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1.0 INTRODUCTION 

This document is a Project Description for the second phase of construction to expand the 
building footprint and provide bulk solvent storage for an existing facility located in the West 
Royalty Business Park at 29 McCarville Street (PID 604165), Charlottetown, Queens County, Prince 
Edward Island (PE). 

The Proponent, MCA Consultants Inc., (MCA) is working on behalf of the site owner/operator, 
BioVectra Inc., (BioVectra), to propose an expansion of the existing facility building footprint to 
provide additional space for facility operations. The Project consists of the consolidation of the 
29 McCarville Street (PID 604165) property with the adjacent westerly property at 23 McCarville 
Street (PID 557405), the demolition of the existing buildings on PID 557405, the expansion of the 
existing building on PID 604165, and the installation of a tank farm to store bulk solvent (acetone) 
and fuel oil. Both properties are currently owned by BioVectra. 

A summary of activities related to the construction, operation and maintenance, and eventual 
decommissioning and abandonment of the Project is described herein. This Project Description 
was prepared from information provided by MCA and through review of existing, publicly 
available data for the property and surrounding environment.  

1.1 PROJECT TITLE, PROJECT PROPONENT AND AUTHOR OF PROJECT 
DESCRIPTION 

The Project title and details of the Project Proponent and the environmental consultant retained 
by the Proponent to prepare this Project Description are as follows: 

Project Title: Project Description for Phase II Building 
Expansion, 29 McCarville Street, 
Charlottetown, Queens County, PE 

Project Proponent: MCA Consultants Inc. 
24 Garfield Street 
Charlottetown, PE C1A 6A5 

Proponent’s Principal Contact Person for this 
report: 

Mr. Ross Wheatley, P.Eng. 
Vice President 
MCA Consultants Inc. 
Tel: (902) 566-9223 
Fax: (902) 892-5122 
Email: ross@mcaconsultants.ca 
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Environmental Consultant and Principal 
Contact Person for this report: 

Dr. Mike Murphy, PhD, P.Eng. 
Senior Principal, Environmental Services 
Stantec Consulting Ltd. 
Tel: (902) 620-0253 
Fax: (9002) 566-2004 
Email: mike.murphy@stantec.com 
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2.0 PROJECT DESCRIPTION  

This section provides a preliminary project description of the facilities and infrastructure that 
comprise the Project, based on information available at the time of writing. The Project 
Description includes: 

• an overview of the Project components, including the likely infrastructure, facilities and assets 
associated with the Project; and 

• a summary of the activities that will be carried out during construction, operation and 
maintenance, and decommissioning and abandonment of the Project. 

2.1 OVERVIEW OF PROJECT 

The Project is considered Phase II in the development of a facility within the West Royalty 
Business Park. Refer to Figure 1 in Appendix A for an aerial view of the site and Figure 2 for the 
existing site plan. The BioVectra facility currently operates out of 29 McCarville Street (PID 
604165). The proposed expansion will see the consolidation of the adjacent western property 
(PID 557405) with PID 604165, the demolition of existing buildings on the former PID 557405, the 
expansion of the existing site building on PID 604165 and the installation of a tank farm used to 
store bulk quantities of solvent and a new petroleum storage tank.  

BioVectra has owned the property at PID 604165 for over 35 years. The property has been 
dedicated to bio-processing since 2004. The facility further focuses on bioactive compounds to 
produce an active pharmaceutical ingredient (API) for an end use in a commercially distributed 
pharmaceutical.  

The company MCA, on behalf of BioVectra, is proposing to construct an expansion to the 
existing facility (see Figures 3, 4 and 5 in Appendix A for the proposed infrastructure to be 
demolished and the new site plans). The expansion is planned to be a building addition with two 
stories (see Figures 6 and 7 in Appendix A for proposed floor plans). The main floor will house the 
following:  staff lunch room and washrooms, office space, mechanical and electrical rooms, 
warehouse and equipment storage, production and sampling rooms, freezer and cooler areas. 
The second floor covers a portion of the main floor area and houses the following:  office space, 
server room, archive room, storage spaces and a laboratory. The proposed building footprint 
expansion is required to provide additional space for current operations. 

Two existing buildings will be removed to allow for the new edition.  These are: (i) an 
equipment/parts storage shed; and ii) an office space with attached equipment storage area 
and shipping docks. The existing 4,680 L fuel oil storage tank located at the rear of the existing 
facility under the mechanical equipment platform will also be removed. The structures to be 
removed are illustrated in Figure 3 in Appendix A. 
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The expansion of the facility is to enable more efficient production; however, an increase in 
production at the facility is not expected.  

