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Fw: Information request for DFO  - 11 Barrows Road
Gerard Doran   to: ndawe 2016/07/12 11:01 AM

Cc: Govern PDE Multi Media Mail

Hi Neil,

Please review the enclosed and attachments.  I'd suggest you contact Tonya Warren with DFO if you 
should need assistance submitting any information required .

Regards
    
Gerard Doran
Development Supervisor
Department of Planning, Development and Engineering
City of St. John's
576-8452
576-8625 fax
----- Forwarded by Gerard Doran/CSJ on 2016/07/12 10:57 AM -----

From: "Warren, Tonya" <Tonya.Warren@dfo-mpo.gc.ca>
To: "gdoran@stjohns.ca" <gdoran@stjohns.ca>
Cc: "dfo.fpp.nl / ppp.t-n-e-l.mpo (DFO/MPO)" <FPP.XNFL@dfo-mpo.gc.ca>
Date: 2016/07/12 10:44 AM
Subject: information request

 
Hello Gerard,
 
Please see below regarding your request.
 
The Fisheries Act  requires that projects avoid causing  serious harm to fish unless authorized by 
the Minister of Fisheries and Oceans .  This applies to work being conducted in or near 
waterbodies that support fish that are part of  or that support a commercial, recreational or 
Aboriginal fishery.  People proposing to conduct work in or near water are now required to  
self-assess using the DFO “Projects Near Water ” website, located at 
http://www.dfo-mpo.gc.ca/pnw-ppe/index-eng.html, and determine if their project requires a  
review by the Department of Fisheries and Oceans  (DFO).  To assist in this process, please refer 
to the following guidance document entitled “ Self-Assessment (26-01-15) ”.  
 
If after you conduct the self -assessment for the various proposed works/undertaking/activities 
of your project, you determine that a review by DFO is in fact required , please fully complete 
the “Application for Review”  form located at:  
http://www.dfo-mpo.gc.ca/pnw-ppe/reviews-revues/index-eng.html.  A guidance document 
entitled “Request For Review ” will assist you in identification of the necessary information  
required to complete the application form .  If submitting an application please ensure you  
attach photos/diagrams of the area, fish species in your project area, habitat types (e.g., 
boulder, cobble, gravels, etc.) and other pertinent information , e.g., if a fishery is located 
in/near by the project site, etc.



 
The Projects Near Water  website also provides information on standard measures that can be  
implemented to assist in achieving compliance with the  Fisheries Act (refer to the section 
entitled “Measures to Avoid Causing Harm to Fish and Fish Habitat ”) as well as the Species at 

Risk Act .  Please note that in-water project activities listed on the DFO  Projects Near Water 

website as “not requiring review by DFO” should be avoided in certain time periods in some  
waters in Newfoundland and Labrador in order to reduce the risk of harm to salmon and trout  
populations during important or sensitive life stages .   If you cannot avoid working in water 
during those periods, you should submit a Request for Review form .
 
It is also your responsibility to ensure compliance with the  Species at Risk Act .   A listing of 
species at risk occurring in Newfoundland and Labrador is located at  
http://www.nfl.dfo-mpo.gc.ca/NL/SARA/Species-at-Risk-NL and for more details on a species  
please go to the SARA Public Registry located at : 
http://www.registrelep-sararegistry.gc.ca/sar/index/default e.cfm.
 
Once completed, the Request for Review form should be sent to  FPP-NL@dfo-mpo.gc.ca.    If 
you are unsure whether your project requires a review by DFO , you should seek advice from a 
qualified environmental professional
 
In all cases, it is your responsibility to ensure you follow any additional  requirements from 
other federal, provincial and municipal jurisdictions and ensure compliance the pollution 
prevention provisions of the Fisheries Act .
 
If you have any questions please call  (709) 772-4140.
 
Triage and Planning Unit

Fisheries Protection Program – Regulatory Review

Fisheries and Oceans Canada

Newfoundland and Labrador Region

 
 
 
 
Tonya Warren

Fisheries Protection Biologist – Triage and Planning

Regulatory Review, Fisheries Protection Division

Ecosystems Management – NL and Labrador Region

(709) 772-4180

 NL Timing windows .pdfNL Timing windows .pdf Guidance on Submitting a Request for Review.pdfGuidance on Submitting a Request for Review.pdf

Self-Assessment (26-01-15).pdfSelf-Assessment (26-01-15).pdf



11 Barrows Rd., former Flakehouse property  - EAR1500279 - Planning 
comments
Ken O'Brien  to: Mike Cantwell 2015/10/02 11:08 AM

Cc:
Govern PDE Multi Media Mail, Dave Wadden, Gerard Doran, Paul 

Boundridge

Occupancy load 200 persons.  In the IQ Zone, an Eating Establishment is a discretionary use; the 
application must be advertised before being referred to Council for a decision .

There is little information included in the application to describe what is intended .  Based on the drawings 
and previous discussions among City staff , it would appear to be classed as an Eating Establishment.

The Quidi Vidi Village Development Plan, 2006, did foresee a commercial or public use at this location .  
We need a parking calculation; the applicants will likely have to request parking relief .

Ken
………………………………………………………………………………………………

Ken O'Brien, MCIP

Chief Municipal Planner

City of St. John's, Department of Planning, Development and Engineering

10 New Gower Street, 3
rd

 floor  -  Mail:  PO Box 908, St. John's, NL, Canada   A1C 5M2

Phone 709-576-6121                Fax 709-576-8625                   Email kobrien@stjohns.ca

                  * MCIP - Member of the Canadian Institute of Planners

This email communication (and any attached documents) is intended only for the individual or entity to which it is 
addressed and may contain information that is confidential, privileged or exempt from disclosure under applicable 
law.  Any use of this information by anyone other than the intended recipient is prohibited.  If you have received this 
email in error, sorry for the inconvenience; please notify the sender and delete all copies (electronic or otherwise) 
immediately.



















































To whom it may concern,                                                 Friday, November 6th, 2015  

This is a letter to outline the further developed vision my partners and I have to revitalize one of the most 
important vacant properties in St. John’s, located in the heart of Quidi Vidi Village at 11 Barrows Road.  

The site, a centerpiece of Quidi Vidi Village, was utilized by its previous owners as one of Newfoundland’s most 
successful restaurants from 1986 – 2005, followed most recently by a catering company which operated from 2005 
– 2010. This operation was a mainstay in the community for almost 20 years, and was a welcome part of the 
community, employing many of its residents.  

Since 2010, the space has been largely vacant, but the public interest in the property has not waned. The owner’s 
emotional ties to the property kept them from selling to the highest bidder, as they waited for the right project to 
come along that they felt would best suit land that has been in their family for generations. Following a lengthy 
‘Request for Proposals’ process, the owners were able to get behind the vision of my partners and I as the best use 
for the property.  

Our vision is two tiered, in that: 

1. We plan to construct a restaurant/eating establishment that will be an offshoot of the reputation we have 
earned with our current restaurant, Mallard Cottage, in  the heritage driven ‘sense of place’ aesthetic of 
the property, the business operation and in the quality of the product we will be serving.  

2. In addition to the restaurant/eating establishment, we intend to implement one of the major tenants of 
the Quidi Vidi Development Plan (2003/2006/2015), in creating a publically accessible wharf that will 
allow tourists and residents alike to enjoy the waterfront, building on the Quidi Vidi Pier Walk that started 
with the City of St. John’s development of the Quidi Vidi Plantation.  

We are dedicated to complying with permitted discretionary usage for this property, evolving our concept to 
mirror that of our current restaurant operation at Mallard Cottage. We will be a full service restaurant, capitalizing 
on the increasing amount of daytime traffic in Quidi Vidi Village, much of which is underserviced. The restaurant 
will also be available for catered functions on occasion. There will also be office space that will be utilized for 
administrative use, as well as small private meeting room for business purposes.  

This project will be an estimated $4 million investment in Quidi Vidi Village, with a lasting measureable economic 
offshoot. It will prove to be a major commercial development for our city, and provide a valuable piece of public 
infrastructure alongside a commercial asset. Our purposed building is 7200 Sq feet, and our intended capacity is 
160 patrons, 20 administrative staff/office users, with approximately 30 service staff.  As indicated within our 
architectural rendering, our parking requirements of 51 parking spaces for this project are met, and actually 
exceeded. We have 54 spaces of standard parking dimensions available with the space associated with 11 Barrow’s 
Road, and that of a separate purchase of approximately 15000 sq feet at 31 Stone’s Road, which would be fully 
dedicated to parking.   

All business operations will occur between 7:00 am – midnight, and would be taking all municipal by-laws into 
consideration so as to provide minimal disruption to the residents of Quidi Vidi Village, and the surrounding 
community. Since 2013, we have proven our adherence to these guidelines through a mirrored operation at 
Mallard Cottage.  

We look forward to working with the City of St. John’s in our development of the centerpiece of Quidi Vidi Village, 
and welcome any questions, and the opportunity to further discuss our plans. 

