance with the development’s Hydrogeological report 
prepared by Paterson Group (Report # PH4991-LET.02). The recommended mitigating 
measures include locating the sewage system a minimum of 30m from the water supply well 
and lining the sewage system with a 100mm clay seal. 

4.0 WATER SERVICING 

4.1 Domestic Water Supply 

The domestic water demand for the development is equal to the sanitary demand (1,005L/day) 
in Section 3.0. The building will be serviced by a new drilled well; the approximate location of 
the well is shown on the General Plan of Services (124111-GP).  
 
Paterson Group has conducted water testing on the proposed well to verify water quantity and 
quality for the domestic usage. The results demonstrated that the test well has a high yield to 
support the quantity demand; however, the quality results indicated the well supply cannot be 
used for drinking water and can only be used for non-potable uses. Paterson held discussions 
with the City of Ottawa’s Hydrogeology Team and confirmed the City would accept the well supply 
to be used for non-potable site use. Refer to Appendix B for a copy of the correspondence and 
refer to the Hydrogeological Report by Paterson for further details. 
 
Potable water will be brought to site and provided for staff and site visitor consumption. Non-
Potable Water Signage shall be provided at all water supply taps at the proposed building. The 
signage shall be consistent with the Ontario Building Code requirements. 
 

4.2 Fire Protection 

The following requirements for assessing the site’s fire flow were defined in the pre-
consultation with the City of Ottawa: 
 

• It is the responsibility of the Owner to ensure that an adequate water supply for 
firefighting is provided. 

• Structures with a footprint of less than 600m2, and not containing medium/high hazard 
occupancy, can proceed with OBC method for determining fire flows. Otherwise, the 
FUS in conjunction with the NFPA 1142 methodologies will need to be considered and 
the Ottawa Fire Services support of the proposed finding will be required. 
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• Enhanced review will be invoked, should the construction coefficient be chosen less 
then 1. The total effective floor area needs to be carefully considered. The applicant 
can contact Allan Evans with the Ottawa Fire Services to discuss operational issues. 

• If FUS calculations are required, and the demands/water storage requirements are 
significant, the applicable costs will not be an acceptable cause for deviation from the 
requirements. 

• Fire routes need to be designated through the site plan process. 
 

The following building design specifications were provided on Elevate Home Design’s plans 
and were utilized in the fire flow calculations and design approach: 
 

• The building has a footprint of 416.2m2 

• The Major Occupancy Classification is “Group F, Division 3 – Low Hazard Industrial. 
o Combustible content, stored inside, shall not be more than 50kg/m2 or 1,200 

MJ/m2 of floor area.  

• No sprinklers are proposed. 
 

Refer to Appendix B for a copy of the building design drawings. 
 
In accordance with the pre-consultation minutes, and the applicable building design provided 
by Elevate, the fire flow has been assessed based on the OBC; the required Minimum Water 
Supply Flow Rate is 2,700L/minute. Refer to Appendix B for a copy of the OBC Water Supply 
for Firefighting Calculations. 
 
As the proposed building is less than 600 m2, and combustible content will either be stored 
outside or in quantities not more the 50kg/m2 (as outlined in OBC for “Low-hazard industrial 
occupancy – Group F, Division 3”), on-site fire storage tanks should not be required. In 
addition, it is suggested that the building be provided with a fully monitored fire alarm system 
which will notify the Ottawa Fire Services (OFS) immediately upon triggering of the alarm. 
 
City of Ottawa Fire Services was consulted on the above approach. Refer to Appendix B for 
a copy of the correspondence. 
 
The OFS also noted that the ultimate determination for the need of an on-site water supply 
will be at discretion of the City of Ottawa’s Building Code Services during the Building Permit 
process. 
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5.0 STORM DRAINAGE AND STORMWATER 

5.1 Stormwater Management Criteria and Objectives 

The site is located within the Hawthorne Industrial Subdivision. Thus, the Hawthorne Industrial 
Park Stormwater Management (SWM) Report 2 prepared by J.L. Richards & Associates was 
consulted for the applicable stormwater management criteria. 

The subject site is located within the catchment area of the stormwater management facility 
(SWMF) designed and constructed for the Hawthorne Industrial Park. This SWMF is a dry pond, 
designed to provide water quantity control for all sites within its catchment area assuming 70% 
site imperviousness. 
 
Based on the Hawthorne Industrial Park SWM Report 2 and the current City of Ottawa Sewer 
Guidelines, the stormwater management criteria and objectives for the site are as follows: 
 

• Stormwater quantity control is provided in the existing downstream dry pond for storms 
up to and including the 100-year storm event.  Should the runoff coefficient of the entire 
site exceed 0.70 then individual sites shall provide storage to attenuate post-
development peak flows to the equivalent runoff coefficient of 0.70. 

• To provide post-development erosion control the Hawthorne Industrial Park’s 2-year post 
development flow should be controlled to 50% of the 2-year pre-development peak flow 
rate. This control is provided by the Hawthorne Industrial Park’s dry pond. Refer to 
Appendix D for excerpts from the report.  

• Design the storm drainage system to convey post-development flows for all storms up-to 
and including the 100-year storm event. 

• Provide an on-site oil/grit separator to achieve a normal level of stormwater quality 
treatment (corresponding to 80% long term removal of total suspended solids (TSS)) for 
all flows to the roadside drainage ditch system. 

• Provide guidelines to ensure that site preparation and construction is in accordance with 
the current Best Management Practices for Erosion and Sediment Control. 

• There are no specific water balance and infiltration requirements for the site due to 
existing site conditions. 

5.2 Existing Conditions 

Under existing conditions, the 0.8 ha site is undeveloped. As per the Hawthorne Industrial Park 
SWM Report 2, the site has previously been used to dispose of fill materials resulting from 
construction activities. As such, the existing condition of the site does not represent typical ‘pre-
development’ conditions. Due to presence of fill, we have used a runoff coefficient of 0.25 for the 
site. 
 
Stormwater flows from the site currently drain either to the existing Somme Street roadside storm 
drainage ditch or to the eastern and southern sides of the site.  
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• A-02: Uncontrolled Runoff Area - Runoff from the north side of the building, including 
half of the building roof will drain to the northern perimeter swale, via overland flow. 

• A-03: Uncontrolled Runoff Area- Runoff from the area in front of the building will be 
drained towards the catch basin located at the parking lot. 

As recommended in the Geotechnical Investigation Report prepared by Paterson Group and 
dated August 21, 2025, no foundation drain is required for the proposed building. Please refer to 
Appendix D for an excerpt of the geotechnical report’s foundation drain recommendation. 
 

5.4.1 Summary of Post-Development Flows 

The post-development flows from the site for the 2-year, 5-year, and 100-year design events 
were calculated using the Rational Method. Table 5.4-A summarizes the total post-development 
flows from the site; refer to Appendix D for detailed SWM calculations 
 
Table 5.4-A: Stormwater Flow Summary Table 

Design 
Event 

Allowable 
Development 

Flows 
(L/s)* 

Post-Development Flows 

D-01  
(L/s) 

D-02 
(L/s) 

D-03  
(L/s) 

A-01 
(L/s) 

A-02 
(L/s) 

A-03 
(L/s) 

Total Site 
Flow  
(L/s) 

2-Year 119.8 9.7 0.1 0.1 39.8 31.0 11.3 92.0 

5-Year 162.5 13.1 0.1 0.1 53.9 42.0 15.3 124.5 

100-Year 278.5 28.1 0.1 0.3 111.6 85.3 26.8 252.2 

* Allowable flows based on the JLR Report and an assumed coefficient of 0.70 

Based on Manning’s Equation, a 375mm dia. gravity storm sewer at a minimum slope of 0.4% 
has a full flow conveyance capacity of approximately 115.7 L/s, which is sufficient to convey the 
typical storm events.  In more significant events, the pipe will surcharge and spill overland to the 
ditch fronting the development. 
 
The post-development flows are less than the allowable flows for the site for the 2-year, 5-year, 
and 100-year design storm events. 

5.5 Stormwater Quality Control 

The Hawthorne Industrial Park SWM Report 2 indicates the subject site requires a normal level of 
stormwater quality treatment (70% long-term TSS removal) provided using and oil/grit separator 
unit. However, since the report was issued, the City has changed the water quality criteria to the 
enhanced level treatment. As requested within the pre-consultation minutes, the site will be 
designed to meet the improved 80% TSS removal criteria. This will be achieved with an on-site 
OGS unit, and an upstream treatment train approach. 
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5.5.1 OGS Unit Details 

Rinker Materials was retained to model and analyze the tributary area and provide an OGS unit 
capable of meeting the TSS removal requirements. As a result, a 1200mm diameter EFO4 
Stormceptor unit has been included in the Civil design at the Stormwater outlet location from the 
site. The following are key details regarding the unit’s specifications which can also be found 
within the supplier’s product details found in Appendix D: 

• Sediment Storage Capacity = 1,190 L 

• Oil Storage Capacity = 265 L 

• Sediment Maintenance Depth = 203mm 

• Maximum Treatment Flow Rate = 10.4 L/s 

• Maximum Conveyance Flow Rate = 425 L/s 
 

5.5.2 Tailwater Impacts on OGS Unit 

The design of the proposed OGS unit has been adjusted to ensure that it will meet the 
performance targets in the event of elevated tailwater elevations in the Somme Street outlet ditch.  
Under normal operating conditions, flows up to 10.4 L/s are routed through the settling chamber 
using a bypass weir with a crest elevation set 0.28m above the inlet to the settling chamber.  
During larger storm events, the outlet from the OGS will be partially submerged due to backwater 
from the SWM facility. 

To address potential impacts on the performance of the OGS unit, the crest elevation of the 
bypass weir has been raised to be 0.28m above the 2-year water level in the outlet ditch to ensure 
that there is no reduction in the treatment capacity of the unit. 