In addition to the building expansion, the Project includes the installation of an outdoor tank 
farm (see Figure 5 in Appendix A). The tank farm will be lined and consist of two double-walled, 
pressurized steel tanks: one to contain virgin solvent (or raw acetone) and one for waste solvent 
(acetone waste).  The tank farm will also include a day tank for virgin solvent (raw acetone) and 
a new fuel oil tank to store heating fuel.  

There will be six liquid nitrogen storage tanks (referred to as Dewars), with a volume of 240 L 
each, installed indoors at the northwestern end of the new addition. These tanks will be 
connected to the tank farm via an exterior vaporizer to produce nitrogen gas (located east of 
the tank farm).  The nitrogen gas from the vaporizer would be directed to a gaseous storage 
pressure vessel located north of the vaporizer and then connected to the tanks in the tank farm.  

This nitrogen system will replace the existing use of pressurized tanked nitrogen within the existing 
facility. Nitrogen gas will be used to support the tank farm (as an inerting gas, in the bulk solvent 
tanks) to prevent product contamination and provide fire and explosion prevention in 
accordance with the National Fire Code of Canada (NFC) and the National Fire Protection 
Association (NFPA) 69: Standard on Explosion Prevention Systems requirements.  Nitrogen gas is 
also currently used as an overlay during processing to inert the liquid contents in the tanks 
(vessels) and this will continue using the nitrogen from the Dewars.  

During operation of the facility, there will be approximately 10 to 15 staff working at the facility.  

2.2 PROJECT LOCATION 

The Project property is a consolidated parcel of PID 604165 (29 McCarville Street) and PID 557405 
(23 McCarville Street), located in the West Royalty Business Park in Charlottetown, Queens 
County, Prince Edward Island. McCarville Street is a provincial secondary road and bounds the 
property to the south. The consolidated property is approximately 1.05 acres (0.42 ha).  

Land use within the West Royalty Business Park is mixed commercial/industrial, on an existing 
brownfield site. 

This Project is located inside the boundaries of the City of Charlottetown; therefore, land use 
related approvals and/or permits must be received from the City. Mr. Greg Morrison, Planning & 
Development, will be the contact from the City who will be responsible for planning approvals. 

The Project location and existing infrastructure components are shown in the Aerial Site Plan - 
Figure 1 (Appendix A). Photos of the existing site are provided in Appendix B. 
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2.3 PROJECT SCHEDULE 

If approved, construction is expected to begin in summer of 2017, following the receipt of 
all necessary approvals and permits. The building construction is expected to start immediately 
following approval. The bulk storage tank farm will be subject to design to meet applicable 
standards.  
 
The facility is expected to be fully operational for fall 2018. 
 

2.4 PROJECT COMPONENTS 

2.4.1 Construction 

Upon regulatory approval and completion of engineering design, the construction of the Project 
will begin and involve the following activities: 

• surveying and site preparation 
• building construction and installation of Project components 
• site re-instatement/re-vegetation 
• disposal of construction-associated wastes 

It is expected that during construction activities, there will be 10 to 15 workers on site at any 
given time. Construction details are provided in the sections below. 

2.4.1.1 Building Construction 

The proposed building expansion will be a partial two-storey structure connected to the western 
end of the existing BioVectra facility. The area of Level 1 will be approximately 1,244 m2. The 
area of Level 2 will be approximately 1,036 m2. The final design will be subject to provincial 
regulatory requirements, as well as the National Building Code of Canada and the National Fire 
Code (NFC). The building is expected to be constructed using structural steel framing with metal 
studs, with exterior coverage of prefinished metal (or brick) siding with insulation and vapour 
barrier or insulated metal panels. Interior wall construction is proposed to be a combination of 
concrete block, gypsum wall board and insulated metal panels. The foundation is expected to 
be poured concrete slab-on-grade. 

Land clearing for construction activities will include the demolition and removal of the existing 
site building on the former PID 557405, and building (shed) on PID 604165. The existing building is 
approximately 180 m2 and the shed is approximately 40 m2.  Minimal clearing and grubbing is 
required outside of the building removal. Site grading will be required to accommodate 
foundation construction.  
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Existing trees will be removed at the rear of the property to permit access by Maritime Electric 
personnel to the utility power transformer. As the site is within the limits of the City of 
Charlottetown water and sewer utility service area, no on-site potable or wastewater services 
are required. 

2.4.1.2 Tank Farm Installation 

Solvent (acetone) and aromatic alcohol are used in the process currently.  These are Class IB 
liquids and are the only flammable compounds used at the site.  As noted above, a tank farm 
installation to store bulk solvent is proposed for the northwestern portion of the property. The 
approximate location is shown in the Figures 4 and 5 (Appendix A). The installation will be subject 
to engineering design, but is proposed to consist of a concrete pad with secondary 
containment and two double-walled, pressurized steel tanks: one to contain virgin solvent (or 
raw acetone) and one for waste solvent (acetone waste), with volumes of 25,000 L and 12,000 L 
respectively. Normal operating pressure for those tanks will be 7 - 10 inches water column. The 
secondary containment volume will be a minimum of 110% (approximately 27,500 L) of the 
largest tank in the tank farm. The bulk solvent tanks will have a stainless steel inner tank and a 
carbon steel outer shell.  