Sincerely, 

Stephen Lee 



To whom it may concern,      Tuesday, October 13, 2015  

My partners and I have a vision to revitalize one of the most important vacant properties in St. John’s, 
located in the heart of Quidi Vidi Village at 11 Barrows Road.  

The site, a centerpiece of Quidi Vidi Village, was utilized by its previous owners as one of Newfoundland’s 
most successful restaurants from 1986 – 2005, followed most recently by a catering company which operated 
from 2005 – 2010. This operation was a mainstay in the community for almost 20 years, and was a welcome 
part of the community, employing many of its residents.  

Since 2010, the space has been largely vacant, but the public interest in the property has not waned. The 
owner’s emotional ties to the property kept them from selling to the highest bidder, as they waited for the 
right project to come along that they felt would best suit land that has been in their family for generations. 
Following a lengthy ‘Request for Proposals’ process, the owners were able to get behind the vision of my 
partners and I as the best use for the property.  

Our vision is two tiered, in that : 

1. We plan to construct an eating establishment that will be an offshoot of the reputation we have 
earned with our current restaurant, Mallard Cottage, in both the heritage driven ‘sense of place’ 
aesthetic of the property, and in the quality of the product we will be serving.  

2. In addition to the eating establishment, we intend to implement one of the major tenants of the 
Quidi Vidi Development Plan (2003/2006/2015), in creating a publically accessible wharf that will 
allow tourists and residents alike to enjoy the waterfront, building on the Quidi Vidi Pier Walk that 
started with the City of St. John’s development of the Quidi Vidi Plantation.  

The commercial aspect of our plan is to operate an eating establishment built for private functions first and 
foremost. Our focus will be on group bookings, as there is no dedicated venue in St. John’s that offers quality 
private events as their primary focus.  There is a serious market gap in this type of venue in St. John’s, and we 
intend to satisfy the overwhelming demand for a quality venue that focuses on private events. 

Our purposed building is 7200 Sq feet, and our intended capacity is 160 patrons, with approximately 25 staff.  
As indicated within our architectural rendering, our parking requirements of 51 parking spaces for this 
project are met, and actually exceeded. We have 54 spaces of standard parking dimensions available with the 
space associated with 11 Barrow’s Road, and that of a separate purchase of approximately 15 000 sq feet at 
31 Stone’s Road, which would be fully dedicated to parking.   

Our operational hours would be subject to private event bookings, so would not be a regular 7 day a week 
restaurant operation. However, our operations would take place between 9:00 am – 12:00 am, and would be 
taking all municipal by-laws into consideration so as to not disrupt the residents of Quidi Vidi Village, and the 
surrounding community. Since 2013, we have proven our adherence to these guidelines with our current 
operation at Mallard Cottage.  

We look forward to working with the City of St. John’s in our development of the centerpiece of Quidi Vidi 
Village, and welcome any questions, and the opportunity to further discuss our plans. 

 

Sincerely,  

Stephen Lee 



































TERMS OF REFERENCE 
FOR LAND-USE ASSESSMENT REPORT (LUAR) 

APPLICATION FOR A DISCRETIONARY USE OF PROPERTY AT 
11 BARROWS ROAD FOR AN EATING ESTABLISHMENT 

IN THE INDUSTRIAL QUIDI VIDI (IQ) ZONE 
APPLICANTS: STEPHEN LEE & TODD PERRIN – PDE FILE NO. DEV150019  

 
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 these terms of 
reference and a copy of the terms of reference shall be included as part of the report (including 
an electronic PDF version with a maximum file size of 15 MB).  A list of those persons/agencies 
who prepared the Land-Use Assessment Report shall be provided in the report.  The following 
items shall be addressed by the proponent at its expense: 
 
A. Building Use 

 
 Identify the size of the proposed new building by floor area (Gross Floor Area), and 

by Floor Area Ratio (FAR). 
 Identify the proposed uses or occupancies in the building by their respective floor 

areas. 
 
B. 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 and height of the proposed building. 
 

 Using renderings and cross-section drawings, identify the effect of the proposed 
building on properties in the vicinity of the site in terms of the following criteria: 

 Identify the distance of the proposed building to property lines. 
 Identify the views of the proposed building from these locations: Barrows 

Road at Stone’s Road; Maple View Place near the rear of the houses at 66 
and 70 Quidi Vidi Village Road; and near 21 Barrows Road. 

 Possible shadowing and loss of privacy on adjacent properties. 
 Information on proposed patios / balconies / wharf space. 

 
D. Exterior Equipment and Lighting 
 

 Identify the location and type of exterior lighting. Identify possible impacts on 
adjoining residential properties and measures to minimize these impacts. 

 Identify the location and type of any exterior heating, ventilating and air-conditioning 
(HVAC) equipment to service the proposed building. Identify possible impacts on 
adjoining residential properties and measures to minimize these impacts. 

 
 

 
 



TERMS OF REFERENCE 
Land Use Assessment Report  627 Torbay Road Page 2 
E. Landscaping & Buffering 
 

 On a landscaping plan, identify the details of site landscaping and measures to buffer 
the proposed building from nearby houses, including but not limited to noise from 
outdoor seating areas. 

 Identify the location and screening for electrical transformers and refuse containers. 
 

F. Snowclearing and Snow Storage 
 

Identify proposed method of snowclearing and the location of snow storage area(s). 
 
G. Offstreet Parking 
 

Identify the number and location of offstreet parking spaces, and the means of managing 
parking-area stormwater runoff. 
 

H. Traffic 
 
Provide the anticipated traffic generation rates for the proposed development. 

 
I. Municipal Water and Sewer Services 
 

Provide information as may be required by the City’s Department of Planning, 
Development and Engineering on the proposed installation of municipal water and sewer 
services to the site and on-site stormwater detention. 
 

J. Public Transit 
 

Consult with Metrobus (St. John’s Transportation Commission) regarding any public 
transit infrastructure requirements (e.g. a bus lay-by and shelter) and their provision as 
part of this proposed development.  It is recognized that Metrobus routes currently do not 
enter the Barrows Road area. 

 
L. Construction Timeframe 
 

 Indicate the phasing of the project and approximate timelines for start and finish of 
each phase. 

 Graphically, show on a site plan how workers’ parking is to be accommodated during 
construction, and designated areas for equipment and materials during construction. 
 



Re: LUAR - 11 Barrow's Road - DEV1500192  
Andrea Roberts   to: 2016/06/09 11:22 AM

Cc: Gerard Doran

Bcc: Govern PDE Multi Media Mail

Good Morning,

I am reviewing the LUAR and drafting the advertisement for the eating establishment , in Gerard's absence 
this week.

I just wanted to confirm that there will be an outdoor eating area (patio) as mentioned in the LUAR. If so, 
please indicate the size. This should be included in the advertisement now, to avoid having to advertise 
for the same later on. Please also confirm whether or not there will be a restaurant liquor license  
requested, or any other type of liquor license. We may try to include as much information in the 
Discretionary use ad as we can, given the information currently available .

Please let me know if you have any questions.

Thanks,

Andrea Roberts
Development Officer
City of St. John's
Planning, Development and Engineering
(709) 576-8430
(709) 576-8625 fax



Fw: 11 Barrows Road, Decision Application  #DEV1500192
Blair Bradbury   to: Ken O'Brien, Gerard Doran 2015/09/25 03:16 PM

Cc: Mike Cantwell, Govern PDE Multi Media Mail

Ken / Gerard
there is an application in now for 11 Barrows Road for the "Mallard Cottage Waterfront Food Service 
Facility" and I am wondering if there have been any previous discussions or arrangements concerning  
parking for the property. In general I am questioning if the parking requirements for the development have 
already been established or concessions promised /made. Some of the items that come to mind are:
- overall intention to increase public parking spaces in the Quidi Vidi area  
- existing use of the parking lot for general parking
- any intentions to increase parking for Mallard Cottage

Please let me know if there is anything that would modify the requirement for parking for this development  
or if the standard requirements, such as 1 parking stall per 5 sq meters of seating area, would apply.

Thanks,
Blair Bradbury, P.Eng.
Development Engineer - Traffic
Department of Planning, Development & Engineering
City of St. John's
Ph: (709) 576-6182
Fax: (709) 576-8625

----- Forwarded by Blair Bradbury/CSJ on 2015/09/25 01:53 PM -----

From: Blair Bradbury/CSJ
To: Mike Cantwell/CSJ@CSJ
Cc: Govern PDE Multi Media Mail/CSJ@CSJ
Date: 2015/09/25 01:52 PM
Subject: 11 Barrows Road, Decision Application #DEV1500192

Mike
as per your request the application for 11 Barrows Road has been reviewed.

From a traffic perspective the main concerning is the available /required parking for the development. The 
applicant will need to provide a break down of the building uses and associated floor areas so that the  
parking requirements can be fully determined.  In addition a site plan will be required to verify that the  
indicated parking meets the City's parking standards for stall dimensions and laneway widths . 