 2yr Water Level in Somme Street Ditch: 88.23m 
 Design Head required for OGS treatment:   0.28m 
 OGS Unit Bypass Weir Crest Elevation: 88.23m + 0.28m = 88.51m 

The increase in weir height will ensure that the maximum treatment flow rate of 10.4 L/s can still 
be routed through settling chamber even under elevated tailwater conditions.  The increased 
height of the bypass weir will increase the maximum treatment flow rate through the settling 
chamber to approximately 15 L/s under normal (no tailwater) conditions. 

There will be minimal to no backflow into the OGS unit, even during large storm events.  The 
water levels in the on-site storm sewers and the upstream ditches both on-site and within the 
Somme Street ditch may periodically rise above the invert of the OGS unit outlet pipe, but water 
levels in the ditches will rise more quickly than the water levels in the SWMF as the flows from 
the subject site and other sites within the industrial park are what contributes to the water levels 
in the SWMF.  As such, the slope of the HGL and the flow of water from the site will continually 
be towards the SWMF and there should be no significant backflow through the OGS unit.  The 
water levels on site and in the downstream ditches will draw down at the same time as the SWMF 
but will never be lower than the water levels in the SWMF. 

The design has been reviewed to ensure that the increase to the on-site HGL will not have any 
adverse impacts on the proposed storm drainage design.  Drainage from the site is initially 
collected by perimeter swales which inlet to the storm sewers and therefore there will be no 
backwater impacts on building services. 
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5.5.3 OGS Unit Operation and Maintenance 

To ensure the OGS continues to function properly, regular inspection and maintenance is 
required. A copy of the Stormceptor Owners Manual is included in Appendix D; the recommended 
inspection and maintenance requirements are provided within that document and summarized 
below: 

• A post-construction inspection of the unit is required prior to putting it into service. 

• The Stormceptor shall be inspected every month during the first year to assess the 
sediment accumulation. The duration of time to reach the sediment maintenance depth 
(203mm) shall be recorded.  

• An annual inspection and maintenance schedule is to be prepared based on the results 
observed during the first year of operation. Once established, that schedule is to be 
registered on the Ministry of Environment EASR in addition to this report. 

Inspection of the unit should be performed immediately after an oil, fuel, or chemical spill. 
 
Upstream of the OGS unit, the grassed swales are designed with the following features to further 
promote sediment removal: 

• The storm drain top of grates are raised 5cm above the bottom of swale. 

• The swales will include a sand filtering layer, perforated subdrain surrounded in clear 
stone, and a geotextile fabric. 

 

5.6 Entrance Culverts and HGLs 

The entrance driveway culverts are required to convey the Hawthorne Industrial Park’s (HIP) 
upstream stormwater flows, for the 10-year storm event, without overtopping the driveways. This 
design criterion was established in the JL Richards SWM Report and is consistent with the MTO 
- Highway Drainage Design Standards (January 2008). 
 
The JL Richards report calculated the ditch flow (10-year) directly downstream of the 541 Somme 
Street location, which included the flow from 541 Somme Street, to be 1,310 L/s. The proposed 
entrance culverts for the 541 Somme Street development are dual 700mm diameter CSP and 
have been sized utilizing culvert sizing nomographs from the MTO Drainage Management Manual 
to convey this flow. 
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The flows and corresponding water elevations in the ditch fronting 541 Somme Street have been 
calculated for the 2, 5, 10, and 100-year storm events: 

• The 10-year and 100-year peak flows have been taken directly from the JLR SWM Report. 

• The 2-year and 5-year flows were calculated using the Rational Method using the same 
Time of Concentration and 2.78AR value as the 10-year event (which will provide 
conservative results for the more frequent storm events).  

The flows and water elevations are summarized in Table 5.4-B. 
 
Table 5.4-B: Somme Street Ditch – Design Flow and Water Levels Table 

Design Event Flow (L/s) HGL 

2-Year 833.7 88.23 

5-Year 1,121.3 88.28 

10-year* 1,310.1* 88.30 

100-Year* 3,059.5* 88.54 

*Value provided in JLR Hawthorne Industrial Park SWM Report 
Refer to Appendix D for a copy of the JL Richards Storm Drawing (D-ST1), the 1:10yr & 1:100yr 
Storm Design Sheet, the MTO Design Standards excerpts, and the approximated ditch flow 
calculations. 
 
6.0 SITE GRADING 

Most of existing site is generally flat at elevations between approximately ±88.8m and ±90.4m. 
The bottom of ditch elevation of the existing storm drainage ditch along Somme Street on the 
western side of the site is approximately ±87.8m to ±88.3 m. Refer to plan 124111-GR for details. 

The proposed stormwater outlet has been set at an invert level of 87.95m. This is based on 
providing 0.15m clearance above the existing storm drainage ditch. 

6.1 Major System Overflow Route 

In the case of a major rainfall event exceeding the design storms, stormwater from the proposed 
development will overflow towards the existing storm drainage ditch along Somme Street and 
towards the Hawthorne Industrial Park’s SWMF. The finished floor elevation (FFE) of the 
proposed building has been set to be a minimum of 0.3m above the major system overflow points. 
The major system spill points are shown on plan 124111-GR. 

7.0 EROSION AND SEDIMENT CONTROL 

To mitigate erosion and to prevent sediment from entering the municipal drainage system, 
temporary erosion and sediment control measures will be implemented on-site during 
construction in accordance with the Best Management Practices for Erosion and Sediment 
Control. This includes the following temporary measures: 

• Silt fencing will be placed per OPSS 577 and OPSD 219.110 along the surrounding 
construction limits, where applicable. 

• Filter socks will be placed under the grates of the ditch inlet catch basins and swale catch 
basins and will remain in place until construction is completed. 

• Light duty straw bales will be placed at key locations in the swales;  

• Mud mats will be installed at the site entrances. 
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• Street sweeping and cleaning will be performed, as required, to suppress dust and to provide 
safe and clean roadways adjacent to the construction site. 

• On-site dewatering is to be directed to a sediment trap and/or gravel splash pad and 
discharged safely to an approved outlet as directed by the engineer. 
 

The temporary erosion and sediment control measures will be implemented prior to construction 
and will remain in place during all phases of construction. Regular inspection and maintenance of 
the erosion control measures will be undertaken. 

8.0  CONCLUSIONS 

This report has been prepared in support of a site plan control application for the proposed 541 
Somme Street in the City of Ottawa. 
 
The conclusions are as follows: 

• The proposed development is intended to be an office / warehouse building with a total gross 
floor area (GFA) of approximately 401.1 m2 . 

• A new drilled well will supply the site with water for non-potable use (such as hand washing 
and toilets), potable water will be brought to site and supplied via water supply/refill 
stations.  

• Water for fire protection will not be stored onsite since the building is less then 600m2 and 
is classified as Low hazardous Industrial occupancy as per the OBC. A monitored fire 
alarm system will be included for immediate notification of a fire event to the Ottawa Fire 
Services department. 

o The City of Ottawa Building Code Services will make the final determination if 
onsite water supply for fire fighting is required during the Building Permit process. 

• The proposed septic system is based on a design flow of 1,475 L/day and will be treated 
with a Tertiary Septic system and Class IV septic field.  A Sewage System Permit 
application will be required from the Ottawa Septic System Office. 

• Storm drainage will be provided via overland flow draining to a grassed perimeter swale. 

• On-site quantity control of storm runoff prior to discharge into the Somme Street roadside 
drainage ditch system is not required as the total post-development flows from the site are 
less than the allowable release rates for the site. The Hawthorne Industrial Park end-of-
pipe stormwater management facility (SWMF) will provide quantity control for storm runoff 
from the site. 

• On-site stormwater quality control will be provided using oil-grit separator unit (OGS). It 
will provide a normal level of water quality treatment corresponding to 80% long-term total 
suspended solids removal. 

The OGS unit will require regular inspection and maintenance as outlined in the 
Stormceptor Owners Manual. 

• Temporary erosion and sediment control will be provided during construction. 
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9.0 CLOSURE 

 

The preceding report is respectfully submitted for review and approval.  Please contact the 
undersigned should you have questions or require additional information. 

 

 

 

NOVATECH  
 
Prepared by: 
 
 
 
 
 
 
 
 
 
 
 

Reviewed by: 

Ryan Good, C.E.T 
Design Technologist, Land Development 
and Public Sector Infrastructure 

Greg MacDonald, P.Eng 
Director, Land Development and Public 
Sector Infrastructure 

 

 

SWM Design by: 
 
 
 
 
 
 
 
 
 
 
 
 
Michael Petepiece, P.Eng 
Senior Project Manager l  
Water Resources 
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File No.: PC2024-0275  
 
July 11, 2024 
 
Jeff Kelly  
NOVATECH Engineers, Planners & Landscape Architects 
Via email: j.kelly@novatech-eng.com  
 
Subject:    Pre-Consultation: Meeting Feedback 

Proposed Site Plan Control Application – 541 Somme Street 
 
Please find below information regarding next steps as well as consolidated comments 
from the above-noted pre-consultation meeting held on July 5, 2024. 

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. 

Next Steps 
 
1. As a result of Bill 185, you are no longer required to go through a pre-consultation 

process. However, it is recommended that you apply for a pre-consultation prior to 
submitting the Site Plan Control application to ensure a complete submission.  