The bulk solvent tanks will be used to support manufacturing operations that occur in the existing 
building and will replace the use of drums for acetone supply and acetone solvent waste 
collection for off-site disposal. The solvent tanks would typically be double-wall built to CAN/ULC-
S601 or the American Society of Mechanical Engineers(ASME)and installed per the NFC.   

There will also be a new fuel oil tank (15,000 L) and one 500 L acetone day tank installed within 
the tank farm. The locations of those tanks are shown in Figures 4 and 5 (Appendix A). 

As noted above, the liquid nitrogen Dewars would be installed indoors, and connected to the 
tank farm through a vaporizer and nitrogen gas storage tank, on the west side of the new 
addition. The gas storage tank volume is estimated to be 4,540 L (1,000 Imperial Gallons). The 
approximate location is shown in the Figures 4 and 5 in Appendix A. 

Leak detection of the tanks is done by electronic monitoring of the interstitial vacuum.  In the 
event of a spill or leak, the alarms will automatically notify site personnel through the facility 
Process Automation System, via the programmable logic controllers (PLC). 

A sump pit will be installed within the tank farm to collect any small spills that may occur when 
unloading or loading at the tank farm.  Spill material would be collected and tested before 
directing to the sewer.  If the tested spill material is not within regulatory guidelines, the waste 
would be transported for disposal in a provincially approved manner. 
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2.4.1.3 Emissions and Wastes 

2.4.1.3.1 Construction Debris 

Construction debris is expected to be generated during construction activities.  This debris may 
include concrete waste, scrap metal (steel), cardboard and organic debris, such as grubbing 
material and excess fill. Solid waste will be separated and recycled, where possible. It is 
expected that scrap metal will be hauled to a scrap yard and cardboard will be sent to the 
Island Waste Management Corporation (IWMC) centre in Wellington, PE, for recycling.  

Non-recyclable construction debris will be disposed of at a provincially-approved construction 
and demolition site.  

Construction debris accumulated during demolition activities will include concrete, scrap metal, 
roofing and exterior cladding, as well as windows and interior finish materials. Non-hazardous 
waste will be recycled, where possible, and otherwise disposed of at a provincially-approved 
construction and demolition site.  

If demolition debris is found to contain hazardous materials, disposal will be conducted by a 
licensed contractor and according to applicable regulatory requirements. 

2.4.1.3.2 Noise and Dust 

Construction activities are intended to be conducted during daytime hours.  However, some 
construction work may occur on evenings or weekends, if needed, to meet construction or 
material delivery schedules.   
 
During construction, sound emissions and vibration may result from the operation of heavy 
equipment used for demolition and earth moving. Noise will remain largely confined to the 
Project area and the immediately adjacent areas, and will mostly be transient in nature and 
short in duration. As the Project area is in a business park, associated changes to the noise levels 
are not expected to substantively affect the nearby residential areas. If noise complaints from 
nearby businesses are received, the information will be reviewed and this may result in 
mitigation.  
 
Dust and heavy equipment exhaust gases constitute the expected air-contaminants released 
during construction activities. Dust emissions may be generated during demolition and 
excavation activities and the exposure of ground. Exhaust emissions from construction-
associated equipment are expected to be limited to the construction period.  

The dust generated during construction activities can largely be controlled with adequate 
application of dust suppressant. Further, the exposed ground remaining after construction 
activities are complete will be re-instated with vegetation to reduce the potential for dust 
generation from exposed soil.  Combustion exhausts from equipment will be temporary and low 



PROJECT DESCRIPTION FOR PHASE II BUILDING EXPANSION, 29 MCCARVILLE STREET, 
CHARLOTTETOWN, QUEENS COUNTY, PE 

Project Description  
June 7, 2017 

 8 
 

in volume.  Therefore, with the planned mitigation, the effects of construction activities on air 
quality are not expected to be substantive. 

2.4.2 Operation and Maintenance 

2.4.2.1 Use of Facility 

The existing BioVectra facility at 29 McCarville Street focuses on bioprocessing to produce an 
active pharmaceutical ingredient (API) for use in a commercially distributed pharmaceutical. 
After the planned expansion, the existing building footprint will be used for office space, 
mechanical and electrical rooms, staging and processing suites.  