Regards,
Blair Bradbury, P.Eng.
Development Engineer - Traffic
Department of Planning, Development & Engineering
City of St. John's
Ph: (709) 576-6182
Fax: (709) 576-8625



Re: 11 Barrows Road  - DEV1500192 - Parking  
Blair Bradbury   to: Ken O'Brien 2015/09/28 08:29 AM

Cc: Gerard Doran, Govern PDE Multi Media Mail, Mike Cantwell

Thanks Ken
so as far as we know there are no intentions to create public parking  (for the general Quidi Vidi area) 
down in this area of the development. I ask as I was under the impression that the current parking lot of  
this property is use now for public parking, however I may be mistaken on that.

Regards,
Blair Bradbury, P.Eng.
Development Engineer - Traffic
Department of Planning, Development & Engineering
City of St. John's
Ph: (709) 576-6182
Fax: (709) 576-8625

Ken O'Brien 2015/09/25 04:30:31 PMBlair, I have not reviewed the application but und...

From: Ken O'Brien/CSJ
To: Blair Bradbury/CSJ@CSJ
Cc: Gerard Doran/CSJ@CSJ, Govern PDE Multi Media Mail/CSJ@CSJ, Mike Cantwell/CSJ@CSJ
Date: 2015/09/25 04:30 PM
Subject: Re: 11 Barrows Road - DEV1500192 - Parking

Blair, I have not reviewed the application but understand that, in addition to the Flakehouse property, the 
applicants have secured land nearby for additional parking .  When Mallard Cottage was approved for a 
restaurant, they had to seek parking relief.

Ken
………………………………………………………………………………………………

Ken O'Brien, MCIP

Chief Municipal Planner

City of St. John's, Department of Planning, Development and Engineering

10 New Gower Street, 3
rd

 floor  -  Mail:  PO Box 908, St. John's, NL, Canada   A1C 5M2

Phone 709-576-6121                Fax 709-576-8625                   Email kobrien@stjohns.ca

                  * MCIP - Member of the Canadian Institute of Planners

This email communication (and any attached documents) is intended only for the individual or entity to which it is 
addressed and may contain information that is confidential, privileged or exempt from disclosure under applicable 
law.  Any use of this information by anyone other than the intended recipient is prohibited.  If you have received this 
email in error, sorry for the inconvenience; please notify the sender and delete all copies (electronic or otherwise) 
immediately.

Blair Bradbury 2015/09/25 03:16:47 PMKen / Gerard there is an application in now for 1...



11 Barrows Rd, Decision Application  # DEV1500192
Blair Bradbury   to: Mike Cantwell 2016/06/16 11:20 AM

Cc: Govern PDE Multi Media Mail

From: Blair Bradbury/CSJ

To: Mike Cantwell/CSJ@CSJ

Cc: Govern PDE Multi Media Mail/CSJ@CSJ

Mike
concerning the proposed parking layout, assuming that all the dimensional requirements are met , the only 
concern is the direct access parking for stalls  #8 through 12.  The City does not allow private commercial  
parking to have direct access to and from the street right of way.  In the case of stalls #1 through 7, these 
are existing and have been in place with no modifications intended .

Regards,
Blair Bradbury, P.Eng.
Development Engineer - Traffic
Department of Planning, Development & Engineering
City of St. John's
Ph: (709) 576-6182
Fax: (709) 576-8625



11 Barrows Road, Decision Application  #DEV1500192
Blair Bradbury   to: Mike Cantwell 2015/09/25 01:52 PM

Cc: Govern PDE Multi Media Mail

Mike
as per your request the application for 11 Barrows Road has been reviewed.

From a traffic perspective the main concerning is the available /required parking for the development. The 
applicant will need to provide a break down of the building uses and associated floor areas so that the  
parking requirements can be fully determined.  In addition a site plan will be required to verify that the  
indicated parking meets the City's parking standards for stall dimensions and laneway widths . 

Regards,
Blair Bradbury, P.Eng.
Development Engineer - Traffic
Department of Planning, Development & Engineering
City of St. John's
Ph: (709) 576-6182
Fax: (709) 576-8625



Jason:

Thank you for your note about the upcoming meeting of the Planning and Development Committee on 
Tuesday, November 17th.

Ian Higenell and I will wait to hear from City staff as to the time we should attend for the Committee 
meeting.

Would it be possible for a copy of the City staff report on the Barrow's Road application to be emailed to 
Stephen Lee, Ian Higenell and myself once the report is available for distribution? It would be helpful 
for us to have an opportunity to view the staff report prior to the Committee meeting.

Thank you very much for assistance.

Regards, Cliff

On Fri, Nov 13, 2015 at 11:13 AM, Jason Sinyard <JSinyard@stjohns.ca> wrote:
Steve
They are on the agenda as a delegation.

Jason

-------------------------------
Jason Sinyard, P.Eng., MBA
Director of Planning & Development
City of St. John's

From:        

To:        Gerard Doran <GDoran@stjohns.ca>, Ian Higenell <ian@fougeremenchenton.ca>, Cliff Johnston 
Cc:        Jason Sinyard <JSinyard@stjohns.ca>, Ken O'Brien <kobrien@stjohns.ca>, Dave Wadden <DWadden@stjohns.ca>, Blair Bradbury 
<BBradbury@stjohns.ca>, Govern PDE Multi Media Mail <govpdemm@stjohns.ca>

Date:        2015/11/13 11:09 AM

Subject:        Re: Fw: Proposed Site Redevelopment (former Flakehouse) Stephen Lee & Todd Perrin  11 Barrows Road DEV1500192  - (IQ) zone

Re: Fw: Proposed Site Redevelopment (former Flakehouse) Stephen Lee & Todd Perrin 11 
Barrows Road DEV1500192 - (IQ) zone
Cliff Johnston 
to:
Jason Sinyard
2015/11/13 11:25 AM
Cc:
steve, Blair Bradbury, Dave Wadden, Gerard Doran, Govern PDE Multi Media Mail, Ian 
Higenell, "Ken O'Brien"
Hide Details 
From: Cliff Johnston  Sort List...
To: Jason Sinyard <JSinyard@stjohns.ca>
Cc: , Blair Bradbury <BBradbury@stjohns.ca>, Dave Wadden 
<DWadden@stjohns.ca>, Gerard Doran <GDoran@stjohns.ca>, Govern PDE Multi Media 
Mail <govpdemm@stjohns.ca>, Ian Higenell <ian@fougeremenchenton.ca>, "Ken O'Brien" 
<kobrien@stjohns.ca>
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Hi Gerard,

I was wondering if there was any discussion regarding the presence of 
Ian and Cliff at the meeting of the Planning and Development Committee 
on Tuesday?

