
R2

A2

A2

INST

R1

R1

R2

R1

A2R1

R27

8

8

11

50

46

42
13

10

40

48

38

30

22 20

50
23 21

18

19

15

134

121
117

157

155

152

118

148

153

115

129

119

111

130

122

120

146

109

154

113

TIFFANY LANE

BA
IRD

'S 
LA

NE

NEW COVE RD

PORTUGAL COVE RD

MOUNT CASHEL RD

TIF
FA

NY
 C

RT

PIKE'S LANE

CITY OF ST.JOHN'S

µ
1:1,250SUBJECT PROPERTY

DISCLAIMER: This map is based on current information at the date of production.
W:\Engwork\Planw\applications 2020\rez2000001-11 tiffany lane.mxd



PHASE 1
6 STORY BUILDING +

2 LEVEL U/G PARKING
ASSISTED LIVING FACILITY

(127 UNITS)

EXISTING

HERITAGE

BUILDING

PHASE 2
6 STORY BUILDING

ASSISTED LIVING FACILITY
(110 UNITS)

6
.
1
m

14.4m

4
.
8
m

RIGHT IN /

RIGHT OUT

MAIN

ENTRANCE

TIFFAN
Y  LAN

E

TIF
FA

NY C
OURT

N
E

W
 C

O
V

E
 R

O
A

D

P
O

R
T

U
G

A
L 

C
O

V
E

 R
O

A
D

BAIRD'S LANE

6

.

0

m

6

.
1

m

6
.
0
m

3

1

.

9

m

6

.
1

m

TO LEVEL 1

PARKING

T

O

 

L

E

V

E

L

 

2

P

A

R

K

I

N

G

N

154 NEW COVE ROAD

STEINHAUER PROPERTY

CONCEPT PLAN

LOT AREA

LOT FRONTAGE

LOT COVERAGE

FLOOR AREA RATIO

DENSITY

BUILDING HEIGHT

LANDSCAPING ON LOT

NUMBER OF PARKING SPACES /

   DWELLING UNIT

BARRIER FREE PARKING

=  900m

2

 (MINIMUM)

=  20m (MINIMUM)

=  40% (MAXIMUM)

=  2.0 (MAXIMUM)

=  ≤1 DWELLING / 60m

2

 OF LOT AREA

=  10 STOREYS OR ≤37m (MAXIMUM)

=  30% (MINIMUM)

=  HOME FOR THE AGED

    (AS DEEMED NECESSARY)

=  6% OF TOTAL

A3 ZONE REQUIREMENT

=  14,513m

2

 (1.45ha ; 3.59ac)

=  162m

=  25%

=  1.54

=  0.98 / 60m

2

=  6 STOREYS

= 48%

=  102 U/G + 56 EXTERIOR

    (158 TOTAL)

= 6.38% / 10 STALLS

   (LOCATIONS TBD)

PROVIDEDOVERALL SITE STATISTICS

PHASE 1 - BLDG FOOTPRINT (GROUND FLOOR) =  1,968m

2

 (21,179 ft

2

)

PHASE 1 - OVERALL GROSS FLOOR AREA =  12,518m

2

 (134,738ft

2

)

PHASE 1 - # DWELLING UNITS =  127

PHASE 2 - BLDG FOOTPRINT (GROUND FLOOR) =  1,643m

2

 (17,688ft

2

)

PHASE 2 - OVERALL GROSS FLOOR AREA =  9,860m

2

 (106,128ft

2

)

PHASE 2 - # DWELLING UNITS =  110

GENERAL BUILDING STATISTICS

AutoCAD SHX Text
Scale: 1 : 300

AutoCAD SHX Text
Date: 16 JUNE 2020

AutoCAD SHX Text
15044-F008

AutoCAD SHX Text
Rev. A



TERMS OF REFERENCE 
LAND USE ASSESSMENT REPORT (LUAR) 

APPLICATION FOR A PERSONAL CARE HOME AT 
11 TIFFANY LANE 

PROPONENT: 77345 NEWFOUNDLAND AND LABRADOR LTD./ 
KMK CAPITAL INC.   