As noted above, the expansion is planned to be two storeys. The main floor of the new 
expansion will house the following:  staff lunch room and washrooms, office space, mechanical 
and electrical rooms, warehouse and equipment storage, production and sampling rooms, 
freezer and cooler areas (Figure 6 in Appendix A). The second floor of the new expansion covers 
a portion of the main floor area and houses the following:  office and storage spaces, IT server 
room, and a laboratory for raw material and product testing (Figure 7 in Appendix A).  

Manufacturing activities (e.g., raw material processing and intermediate product blending) will 
occur in the new production cleanroom. Portable equipment will be used in the cleanrooms 
during manufacturing activities, including stainless steel formulation/mixing vessels, 
transport/storage vessels, small blending equipment, and liquid filtration operations. This portable 
equipment will be stored at a new equipment storage room and manually cleaned at a new 
wash-up area. Activities would be aqueous-based, non-hazardous operations within the new 
manufacturing space. 

The warehouse would include a walk-in refrigerator and freezer for material and product 
storage, and a shipping/receiving area. 

During operation of the facility there will be approximately 10 to 15 staff working at the facility.  

The bulk solvent (acetone) is used on the site, with an estimated total of 30,000 L of acetone 
used per year. Previously, acetone was not stored on site and was shipped in drums from an off-
site BioVectra location to the 29 McCarville Street location, on a daily basis. A bulk acetone tank 
farm is proposed for the northwestern portion of the site to negate the need for drum shipment. 
The virgin solvent (virgin acetone) is proposed to be pumped above ground via the day tank to 
the processing areas and waste solvent (acetone waste) would be returned through separate 
piping to a separate waste storage tank.  

The acetone day tank is operated to provide single day volume delivery to the process 
operations in Room 108. The day tank is limited to a single day’s usage in the plant and 
incorporates automatically closing fail safe fire rated discharge valves interlocked to the facility 
fire alarm system.  
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During operations, it is expected that 3 to 4 bulk solvent (acetone) deliveries will take place 
annually, to fill the on-site 25,000 L storage tank.  Similarly, bulk waste solvent (acetone waste) is 
expected to be removed from the site at a similar (or a bit lower) frequency for off-site disposal.   

Liquid nitrogen (the blanketing medium) will also be delivered to the facility as needed.   

These changes will improve safety and containment by reducing the need for manual transfers 
and the cleaning of the exterior of drums before moving into clean interior processing spaces 
with the acetone.  

Except for the addition of bulk acetone and bulk nitrogen storage, the building use is not 
expected to change from previous operations.  

2.4.2.2 Emissions and Wastes 

2.4.2.2.1 Solid Waste 

Waste generated by employees during routine office operations will be collected through the 
provincial waste collection program. Laboratory/process wastes will be bagged, boxed and 
disposed of through a contractor who is licensed to transport the waste to a municipal waste 
combustion plant for incineration. No substantive quantities of additional solid waste is expected 
to be generated during operation because of the expansion. The solid waste is generated solely 
from operations occurring in the existing building (approximately 900 kg/year). 

2.4.2.2.2 Liquid Waste 

Acetone Waste 

Acetone waste would be generated solely from manufacturing operations occurring in the 
existing building and will not increase as a result of the expansion. Acetone waste is currently 
stored in 200 L drums and returned to the BioVectra site at 11 Aviation Drive or 17 Hillstrom 
Avenue and pumped into an acetone waste tank for truck disposal. Once the Project is in 
operation, the waste acetone generated through process activities is proposed to be stored on 
site in a bulk waste acetone storage tank (approximately 12,000 L) prior to shipment and off-site 
incineration at an approved incineration facility. It is expected this will occur 1 to 2 times per 
year.  

Aqueous Waste 

There is an existing Aqueous Waste Treatment System (AWTS) on site, consisting of subgrade 
piping to an external sump pit and internal treatment tank. Non-hazardous liquid waste 
generated through laboratory/process activities is diverted to the AWTS and undergoes pH 
adjustment prior to discharge to the municipal wastewater collection system. It is estimated that 
275,000 L of non-hazardous waste will be discharged on an annual basis.  A small volume of 



PROJECT DESCRIPTION FOR PHASE II BUILDING EXPANSION, 29 MCCARVILLE STREET, 
CHARLOTTETOWN, QUEENS COUNTY, PE 

Project Description  
June 7, 2017 

 10 
 

hazardous liquid waste is generated from laboratory activities. This waste is proposed to be 
diverted to the bulk waste acetone storage tank for off-site treatment at an approved 
incineration facility.  

Sanitary waste from the site is estimated to increase from approximately 217,200 L/year to 
314,400 L/year because of the expansion and increased occupancy load on the site. This waste 
will continue to discharge into the municipal sewage system. 