Thanks,

Steve

On 2015-11-09 11:20, Gerard Doran wrote:
> Hi Steve,
> 
> In the enclosed email and the attached letter, you reference using the
> meeting rooms (I'm assuming the rooms on the second level). Are these
> rooms to be used in conjunction with patrons of the restaurant or can
> these booked separately. This is important to know as parking
> requirements for Uses other than Restaurant, need to be included in
> the assessment for parking spaces. Would you please clarify this item.
> 
> 
>  Thanks
> 
> Gerard Doran
>  Development Supervisor
>  Department of Planning, Development and Engineering
>  City of St. John's
>  576-8452
>  576-8625 fax
> 
> From: 
> To: Gerard Doran <GDoran@stjohns.ca>
> Cc: Jason Sinyard <JSinyard@stjohns.ca>, Ken O'Brien
> <kobrien@stjohns.ca>, Neil Dawe <ndawe@tractconsulting.com>,
>  Bobbi Skanes <bskanes@tractconsulting.com>,
> Cliff Johnston 
> Date: 2015/11/09 09:36 AM
> Subject: Re: Fw: Proposed Site Redevelopment (former Flakehouse)
> Stephen Lee & Todd Perrin 11 Barrows Road DEV1500192 - (IQ) zone
> 
> -------------------------
> 
> Gerard,
> 
>  Please see attached updated document concerning our revised intended
> use
>  for 11 Barrows Road.
> 
>  As you will see, we intend to focus primarily on mirroring the
> current
>  restaurant operation at Mallard Cottage, just to a larger scale.
> 
>  Like our operation at Mallard Cottage, we will be available for
> private
>  bookings, but we have shifted focus to operate primarily as a
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>  restaurant, which is the business we know best.
> 
>  Also, we will utilize the meeting rooms for just that. Spaces for
>  private meetings or for business purposes. These rooms could be
>  available for private usage for meetings. Should those using the
> rooms
>  wish to dine at the restaurant, they will do so in the restaurant.
> 
>  Is this information suffice to go forward with your report?
> 
>  Also, I would like to request that Cliff Johnson of Tract Consulting
> and
>  Ian Higinell of Fougere Menchenton sit in on the meeting with
> Planning
>  and Development Committee on Tuesday, November 17th. They can be
>  available to answer any questions about the project that the
> committee
>  may have. Could you confirm if this request can be granted?
> 
>  Lastly, we would like to attain a copy of the staff report(s) related
> to
>  this project, once they are circulated to the committee members.
> 
>  Thanks Gerard,
> 
>  Steve
> 
>  On 2015-11-06 13:50, Gerard Doran wrote:
>  > Steve,
>  >
>  > As per our recent conversation. I will be finalizing a report to
>  > Planning and Development Committee on Monday, Nov. 9 for the
> upcoming
>  > meeting of Nov. 17/15. Please provide all the information you
> propose
>  > to submit as soon as possible.
>  >
>  > Thanks
>  >
>  > Gerard Doran
>  > Development Supervisor
>  > Department of Planning, Development and Engineering
>  > City of St. John's
>  > 576-8452
>  > 576-8625 fax
>  >
>  > From: 
>  > To: Gerard Doran <GDoran@stjohns.ca>
>  > Cc: 
>  > Date: 2015/11/02 11:38 AM
>  > Subject: Re: Fw: Proposed Site Redevelopment (former Flakehouse)
>  > Stephen Lee & Todd Perrin 11 Barrows Road DEV1500192 - (IQ) zone
>  >
>  > -------------------------
>  >
>  > Hi Gerard,
>  >
>  > The meeting rooms on the second floor are for private dining,
> geared
>  > toward samll corporate meetings.
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>  > > proposed overall development closely mirrors that of a Place of
>  > > Assembly. Where the application will be recommended for public
>  > meeting
>  > > prior to Council considering it, the proponent should be aware
> that
>  > > careful scrutinizing by the public may challenge both the City
> and
>  > the
>  > > applicant to differentiate between an Eating Establishment which
>  > can
>  > > be considered by Council and a Place of Assembly which is not
>  > > permitted in the zone.
>  > >
>  > > It is anticipated that the staff report on the development would
> be
>  > > tabled a the next Planning and Development committee meeting in
>  > > November, after which Council will consider the recommendation of
>  > the
>  > > committee at a future meeting.
>  > >
>  > > Regards,
>  > >
>  > > Gerard Doran
>  > > Development Supervisor
>  > > Department of Planning, Development and Engineering
>  > > City of St. John's
>  > > 576-8452
>  > > 576-8625 fax
>  > >
>  > > From: 
>  > > To: Gerard Doran <GDoran@stjohns.ca>
>  > > Cc: 
>  > > Date: 2015/10/14 09:34 AM
>  > > Subject: Re: Fw: Proposed Site Redevelopment (former Flakehouse)
>  > > Stephen Lee & Todd Perrin 11 Barrows Road DEV1500192
>  > >
>  > > -------------------------
>  > >
>  > > Hi Gerard,
>  > >
>  > > Thank you for the acknowledgement.
>  > >
>  > > We were wondering how the meeting with the committee went, and if
>  > > there
>  > > was any feedback that you could offer us?
>  > >
>  > > Thanks,
>  > >
>  > > Steve
>  > >
>  > > On 2015-10-13 12:45, Gerard Doran wrote:
>  > > > Hi Steve,
>  > > >
>  > > > This is to acknowledge receipt of the referenced items for the
>  > > above
>  > > > noted application. Staff will review the enclosed information
> and
>  > > > respond to it as soon as possible,
>  > > >
>  > > > Gerard Doran
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>  > > > Development Supervisor
>  > > > Department of Planning, Development and Engineering
>  > > > City of St. John's
>  > > > 576-8452
>  > > > 576-8625 fax
>  > > >
>  > > > From: 
>  > > > To: Gerard Doran <GDoran@stjohns.ca>
>  > > > Cc: Dave Wadden <DWadden@stjohns.ca>, ian@fougeremenchenton.ca,
>  > Ken
>  > > > O'Brien <kobrien@stjohns.ca>, 
>  > > > Date: 2015/10/13 10:15 AM
>  > > > Subject: Re: Fw: Proposed Site Redevelopment (former
> Flakehouse)
>  > > > Stephen Lee & Todd Perrin 11 Barrows Road DEV1500192
>  > > >
>  > > > -------------------------
>  > > >
>  > > > Hi Gerard,
>  > > >
>  > > > Thanks for the follow up and hope you had a great Thanksgiving
>  > > > Weekend.
>  > > >
>  > > > Please see attached documents which contain a cover letter
>  > > outlining
>  > > > our
>  > > > intent with the property, updated architectural drawings, and
> the
>  > > > Purchase and Sale for the property at 31 Stone's Road.
>  > > >
>  > > > Thanks, and please advise of anything further that we can
>  > provide.
>  > > >
>  > > > Steve
>  > > >
>  > > > On 2015-10-13 06:55, Gerard Doran wrote:
>  > > > > Hi Steve,
>  > > > >
>  > > > > I'm just checking my email from Friday, after the long
> weekend.
>  > A
>  > > > copy
>  > > > > of the purchase and sale agreement regarding the property for
>  > > > > additional parking spaces(at rear of Mallard Cottage) would
> be
>  > > > > sufficient.
>  > > > >
>  > > > > Regards,
>  > > > >
>  > > > > Gerard Doran
>  > > > > Development Supervisor
>  > > > > Department of Planning, Development and Engineering
>  > > > > City of St. John's
>  > > > > 576-8452
>  > > > > 576-8625 fax
>  > > > >
>  > > > > From: 
>  > > > > To: Gerard Doran <GDoran@stjohns.ca>
>  > > > > Cc: Dave Wadden <DWadden@stjohns.ca>, Ken O'Brien
>  > > > > <kobrien@stjohns.ca>, ian@fougeremenchenton.ca,
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>  > > > > > functions, etc.?
>  > > > > >
>  > > > > > Also, while you may not own the property where additional
>  > > parking
>  > > > > > would be provided (land at rear of Mallard Cottage), the
>  > owners
>  > > > > > consent for the use must be on the application for the
> same.
>  > I
>  > > > will
>  > > > > be
>  > > > > > presenting the application for information and direction at
> a
>  > > > > meeting
>  > > > > > of Development Committee on Tuesday, Oct. 13/15.
>  > > > > >
>  > > > > > Best regards,
>  > > > > >
>  > > > > > Gerard Doran
>  > > > > > Development Supervisor
>  > > > > > Department of Planning, Development and Engineering
>  > > > > > City of St. John's
>  > > > > > 576-8452
>  > > > > > 576-8625 fax
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Fw: Proposed Eating Establishment  - 11 Barrows Road  - DEV1500192
Dave Wadden   to: Mike Cantwell 2016/05/31 03:15 PM

Cc: Govern PDE Multi Media Mail

Mike:

This has been referred to you in Govern

Dave Wadden, M.Eng., P.Eng.
Manager of Development - Engineering
Planning, Development & Engineering
City of St. John's
Phone: (709)-576-8260
Fax: (709)-576-8625
e-mail: dwadden@stjohns.ca

"This information is provided as a convenience to you only and is without warranty , guarantee or 
responsibility of any kind, either expressed or implied. The City does not guarantee that the information 
that is provided is current or accurate. You should verify that the information is accurate before acting on  
it."
----- Forwarded by Dave Wadden/CSJ on 2016/05/31 03:13 PM -----

From: Andrea Roberts/CSJ
To: Dave Wadden/CSJ@CSJ
Date: 2016/05/31 01:59 PM
Subject: Fw: Proposed Eating Establishment - 11 Barrows Road  - DEV1500192

Hi Dave,

This has been referred to you in Govern

Thanks

Andrea Roberts
Development Officer
City of St. John's
Planning, Development and Engineering
(709) 576-8430
(709) 576-8625 fax

----- Forwarded by Andrea Roberts/CSJ on 2016/05/31 01:59 PM -----

From: Gerard Doran/CSJ
To: Andrea Roberts/CSJ@CSJ
Date: 2016/05/30 03:05 PM
Subject: Fw: Proposed Eating Establishment - 11 Barrows Road  - DEV1500192

Hi ,

I've assigned this to you in Govern. Jess added the LUAR this morning. Please refer to Dave W.

Gerard Doran
Development Supervisor
Department of Planning, Development and Engineering
City of St. John's



576-8452
576-8625 fax
----- Forwarded by Gerard Doran/CSJ on 2016/05/30 03:00 PM -----

From: Jessica Whelan/CSJ
To: Gerard Doran/CSJ@CSJ
Date: 2016/05/30 10:43 AM
Subject: Re: DEV1500192

Hey,

LUAR saved to Govern & Development Folder.

JJesss  WWheelan
RReeccoordss  MMaanaggeemeentt  CCleerkk
Plaanniing,,  Deevveelooppmmeennt  &  Ennggineeerinng
CCityy  oof  SSt.  Joohhnn'ss
557766-88225555

Gerard Doran 2016/05/30 09:45:57 AMHi Jess, Please let me now when this is added.

From: Gerard Doran/CSJ
To: Jessica Whelan/CSJ@CSJ
Date: 2016/05/30 09:45 AM
Subject: DEV1500192

Hi Jess,

Please let me now when this is added.

