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Liability Note
The Contractor shall verify and be responsible for all dimensions. 
DO NOT scale the drawing - any errors or omissions shall be
reported to Stantec without delay.
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Tel.

Stantec
400-1305 Riverbend Road
London ON N6K 0J5

519-645-2007

ByIssued Appd. YY.MM.DD

ByRevision Appd. YY.MM.DD

Permit-Seal

0

Legal Description
Part of Lot 20,
Junction Gore,
City of Ottawa

Exception 2991
The holding symbol may only be removed from all or part of the
lands subject to the ‘h’ symbol following the completion of the
following conditions:

a. A heritage impact assessment that demonstrates compliance
with the 1495 Heron Road Conservation Design Guidelines is
approved, to the satisfaction of the General Manager of Planning,
Development and Building Code Services or their designate,
together with any required permits under Sections 33 or 34 of the
Ontario Heritage Act.

b. A minimum 5000m2 park less any deductions applicable by the
provision of affordable housing is dedicated to the City in a
location and configuration to the satisfaction of the General
Manager of Recreation, Cultural and Facilities or their designate.

Exception 2990
v. All parcels subject to Exception 2990 are considered one lot for
zoning purposes.
vi. Maximum building heights are as per Schedule 502.
vii. No new buildings are permitted in Area E on Schedule 502. This
provision does not apply to below grade structures or parking.
x. Except for mixed-use buildings within 120m of Heron Road, all
non-residential uses are only permitted on the ground floor and
second storey of a mixed-use building.
xi. Minimum stepback of 2.5m after the 4th storey.
xii. Maximum building width and length of 60m for mid-rise buildings
(5+ storeys).
xiii. Despite Subsection 74(3), buildings connected above the
ground by features such as pedways, bridges, or other connections
that create additional gross floor or gross leasable floor area, are
not considered one building for the purpose of applying maximum
building length.
xiv. Minimum setback of 14.25m from a parcel zoned R1.
xv. A building or structure must be at least 3m from any lands zoned
O1.
xvi. No maximum Floor Space Index.
xvii) The holding symbol may only be removed from all or part of the
lands subject to the ‘h’ symbol following the completion of the
following:a. A heritage impact assessment that demonstrates
compliance with the 1495 Heron Road Conservation Design
Guidelines is approved, to the satisfaction of the General Manager
of Planning, Development and Building Code Services or their
designate, together with any required permits under Sections 33 or
34 of the Ontario Heritage Act.b. A functional servicing report is
approved confirming that municipal water supply and sanitary
sewer capacity is adequate for the proposed development, to the
satisfaction of the General Manager of Planning, Development and
Building Code Services or their designate.
xviii) Partial removal of the holding symbol may be considered to
facilitate phased development. Approval of an application to
partially lift the holding provision will be based on satisfying the
applicable conditions for that phase of development as determined
by the General Manager of Planning, Development, and Building
Code Services.

This zoning review is based on the new
Zoning By-law 2026-50 which came in
effect on March 11, 2026.

Minor Corridor 2 Zone
Min. Lot Area: No minimum
Min. Lot Width: No minimum
Min. Front Yard: 2
Min. Exterior Yard: 3
Min. Interior Yard: 2
Min. Rear Yard: 7.5
Min. Ht: 6 m
Max. Ht: 20 m

Institutional Zone
Min. Lot Area: 400 m2
Min. Lot Width: 15 m
Min. Front Yard: 3
Min. Exterior Yard: 4.5
Min. Interior Yard: 3 m
Min. Rear Yard: 4.5 m

Green Space/Institutional Zone
Min. Lot Area: 400 m2
Min. Lot Width: 15 m
Min. Front Yard: 3
Min. Exterior Yard: 4.5
Min. Interior Yard: 3 m
Min. Rear Yard: 4.5 m
Max. Ht: 15 m

Neighbourhood Mixed-Use Zone
Min. Lot Area: No minimum
Min. Lot Width: No minimum
Min. Front Yard: 3 m
Min. Exterior Yard: 3 m
Min. Interior Yard
(A residential bldg greater than 11 m
in ht): 3 m
Min. Rear Yard:
For a residential use bldg: 7.5 m
Max. Ht: 18 m

Note:
Private Driveway to be designed with temporary parking spaces -
location and number of spaces to be confirmed at detailed
engineering design