Supporting Information and Material Requirements 
 
1. 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.  

 
a. 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 
 

1. 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.  

https://ottawa.ca/en/planning-development-and-construction/residential-property-regulations/development-application-review-process/development-application-submission/planning-application-submission-information-and-materials
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Planning 
 
Comments: 

1. Official Plan 

a. The subject property is designated Rural Industrial and Logistics as per 
Schedule B9 – Rural Transect of the Official Plan. 

i. 9.3.1 (2) Development on lands designated as Rural Industrial and 
Logistics shall consider the following: 

1. Building design, Site layout and landscape in a way that 
maintains and enhances the rural identity and feel of the 
area in which such development takes place; 

2. Appropriate screening from public roads and adjacent 
properties using natural vegetation, preferably existing 
vegetation where possible;  

3. Outdoor amenity areas for employees and landscaping that 
supports the City’s tree canopy targets; and 

4. Accesses are designed to minimize hazards between the 
road on which the development fronts and its vehicular 
points of access, such as freight transfer. 

ii. 9.3.2 (1) The following uses are permitted in the Rural industrial 
and Logistics Area 

1. (b) Transportation, distribution, warehouse and large-scale 
storage operations 

b. Adjacent to Bedrock Resource Area Overlay 

c. Adjacent to mineral aggregate operations to the south and west of the 
parcel operated by Lafarge Canada and Tomlinson Group. 

d. Site of former Gloucester Concession 6 Dump 

i. Years of operation and closure – 1920 -1991 

2. City of Ottawa Zoning By-law 

a. The subject property is zoned RH - Rural Heavy Industrial Zone. 

i. A warehouse is a permitted use. 
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ii. An office is permitted as accessory use. 

iii. Refuse collection areas must be screened from the street in 
accordance with Section 110(3) of the Zoning By-law. 

iv. Ensure all parking spaces, loading spaces, drive aisles conform 
with the requirements of Section 101, 107, 113 of the Zoning By-
law. 

3. Parking requirements 

a. N59 - Warehouse – Area D (Rural) – 0.8 parking spaces per 100m2 of the 
first 5000 m2 of gross floor area. 

b. N59 – Office – Area D (Rural) – 2.4 parking spaces per 100m2 of gross 
floor area. 

4. Discussion 

a. There is a 30 cm reserve that was placed during the establishment of the 
industrial subdivision agreement. It can be lifted as per requirements in 
clause 18 of Schedule F, Section D, of the subdivision agreement.  

b. Show the extent of the storage yards on the plans, including fencing, 
landscaping to buffer and screen parking and the storage yard. Snow 
storage needs to be identified as well as any exterior lights and ground-
mounted signs (Sign Permit is seperate from site plan). 

c. The severance needs to be perfected before the site plan can be 
registered.  The 30 cm reserve would also need to be lifted. 

d. Fence off the rear area that is still treed. 

e. Provide bollards around septic system, well, and other sensitive facilities 
(eg fuel tanks). 

5. Submission requirements 

All Plans and Studies must meet the requirements of the City’s Terms of 
Reference. 

a. Plan of Survey 

b. Site plan 

c. Landscape plan  

d. Zoning confirmation report 

https://documents.ottawa.ca/sites/documents/files/zoning_bylaw_part4_section101_en.pdf
https://documents.ottawa.ca/sites/documents/files/zoning_bylaw_part4_section107_en.pdf
https://documents.ottawa.ca/sites/documents/files/zoning_bylaw_part4_section113_en.pdf
https://ottawa.ca/en/planning-development-and-construction/residential-property-regulations/development-application-review-process/development-application-submission/planning-application-submission-information-and-materials
https://ottawa.ca/en/planning-development-and-construction/residential-property-regulations/development-application-review-process/development-application-submission/planning-application-submission-information-and-materials
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e. Preliminary construction management plan 

Feel free to contact Jasdeep Brar (jasdeep.brar@ottawa.ca), Planner I, for follow up 
questions. 

Urban Design 
 
Comments: 

6. Additional drawings and studies are required as shown on the SPIL. Please 
follow the terms of references ( Planning application submission information and 
materials | City of Ottawa) the prepare these drawings and studies. These 
include: 

a. Site Plan 

b. Concept Plan 

c. Landscape Plan 

d. Elevations 

e. Floor Plan (conceptual) 

7. Comments on Preliminary Design Applicants are to provide a response to 
these comments with the submission. 

a. Please provide a concept plan illustrating ultimate build out of the 
property. Please ensure that storage is screened from the public road and 
that there is adequate space for truck turning to the rear of the building. 

b. For building elevations facing the street, include architectural elements 
that provide some interest or engagement. The goal is to prevent blank 
facades facing public streets.  Please ensure that entrances face the 
street. 

c. Consider rotating the building by 90 degrees to increase frontage towards 
the public street. 

d. Please provide tree planting can be provided in the Somme Street ROW. 

e. Please provide additional screening landscaping and decorative elements 
(such as low fencing) along the site frontage as well as between the 
parking and the building. 

Feel free to contact Lisa Stern (lisa.stern@ottawa.ca), Urban Designer, for follow up 
questions. 

mailto:jasdeep.brar@ottawa.ca
https://ottawa.ca/en/planning-development-and-construction/residential-property-regulations/development-application-review-process/development-application-submission/planning-application-submission-information-and-materials#section-185ac24a-dd53-4765-8122-514264e7b1b1
https://ottawa.ca/en/planning-development-and-construction/residential-property-regulations/development-application-review-process/development-application-submission/planning-application-submission-information-and-materials#section-185ac24a-dd53-4765-8122-514264e7b1b1
mailto:lisa.stern@ottawa.ca
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Engineering 
 

Comments: 

8. Site specific information: 

a. The proposal is within former unknown landfill and therefore Impact 
Assessment Study (Waste Disposal Sites/Former landfills) will be required 
to ensure that issues of public health and safety are addressed. 

b. In accordance with the Schedule “F” (Special Conditions) of the 
Subdivision Agreement, the proposal is subject to the Area Specific 
Development Charge for the Osgoode Greely Erosion Control, By-law No. 
2004-315, or as amended, at the time of the building permit application. 

c. It is understood that the identified property, on the concept plan, is subject 
to Severance Conditions and that the shown severance has not been 
approved yet.  

Severance process needs to be completed, before the Application can 
proceed. 

9. Topographic plan of survey 

a. The Survey needs to identify all representative elevation points, currently 
existing features, including all property lines, bodies of water, vegetation, 
easements etc. It needs to provide a note that references the horizontal 
and vertical datums that were used and tied into to complete the project, 
including the local benchmarks. The survey should show the municipal 
road ROW and dimension the distance between the road centre line and 
the site property line.  

10. Servicing Study and Report (water/sanitary/SWM)  

(There are no municipal services adjacent the proposal) 

a. Servicing Study and Plans will need to be submitted for review and they 
need to demonstrate that the site can be adequately serviced by private 
servicing. The report should provide the available water quantity and 
quality information. It should also identify the required projected water 
demand for the proposal and the expected well capacity (sustainably to be 
in excess of the demand) and make direct references to the source of the 
information used in the reporting (i.e.: Hydrogeological and Terrain 
Analysis or other, if applicable).  

b. The septic bed sizing needs to be provided, to demonstrate that it will be 
able to accommodate the generated flows and there is an adequate lot 
area to provide required nitrate dilution. Rationale will need to be provided, 
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which will allow to conclude that the existing hydrogeological and 
geotechnical conditions were considered. 

c. Please also note that thin soils are anticipated on site, with the overburden 
thickness less than 2 meters. 

d. Please also note that this site is near Findlay Creek Municipal Drain and 
within the boundaries of the Shield’s Creek and North Castor River, 
therefore applicable Subwatershed Studies and contamination prevention 
measures need to be considered.  

e. Fire-fighting considerations should also be included in the report to 
determine fire-fighting flows (volume of water) and potential property area 
allocation requirements, if water storage tanks need to be implemented 
(supported by calculations).  

f. The report needs to provide all pertinent calculations and justifications to 
support any claims made in the report. Any reliance on relevant studies 
should be clearly stated. The report should be completed exceeding the 
minimum requirements laid out in the Site Servicing Study Terms of 
Reference. 

11. Fire Services 

a. It is the responsibility of the owner to ensure that an adequate water 
supply for firefighting is provided. Proposed structures with a footprint of 
less than 600 sq.m., and not containing a medium or high hazard 
occupancy can elect to proceed with the Ontario Building Code method for 
determining required fire flows. Otherwise, the FUS in conjunction with the 
NFPA 1142 methodologies will need to be considered and OFS support of 
the proposed findings will be required. 

b. Enhanced review will be invoked, should the construction coefficient be 
chosen less than 1. Total effective floor area needs to be carefully 
considered. The applicant can contact Allan Evans 
(Allan.Evans@ottawa.ca) with Ottawa Fire Services to discuss operational 
issues. 

c. It needs to be noted that, if required, the FUS firefighting water demands 
are significant, and this will require substantial water storage on site. The 
cost of such tanks will not be accepted as cause for deviation. 

d. Fire Routes now require designation with By-law through the Site Plan 
process by contacting fireroutes@ottawa.ca. and the City engineering 
needs to be cc’d on the communication. 