Thanks

Gerard Doran
Development Supervisor
Department of Planning, Development and Engineering
City of St. John's
576-8452
576-8625 fax



Re: Fw: DEV1500192 11 Barrows Road  - Site Redevelopment former  
Flakehouse site   
Dave Wadden   to: Mike Cantwell 2015/10/02 02:50 PM

Cc:
Dave Blackmore, Govern PDE Multi Media Mail, Melissa Bragg, 

Gerard Doran

Mike:

Please respond with the comments you have thus far and advise that ES comments will be forthcoming . 
Melissa can then get these comments out today and Melissa please cc Dave Blackmore . Thanks.

Dave Wadden, M.Eng., P.Eng.
Acting Director of Planning & Development
Planning, Development & Engineering
City of St. John's
Phone: (709)-576-8260
Fax: (709)-576-8625
e-mail: dwadden@stjohns.ca

"This information is provided as a convenience to you only and is without warranty , guarantee or 
responsibility of any kind, either expressed or implied. The City does not guarantee that the information 
that is provided is current or accurate. You should verify that the information is accurate before acting on  
it."

Mike Cantwell 2015/10/02 02:09:02 PMDan, Can you please put priority on the above n...

From: Mike Cantwell/CSJ
To: Daniel T Martin/CSJ@CSJ
Cc: Jason Phillips/CSJ@CSJ, Dave Wadden/CSJ@CSJ
Date: 2015/10/02 02:09 PM
Subject: Fw: DEV1500192  11 Barrows Road - Site Redevelopment former Flakehouse site

Dan,

Can you please put priority on the above noted application.  Can you please indicate when your review 
will be expected to be completed.

Thankyou,

 

Mike Cantwell, P.Eng.,
Development Engineer
Department of Planning, Development & Engineering
City of St. John’s
T   709.576.8722
F   709.576.8625

City of St. John’s | 10 New Gower Street | P.O.Box 908 | St. John’s, NL | A1C 5M2



----- Forwarded by Mike Cantwell/CSJ on 2015/10/02 02:07 PM -----

From: Dave Wadden/CSJ
To: Mike Cantwell/CSJ@CSJ
Cc: Dave Blackmore/CSJ@CSJ, Jason Sinyard/CSJ@CSJ, Ken O'Brien/CSJ@CSJ
Date: 2015/10/02 02:05 PM
Subject: Re: DEV1500192  11 Barrows Road - Site Redevelopment former Flakehouse site

Ok, contact ES, ask them to expedite, and get a timeframe for our response and then I will advise Dave. 
Thanks.

Dave Wadden, M.Eng., P.Eng.
Acting Director of Planning & Development
Planning, Development & Engineering
City of St. John's
Phone: (709)-576-8260
Fax: (709)-576-8625
e-mail: dwadden@stjohns.ca

"This information is provided as a convenience to you only and is without warranty , guarantee or 
responsibility of any kind, either expressed or implied. The City does not guarantee that the information 
that is provided is current or accurate. You should verify that the information is accurate before acting on  
it."

Mike Cantwell 2015/10/02 01:58:37 PMDave, I have not yet received comments from E...

Dave Wadden 2015/10/02 01:07:21 PMMike: Govern indicates all the comments have b...



To: Govern PDE Multi Media Mail/CSJ@CSJ, 

Cc:

Bcc:

Subject:
Fw: Proposed Site Redevelopment - 11 Barrow's Road - Quidi Vidi Village Harbour - 

DEV1500192

From: Andrea Roberts/CSJ - Tuesday 2016/06/14 02:27 PM

From: "Boutilier, Dawn" <Dawn.Boutilier@dfo-mpo.gc.ca>
To: "Gerard Doran (GDoran@stjohns.ca)" <GDoran@stjohns.ca>
Cc: "ARoberts@stjohns.ca" <ARoberts@stjohns.ca>, "DWadden@stjohns.ca" 

<DWadden@stjohns.ca>, "Bartlett, Zachary" <Zachary.Bartlett@dfo-mpo.gc.ca>
Date: 2016/06/14 09:34 AM
Subject: FW: Proposed Site Redevelopment - 11 Barrow's Road - Quidi Vidi Village Harbour

Hi Gerard – so for this application, it doesn’t impact Small Craft Harbours waterlot, see attached plan 
for our ownership (red boundary only, other parcels have been transferred).
 
It should, however, be reviewed by the Fisheries Protection section of DFO.  The phone number is 
772-4140 and the website is http://www.dfo-mpo.gc.ca/pnw-ppe/index-eng.html.
 
The application to expand the wharf I hope to have a response to your shortly , that one is more 
complicated on our end.
 
Thanks.
Dawn 
--
 
Dawn Boutilier, MCIP
A/Regional Manager, Client Services
Small Craft Harbours / Ports pour petits bateaux
Newfoundland and Labrador Region / Région de Terre-Neuve et Labrador
Fisheries and Oceans Canada / Pêches et Océans Canada
John Cabot Building / Édifice John Cabot
10 Barter's Hill / 10, Barter's Hill
PO Box 5667 / CP 5667

St. John's, NL A1C 5X1 

Telephone / Téléphone: 709-772-4389
Fax / Télécopieur: 709-772-4610
dawn.boutilier@dfo-mpo.gc.ca
 
 
 
 
 
 
From: Gerard Doran [mailto:GDoran@stjohns.ca] 
Sent: June-03-16 10:55 AM
To: Boutilier, Dawn



Cc: Dave Wadden; Andrea Roberts
Subject: Proposed Site Redevelopment - 11 Barrow's Road - Quidi Vidi Village Harbour
 
Hi Dawn, 

Attached is a copy of the site plan of the proposed development. It appears that the new seawall/wharf will 
extend beyond the boundary line of the property. Would you please review this plan and provide 
comments on the same. 

Best regards, 

Gerard Doran
Development Supervisor
Department of Planning, Development and Engineering
City of St. John's
576-8452
576-8625 fax 
----- Forwarded by Gerard Doran/CSJ on 2016/06/03 10:45 AM ----- 

From:        EngFrontOffice@stjohns.ca 
To:        gdoran@stjohns.ca 
Date:        2016/06/03 10:44 AM 
Subject:         

-------------------
TASKalfa 3051ci

------------------- doc02429320160603104424.pdfdoc02429320160603104424.pdf S-5779-boundary1.pdfS-5779-boundary1.pdf



To: Govern PDE Multi Media Mail/CSJ@CSJ, 

Cc:

Bcc:

Subject:

Fw: Proposed Site Redevelopment - 11 Barrow's Road - Quidi Vidi Village Harbour 
DEV1500192

From: Gerard Doran/CSJ - Tuesday 2016/07/12 09:30 AM

From: "Boutilier, Dawn" <Dawn.Boutilier@dfo-mpo.gc.ca>
To: "Gerard Doran (GDoran@stjohns.ca)" <GDoran@stjohns.ca>
Date: 2016/07/08 02:48 PM
Subject: FW: Proposed Site Redevelopment - 11 Barrow's Road - Quidi Vidi Village Harbour

Hi Gerard – this response if for the Flake House redevelopment.  Doesn’t impact Small Craft Harbours, 
however should be sent to Fisheries Protect section of DFO.  See below.
Dawn
 
From: Boutilier, Dawn 
Sent: June-14-16 9:34 AM
To: Gerard Doran (GDoran@stjohns.ca)
Cc: 'ARoberts@stjohns.ca'; 'DWadden@stjohns.ca'; Bartlett, Zachary
Subject: FW: Proposed Site Redevelopment - 11 Barrow's Road - Quidi Vidi Village Harbour
 
Hi Gerard – so for this application, it doesn’t impact Small Craft Harbours waterlot, see attached plan 
for our ownership (red boundary only, other parcels have been transferred).
 
It should, however, be reviewed by the Fisheries Protection section of DFO.  The phone number is 
772-4140 and the website is http://www.dfo-mpo.gc.ca/pnw-ppe/index-eng.html.
 
The application to expand the wharf I hope to have a response to your shortly , that one is more 
complicated on our end.
 
Thanks.
Dawn 
--
 
Dawn Boutilier, MCIP
A/Regional Manager, Client Services
Small Craft Harbours / Ports pour petits bateaux
Newfoundland and Labrador Region / Région de Terre-Neuve et Labrador
Fisheries and Oceans Canada / Pêches et Océans Canada
John Cabot Building / Édifice John Cabot
10 Barter's Hill / 10, Barter's Hill
PO Box 5667 / CP 5667

St. John's, NL A1C 5X1 

Telephone / Téléphone: 709-772-4389
Fax / Télécopieur: 709-772-4610



dawn.boutilier@dfo-mpo.gc.ca
 
 
 
 
 
 
From: Gerard Doran [mailto:GDoran@stjohns.ca] 
Sent: June-03-16 10:55 AM
To: Boutilier, Dawn
Cc: Dave Wadden; Andrea Roberts
Subject: Proposed Site Redevelopment - 11 Barrow's Road - Quidi Vidi Village Harbour
 
Hi Dawn, 

Attached is a copy of the site plan of the proposed development. It appears that the new seawall/wharf will 
extend beyond the boundary line of the property. Would you please review this plan and provide 
comments on the same. 