LEGEND
BUILDING TO BE DEMOLISHED

FACADE RETENTION

FULL EXTERIOR RETENTION

160410368
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1495 Heron: Concept Unit Yield Estimate Updated

Option 1: Stacked Townhomes (Buildings 4A to 4C)
Concept: Date: 7-Aug-26
Filepath: \\CA0218-PPFSS01\shared_projects\160410368\design\drawing\CAD\concept_plan\table

Prepared by: Eric Bays, Jacob Walker

Average Unit Size (750 sqft) (sqm): 69.7
Gross Up Percentage: 15%

I IB II III IV V VI VII VIII IX X XI XII XIII XIV XV XVI

Phase Buiding Floor GFA (sqm) Subtract 
Gross Up 

(sqm)

Unit Estimate Unit Estimate 
(high)

Unit Estimate 
(low)

 Required Visitor 
Parking (min.)*

Resident Parking 
(0.5/unit)

Resident Parking 
(1.0/unit)

Required Short-
Term Bicycle 

Parking (min.)†

Required Long-
Term Bicycle 

Parking (min.)

Required Horizontal 
Long-Term Bicycle 
Parking (min.)**

Required Inclusive 
Bicycle Parking 

(min.)***

Required 
Amenity Area 

(min.)

Required Portion 
of Amenity Area 

Notes & Limitations

1 1‡ 1 2027.0 ‡ 1723.0 25 25 24 Unit Estimate (High) calculated by rounding down product of "GFA/AverageUnitSize" to nearest whole number on each floor
2 2177.0 1850.5 27 27 26 Unit Estimate (Low) calculated by rounding up product of "GFA/AverageUnitSize" to nearest whole number on each floor
3 2177.0 1850.5 27 27 26 Zoning By-law 2026-50 does not require minimum vehicle parking for residents; columns IX and X provided for scale
4 2177.0 1850.5 27 27 26
5 1648.0 1400.8 20 21 20 * Headings beginning with "Required" are required in accordance with Zoning By-law 2026-50
6 1648.0 1400.8 20 21 20 ** at least 50% of required long-term bicycle parking must be provided as horizontal spaces

Total: 11854.0 10075.9 145 148 142 12 72 148 8 108 74 7 54 5 *** at least 5% of required long-term bicycle parking must be provided as inclusive spaces
1 2 1 1801.0 1530.9 22 22 21 † short-term bicycle parking means parking which is publicly accessible outside of secured building areas

2 1801.0 1530.9 22 22 21 †† stacked townhome unit yeild calculated based on frontage length divided by 4.5 m × 2
3 1801.0 1530.9 22 22 21 ‡ A portion of the ground floor of Building 1 near the intersection of Heron-Baycrest to include 150 sqm commercial space 
4 1801.0 1530.9 22 22 21
5 1305.0 1109.3 16 16 15
6 1305.0 1109.3 16 16 15

Total: 9814.0 8341.9 120 120 114 10 60 120 7 90 60 6 45 4
1 3 1 2558.0 2174.3 31 32 31

2 2396.0 2036.6 29 30 29
3 2396.0 2036.6 29 30 29
4 2128.0 1808.8 26 26 25
5 1390.0 1181.5 17 17 16
6 1390.0 1181.5 17 17 16

Total: 12258.0 10419.3 149 152 146 13 75 152 8 112 76 8 56 6
1 4 4A†† 897.0 762.5 15 16 15

4B†† 897.0 762.5 18 18 17

4C†† 897.0 762.5 13 14 13
Total: 2691.0 2287.4 46 48 45 2 23 48 3 35 24 2 17 2

1 G 1 988.0 839.8 12 13 12
2 988.0 839.8 12 13 12
3 988.0 839.8 12 13 12

Total: 2964.0 2519.4 36 39 36 1 18 39 3 27 20 2 14 1

Phase 1 Total: 39581.0 33643.9 496 507 483 38 248 507 30 372 254 25 186 19

1.5 A, B, L 1 1515.0 1287.8 18 19 18
Phase 1.5 Total: 1515.0 1287.8 18 19 18 0 0 0 0 0 0 0 0 0

2 5 1 2617.0 2224.5 32 32 31
2 2617.0 2224.5 32 32 31
3 2617.0 2224.5 32 32 31
4 2617.0 2224.5 32 32 31
5 807.0 686.0 10 10 9
6 807.0 686.0 10 10 9
7 807.0 686.0 10 10 9
8 807.0 686.0 10 10 9
9 807.0 686.0 10 10 9