12. Stormwater 
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a. A Stormwater management (SWM) report and Pre- and Post-development 
drainage plans will be required, to confirm that the surface run-off can be 
controlled on site. All stormwater management determinations shall have 
supporting rationale and should adequately address the site conditions, 
while considering concurrence with the applicable guidelines, such as, but 
not necessarily limited to “Sewer Design Guidelines, Second Edition, 
document no. SDG002, October 2012, City of Ottawa, including technical 
bulletins”,” Stormwater Management Report – Hawthorne Industrial Park 
2009”, “City of Ottawa – Shields Creek – June 2004” Subwatershed study 
and North Castor River Subwatershed Study.  

b. The proposal will need to show Legal and sufficient storm outlet from site 
for both release rate and volume. Stormwater cannot be directed to the 
adjacent properties; it can only be directed to the road ROW. The ditches 
will need to be shown to provide continuous flow to an outlet.  

c. Capacity of the downstream systems needs to be investigated in detail. 

d. Since it is a commercial development proposal, within a Rural Heavy 
Industrial Zoning, on-site SWM measures need to be applied. 

e. The SWM quantity criteria should be such, as per existing Subdivision 
agreement, which states that each site needs to provide a SWM control 
in accordance with the ” Stormwater Management Report – Hawthorne 
Industrial Park, prepared by J.L Richards & Associates, revised May 
2009”, which specified that the post-development flows must be 
controlled to the pre-development levels for storms ranging from 1:2 Year 
to a 1:100 year recurrence.  

f. Stormwater Management approach, runoff volume control should proceed 
in the following hierarchical order, with each step exhausted before 
proceeding to the next:  

i. Retention (infiltration, reuse, or evapotranspiration),  

ii. Low Impact Development (LID) filtration, and  

iii. Conventional Stormwater management. Conventional stormwater 
management should proceed only once Maximum Extent Possible 
has been attained for Steps 1 and 2 for retention and filtration. 

g. The pre-development surface run-off coefficient for the site needs to be 
determined using the smaller of a run-off coefficient (maximum equivalent 
‘C’ of 0.5 [0.4 in combined areas] or the actual existing run-off coefficient) 
as per § 8.3.7.3 of the City of Ottawa Sewer Design Guidelines, Second 
Edition, October 2012, with bulletins. 
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h. While calculating post-construction composite C coefficient, 25% needs to 
be added to the C value, to incorporate statistical changes in different 
event frequencies. The run-off calculation coefficients need to be 
performed, as per OSDG (second edition, October 2012), section 5.4.5 

i. A calculated time of concentration (cannot be less than 10 minutes) is 
required and it needs to be justified. 

j. Any existing stormwater runoff from adjacent site(s) that crosses the 
property must be accommodated by the proposed stormwater 
management design. No adverse effect can be created to the 
surrounding properties. 

 
k. Please note that Findlay Creek Municipal Drain in near the proposal and 

potential surface run-off impacts from the site need to be investigated. 
 

l. The water quality control should be an enhanced level treatment with 
80% (not 70%, as originally specified) long term suspended sediment 
removal, in part, due to environmental issues in the area; more 
information is provided below in sub-point (m) in the bullet addressing the 
Hawthorne Industrial Park below. Reporting of TSS removal shall be 
extensive and, if peer reviewed and published papers are relied on for 
conclusions, the conclusions shall be clear, and the report shall show 
overwhelming agreement. 

m. This site is part of the Hawthorne Industrial Park, that was accepted in 
2009, and is subject to the conditions of the subdivision agreement. A 
stormwater management pond was constructed as part as the 
development of this park. The pond was designed to provide 70% TSS 
removal, however the current requirement for water quality treatment is 
an enhanced level of protection which corresponds to 80% TSS removal.  

i. The subdivision agreement, in schedule F, section C, covenant 7 
requires an oil/grit separator to be provided on each lot. “Each site 
will be required to install and maintain, at the Transferee’s 
expense, an oil/grit separator to provide quality treatment of 
surface runoff before entering the roadside open ditch/culvert 
system.” 

ii. A stormwater management report – Hawthorne Industrial Park 
(2009), appears to show a design runoff coefficient of 0.7, though 
the consultant should satisfy themselves of such; the quantity 
control design may merely need to be the difference between the 
proposed and 0.7. It is suggested that the consultant procure a 
copy of the stormwater management report for Hawthorne 
Industrial Park for coordination. The stormwater management 
report was prepared by J.L. Richards & Associates Limited (J.L.R. 
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Project #: JLR 20983; City Index #: R-2973) Revision date May 
2009. 

iii. Stormwater Management Report – Hawthorne Industrial Park 
(2009) also notes that to control erosion potential, per the Shield’s 
Creek Subwatershed Study, to current levels, the 2-yr post 
development peak flow rate should be controlled to 50% of the 2-
yr pre-development peak flow rate. The consultant should perform 
this control in addition to the criteria noted above. 

n. Snow Storage area should be separated from the septic field locations so 
there is no snow melt impacting the septic field. In addition, the snow 
storage areas should drain into the SWM system for discharge from the 
site.  

o. Supported by hydrogeological and geotechnical conditions, Low Impact 
Development (LID) needs to be implemented. 

i. Low Impact Development (LID) is a stormwater management 
strategy that seeks to mitigate the impacts of increased runoff and 
stormwater pollution using practices that help to preserve or to 
restore pre-development hydrological and ecological functions. LID 
is a requirement as per the bulletin from the former MOECC (now 
Ministry of Environment, Conservation and Parks/ “MECP”) titled 
Expectations RE: Stormwater Management released in February 
2015. Prior to implementing infiltration style measures there are 
site characteristics that must be determined. Supporting data 
collection will involve groundwater monitoring (long term or limited 
date with a conservative assumption), soil classification, and 
measured infiltration/percolation testing which will aid the 
consultant in determining what measures are, or are not, suitable 
for the site. The infiltration target for sites can at times be 
determined from an applicable higher-level study, which will also 
require confirmation through on-site infiltration/percolation testing. 

ii. The reporting should identify the treatment train of processes 
proposed for the development. The Official Plan defines LID as a 
stormwater management strategy that seeks to mitigate the 
impacts of increased runoff and stormwater pollution by managing 
runoff as close to its source as possible. LID comprises a set of 
site design strategies that minimize runoff through distributed, 
small scale structural practices that mimic natural or 
predevelopment hydrology through the processes of infiltration, 
evapotranspiration, harvesting, filtration and detention of 
stormwater. These practices can effectively remove nutrients, 
pathogens and metals from runoff, and they reduce the volume 
and intensity of stormwater flows. 
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iii. The City has released a document titled ‘Low Impact Development 
Technical Guidance Report – Implementation in Areas with 
Potential Hydrogeological Constraints’ which aids the consultant 
on options for sites which may have constraints such as low 
permeability or high groundwater, which are common constraints 
for the Ottawa area. 

p. Please also note that thin soils are anticipated on site, with the overburden 
thickness less than 2 meters. 

q. Note that the site is within South Nation Conservation Authority Source 
Water Protection Area with highly vulnerable aquifer on site and 
Unevaluated Wetlands identified directly to the south of the proposal. The 
site is also surrounded to the north, south and east with a Significant 
Groundwater Recharge Area, therefore, given the industrial nature of the 
site, surface water and groundwater protection measures should be 
considered in the SWM process. 

r. OGS application will likely require ECA approval. Note that oil/grit 
separators also require Environmental Technology Verification (ETV) 
protocol for ECA approval.  

s. Erosion and sediment control measures need to be provided in the report. 

t. As the site is within the boundaries of the Shield’s Creek and North Castor 
River Subwatershed Studies. The following sections are provided for 
context, but do not reflect all the requirements of the study, which should 
be read in full by the consultant preparing the design of the works: 

i. Shield’s Creek Subwatershed Study: 

1. Low-capacity Issues – Section 4.7 (p. 4-26, sheet 46),Table 
4.7.1 identifies hydraulic capacities of structures with the 
study area. 

2. Water Quality – Section 6.3.2 and 6.3.4.6 (p. 6-15, sheet 
116), * ”Provide stormwater management to Provincial Policy 
– Level 2 (MOEE Guidelines, 1999) or Normal Level of 
Protection (MOE, 2003). This will provide for the control of 
TSS and generally provides similar control for metals and 
nutrients.” 

3. SWM pond canopy – Section 5.6.4/5.6.5 and table 6.2.3 
referencing section 95 of Figure 4.10.1, and providing 70% 
canopy effect surrounding SWM ponds could reduce 
temperature impacts on downstream receivers. 
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4. Stormwater Management Measures – Section 6.3.4.4 “At-
source controls are generally the most effective means of 
providing water quality protection. This includes measures 
such as lot layout, using grassed areas for stormwater, at-
source infiltration. These types are typically the most 
effective controls since they prevent pollutants from entering 
the drainage system and provide for flow retention at-source, 
which best replicates headwater systems in a  pre-
development condition. In addition, at-source and  
conveyance controls that include infiltration, go towards 
meeting other objectives such as baseflow protection and 
temperature reduction.” 

5. Infiltration rates - Section 6.3.4.7 (p.6-16, sheet 117) 

a. Table 6.3.2 – Infiltration Targets which provides 
anticipated infiltration rate depending on the soil types 
noted.  

b. Figure 5.5.1 – Infiltration Rates provides a map of 
anticipated infiltration rates. 

c. Figure 5.5.1 seems the site has a range of 50 - 250 
mm/hr (paleozoic bedrock) anticipated infiltration rate, 
based on the shading type in the Hawthorne Industrial 
Park. 

ii. North Castor River Subwatershed Study. 

1. Action 6, provides that sites must make efforts to ensure that 
stormwater or other sources of water contamination be 
safely discharged to minimize their impact on the water 
quality of the North Castor River. The report notes that if 
care is not taken in land-use planning and development, 
water quality deterioration will be unavoidable, and the 
ecosystem biota components of the North Castor River could 
suffer severe degradation.  

iii. IMPORTANT:  

* Where the Shields Creek Subwatershed Study, North Castor 
River Subwatershed Study, and the City’s provided quantity and 
quality criteria do not agree, the more stringent criteria shall be 
applied. 

13. Grading and Drainage. 
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a. Grading and Drainage Plans (pre-development and post-development) 
will be required to identify the existing and proposed drainage patterns 
and their relationship with the surface runoff control.  
The Grading and Drainage Plan should propose site, grading, building, 
and servicing design measures to protect new development from flooding 
as per policy 6, section 4.7.1 of the Official Plan. The Grading and 
Drainage Plan forms part of the requirements for Site Plan Control 
applications noted in the Studies and Plan Identification List, provided 
with the feedback documents and should be prepared according to the 
City’s Terms of Reference. 

 
b. There is an existing Grading Plan (Site Servicing and Grading) provided 

for the subdivision, which should be considered in the development of the 
proposed lot grading. 

 
c. The Plan should have a note that references the horizontal and vertical 

datums that were used and tied into to complete the project. The drawing 
should also make reference (on the face of the plan) to a satisfactory site 
benchmark that can be used by anyone with a level to carry out checks 
on the particular project. 
 