Best regards, 

Gerard Doran
Development Supervisor
Department of Planning, Development and Engineering
City of St. John's
576-8452
576-8625 fax 
----- Forwarded by Gerard Doran/CSJ on 2016/06/03 10:45 AM ----- 

From:        EngFrontOffice@stjohns.ca 
To:        gdoran@stjohns.ca 
Date:        2016/06/03 10:44 AM 
Subject:         

-------------------
TASKalfa 3051ci

------------------- doc02429320160603104424.pdfdoc02429320160603104424.pdf S-5779-boundary1.pdfS-5779-boundary1.pdf



Re: Former Flake House Restaurant  - 11 Barrow's Road DEV1500192  
Gerard Doran  to: Cliff Johnston 2016/04/26 03:49 PM

Cc:
Dave Wadden, Ken O'Brien, Jason Sinyard, Govern PDE Multi Media 
Mail

Hi Cliff,

I have reviewed the QVV Overlay Zone and Design Guidelines as it relates to the property at 11 Barrow's 
Road. Page 17 of the study, Figure 25, identifies the area for wharf expansion. Based on the condition of 
the subject lot where it meets the harbour, wharf restoration/construction is anticipation in the 
redevelopment of the Flake House property. The wharf expansion plan would need to be included in the 
LUAR for the property. This plans would be referred to Department of Fisheries and Oceans for review 
and comment as part of the LUAR review.

The City's Municipal Plan notes that Uses such as a Restaurant be scaled in a manner consistent with the 
character and scale of the historic village. This policy is also reinforced in the Design Guidelines of the 
study (page 8).

On page 33 of the study, The Flake House is identified in the Overlay Zone Table for possible 
development.

Please call if you have any questions or concerns.   
     
Gerard Doran
Development Supervisor
Department of Planning, Development and Engineering
City of St. John's
576-8452
576-8625 fax

Cliff Johnston 2016/04/26 09:36:58 AMHello Gerard: I was wondering if you have had a...

From: Cliff Johnston 
To: Gerard Doran <gdoran@stjohns.ca>
Date: 2016/04/26 09:36 AM
Subject: Fwd: Civic Number 11 Barrow's Road

Hello Gerard:

I was wondering if you have had an opportunity to review my email below regarding Civic No. 
11 Barrow's Road?

Thanks very much.

Regards,

Cliff
---------- Forwarded message ----------
From: Cliff Johnston 
Date: Tue, Apr 19, 2016 at 2:48 PM
Subject: Civic Number 11 Barrow's Road



To: Gerard Doran <gdoran@stjohns.ca>

Hello Gerard:

I hope you are doing well. 

I have another question respecting the application for the proposed redevelopment of Civic 
Number 11 Barrow's Road which I hope you might be able to address.

I believe the property is currently zoned as Industrial Quidi Vidi (IQ) under the St. John's 
Development Regulations. Section 10.29.3 of the Development Regulations states that the Zone 
Requirements for the IQ Zone are as determined by Council.

With respect to the Land Use Assessment Report being prepared for the proposed redevelopment 
of the property at Civic Number 11 Barrow's Road, is there anything the City would want the 
proponents to consider in relation to Zone Requirements? The proponents and their consultants 
do understand that the LUAR will need to address all the items set out in the Terms of Reference 
for the LUAR for the application which were approved by Council. We wanted to check and see 
if there is any information the City might be looking for in the LUAR with respect to Zone 
Requirements.  

Thanks very much for your help with this enquiry.

Regards,

Cliff



Re: 11 Barrows Road  - DEV1500192 - Parking  
Gerard Doran   to: Ken O'Brien 2015/09/28 11:03 AM

Cc: Blair Bradbury, Mike Cantwell, Govern PDE Multi Media Mail

To add to this, to the best of my knowledge, the parking area for No. 11 also has spaces off Maple View 
Place. This is shown on the attached airphoto and is between the back fence of No. 64 QV Village Road 
and Maple View Place. Enough space there for 5 or 6  vehicles. This land is part of No. 11 Barrows Road, 
which survey plan is in Govern. 

Gerard Doran
Development Supervisor
Department of Planning, Development and Engineering
City of St. John's
576-8452
576-8625 fax

Ken O'Brien 2015/09/28 09:16:39 AMSo far as I know, the parking available at the for...

From: Ken O'Brien/CSJ
To: Blair Bradbury/CSJ@CSJ
Cc: Gerard Doran/CSJ@CSJ, Govern PDE Multi Media Mail/CSJ@CSJ, Mike Cantwell/CSJ@CSJ
Date: 2015/09/28 09:16 AM
Subject: Re: 11 Barrows Road - DEV1500192 - Parking

So far as I know, the parking available at the former Flakehouse property , 11 Barrow's Road, is not public 
parking.  It is private property.

The City has plans to create some public parking spaces elsewhere in the village , but I am not aware of 
any plan for the City to have public parking in this immediate area , other than the spaces already created 
at the Plantation building, 10 Maple View Place.  Jason Sinyard would know if there are other plans.

Ken



Blair Bradbury 2015/09/28 08:29:58 AMThanks Ken so as far as we know there are no i...



Re: Flake House Redevelopment  - 11 Barrow's Road DEV1500192  
Gerard Doran   to: Stephen Lee 2016/02/24 11:45 AM

Cc:
Todd Perrin, Andrew Woodland, Dave Wadden, Govern PDE Multi 

Media Mail

Steve,

Further to our meeting last Friday specially related to parking areas within  200 meters of a Development. 
Section 9.2.1 (4) makes provision for such parking areas. A proposal for such parking areas can be 
considered within the subject application .

Regards,  

Gerard Doran
Development Supervisor
Department of Planning, Development and Engineering
City of St. John's
576-8452
576-8625 fax

Gerard Doran 2016/02/18 10:46:42 AMSteve, You might want to bring the architect, unl...

From: Gerard Doran/CSJ
To: Stephen Lee 
Cc: Todd Perrin Andrew Woodland/CSJ@CSJ, Dave Wadden/CSJ@CSJ
Date: 2016/02/18 10:46 AM
Subject: Re: Flake House Redevelopment - Meeting

Steve,

You might want to bring the architect, unless there's an engineer involved, if so bring them. The 
discussion we be around parking, particularly off Stone's Road.

Gerard Doran
Development Supervisor
Department of Planning, Development and Engineering
City of St. John's
576-8452
576-8625 fax

Stephen Lee 2016/02/17 03:50:23 PMHi Gerard  Absolutely .



Re: Fw: Proposed Site Redevelopment  (former Flakehouse ) Stephen Lee & 
Todd Perrin  11 Barrows Road DEV 1500192 - (IQ) zone  
Gerard Doran   to: steve 2015/10/20 11:10 AM

Cc:
todd, Dave Wadden, Ken O'Brien, Jason Sinyard, Govern PDE Multi 

Media Mail

Hi Steve,

Staff met yesterday regarding the above noted proposed development. After considering a number of 
factors within the application, it was decided that a summary of the application be prepared by staff for  
direction and recommendation of the Planning and Development Committee. In general terms, the report 
to the committee would include information about the scale and scope of the development and the  
business operation within. As the Development Regulations state, an Eating Establishment is a 
Discretionary Use in the (IQ) zone. While the business will offer the services of a catering establishment , 
the proposed overall development closely mirrors that of a Place of Assembly . Where the application will  
be recommended for public meeting prior to Council considering it , the proponent should be aware that 
careful scrutinizing by the public may challenge both the City and the applicant to differentiate between an  
Eating Establishment which can be considered by Council and a Place of Assembly which is not permitted  
in the zone.     

It is anticipated that the staff report on the development would be tabled a the next Planning and 
Development committee meeting in November, after which Council will consider the recommendation of  
the committee at a future meeting.   

Regards,
 
Gerard Doran
Development Supervisor
Department of Planning, Development and Engineering
City of St. John's
576-8452
576-8625 fax

steve 2015/10/14 09:34:28 AMHi Gerard, Thank you for the acknowledgement.

From:
To: Gerard Doran <GDoran@stjohns.ca>
Cc:
Date: 2015/10/14 09:34 AM
Subject: Re: Fw: Proposed Site Redevelopment (former Flakehouse) Stephen Lee & Todd Perrin  11 

Barrows Road DEV1500192

Hi Gerard,

Thank you for the acknowledgement.

We were wondering how the meeting with the committee went, and if there 
was any feedback that you could offer us?