2.4.2.2.3 Releases of Air Contaminants 

Existing Boiler System 

Building heat for the existing facility is provided by a liquid-phase thermal fluid (glycol) heating 
system.  Process hot water is provided by an oil-fired steam boiler. 

Details on the existing boilers at the facility are provided in Table 1.  

Table 1 - Existing Boiler Information 
 

Details Steam Boiler (B-1) Glycol Boiler (B-2) 

Type Hurst 25 HP Boiler Hurst 50 HP Boiler 

Mfg V61-150-1465 VIX138-30-1 

Model 54VT-P2-25-150 VIX-P2-50-30 

Fuel Input (US GPH) 7.5 15 

Serial # 071557891 071557892 

Fuel Fuel oil #2 Fuel oil #2 

Tank Above ground, double wall, 4,540 L Same as used for B-1 

Proposed Boiler System 

Three additional boilers are planned for the facility.  These include two 50 horsepower hot water 
heating boilers and one 19 horsepower steam boiler.  These units will be installed in the north 
central part of the expansion (see Figure 4, Appendix A).   

The quantities of air contaminants and GHGs released to the atmosphere are expected to be 
proportional to the fuel oil burned. Information on boiler fuel consumption was provided to 
Stantec by MCA (2017). The fuel estimates are: 101,000 L/year for the existing boiler operation, 
and 209,000 L/year, for future (existing plus expansion) operation.  These values were used to 
estimate the emissions of air contaminants and GHGs associated with the existing and future 
operation. 
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The volumes of fuel (existing and future) were combined with emission factors for air 
contaminants (USEPA, AP-42 1995) and GHGs (WCI 2012) to estimate emissions for each gas, in 
units of tonnes per year. 

The carbon dioxide equivalent, or CO2e, is estimated by combining the GHG emissions weighted 
by its associated global warming potential (GWP) for each gas, relative to CO2.  

The CO2e calculation from CO2, N2O and CH4 emissions is as follows: 

CO2e = CO2 x GWPCO2 + CH4 x GWPCH4 + N2O x GWPN2O 

A summary of the estimated total air contaminants and GHGs emitted is provided in Table 2. 

Table 2 - Summary of Emissions from Boiler Operations 

Phase 
Total Emissions (tonnes/year) 

N2O SO2 CO PM CH4 CO2 CO2e 

Existing 0.040 1.716 0.060 0.024 0.013 268.5 280.9 

Expansion 0.043 1.843 0.065 0.026 0.014 288.5 301.7 

Total 0.084 3.559 0.125 0.050 0.028 557.0 582.6 

The estimated total GHGs emitted during operation of the existing facility is approximately 
280.9 tCO2e/year. The estimated total GHGs emitted from the proposed additional boiler is 
approximately 301.7 tCO2e/year. The estimated total GHGs emitted from all boilers in future is 
approximately 582.6 tCO2e/year. 

A boiler operator is not expected to be required on site, as the size of the heating plant in the 
future configuration is within the limit of non-guarded plants (150 horsepower). The new steam 
boiler (19 horsepower) to be added to the existing operation of a 25 horsepower steam boiler 
will be within the 44 horsepower limit for non-guarded plants on high pressure applications (MCA 
2017). 

Existing Ventilation System 

Building ventilation in the existing facility is provided by two air handlers: AHU-1 and AHU-2.  
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AHU-1 
 
The system serves the main process room, office and supporting rooms. The AHU-1 system is 
controlled by a programmable logic controller (PLC) on the Building Management System 
(BMS).  All outdoor air is filtered entirely by AHU-1 and a HEPA filtration unit.  Fan coil FC-1 services 
the office area, with recirculated air and has additional MERV 8 filtration within the unit.   

The AHU-1 system provides air temperature and differential pressure control to the main 
processing room with a minimum air change rate of ≥ 20 AC/hr.  Air within the main processing 
room is not recirculated; it is 100% fresh air supplied.  The process room also has a safety critical 
air quality monitor to detect flammable gas/vapors; if this alarm is detected the HVAC system 
maximizes room air changes. 

The AHU-1 is an existing Engineered Air outdoor air handling unit (Model LM13/C/O/MV/H) with a 
capacity of 10,400 CFM @ a pressure of 7.5 inches water column (WC) static pressure.  This 
variable air volume air handler provides 100% outdoor ventilation air, with MERV 8 pre-filters and 
MERV 14 intermediate filters (pre-supply blower), and HEPA final filters (post blower). Supply air 
heating coil is circulated with hot propylene glycol (40%) from the plant glycol boiler B-2. A 
cooling coil is circulated with chilled ethylene glycol (50%) from the plant chiller CH-T301. 