14. Erosion and Sediment Control. 

a. An Erosion and Sediment Control Plan will be required with the Site Plan 
Control Application, typically included as an addendum to the Site 
Servicing Study. The plan serves to identify erosion risks and determine 
controls to be put in place in order to reduce the amount of erosion and 
sediment deposition that occurs as part of a project. Erosion and sediment 
control plans shall have regard to Canadian Standards Association (CSA) 
W202 Erosion and Sediment Control Inspection and Monitoring Standard 
(as amended). 

15. Geotechnical Investigation. 

a. A Geotechnical Study Report will be required. The report should provide 
sufficient soils and engineering information to confirm that the site is 
suitable or can be made suitable for development based on the 
requirements of the Geotechnical Investigation and Reporting Guidelines 
for Development Applications in the City of Ottawa. 

b. Please note that available mapping indicates a potential for shallow 
overburden or thin soils over paleozoic bedrock (Sandstone & dolostone). 
Fill is possible on site, as the property is within former unnamed landfill. 

c. If sensitive marine clays are found on site, then an enhanced geotechnical 
investigation and exhaustive analysis will be necessary. Investigation of 
clays should be undertaken with; vane shear testing, Atterberg limits 
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testing (from a number of depths in each column), shrinkage, grain size, 
grade raise restriction, consolidation, compaction sensitivity, remolded 
strength and liquefaction analysis - amongst others.  

d. Earthquake analysis and potential for seismic liquefaction, rapid lowering 
of shear strength or liquefaction-like behaviour, of any soil type, analysis is 
also required to be undertaken and details, with clear conclusions, 
provided in the report.  

e. In sensitive marine clays, trees in proximity to foundations can cause 
foundation damage. The requirements of the City’s Tree Planting in 
Sensitive Marine Clay Soils – 2017 Guidelines should be contemplated. 

f. If infiltration measures are proposed onsite (LID), the study should also 
include infiltration/percolation testing for SWM design within the area 
proposed for the infiltration features (this investigation might need to be 
coordinated with the Hydrogeological and Terrain analysis). 

g. The groundwater level is to be investigated and the level needs to be 
derived from spring-time investigation (or longer). Based on policy, 
estimates of groundwater level will be dismissed and instead actual 
recordings are required. Potential ground water table fluctuations need to 
be identified and their effect on the soil’s behaviour needs to be studied 
and reported. Clear conclusions need to be provided.  

The foundation drainage needs to be addressed. All conclusions and 
determinations shall have supporting rationale.  

h. The Geotechnical Study will need to include rationalization for the gravel 
or pavement structure design, including vehicle numbers and loading 
specific to the proposed uses. The study should contemplate/investigate 
at a minimum the pavement structure for light-duty and heavy-duty areas 
and the foundation design.  Any improvements required to the potentially 
existing granular structure on site should be noted in the report and 
demonstrated clearly on the Grading & Drainage Plan. 

i. It appears from the City mapping that the site might have raised slopes 
near the property lines, towards the back of the property, therefore the 
Geotechnical study will need to address the overall slope stability on site. 
The Geotechnical Consultant needs to determine if a separate dedicated 
Slope Stability Study will be required or provide an adequate justification if 
it is not required. Please note that there is known importation of fill 
material, of unknown quality and of historically questionable origin, on site. 

16. Hydrogeological and Terrain Analysis. 

a. There are no municipal watermains near the proposed development. A 
Hydrogeological and Terrain Analysis Report will be required to establish 

https://documents.ottawa.ca/sites/documents/files/tree_sensitive_soil_guide_en.pdf
https://documents.ottawa.ca/sites/documents/files/tree_sensitive_soil_guide_en.pdf


 

Page 14 of 26 

that there is an adequate quantity and quality of groundwater to support 
the proposed development (in excess of the design demand) and it needs 
to provide assurance of its sustainability. The requirements for the 
Hydrogeological and Terrain Analysis Report are outlined in the City of 
Ottawa Hydrogeological and Terrain Analysis Guidelines, Section 5.0: Site 
Plans. 

b. All proposed wells must be tested to confirm water quantity and quality 
suitability, prior to the site plan approval. Support must be provided for the 
pump test rate, which should be the maximum day rate (not average 
weekly use) for the development (conducted for 8 hours or more).  The 
rate should consider the cumulative use (total demand on the entire 
site).  If multiple wells will be in use, then each well must be tested 
individually. Pump test rate must be justified. 

c. The site is located at a bedrock aquifer fault/intersection between multiple 
bedrock aquifers and therefore the anticipated quantity/quality of 
groundwater is unknown or could be variable. 

d. A 30cm reserve was placed on the lot based on recommendations made 
in the Subdivision Hydrogeological Report (December 2008) and Letter to 
the SNCA prepared by Golder Associates (April 2009). 

i. Extended Well Casing: “All wells drilled on the property should be 
equipped with a minimum of two lengths (approximately 12 metres) 
of steel well casing or with casing extending a minimum of one 
metre into competent bedrock, whichever is greater.” (Page 6, 
Golder response letter to SNCA, 2009) 

ii. Site Specific Investigation: 

1. “A site specific investigation should be conducted on each 
building lot prior to construction. The investigation should 
note the type of materials present in the area proposed for 
the sewage disposal bed, the depth to impervious material or 
water table and an estimate of the hydraulic conductivity of 
the material. Depending on the specific characteristics of the 
lot, shallow buried trenches or area beds may be 
appropriate. On others, a fully raised bed constructed on 
imported material may be required. It is recommended that 
sewage disposal systems be located in areas with a 
minimum of 0.3 metres of soil” (Page 6, Golder response 
letter to SNCA, 2009) 

2. “Due to the heterogeneity of the fill material, it was not felt 
that testing of the material would provide useful information 
that could be extrapolated to the entire site. For that reason, 

https://documents.ottawa.ca/sites/documents/files/hydrogeo_terrain_analysis_guide_en.pdf
https://documents.ottawa.ca/sites/documents/files/hydrogeo_terrain_analysis_guide_en.pdf
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Golder recommended that a site specific investigation be 
conducted prior to construction of a septic system on each 
lot.” (Page 3, Golder response letter to SNCA, 2009) 

e. Site will likely require an ECA for the SWM. 

f. The parameters of water quality that will be tested will be the “subdivision 
suite” known to local well testing companies, as well as trace metals, 
VOCs, and PAHs. Requirements are outlined in the City of Ottawa 
Hydrogeological and Terrain Analysis Guidelines. The report should also 
provide an assessment of adjacent land uses and, if available, the ESA 
for concerns and determine if any other parameters need to be tested 
(i.e. petroleum hydrocarbons, etc.). The subdivision agreement, in 
schedule F, section C, covenant 10, identifies that testing of Polycyclic 
Aromatic Hydrocarbons (PAHs) be provided as an additional 
parameter(s), at a minimum. 

The water quality sampling and testing needs to be performed on all wells 
proposed on site. 

If concerns are identified on site and/or on the adjacent properties, testing 
for additional contaminants might be required. 

g. If water quality above the MCCRT (Maximum Concentration Considered 
Treatable) is detected in the supply well/s, then the consultant should 
contact the reviewer to discuss potential options through a technical 
consultation, prior to any further field work.  

h. If well water is mineralized, then approval from the MECP will be needed 
to not abandon the well, as required in Ontario Regulation 903 (Section 
21). The consultant should also consider the other issues associated with 
the mineralized water including corrosivity of the water and shortened 
lifespan of plumbing fixtures and the septic system.  Specialized 
plumbing and fixtures may be beneficial to reduce the long-term issues. 

i. Any water table measurements needed to support the design must be 
derived from spring-time investigation to assess seasonally high levels.  

j. The report needs to discuss the proposed activities and provide multiple 
lines of evidence to demonstrate how the aquifer, the existing well users, 
and the surface water run-off will be protected from any potentially 
contaminating activities in the long-term, given that the site is surrounded 
to the north, south and east with a Significant Groundwater Recharge 
Area. This may include a discussion on how the site activities will be 
managed through the future ECAs. 

k. The report needs to investigate if the site is hydrogelogically sensitive.  If 
the site is hydrogeologically sensitive, then mitigative measures are to be 
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recommended, to protect the underlying supply aquifer in the long term. 
This can include increased casing depth for any new drilled wells, 
increased separation distance between wells and SWM and septic 
systems, strategic placement and protection of wells and septic system, 
based on direction of groundwater flow and existing soil thickness, and 
additional protective construction measures for the septic systems such 
as a clay seal or advanced septic treatment (advance treatments are only 
applicable in SPA, not in the ZBLA considerations).   

l. Note that thin soils are anticipated on site, with the overburden thickness 
less than 2 meters, hence enhanced discussion and mitigation of the thin 
soils will be required in the Terrain Analysis. 

m. If a SWM pond, infiltration trench or similar stormwater management 
infrastructure is proposed, then supporting information needs to be 
harmonized and included in the Hydrogeological and Terrain Analysis 
Report and infiltration, percolation testing needs to be undertaken at the 
location of the proposed infiltration facility. 

n. A Septic System Impact Risk Assessment must be completed as part of 
the Hydrogeological and Terrain Analysis Report, as per the City’s 
Hydrogeological and Terrain Analysis Report Guidelines and MECP 
Guideline D-5-4. Please refer to the City of Ottawa HGTA Guidelines for 
the predictive assessment for commercial/industrial developments (not 
residential developments).  A septic impact assessment is required to 
confirm that there is sufficient septic dilution to not contaminate the 
underlying aquifer, as a result of the proposed activities.  

o. Since this application is a site plan (not lot creation or zoning) septic 
treatment (i.e. tertiary treatment with nitrate dilution) may be considered 
as part of the septic impact assessment calculations. A system certified 
though NSF or BNQ should be recommended. 

p. The subdivision agreement, in schedule F, section C, covenant 15, 
identifies that the investigation for sewage systems should include the 
types of materials present, depth to impervious material or the water table 
and an estimate of the hydraulic conductivity of the material.  

q. If system isolation is contemplated, the technical pre-consultation with the 
reviewer is required to ensure the assessment meets the minimum 
requirements identified in City Guidelines, and to confirm the minimum 
onsite testing requirements. 

r. If the expected daily design flow is less than 10,000 L/d, the septic permit 
from the Ottawa Septic System Office must be issued prior to Site Plan 
Approval being granted. 