Thanks,

Steve

On 2015-10-13 12:45, Gerard Doran wrote:



> Hi Steve ,
> 
> This is to acknowledge receipt of the referenced items for the above
> noted application. Staff will review the enclosed information and
> respond to it as soon as possible,
> 
> Gerard Doran
>  Development Supervisor
>  Department of Planning, Development and Engineering
>  City of St. John's
>  576-8452
>  576-8625 fax
> 
> From: 
> To: Gerard Doran <GDoran@stjohns.ca>
> Cc: Dave Wadden <DWadden@stjohns.ca>, ian@fougeremenchenton.ca, Ken
> O'Brien <kobrien@stjohns.ca>,
> Date: 2015/10/13 10:15 AM
> Subject: Re: Fw: Proposed Site Redevelopment (former Flakehouse)
> Stephen Lee & Todd Perrin 11 Barrows Road DEV1500192
> 
> -------------------------
> 
> Hi Gerard,
> 
>  Thanks for the follow up and hope you had a great Thanksgiving
> Weekend.
> 
>  Please see attached documents which contain a cover letter outlining
> our
>  intent with the property, updated architectural drawings, and the
>  Purchase and Sale for the property at 31 Stone's Road.
> 
>  Thanks, and please advise of anything further that we can provide.
> 
>  Steve
> 
>  On 2015-10-13 06:55, Gerard Doran wrote:
>  > Hi Steve,
>  >
>  > I'm just checking my email from Friday, after the long weekend. A
> copy
>  > of the purchase and sale agreement regarding the property for
>  > additional parking spaces(at rear of Mallard Cottage) would be
>  > sufficient.
>  >
>  > Regards,
>  >
>  > Gerard Doran
>  > Development Supervisor
>  > Department of Planning, Development and Engineering
>  > City of St. John's
>  > 576-8452
>  > 576-8625 fax
>  >
>  > From: 
>  > To: Gerard Doran <GDoran@stjohns.ca>
>  > Cc: Dave Wadden <DWadden@stjohns.ca>, Ken O'Brien
>  > <kobrien@stjohns.ca>, ian@fougeremenchenton.ca,
> 
>  >



>  >  Date :  2015 / 10/ 09 04 : 50 PM
>  > Subject: Re: Fw: Proposed Site Redevelopment (former Flakehouse)
>  > Stephen Lee & Todd Perrin 11 Barrows Road DEV1500192
>  >
>  > -------------------------
>  >
>  > Hi Gerard,
>  >
>  > Thanks for the note. I will address all forms of business that we
>  > wish
>  > to prosecute at the property in the cover letter to accompany our
>  > application.
>  >
>  > The application and the consent for the properties were to cover
> both
>  > as
>  > they are the same owners. Would a provision of the Purchase and
> Sale
>  > for
>  > that property be sufficient?
>  >
>  > I will forward the cover letter off to you prior to your meeting on
>  > Tuesday.
>  >
>  > We have also reached out to Neil at TRACT to consulting for his
>  > feedback
>  > on the project. Given his intimate knowledge of the area, we
> thought
>  > that could be beneficial. He indicated that he would give feedback
> on
>  >
>  > our proposal and we hope to have a discussion with him on Tuesday.
>  >
>  > Thanks, and have a great Thanksgiving Weekend!
>  >
>  > Stephen
>  >
>  > On 2015-10-09 13:37, Gerard Doran wrote:
>  > > Hi Steve,
>  > >
>  > > In your letter to summarize the development of the subject
> project,
>  > > please include all types of activity that you would anticipate
>  > having
>  > > in addition to a Restaurant Use. Will it host banquets, private
>  > > functions, etc.?
>  > >
>  > > Also, while you may not own the property where additional parking
>  > > would be provided (land at rear of Mallard Cottage), the owners
>  > > consent for the use must be on the application for the same. I
> will
>  > be
>  > > presenting the application for information and direction at a
>  > meeting
>  > > of Development Committee on Tuesday, Oct. 13/15.
>  > >
>  > > Best regards,
>  > >
>  > > Gerard Doran
>  > > Development Supervisor
>  > > Department of Planning, Development and Engineering



>  > >  City of St .  John ' s
>  > > 576-8452
>  > > 576-8625 fax



Fw: Proposed Site Redevelopment  (former Flakehouse )
Stephen Lee & Todd Perrin  
11 Barrows Road DEV 1500192
DEV1500192
Gerard Doran   to: steve, ian 2015/10/05 10:26 AM

Cc: Melissa Bragg, Dave Wadden, Govern PDE Multi Media Mail

Hi Steve,

Please refer to the enclosed engineering and development review of the above noted. Just this morning, 
you were sent an invitation to attend a meeting of the Development Team on Wednesday afternoon, Oct. 7 
at 2:30 pm. The proposed development of the property can be discussed in further detail at that meeting .

It appears that this is an application for an Eating Establishment , which is a discretionary use in the 
Industrial Quidi Vidi (IQ) Zone.  After staff review, the application will be advertised for public review and  
comment - the minimum advertising period is two (2) weeks.  Then it will be referred to a regular meeting 
of Council (the weekly public meeting) for a decision. We look forward to discussion on this development  
on Wednesday.
   

----- Forwarded by Gerard Doran/CSJ on 2015/10/05 10:14 AM -----

Date: 2015/10/02 04:08 PM
Subject: Proposed Site Redevelopment (former Flakehouse)

Stephen Lee & Todd Perrin 
11 Barrows Road
DEV1500192

Date: October 2, 2015

Re: Proposed Site Redevelopment (former Flakehouse)
Stephen Lee & Todd Perrin 
11 Barrows Road
DEV1500192

Further to your Referral regarding the above referenced project, please be advised that the 
information provided has been reviewed.  The following comments apply:

1) All work must be performed in accordance with the requirements of the applicable 
sections of the City of St. John’s Specifications Book;

2) All plans to be stamped and signed by a Professional Engineer or Architect registered in 
the Province of Newfoundland and Labrador.

3) A detailed site plan and site servicing plan must be submitted for review.  Plans must be 
accordance with the City of St. John’s Commercial Development Policy.



4) The applicant will need to provide a break-down of the building uses and associated floor 
areas so that the parking requirements can be fully determined.  In addition a site plan 
will be required to verify that the indicated parking meets the City's parking standards for 
stall dimensions and laneway widths.

5) Record drawings indicate that there is an existing WATER main for connection.

6) Record drawings indicate that there is an existing SANITARY SEWER for connection.

7) Record drawings indicate that there is an existing STORM SEWER for connection.

8) There is a sanitary sewer force main abutting the southern property boundary which 
follows the curb on Barrows Road. 

9) There is a storm sewer which crosses the property. As part of the wharf reconstruction on 
this site, the storm sewer will need to be extended and terminated at an appropriately 
designed outfall discharging into Quidi Vidi Harbor. We believe there may be an 
easement currently over the storm crossing the property. However, an appropriately sized 
easement will be required if one does not exist.

10) The existing storm and sanitary sewer infrastructure referenced above should be shown 
on the servicing plan.

11) The existing water lateral servicing this property will need to be properly abandoned in 
accordance with City Policy 08-04-16. The property owner will have to obtain a Water 
Deferral Permit from the Citizen Service Center prior to the demolition of the existing 
property to ensure that the existing water service is properly abandoned.

12) For the proposed development, the City requires all water services connected to the City’s 
water distribution system to fully comply with the City’s Water Meter and Premises 
Isolation By-Laws:

(a) The City requires all water use on the property, except where used for the sole 
purpose of fire protection, to be metered in full. City water meter(s) are 
required be located inside the building(s) at the point of entry of the service 
into the building, prior to any branch or connection.  The meter(s) must be 
located in a non-confined space with access and clearances acceptable to the 
City, and must be protected from risk of freezing and/or damage at all times.

(b) The City requires the installation and testing of approved backflow 
prevention device(s) on the water service(s), in accordance with the City’s 
Premises Isolation By-Law. The backflow prevention device(s) must be 
located in a non-confined space with access and clearances acceptable to the 
City, and must be protected from risk of freezing and/or damage at all times. 
The backflow prevention device(s) are required to be tested by a Licensed 



Backflow Prevention Device Tester (licensed with the City). Following the 
test, the Licensed Tester must submit to the City a completed Premises 
Isolation Testing and Inspection Form for each device, showing the device 
to be installed and operating properly. The form(s) must be submitted to 
the City as a condition of approval of the installation. Please contact Mr. 
Perry Fitzgerald, Water & Wastewater Division (pfitzgerald@stjohns.ca, 
709-576-1384) for an up-to-date list of Licensed Backflow Prevention 
Device Testers.

(c) Plans related to the following are required to be submitted for review and 
approval: site servicing, plumbing layout, fire protection layout, and water 
entry details. All plan submissions and enquiries relating to the City’s water 
metering and premises isolation requirements should be directed to Mr. 
Chauncey Hayes, Water & Wastewater Division (chayes@stjohns.ca, 709- 
576-8199).

13) As per the City of St. John’s Specifications Book, all on-site watermain must be 
constructed using  PVC pipe;

14) The diameter of the water service lateral must be as per the requirements of Section 
230.08 of the City of St. John’s Specifications Book;

15) The applicant must complete a “Permit to Connect” prior to performing any servicing 
work;

16) The applicant will be required to obtain a “Street Excavation Permit” prior to performing 
any work within the public street right-of-way;

17) Water for firefighting purposes has been identified as being provided from a municipal 
water supply.