The AHU-1 supplies a constant fresh air supply to office fan coil FC-1 via variable terminal unit 
VAV-1. The system’s supply air volume is varied by adjusting supply fan speed to maintain 
constant offset control with system exhaust fan EF-5, as EF-5 flowrate varies. 

AHU-2 

The AHU-2 system consists of an outdoor Air Handling Unit (AHU-2), Exhaust Fans (EF-1, EF-2, EF-4 
and EF-6), Supply Fan (SF-1) and unit heater (UH-3).  The system serves process room and support 
rooms. Minimum air change rate for process rooms is ≥ 20 AC/hr or ≥ 30 AC/hr depending on 
requirements. The AHU-2 system is controlled by a PLC on BMS System.  The AHU-2 system 
provides air quality, temperature and differential pressure control to ISO processing rooms.  

AHU-2 is an existing Engineered Air outdoor air handling unit (Model LM8/C/O/H) with a capacity 
of 5,000 CFM @ 4.6 in WC static pressure.  This constant air volume air handler provides 
conditioned ventilation air, with MERV 8 pre-filters and MERV 14 intermediate filters (pre-supply 
blower). There are terminal HEPA filters installed in process rooms and airlock. Supply air 
temperature is controlled by terminal hydronic duct reheat coils.  The heating coil is circulated 
with hot propylene glycol from glycol boiler B-2.  A cooling coil in the main unit is circulated with 
chilled ethylene glycol (50%) from the plant chiller CH-T301.   AHU-2 supply air temperature is 
reset to meet the peak cooling demand in the space to minimize reheat. Outdoor air quantity is 
constant as required to maintain pressurization and ASHRAE ventilation requirements. 
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Existing Exhaust Stacks 

The existing exhaust stacks are located on the rooftop or near the overhead platform.  These 
include boiler as well as exhaust stacks for ventilation of room air and process air.  

Existing Room Exhaust  

EF-1 (Exhaust Fan – Room 115): This roof mounted exhaust fan is used to maintain room 
temperature within Mechanical Room 115 during the cooling season, based on a signal from the 
BMS and the room mounted RTD TT-E912.  The fan is off if cooling is not required. 

EF-2 (Exhaust Fan – Room 113):  This roof mounted exhaust fan maintains the exhaust ventilation 
for Room 113.   

EF-4 (Exhaust Fan – Room 116):  This roof mounted exhaust fan maintains the exhaust ventilation 
for Mechanical Room 116.   

EF-6 (Exhaust Fan – Room 109):  This roof mounted exhaust fan maintains the exhaust ventilation 
for Staging Area 109. 

Existing Process Exhaust 
 
The Process Exhaust Fan is EF-5.  This exhaust fan is a variable volume high velocity vertical 
discharge dilution style exhaust fan serving potentially flammable rooms and point source 
exhaust ventilation arms, wash down hood and fume hood.  
  
The EF-5 fan has a capacity of 12,000 CFM at 4 inches WC static pressure and is equipped with 
several pressure independent airflow control valves.  Valves are constant, two position or 
variable volume.  Two position airflow control valves are manually initiated by the operator. 
Fume hood variable airflow control valve is initiated from the sash position sensor located on 
fume hood. 

New Ventilation System 

Additional ventilation systems will be provided to service the new addition. These will be 
designed and installed in accordance with the National Building Code, National Fire Code 
requirements, and good engineering practice such as that contained within the ASHRAE 
standards and ISPE guidelines. 

New Exhaust Fans  

While the facility design is not yet fully complete, it is expected that there will be some new 
general building exhausts and process exhausts to service the new addition.  At this point in time, 
there may be five new air handling units (AHUs), one laboratory exhaust with vents, and three 
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fume hoods installed (see Figure 4).  The design and operation of these units is expected to be 
essentially the same as the existing units.  

Summary – Emissions and Wastes - Operation 

Releases of air contaminants from the exhaust fans (existing and new) are expected to be small 
as it is mostly building air.  Exhaust gases from the flammable room and the fume hood may 
contain trace amounts of acetone.  

Based on this assessment, the quantities of air contaminants released to the atmosphere are 
expected to be minimal.  Therefore, the effects of the operation (existing and future) on air 
quality are not expected to be substantive. 