 
The proponent shall identify significant impacts and, where appropriate, also identify 
measures to mitigate impacts on land uses adjoining the subject property. All 
information is to be submitted under one report in a form that can be reproduced for 
public information and review. The numbering and ordering scheme used in the report 
shall correspond with that used in this Terms of Reference and a copy of the Terms of 
Reference shall be included as part of the report (include an electronic PDF version with 
a maximum file size of 15MB). A list of those persons/agencies who prepared the Land 
Use Assessment Report shall be provided as part of the report. The following items 
shall be addressed by the proponent at its expense: 
 

A. Building Use.  

• Identify the size of the proposed building by: 
­ Gross Floor Area, and  
­ Floor Area Ratio (FAR).   

• Identify all proposed uses/occupancies within the building by their respective 
floor area. 
­ Confirm in writing if the applicant plans on subdividing the lot or if they 

intend on selling any of the units. 
­ Provide floor plans including total area for the suites or wards under a 

separate document (due to privacy concerns, floor plans will not be made 
public). 

 
B. Elevation & Building Materials 

• Provide elevations of the proposed building. 

• Identify the finish and colour of exterior building materials. 
 

C. Building Height & Location 

• Identify graphically the exact location with a dimensioned civil site plan: 
­ Location of the proposed building in relation to neighbouring buildings;  
­ Proximity of the building to property lines and identify setbacks; 
­ Identify any stepbacks of higher storeys from lower storeys (if applicable); 
­ Identify any encroachment over property lines (if applicable); 
­ Identify the height of the building; 
­ Information on the proposed construction of patios/balconies (if 

applicable);  
­ Potential shadowing/loss of sunlight on adjacent public and private 

properties, including sidewalks; 
­ Identify any rooftop structures; and 

• Provide street scape views/renderings of the proposed building from the 
following locations: 
­ Along the property frontage at Portugal Cove Road;  
­ Along the property frontage at Tiffany Lane. 

 
 
 
 



TERMS OF REFERENCE 
Land Use Assessment Report, August 12, 2020            
11 Tiffany Lane  Page 2 

 

 

D. Exterior Equipment and Lighting 

• Identify the location and type of exterior lighting to be utilized. Identify 
possible impacts on adjoining properties and measures to be instituted to 
minimize these impacts. 

• Identify the location and type of any exterior HVAC equipment to be used to 

service the proposed building and identify possible impacts on adjoining 

properties and measures to be instituted to minimize these impacts. 

 

E. Landscaping & Buffering 

• Identify with a landscaping plan, details of site landscaping (hard and soft) 
and the location of any outdoor gathering places. 
- Consideration should be given to tree preservation and incorporating 

existing trees into future site development. Indicate through a tree 
plan/inventory which trees will be preserved.  

• Identify the location and proposed methods of screening of any electrical 
transformers and refuse containers to be used at the site. 
 

F. Snow Clearing/Snow Storage 

• Provide information on any snow clearing/snow removal operations. Onsite 
snow storage areas must be indicated. 
 

G. Off-street Parking and Site Access 

• Identify the number and location of off-street parking spaces to be provided, 
including accessible parking spaces. 

• Identify the number and location of bicycle parking to be provided.  

• Provide a dimensioned and scaled plan of parking structure lot, including 
circulation details.  

• Indicate if the two levels of underground parking will be linked thereby 
creating a connection between New Cove Road and Tiffany Lane. 

• Identify the location of all access and egress points, including pedestrian 
access.  
 

H. Municipal Services 

• Provide a preliminary site servicing plan.  

• Identify points of connection to the City’s sanitary sewer, storm sewer and 
water system.  

• Identify if any services are proposed to be relocated.  

• Provide the sanitary rate generated by the proposed development.  

• Stormwater detention is required for this development. The proposed 
location/method of detention must be indicated on the site plan. Stormwater 
generation rates must be provided. 

• Identify if the building will be sprinklered or not, and location of the nearest 
hydrant and siamese connections. 

• Indicate how garbage will be handled onsite. The location of any bins must be 
indicated on the site plan. 
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I. Public Transit  

• Consult with St. John’s Metrobus (St. John’s Transportation Commission) 
regarding public transit infrastructure requirements.  

 
J. Construction Timeframe 

• Indicate any phasing of the project and approximate timelines for beginning 
and completion of each phase or overall project. 

• Indicate on a site plan any designated areas for equipment and materials 
during the construction period. 
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