 

Page 17 of 26 

s. If the sum of the septic flows from all the septic systems onsite is 10,000 
L/day or greater, then an ECA will be required from the MECP for the 
septic system. If design is 10,000 L/day or greater but mitigation 
measures are proposed (i.e. balancing tanks, etc.) to reduce the daily 
discharge, a copy of communication with the MECP needs to be provided 
to the City to confirm if the ECA is required. 

t. If the total water taking from onsite wells will be more than the provincial 
50,000 L/day threshold, a PTTW from the MECP will be required.   

u. Note that compact gravel will be considered impermeable in the septic 
impact assessment unless accompanied by field testing to confirm 
infiltration rates. 

v. Bollards, or other means of preventing vehicle access, will need to be 
provided between areas with vehicle access and the existing or proposed 
well(s). The well location should be shown on all plans; the grading plan 
should indicate that grading around the well meets O.Reg. 903 
requirements, i.e. minimum well casing height above ground surface and 
the land around the well must slope away from the well to prevent 
pooling. 

w. OSSO septic system permit and the applicable MECP permits will be 
required prior to SPA approval. 

x. Technical consultation with the hydrogeological report reviewer is 
encouraged prior to commencing the field work program. Please provide 
a detailed work plan to the assigned Infrastructure Project Manager for 
comment in advance of the hydrogeological technical consultation. 

y. All minimum requirements outlined in the subdivision agreement must be 
considered. This may include recommendations related the wells, septic 
systems, stormwater management and fire protection which should be 
considered should they exceed City and MECP requirements. 

17. Phase 1 ESA report. 

a. Phase 1 Environmental Site Assessment (ESA) will be required, 
completed in accordance with Ontario Regulation (O.Reg.) 153/04.  

i. The City’s Historic Land Use Inventory identifies that the 
subdivision lies on the site of a former landfill, known as 
Gloucester Concession 6 dump.  

ii. There is known Importation of Fill Material of Unknown Quality. 
Soil may be imported fill of questionable origin historically. 
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iii. There is a private fuel outlet at 3500 Rideau which could be a 
potential contaminant dependent on groundwater flow direction. 

b. A Phase 2 ESA may be required, depending on the outcome of the 
Phase 1 ESA. 

18. Site Lighting. 

a. Exterior site lighting will require certification by a licensed 
professional engineer confirming the design complies with the 
following: 

i. The location of the fixtures, fixture type (make, model, part 
number and the mounting height) is shown on one of the 
approved plans. 

ii. Lighting must be designed only using fixtures that meet the 
criteria for Full Cut-off classification, as recognized by the 
Illuminating Engineering Society of North America (IESNA or 
IES), and 

iii. It must result in minimal light spillage onto adjacent 
properties and road ROW.  As a guideline, 0.5 foot-candle is 
normally the maximum allowable spillage. 

iv. Lighting Certificate will need to be submitted to the City. 

19. Additional observations. 

a. Concept plan shows the property lines that are subject to severance 
process, which has not been yet completed. 

b. The Concept plan does not show the design of the entire property. 
Access driveways are shown discontinued. 

c. Peripheral edges of the property might have very steep slopes – subject 
to potential slope stability issues. 

d. Proposed water well/s and the septic bed/s locations are not shown on 
the plans. 

e. Snow storage areas need to be shown. 

f. Curbs, if proposed, should not extend to the road ROW with granular 
shoulders. 

g. Driveways appear to be too close to the property lines.  
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h. Driveway corner radii are not shown at the interface with the road edge of 
pavement. They need to end at the road pavement, a minimum of 3m 
from the extension of the property lines to the edge of pavement and the 
corner radii intercept point. 

i. Fire routes around the building are not shown. 

20. Environmental Compliance Approval (ECA)  

a. Based on the information provided during the pre-consultation 
submission package, it is anticipated that an ECA would be required 
given the industrial use located on industrial land. 

b. Please note: Once the development application has been submitted, a 
request can be made to the City to consider a Transfer of Review (ToR) 
ECA for SWM works (ponds, ditches, culverts, etc.) for private property, 
instead of the direct submission ECA. This is subject to approval by the 
City and MECP. Note that the ECA requirements are currently in 
transition towards the linear ECA process and more details may become 
available depending on application submission timeline. It is 
recommended to check with the City when the development application is 
submitted to confirm the ECA process at that time. Direct submission 
remains an option for other application types that do not meet the CLI 
ECA process and are not reviewed through Transfer of Review 

c. More information can be determined by contacting the Ministry of the 
Environment, Conservation and Parks, Ottawa District Office to arrange a 
pre-submission consultation. Patrick Lalonde at 
patrick.lalonde@ontario.ca (Site Plan Control). 

d. Note that oil/grit separators require Environmental Technology 
Verification (ETV) protocol for ECA approval.  

21. Easements/ROW. 

a. Easements and rights-of-ways must be shown on the plans. Information 
on any existing easements details (who involved parties are, registration 
number, versions of the document including the latest, related by-laws 
etc.) with all supporting documentation need to be provided with the 
application.  

22. Energy conservation. 

a. Energy conservation is required to be demonstrated throughout design as 
per section 2.2.3 of the Official Plan (reduction of urban heat, renewable 
energy, mitigation of climate change impacts) and others. 

23. Construction Constraints. 
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a. Any proposed fuel storage tanks will require protection and mitigation 
measures as they create a potential hazard on the site. A Spill Response 
and Contingency Plan, in addition to any provincial or federal 
requirements, will be required to ensure that risks are determined, and 
mitigation measures put in place.   

b. The design should contemplate locations of heavy traffic flow and 
movement on the site as it relates to the site layout and pavement design 
requirements. 

24. Roads. 

a. Pease refer to the City of Ottawa Private Approach By-Law 2003-447 for 
the entrance design and reach out to the City Transportation department 
for the acceptable entrance locations and distance.  

b. It appears that the placement of the access driveways is too close to the 
property lines and the driveway corner radii are missing at the 
driveway/road edge of pavement interface. 

c. Please refer for more details to the City Transportation comments. 

25. Permits and Approvals. 

a. Please contact the South Nation Conservation Authority (SNCA), MECP, 
OSSO, etc., amongst other federal and provincial departments/agencies, 
to identify all the necessary permits and approvals required to facilitate the 
development. Responsibility rests with the developer and their consultant 
for determining which approvals are needed and for obtaining all external 
agency approvals. The address shall be in good standing with all approval 
agencies, for example SNCA, MECP, OSSO, etc., prior to site plan 
application approval.  Copies of confirmation of correspondence will be 
required by the City of Ottawa from all approval agencies that a form of 
assent is given.   

b. An MECP ECA application is not submitted until after City of Ottawa 
Engineering is satisfied that components directly or indirectly aligned with 
the ECA process concur with standards, directives, and guidelines of the 
MECP.  

c. No construction shall commence until after a commence work notification 
is given by Development Review. 

26. Clarification on Using Historical Reports. 

a. It is unlikely that historical reports could be used to support the current 
application. Some studies, such as those prepared during the plan of 
subdivision application, may inform the studies prepared as part of this 



 

Page 21 of 26 

application, but the focus should be on what information the study 
provides to the current proposal. Note that many studies remain valid for a 
period of time or may have been superceded by new regulations, 
guidelines, etc. 

27. Background studies and/or subwatershed studies. 

a. Shield’s Creek Subwatershed Study, as detailed in the Site Servicing 
Study section above, contains but is not limited to the following sections: 

i. Stormwater Design Criteria – Section 4.6.1 (p.4-18, sheet 38), 

ii. Low-capacity Issues – Section 4.7 (p. 4-26, sheet 46), 

iii. Water Quality – Section 6.3.4.6 (p. 6-15, sheet 116), 

iv. SWM pond canopy – Section 5.6.4/5.6.5 and table 6.2.3 
referencing section 95 of Figure 4.10.1, and 

v. Infiltration rate - Table 6.3.2 (depending on overburden), Section 
6.3.4.7 (p.6-16, sheet 117), shown as Figure 5.5.1 (sheet 213), and 
required as per Table 7.5.1 

b. North Castor River Subwatershed Study. 

i. Action 6, provides that sites must make efforts to ensure that 
stormwater or other sources of water contamination be safely 
discharged to minimize their impact on the water quality of the 
North Castor River. The report notes that if care is not taken in 
land-use planning and development, water quality deterioration will 
be unavoidable, and the ecosystem biota components of the North 
Castor River could suffer severe degradation.  

c. Where the Shields Creek Subwatershed Study, North Castor River 
Subwatershed Study, and the City’s Sewer Design Guidelines have 
different criteria, the more stringent criteria should be applied. 

28. Plan submission requirements. 

a. Topographic plan of survey.  

b. Site Servicing Plan. 

c. Site Grading Plan. 

d. Site Drainage Area Plans (pre- and post-development). 

e. Site Erosion and Sediment Control Plan. 
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f. Lighting Plan Certificate (not required at submission, but for registration). 

All identified required plans are to be submitted on standard A1 or Arch D size 

sheets as per City of Ottawa Servicing and Grading Plan Requirements. 

29. Report submission requirements. 

a. Site Servicing Study/Report (Water & Sanitary; including firefighting 
considerations). 

b. Storm Water Management Report (including Erosion and Sediment 
Control Measures). 

c. Hydrogeological and Terrain Analysis Report. 

d. Geotechnical Report - Earthquake analysis and Seismic liquefaction and 
liquefaction-like potential (including rapid lowering of any soil’s shear 
strength) is required to be provided in the report. 

e. Slope Stability Study (may be required) 

f. Phase 1 ESA report (Phase 2, if required). 

g. Impact Assessment Study (Waste Disposal Sites/Former landfills). 