2.4.2.2.4 Fire Safety and Spill Prevention 

BioVectra has designed the Project to be well protected from spills and will work with the 
Charlottetown Fire Department (Kent Mitchell, Fire Inspector) to develop a fire safety plan for the 
site, in accordance with Section 2.8 of the NFC (Bartlett Engineering, 2017). As per the 
requirements of the NFC, the fire safety plan would be reviewed, at a minimum, every 12 months 
and should include: 

• Emergency procedures including: 

o Sounding the fire alarm 

o Notifying the fire department 

o Instructing occupants on procedures to be followed 

o Evacuating occupants, including those that may require assistance 

o Confining, controlling, and extinguishing the fire 

• Establishing egress routes 

• Appointment and organization of designated supervisory staff and associated administrative 
requirements 

• Training of supervisory staff and other occupants in their responsibilities 

• Documents, including diagrams showing the location, type and operation of the building fire 
safety systems 

• Holding of regularly scheduled fire drills 

• Control of fire hazards 

• Inspection and maintenance of building facilities provided for the safety of occupants 

• The maximum permitted size and configuration of individual storage areas and materials 

• The maximum permitted height of storage in various parts of the building 
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In the event of a fire, the tank farm firewater would be contained on site within the concrete 
dike, which will be suitably lined. The firewater containment would hold the anticipated fire 
water volume (to be determined once design is finalized) in accordance with NFPA standards. 
The firewater would be tested for contamination prior to release to the environment. If the 
firewater is contaminated, it would be removed by an approved waste hauler and transported 
to an approved location for treatment.  
 
It is intended that a deluge fire protection system in accordance with NFPA standards be 
provided for the tank farm. A foam system is not anticipated for the tank farm at this point in the 
design process. 

Both storage tanks are equipped with fail safe fire rated discharge valves, normal and 
emergency venting relief devices in accordance with NFPA 30 and NFC requirements (NFPA, 
2015).  

The above ground piping would be in the pipe rack. A containment tray would be installed 
beneath the pipe rack to collect any leakage that may occur during operation. This 
containment tray would direct any leaked material back to the tank farm collection system. 

The tank farm is well protected against spills and leaks, with double-walled storage tanks, a 
suitably lined containment, and a sump pit to collect any small spills and rainwater. Tank farm 
vessels will have electronic interstitial monitoring, in the event of a spill or leak. The alarms will 
automatically notify site personnel through the facility Process Automation System via the PLC. 
The fire safety plan will also include measures to be taken to direct overflow of spilled liquids and 
firefighting water away from (NFC Sentence 4.1.6.1.(4)) (NFC 2013): 

• Buildings 

• Adjoining properties 

• Means of egress 

• Air intakes or openings that could permit vapour entry into the building 

• Fire alarm control panels 

• Valves controlling the water supply for firefighting, or fire protection systems 

• Fire department connections or wall hydrants 

• Isolation valves controlling processes 

• Valves controlling the flow of flammable liquids or combustible liquids 

Measures, such as provision of manholes covers, sorbent materials, and portable dikes, are for 
small spills classified within the 5,000 L threshold in A-4.1.6.1 of the NFC. These measures are used 
to prevent additional contaminants from entering sewers or flowing to other areas.  
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2.4.3 Decommissioning and Abandonment 

It is expected that the facility will be maintained to be in operation for upwards of 30 years. 
While decommissioning or abandonment of the Project is not currently envisioned, the Project 
will at some point be decommissioned at the end of its useful service life. This will be done in 
accordance with the applicable standards and regulations current at that time. It is expected 
that standard procedures will be followed with respect to the decommissioning, removal and 
disposal of site infrastructure and for site remediation based on the requirements prior to the start 
of that phase of the Project. 
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3.0 CONCLUSION 

This report details a Project Description for the Phase II building expansion of the existing 
BioVectra bio-extraction facility in Charlottetown, Queens County, PE, as proposed by MCA 
Consultants Inc., on behalf of BioVectra Inc.  

The Project location is a consolidation of two properties legally described as PID 604165 and PID 
557405, on McCarville Street within the West Royalty Business Park. The land use is currently a mix 
of commercial and industrial. 

The Project involves the demolition of two existing site buildings, the expansion of an existing site 
building and the construction of a tank farm to store bulk solvent (acetone) and liquid nitrogen. 

Mitigation measures to protect the environment include the following for the different Project 
phases: 

Construction 

• solid and non-hazardous waste will be separated and recycled, where possible 

• non-recyclable construction debris will be disposed of at a provincially-approved 
construction and demolition site 

• dust generated during construction activities will be largely controlled with adequate 
application of dust suppressant 

• exposed ground remaining after construction activities are complete will be reinstated with 
vegetation to reduce the potential for dust generation from exposed soil 

• the new ventilation system will be designed and installed in accordance with the National 
Building Code, National Fire Code requirements, and good engineering practice such as 
that contained within the ASHRAE standards and ISPE guidelines 

Operation 

• waste generated by employees during routine office operations will be collected through 
the provincial waste collection program 

• waste generated from laboratory activities will be diverted to the bulk waste acetone 
storage tank for off-site incineration. 