Total: 14503.0 12327.6 177 178 169 15 88 178 10 133 89 9 66 7
2 6 1 2724.0 2315.4 33 34 33

2 2724.0 2315.4 33 34 33
3 2724.0 2315.4 33 34 33
4 2724.0 2315.4 33 34 33
5 864.0 734.4 11 11 10
6 864.0 734.4 11 11 10
7 864.0 734.4 11 11 10
8 864.0 734.4 11 11 10
9 864.0 734.4 11 11 10

Total: 15216.0 12933.6 186 191 182 16 93 191 10 139 96 10 70 7
2 7 1 1365.0 1160.3 17 17 16

2 1365.0 1160.3 17 17 16
3 1365.0 1160.3 17 17 16
4 1365.0 1160.3 17 17 16

Total: 5460.0 4641.0 67 68 64 4 33 68 4 50 34 3 25 2
Phase 2 Total: 35179.0 29902.2 429 437 415 36 215 437 24 322 219 22 161 16

3 8 1 2633.0 2238.1 32 33 32
2 2633.0 2238.1 32 33 32
3 2633.0 2238.1 32 33 32
4 2257.0 1918.5 28 28 27
5 1712.0 1455.2 21 21 20
6 1712.0 1455.2 21 21 20

Total: 13580.0 11543.0 166 169 163 14 83 169 9 124 85 8 62 6
3 9 1 0.0 0.0 0 0 0

2 0.0 0.0 0 0 0
3 0.0 0.0 0 0 0
4 0.0 0.0 0 0 0
5 0.0 0.0 0 0 0
6 0.0 0.0 0 0 0

Total: 0.0 0.0 0 0 0 -2 0 0 1 0 0 0 0 0
Phase 3 Total: 13580.0 11543.0 166 169 163 12 83 169 10 124 85 8 62 6

Grand Total: 89855.0 76376.8 1109 1132 1079 85 545 1113 65 818 557 56 409 41
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1495 Heron Road, Ottawa, ON - Domestic Water Demand Estimates
Draft Plan, Stantec Consulting, August 7, 2026 & associated densities
Project No. 160410368 Designed by: MW 1.8 ppu

Date:2026-07-31 Checked by: 2.7 ppu

Revision: 01 City File No. D07-16-23-0005

280 L/cap/day

28000 L/gross ha/day

(L/min) (L/s) (L/min) (L/s) (L/min) (L/s)

Building 1
Apartment 148 266 51.8 0.86 129.5 2.16 284.9 4.75

Building 2
Apartment 120 216 42.0 0.70 105.0 1.75 231.0 3.85

Building 3
Apartment 152 274 53.2 0.89 133.0 2.22 292.6 4.88

Building 4
4A 16 43 8.4 0.14 21.0 0.35 46.2 0.77
4B 18 49 9.5 0.16 23.6 0.39 52.0 0.87
4C 14 38 7.4 0.12 18.4 0.31 40.4 0.67

Building 4 Subtotal 48 130 25.2 0.42 63.0 1.05 138.6 2.31

Building 5
Apartment 178 320 62.3 1.04 155.8 2.60 342.7 5.71

Building 6
Apartment 191 344 66.9 1.11 167.1 2.79 367.7 6.13

Building 7
Apartment 68 122 23.8 0.40 59.5 0.99 130.9 2.18

Building 8
Apartment 169 304 59.2 0.99 147.9 2.46 325.3 5.42

Building A, B, L
Stacked Townhouse 19 51 10.0 0.17 24.9 0.42 54.9 0.91

Building G
Apartment 39 70 13.7 0.23 34.1 0.57 75.1 1.25

Institutional 12956 25.2 0.42 37.8 0.63 68.0 1.13
Commercial/Amenity 150  0.3 0.00 0.4 0.01 0.8 0.01

Residential Subtotal 1132 2098 407.9 6.80 1019.8 17.00 2243.6 37.39

Total Site : 13106 1132 2098 433.4 7.22 1058.0 17.63 2312.4 38.54

Notes:

1

2

     maximum daily demand rate = 1.5 × average day demand rate

     peak hour demand rate = 1.8 × maximum day demand rate

Population densities per Table 4.1 City of Ottawa Water 
Design Guidelines:

Demand conversion factors per Table 4.2 of the City of 
Ottawa Water Design Guidelines:

Water demand criteria used to estimate peak demand rates for commercial/institutional areas are as follows:

Avg Day Demand 

Apartment

Townhome

Max Day Demand
 ¹ ²

Peak Hour Demand  ¹ ²

The City of Ottawa water demand criteria used to estimate peak demand rates for residential areas are as follows:

     maximum day demand rate = 2.5 × average day demand rate

     peak hour demand rate = 2.2 × maximum day demand rate

Building ID
Commercial / 
Institutional 

(m²)

No. of 
Units Population

Residential

Commercial and Institutional

Date:2026-08-26
Stantec Consulting Ltd.