Feel free to contact Derek Kulyk (derek.kulyk@ottawa.ca), Project Manager, for follow-
up questions. 

Noise 
 
Comments: 

30. Not required. 

Feel free to contact Mike Giampa (mike.giampa@ottawa.ca), TPM, for follow-up 
questions. 

Transportation 
 
Comments: 

31. Because the proposed access must be in a curve, please ensure that sightline 
obstructions are minimized. 

32. Right-of-way protection (Rural local). 

a. See Schedule C16 of the Official Plan. 

https://ottawa.ca/en/city-hall/planning-and-development/information-developers/development-application-review-process/development-application-submission/guide-preparing-studies-and-plans#servicing-and-grading-plan-requirements
https://documents.ottawa.ca/sites/documents/files/schedule_c16_op_en.pdf
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b. Any requests for exceptions to ROW protection requirements must be 
discussed with Transportation Planning and concurrence provided by 
Transportation Planning management. 

33.  A TIA is not required. 

Feel free to contact Mike Giampa (mike.giampa@ottawa.ca), Transportation Project 
Manager, for follow-up questions. 

Environment 
 

Comments: 

34. A Tree Conservation Report (TCR) is not required for this application, so long as 
the applicant confirms that there is no intention of removing the trees along the 
back of the site. If that is the case, then the site plan should be updated to show 
the trees on site and demonstrate that they are to remain untouched by 
development. 

Feel free to contact Mark Elliot (mark.elliot@ottawa.ca), Environmental Planner, for 
follow-up questions. 

Forestry 
 

Comments: 

35. Tree Conservation Report requirements - The following Tree Conservation 
Report (TCR) requirements have been adapted from the Schedule E of the 
Urban Tree Protection Guidelines – for more information on these requirements 
please contact hayley.murray@ottawa.ca   

a. A Tree Conservation Report (TCR) must be supplied for review along with 
the suite of other plans/reports required by the City     

b. City-owned trees of any diameter requires a tree permit issued under the 
Tree Protection Bylaw (Bylaw 2020 – 340); the permit will be based on an 
approved TCR and made available at or near plan approval.      

c. The TCR must contain 2 separate plans:     

i. Plan/Map 1 - show existing conditions with tree cover information.     

ii. Plan/Map 2 - show proposed development with tree cover 
information.     

d. The TCR must list all trees on site, as well as off-site trees if the CRZ 
(critical root zone) extends into the developed area, by species, diameter, 

mailto:hayley.murray@ottawa.ca
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and health condition. Please note that averages can be used if there are 
forested areas.      

e. Please identify trees by ownership – private onsite, private on adjoining 
site, city owned, co-owned (trees on a property line)     

f. If trees are to be removed, the TCR must clearly show where they are, 
and document the reason they cannot be retained.     

g. The removal of trees on a property line will require the permission of both 
property owners.      

h. All retained trees must be shown, and all retained trees within the area 
impacted by the development process must be protected as per City 
guidelines available at Tree Protection Specification or by searching 
Ottawa.ca       

i. The city encourages the retention of healthy trees; if possible, please seek 
opportunities for retention of trees that will contribute to the 
design/function of the site.    

j. Removal of a City tree is not permitted unless justified. If justified, 
monetary compensation for the value of the tree must be paid before a 
tree removal permit is issued. 

36. Landscape Plan Terms of Reference Requirements for Planting on Private and 
City Property: 

a. Landscape Plan Terms of Reference must be adhered to: 
(https://documents.ottawa.ca/sites/documents/files/landscape_tor_en.pdf).  

37. Additional Elements for Tree Planting in the Right of Way: 

a. Please ensure any retained trees are shown on the LP    

b. Sensitive Marine Clay - Please follow the City’s 2017 Tree Planting in 
Sensitive Marine Clay guidelines.    

c. The city requests that consideration be given to planting native species 
wherever there is a high probability of survival to maturity.     

d. Efforts shall be made to provide as much future canopy cover as possible 
at a site level, through tree planting and tree retention. The Landscape 
Plan shall show/document that the proposed tree planting and retention 
will contribute to the City’s overall canopy cover over time. Please provide 
a projection of the future canopy cover for the site to 40 years. 

e. Minimum Setbacks     

https://documents.ottawa.ca/sites/documents/files/landscape_tor_en.pdf
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i. Maintain 1.5m from sidewalk or MUP/cycle track or water service 
laterals.      

ii. Maintain 2.5m from curb     

iii. Coniferous species require a minimum 4.5m setback from curb, 
sidewalk, or MUP/cycle track/pathway.     

iv. Maintain 7.5m between large growing trees, and 4m between small 
growing trees. Park or open space planting should consider 10m 
spacing, except where otherwise approved in naturalization / 
afforestation areas.   

v. Adhere to Ottawa Hydro’s planting guidelines (species and 
setbacks) when planting around overhead primary conductors. 

f. Tree specifications     

i. Minimum stock size: 50mm tree caliper for deciduous, 200cm 
height for coniferous.     

i. Maximize the use of large deciduous species wherever possible to 
maximize future canopy coverage.     

ii. Tree planting on city property shall be in accordance with the City 
of Ottawa’s Tree Planting Specification; and if possible, include 
watering and warranty as described in the specification.      

iii. No root barriers, dead-man anchor systems, or planters are 
permitted.     

iv. No tree stakes unless necessary (and only 1 on the prevailing 
winds side of the tree)      

g. Hard surface planting     

i. If there are hard surface plantings, a planting detail must be 
provided.     

ii. Curb style planter is highly recommended.      

iii. No grates are to be used and if guards are required, City of Ottawa 
standard (which can be provided) shall be used.      

iv. Trees are to be planted at grade.     

v. Soil Volume - Please demonstrate as per the Landscape Plan 
Terms of Reference that the available soil volumes for new 
plantings will meet or exceed the minimum soil volumes requested.  
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Feel free to contact Hayley Murray (hayley.murray@ottawa.ca), Planning Forester, for 

follow-up questions.  

Parkland 
 

Comments: 

38. Payment of cash-in-lieu of conveyance of parkland has been previously satisfied 
for this site. 

39. Should there be a change in use to residential then additional CIL would apply. 

Feel free to contact Warren Bedford (warren.bedford@ottawa.ca), Parks Planner, for 
follow-up questions. 

Conservation Authority  
 

Please contact James Holland (jholland@nation.on.ca), Planner, South Nations 
Conservation Authority, for comments. 

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

 
Yours Truly, 
Jasdeep Brar and Cheryl McWilliams 

Encl. Study and Plan Identification List 
 List of Technical Agencies to Consult 
 Supplementary Development Information Sheet 
 
c.c. Leah Dykstra, Student Planner 
 Derek Kulyk, Project Manager 
 Damien Whittaker, Engineer 
 Mark Elliot, Environmental Planner 
 Lisa Stern, Urban Designer 
 Hayley Murray, Forester 
 Mike Giampa, Transportation Project Manager 
 Warren Bedford, Parks Planner 
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Water Calculations 





















OBC Water Supply for Firefighting Calculation

Based on OBC 2012 (Div. B, Article 3.2.5.7)

Ontario Fire Marshal - OBC Fire Fighting Water Supply

Ontario Building Code 2012, Appendix A, Vol 2., A-3.2.5.7 

Legend

541 Somme Street

Unsprinklered

Step Calculation Inputs

Building Classification =

28

17.00 m

24.40 m Area (W * L) = 415

6 m

Total Building Volume - V = 2489 m³

Spatial Coefficients: 

15.00 m Sside 1 = 0.00

73.86 m Sside 2 = 0.00

23.43 m Sside 3 = 0.00

25.52 m Sside 4 = 0.00

69,686 L

2,700 L/min

45 L/s

6 81,000 L

7 81,000 L

Minimum Water Supply Flow Rate 

= 

Calculation Notes

Water Supply Coefficient -    K = 

Water Supply Coefficient

F-3

Date:

Input By:

2

3

1

Spatial Coefficient Value

Required Minimum Water Supply Flow Rate

From Table 2 (For water supply from a 

municipal or industrial water supply 

system, min. pressure is 140 kPa)

Minimum Fire Protection Water Supply Volume

Building Width - W

Building Length - L

Building Height - H

Value

Ryan Good

Novatech Project #:

Project Name:

From Table 1  (A3.2.5.7)

From Table 3.1.2.1

124111

Total Building Volume

Reviewed By:

Single Storey Industrial - F-3 Classification - Combustible Construction

Input by User

No Input Required2/3/2025

W * L * H

From Figure 1 (Spatial Coefficient vs 

Exposure Distance)

(Exterior building face to property/lot line, to street centre, 

or to mid-point between proposed building and another 

building on same lot)

Exposure Distances:

1.0 + (Sside 1 + Sside 2 + Sside 3 + 

Sside 4)      (Max. value =  2.0)

Total of Spacial Coefficient Values - S-Tot

 as obtained from the formula =

North

East

South

Q = 

Notes

References: 

Anthony Mestwarp

Q = 
= Minimum Water Supply Flow Rate 

(L/min) * 30 minutes

K * V * STot

Required Fire Protection Water Supply Volume

Highest volume out of (4) and (6)Q = 

4

5

1.00

Minimum Fire Protection Water Supply Volume for 30 minutes

West

Minimum Fire Protection Water Supply Volume

Building Description:

m2

or

M:\2024\124111\DATA\Calculations\Water\124111-OBCv2-0-issued1.xlsx 1



From: Evans, Allan <Allan.Evans@ottawa.ca>  

Sent: Thursday, February 27, 2025 9:46 AM 

To: Ryan Good <r.good@novatech-eng.com> 

Cc: Greg MacDonald <g.Macdonald@novatech-eng.com>; Anthony Mestwarp <a.mestwarp@novatech-

eng.com>; Whittaker, Damien <Damien.Whittaker@ottawa.ca> 

Subject: RE: 541 Somme Street - On-Site Fire Supply Coordination 

 

Hi Ryan – I concur that OFS will not request a fire water storage tank based upon the information provided.   