• BioVectra will work with the Charlottetown Fire Department to develop a fire safety plan for 
the site, in accordance with Section 2.8 of the NFC 

• in the event of a fire in the tank farm, firewater would be contained on site in a lined 
concrete containment area within the concrete dike 
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• firewater would be tested for contamination prior to release to the environment; if the 
firewater is contaminated, it would be removed by an approved waste hauler for treatment 

• the tank farm will be well protected against spills and leaks, with double-walled storage 
tanks, interstitial monitoring, a suitably lined containment system and a sump pit to collect 
any small spills and rainwater  

Decommissioning and Abandonment 

• decommissioning and abandonment will be done in accordance with the applicable 
standards and regulations current at that time 

With planned mitigation, the environmental effects of the Project during each phase are not 
expected to be substantive. 
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4.0 CLOSING 

This report has been prepared by Stantec Consulting Ltd. (Stantec) for the sole benefit of MCA 
Consultants Inc. (the Proponent). The report may not be relied upon by any other person or 
entity, other than for its intended purposes, without the express written consent of Stantec, and 
the Proponent. 
 
This report was undertaken exclusively for the purpose outlined herein and was limited to the 
scope and purpose specifically expressed in this report. This report cannot be used or applied 
under any circumstances to another location or situation or for any other purpose without further 
evaluation of the data and related limitations. Any use of this report by a third party, or any 
reliance on decisions made based upon it, are the responsibility of such third parties. Stantec 
accepts no responsibility for damages, if any, suffered by any third party as a result of decisions 
made or actions taken based on this report. 
 
Stantec makes no representation or warranty with respect to this report, other than the work was 
undertaken by trained professional and technical staff in accordance with generally accepted 
engineering and scientific practices current at the time the work was performed. Any 
information or facts provided by others and referred to or used in the preparation of this report 
were assumed by Stantec to be accurate. Conclusions presented in this report should not be 
construed as legal advice. 
 
The information provided in this report was compiled from existing documents and data 
provided by the Proponent, and by applying currently accepted industry standard mitigation 
and prevention principles. This report represents the best professional judgment of Stantec 
personnel available at the time of its preparation. Stantec reserves the right to modify the 
contents of this report, in whole or in part, to reflect any new information that becomes 
available. If any conditions become apparent that differ significantly from our understanding of 
conditions as presented in this report, we request that we be notified immediately to reassess the 
conclusions provided herein. 

This report has been prepared by Julia Kun and Janeen McGuigan, and reviewed for quality 
purposes by Mike Murphy (Quality Reviewer) and Dale Conroy (Independent Reviewer). 
 
Reviewed by   

(signature) 
Michael C. Murphy, PhD, P.Eng. 

Approved by   
(signature) 

Dale Conroy, M.Sc.   
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1 AERIAL SITE PLAN 
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2 EXISTING SITE PLAN 
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3 DEMOLITION SITE PLAN  

  



THIS DRAWING ILLUSTRATES SUPPORTING INFORMATION SPECIFIC TO A STANTEC CONSULTING LTD. REPORT AND MUST NOT BE USED FOR OTHER PURPOSES.

Client: MCA CONSULTANTS INC.

Job No.:

Scale:

Date:

Dwn. By:

App'd By:

Figure No.:121811851
1:500
17.JUN.01
MCO
MCM

3



PROJECT DESCRIPTION FOR PHASE II BUILDING EXPANSION, 29 MCCARVILLE STREET, 
CHARLOTTETOWN, QUEENS COUNTY, PE 

Appendix A  Figures  
June 7, 2017 

  A.5 
 

4 PROPOSED SITE PLAN 
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5 PROPOSED TANK FARM (DETAIL) 
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6 NEW BUILDING – MAIN FLOOR PLAN 
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7 NEW BUILDING – SECOND FLOOR PLAN 

 



UTILITIES
&

HVAC

UTILITIES

THIS DRAWING ILLUSTRATES SUPPORTING INFORMATION SPECIFIC TO A STANTEC CONSULTING LTD. REPORT AND MUST NOT BE USED FOR OTHER PURPOSES.

Client: MCA CONSULTANTS INC.

Job No.:

Scale:

Date:

Dwn. By:

App'd By:

Dwg. No.:121811851
1:500
17.MAY.11
MCO
MCM

7



PROJECT DESCRIPTION FOR PHASE II BUILDING EXPANSION, 29 MCCARVILLE STREET, 
CHARLOTTETOWN, QUEENS COUNTY, PE 

Appendix B  Photos  
June 7, 2017 

  B.1 
 

Appendix B      PHOTOS 

  



PROJECT DESCRIPTION FOR PHASE II BUILDING EXPANSION, 29 MCCARVILLE STREET, 
CHARLOTTETOWN, QUEENS COUNTY, PE 

Appendix B  Photos  
June 7, 2017 

  B.2 
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