Water Demand
U:\160410368\1604_Civil\analysis\WTR\2026-07-31\2026-07-31 1495 Heron Road Water Demand.xlsx



1495 Heron Road 
Appendix B Potable Water Servicing 

 Project: 160410368 B-4
 

B.2 FUS Fire Flow Calculations 

  



Notes:

Step Task Value Used Req'd Fire 
Flow (L/min)

1 Determine Type of 
Construction 1.5 -

NO -

600 600 600 1800 -

3 Determine Required 
Fire Flow - 14000

4 Determine 
Occupancy Charge -15% 11900

0%

0%

0%

0%

Direction Exposure 
Distance (m)

Exposed 
Length (m)

Exposed Height 
(Stories)

Length-Height 
Factor (m x 

stories)
- -

North 0 to 3 14 3 41-60 0%

East 3.1 to 10 28 3 81-100 19%

South 3.1 to 10 14 3 41-60 0%

West 3.1 to 10 19 3 41-60 0%

14000

233.3

3.00

2520

6
Determine Increase 
for Exposures (Max. 

75%)

Construction of Adjacent 
Wall

NO

YES

YES

7 Determine Final 
Required Fire Flow

Total Required Fire Flow in L/min, Rounded to Nearest 1000L/min

Total Required Fire Flow in L/s

Required Duration of Fire Flow (hrs)

Required Volume of Fire Flow (m3)

5 Determine Sprinkler 
Reduction 0

None

Non-Standard Water Supply or N/A

Not Fully Supervised or N/A

% Coverage of Sprinkler System

2 Determine Effective 
Floor Area

Sum of All Floor Areas

(F = 220 x C x A1/2). Round to nearest 1000 L/min

FUS Fire Flow Calculation Sheet - 2020 FUS Guidelines

Stantec Project #: 160410368
Project Name: 1495 Heron Road

Date: 2026-08-04
Fire Flow Calculation #: 1

Description: Building 4B - 3-storey stacked townhouse
Building information taken from Concept Plan. Stacked townhouse units with fire separation to limit building footprint to a maximum of 600 m².

Notes

Type V - Wood Frame / Type IV-D - Mass Timber Construction

Limited Combustible

2261

Type V

Type V

Firewall / Sprinklered ?

YES

Type III-IV - Unprotected 
Openings

Type III-IV - Unprotected 
Openings
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B.3 Boundary Conditions 
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B.4 Functional Water Model Results 
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C.1 Sanitary Sewer Design Sheet 
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C.2 Confirmation of Downstream Sanitary Sewer Capacity 
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D.1 City of Ottawa Correspondence 
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D.2  Existing Conditions Area Summary and Rational 
Method Calculations  
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D.3 Bransby Williams Time of Concentration  
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D.4 Blue-Green SWMF Corridor Concept  
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D.5 Onsite Storage and Allowable Release Rates 
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D.6 Stormwater Analysis 

D.6.1 Sample PCSWMM Input (100yr Chicago)  
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D.6.2 Sample PCSWMM Output (100yr Chicago)  
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D.7 Storm Sewer Design Sheet 



 

 

 
 
 

 

W
it

h
 e

ve
ry

 c
om

m
u

n
it

y,
 w

e 
re

de
fi

n
e 

w
ha

t'
s 

po
ss

ib
le

. 

Stantec is a global leader in sustainable 
engineering, architecture, and environmental 
consulting. The diverse perspectives of our 
partners and interested parties drive us to think 
beyond what’s previously been done on critical 
issues like climate change, digital transformation, 
and future-proofing our cities and infrastructure. 
We innovate at the intersection of community, 
creativity, and client relationships to advance 
communities everywhere, so that together we can 
redefine what’s possible. 

 

Stantec Consulting Ltd. 
300 - 1331 Clyde Avenue 
Ottawa ON  K2C 3G4  
stantec.com 