Building code services is the AHJ so ultimately it will be their final decision.  I have cc’d Damien so that he has 

my comments on record – this may not be his file however so I am hoping he can forward to the appropriate 

person within his division as needed. 

A 

Allan Evans 

Fire Protection Engineer / Ingénieur de Protection d’Incendies  

 Prevention Division / Prévention des Incendies 

Ottawa Fire Services / Service des Incendies d’Ottawa 

1445 Carling Avenue / 1445 Avenue Carling  

 Ottawa, ON K1Z 7L9 

Allan.Evans@Ottawa.ca 

( (613) 913-2747|( (613) 580-2424 x24119|6 (613) 580-2866 |+ Mail Code: 25-102|@OFSFPE 

                                                                       

 

 

Classified as City of Ottawa - Internal / Ville d'Ottawa - classé interne 

 



From: Ryan Good <r.good@novatech-eng.com>  

Sent: February 27, 2025 9:38 AM 

To: Evans, Allan <Allan.Evans@ottawa.ca> 

Cc: Greg MacDonald <g.Macdonald@novatech-eng.com>; Anthony Mestwarp <a.mestwarp@novatech-

eng.com> 

Subject: 541 Somme Street - On-Site Fire Supply Coordination 

 

Hi Allan, 

Please note we are working on an Industrial Site Plan development at 541 Somme Street, in the Hawthorne 

Industrial Park; the City identified you as the OFS contact for coordination. The following are details relating 

to the project (see attached building plans which include the building statistics and Siteplan for general site 

layout): 

• The intended building use is an oFice space at the front of the building and a warehouse at the back 

of the building 

• Building Area = 416.2m2 

• Major Occupancy Classifications are Group D (107.95m2) and Group F3 (293.1m2) 

We are currently proposing that no on-site water supply storage is required for firefighting purposes, on the 

basis that the building is less than 600m2 and Low Hazardous Industrial occupancy. This is consistent with 

the approach our team coordinated with you the Techo Bloc development (also <600m2 and Low Industrial 

occupancy) located at 581 Somme Street.  

Let us know if you have any comments or concerns with the details above. If a meeting would be helpful to 

discuss any details, please confirm a time you are available and we can schedule a Teams meeting. 

Thank you, 

Ryan Good, C.E.T., Design Technologist | Land Development and Public Sector Infrastructure 

NOVATECH  

Engineers, Planners & Landscape Architects 

240 Michael Cowpland Drive, Suite 200, Ottawa, ON, K2M 1P6 | Tel: 613.254.9643  Ext: 284 | Cell: 343-364-

2246 

 



From: Erik Ardley <EArdley@patersongroup.ca>  

Sent: Thursday, May 1, 2025 2:14 PM 

To: Michael Killam <MKillam@patersongroup.ca>; Ryan Good <r.good@novatech-eng.com>; Alex 

Schopf <aschopf@patersongroup.ca> 

Cc: Je.rey Kelly <j.kelly@novatech-eng.com>; Anthony Mestwarp <a.mestwarp@novatech-

eng.com>; Lucky Montierro <lucky.montierro@titanenviro.com>; Greg MacDonald 

<g.Macdonald@novatech-eng.com> 

Subject: RE: PH4991 - 541 Somme Street - Well location survey and Water Requirements 

 

Good afternoon Ryan, 

 

  We were able to complete the meeting with the City Hydrogeologist today. They agree with the 

approach of using the well as a non-drinkable water source and have not asked for anything further. 

As such, we are wrapping up the report and anticipate having it to you for the end of next week.  

 

Please do not heisitate to reach out should you have any questions or concerns,  

Thanks, 

Erik 

 

 

 

ERIK ARDLEY, P.Geo. 

Project Manager – Hydrogeology 

TEL: (613) 808-9776 

9 AURIGA DRIVE 

OTTAWA ON K2E 7T9 

patersongroup.ca 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



From: Alex Schopf <aschopf@patersongroup.ca>  

Sent: Wednesday, March 26, 2025 10:49 AM 

To: Greg MacDonald <g.Macdonald@novatech-eng.com>; Juice Lambert 

<juice.lambert@titanenviro.com>; Lucky Montierro <lucky.montierro@titanenviro.com>; Ryan 

Good <r.good@novatech-eng.com>; Michael Killam <MKillam@patersongroup.ca> 

Cc: Je.rey Kelly <j.kelly@novatech-eng.com>; Anthony Mestwarp <a.mestwarp@novatech-

eng.com>; Erik Ardley <Eardley@patersongroup.ca> 

Subject: RE: PH4991 – 541 Somme Street – Well location survey and Water Requirements 

 

Hi Greg, 

 

While it has been accepted in the past, the City has indicated that it is on a case-by-case basis and 

therefore it would need to be confirmed with the City before having potable water brought in is 

proposed in the report. With the clients permission we will reach out to the City to initiate the 

discussion. 

 

Cheers, 

 

 

  

Alexander Schopf, E.I.T, PhD  

Hydrogeology Department 

TEL: (613) 226-7381 ext. 136 

DIRECT: (613) 912-3490 

CELL: (613) 807-4147 

9 AURIGA DRIVE 

OTTAWA ON K2E 7T9 

patersongroup.ca 

 

 

 

From: Greg MacDonald <g.Macdonald@novatech-eng.com>  

Sent: Wednesday, March 26, 2025 9:27 AM 

To: Alex Schopf <aschopf@patersongroup.ca>; Juice Lambert <juice.lambert@titanenviro.com>; 

Lucky Montierro <lucky.montierro@titanenviro.com>; Ryan Good <r.good@novatech-eng.com>; 

Michael Killam <MKillam@patersongroup.ca> 

Cc: Je.rey Kelly <j.kelly@novatech-eng.com>; Anthony Mestwarp <a.mestwarp@novatech-

eng.com>; Erik Ardley <EArdley@patersongroup.ca> 

Subject: RE: PH4991 - 541 Somme Street - Well location survey and Water Requirements 

 

Thanks Alex.  Will the City accept this, e.g. potable water brought in?   

 

Greg MacDonald, P. Eng. 

Director, Land Development and Public Sector Infrastructure 

NOVATECH  

Engineers, Planners & Landscape Architects 

240 Michael Cowpland Drive, Suite 200, Ottawa, ON, K2M 1P6  |  Tel: 613.254.9643 x279  |  Cell: 

613.890.9705  |  Fax: 613.254.5867 

 



From: Alex Schopf <aschopf@patersongroup.ca>  

Sent: Wednesday, March 26, 2025 9:20 AM 

To: Juice Lambert <juice.lambert@titanenviro.com>; Lucky Montierro 

<lucky.montierro@titanenviro.com>; Ryan Good <r.good@novatech-eng.com>; Greg MacDonald 

<g.Macdonald@novatech-eng.com>; Michael Killam <MKillam@patersongroup.ca> 

Cc: Je.rey Kelly <j.kelly@novatech-eng.com>; Anthony Mestwarp <a.mestwarp@novatech-

eng.com>; Erik Ardley <EArdley@patersongroup.ca> 

Subject: RE: PH4991 - 541 Somme Street - Well location survey and Water Requirements 

 

Good morning Juice and Lucky, 

 

  We received the geochemical results from the pumping test. Unfortunately the geochemical 

results indicate that the water supply encountered by the well is non potable and has encountered 

potential surficial impacts. The most significant issues are the presence of total coliforms, a 

dissolved organic carbon concentration of 7.7 mg/L, and a manganese concentration of 

approximately 2.9 mg/L.  

 

    The presence of total coliforms and dissolved organic carbon is typically associated with surficial 

impacts, however can be associated with potential impacts during the well installation process. In 

order to determine if the total coliforms are associated with the well installation or with the aquifer, 

the well will need to be disinfected and purged, after which a resample will need to be collected. 

This will require renting a pump trailer from Air Rock for two days, one to chlorinate the well and one 

to purge it. Prior to completing any further work, we recommend that we complete a 

Hydrogeological consultation with the City Hydrogeologists to ensure that they will accept our 

proposed approach. We can complete the work on a time and materials basis to keep costs down. 

 

 

   Under the City of Ottawa Hydrogeological Assessment and Terrain Analysis Guidelines (HTAG) 

annotated Ministry of the Environment, Conservation and Parks (MECP) Procedure D-5-5, the 

Maximum Concentration Considered Reasonably Treatable (MCCRT) for manganese is 1.0 mg/L. 

Under the current Federal Guidelines, manganese has a Maximum Acceptable Concentration 

(MAC) of 0.12 mg/L. The manganese concentration which was measured is approximately 2.89 

mg/L, which is approximately 24 times higher than the federal MAC of 0.12 mg/L and approximately 

2.5 times the provincial MCCRT. As the manganese concentration is greater than the MCCRT, the 

Hydrogeological Assessment in support of the Site Plan application would indicate that the water 

supply could not be used for potable uses (i.e drinking water).  

 

   Assuming that the potential surficial impacts are associated with the well installation process, we 

would still need to address the elevated manganese concentration in the aquifer. This means that 

regardless of the bacteria presence, the water source cannot be used for drinking water purposes. 

Additional drinking water (i.e water coolers) would need to be brought in from o. site, however the 

well water can still be used for non-potable uses such as toilets. 

 

Please let us know when you are available to discuss. 

 

 



 

 

Alexander Schopf, E.I.T, PhD  

Hydrogeology Department 

TEL: (613) 226-7381 ext. 136 

DIRECT: (613) 912-3490 

CELL: (613) 807-4147 

9 AURIGA DRIVE 

OTTAWA ON K2E 7T9 

patersongroup.ca 

 

 



Site Servicing & SWM Report 541 Somme Street 

 

 

Appendix C 

Sanitary Design Information 
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Appendix D 

Stormwater Management Information 
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Appendix E 

Legal Plan 