18) The applicant should be advised in writing that they are responsible for contacting the 
City of St. John's Building Department with respect to confirming if a sprinkler system 
and/or fire alarm system is required.

19) If a sprinkler system is required by the City of St. John's Building Department, a separate 
dedicated water supply will also be required to be provided for the system.

20) Fire Department connections for automatic sprinkler and stand pipe systems shall be in 
conformance with Section 3.2.5.15 of the National Building Code , 45m, of unobstructed 
distance from the fire department connection to the hydrant.

21) Access routes for a building not provided with a fire department connection shall be in 
conformance with Section 3.2.5.5.2 (b) of the National Building Code , 90m, of 
unobstructed distance from the hydrant to the building.



22) From a firefighting apparatus perspective, the access (street/roadway/parking lot) shall be 
designed in accordance with Section 3.2.5.6 of the National Building Code , such as but 
not limited to;

i) Must be accessible to Fire Department apparatus at all times
ii) Must be a minimum of 6m, as per NBC definition
iii) Must be designed with the knowledge that an aerial device may require a 12m turning 

radius
iv) Must also be designed with the knowledge that an aerial device with a static load of 

35 tonnes on four (4) 0.436 sq. m. pads may be used

23) The Landscape Plan meets the City’s Landscaping requirements providing the installation 
is in accordance with the City of St. John's Specifications

24) The Developer is responsible to locate all Newfoundland Power, Aliant, Rogers, Utility 
and City of St. John’s water and sewer easements which are traversing the property and to 
maintain

25) Accurate as-built drawings must be submitted to the City for record purposes upon 
completion of the Work; and,

26) All applicable assessment and fees must be paid in full prior to final approval.

I am available at your convenience should you wish to discuss this matter.

Gerard Doran
Development Supervisor
576-8452
576-8625 fax

 City of St . John’s | 10 New Gower Street | P.O.Box 908 | St. John’s, NL | A1C 5M2



Re: Fw: Proposed Site Redevelopment  (former Flakehouse ) Stephen Lee & 
Todd Perrin  11 Barrows Road DEV 1500192 - (IQ) zone  
Gerard Doran   to: steve 2015/11/09 01:50 PM

Cc:
Jason Sinyard, Ken O'Brien, Dave Wadden, Blair Bradbury, Govern 

PDE Multi Media Mail

From: Gerard Doran/CSJ

To:

Cc: Jason Sinyard <JSinyard@stjohns.ca>, Ken O'Brien <kobrien@stjohns.ca>, Dave 
Wadden/CSJ@CSJ, Blair Bradbury/CSJ@CSJ, Govern PDE Multi Media Mail/CSJ@CSJ

Hi Steve,

In the enclosed email and the attached letter, you reference  using the meeting rooms (I'm assuming the 
rooms on the second level). Are these rooms to be used in conjunction with patrons of the restaurant  or  
can these booked separately. This is important to know as  parking requirements for Uses other than  
Restaurant, need to be included in the assessment for parking spaces. Would you please clarify this item.

 Thanks
   
Gerard Doran
Development Supervisor
Department of Planning, Development and Engineering
City of St. John's
576-8452
576-8625 fax

steve 2015/11/09 09:36:56 AMGerard, Please see attached updated document...

From: s
To: Gerard Doran <GDoran@stjohns.ca>
Cc: Jason Sinyard <JSinyard@stjohns.ca>, Ken O'Brien <kobrien@stjohns.ca>, Neil Dawe 

<ndawe@tractconsulting.com>, Bobbi Skanes 
<bskanes@tractconsulting.com>, Cliff Johnston >

Date: 2015/11/09 09:36 AM
Subject: Re: Fw: Proposed Site Redevelopment (former Flakehouse) Stephen Lee & Todd Perrin  11 

Barrows Road DEV1500192  - (IQ) zone

Gerard,

Please see attached updated document concerning our revised intended use 
for 11 Barrows Road.

As you will see, we intend to focus primarily on mirroring the current 
restaurant operation at Mallard Cottage, just to a larger scale.

Like our operation at Mallard Cottage, we will be available for private 
bookings, but we have shifted focus to operate primarily as a 
restaurant, which is the business we know best.

Also, we will utilize the meeting rooms for just that. Spaces for 
private meetings or for business purposes. These rooms could be 
available for private usage for meetings. Should those using the rooms 
wish to dine at the restaurant, they will do so in the restaurant.



Is this information suffice to go forward with your report ?

Also, I would like to request that Cliff Johnson of Tract Consulting and 
Ian Higinell of Fougere Menchenton sit in on the meeting with Planning 
and Development Committee on Tuesday, November 17th. They can be 
available to answer any questions about the project that the committee 
may have. Could you confirm if this request can be granted?

Lastly, we would like to attain a copy of the staff report(s) related to 
this project, once they are circulated to the committee members.

Thanks Gerard,

Steve

   On 2015-11-06 13:50, Gerard Doran wrote:
> Steve,
> 
> As per our recent conversation. I will be finalizing a report to
> Planning and Development Committee on Monday, Nov. 9 for the upcoming
> meeting of Nov. 17/15. Please provide all the information you propose
> to submit as soon as possible.
> 
> Thanks
> 
> Gerard Doran
>  Development Supervisor
>  Department of Planning, Development and Engineering
>  City of St. John's
>  576-8452
>  576-8625 fax
> 
> From: 
> To: Gerard Doran <GDoran@stjohns.ca>
> Cc: 
> Date: 2015/11/02 11:38 AM
> Subject: Re: Fw: Proposed Site Redevelopment (former Flakehouse)
> Stephen Lee & Todd Perrin 11 Barrows Road DEV1500192 - (IQ) zone
> 
> -------------------------
> 
> Hi Gerard,
> 
>  The meeting rooms on the second floor are for private dining, geared
>  toward samll corporate meetings.
> 
>  They would could be used concurrently within general restaurant
>  operations.
> 
>  I wanted to confirm that you are meeting next week to discuss our
>  project in further detail? I will have a document with a more clear
>  outline of our intended business operation to aid in your
> discussions.
> 
>  Thanks,
> 
>  Steve
> 
>  On 2015-11-02 09:00, Gerard Doran wrote:
>  > Hi Steve,



>  >
>  > The Meeting Rooms on the second floor of the building. Typically,
> who
>  > would use them? Could they be used by others, while the downstairs
>  > area is being used by another group at the same time.
>  >
>  > Thanks,
>  >
>  > Gerard Doran
>  > Development Supervisor
>  > Department of Planning, Development and Engineering
>  > City of St. John's
>  > 576-8452
>  > 576-8625 fax
>  >
>  > From: Gerard Doran/CSJ
>  > To: 
>  > Cc: , Dave Wadden/CSJ@CSJ, Ken
> O'Brien/CSJ@CSJ,
>  > Jason Sinyard/CSJ@CSJ, Govern PDE Multi Media Mail/CSJ@CSJ
>  > Date: 2015/10/20 11:10 AM
>  > Subject: Re: Fw: Proposed Site Redevelopment (former Flakehouse)
>  > Stephen Lee & Todd Perrin 11 Barrows Road DEV1500192 - (IQ) zone
>  >
>  > -------------------------
>  >
>  > Hi Steve,
>  >
>  > Staff met yesterday regarding the above noted proposed development.
>  > After considering a number of factors within the application, it
> was
>  > decided that a summary of the application be prepared by staff for
>  > direction and recommendation of the Planning and Development
>  > Committee. In general terms, the report to the committee would
> include
>  > information about the scale and scope of the development and the
>  > business operation within. As the Development Regulations state, an
>  > Eating Establishment is a Discretionary Use in the (IQ) zone. While
>  > the business will offer the services of a catering establishment,
> the
>  > proposed overall development closely mirrors that of a Place of
>  > Assembly. Where the application will be recommended for public
> meeting
>  > prior to Council considering it, the proponent should be aware that
>  > careful scrutinizing by the public may challenge both the City and
> the
>  > applicant to differentiate between an Eating Establishment which
> can
>  > be considered by Council and a Place of Assembly which is not
>  > permitted in the zone.
>  >
>  > It is anticipated that the staff report on the development would be
>  > tabled a the next Planning and Development committee meeting in
>  > November, after which Council will consider the recommendation of
> the
>  > committee at a future meeting.
>  >
>  > Regards,
>  >
>  > Gerard Doran
>  > Development Supervisor



>  >  Department of Planning ,  Development and Engineering
>  > City of St. John's
>  > 576-8452
>  > 576-8625 fax
>  >
>  > From: 
>  > To: Gerard Doran <GDoran@stjohns.ca>
>  > Cc: 
>  > Date: 2015/10/14 09:34 AM
>  > Subject: Re: Fw: Proposed Site Redevelopment (former Flakehouse)
>  > Stephen Lee & Todd Perrin 11 Barrows Road DEV1500192
>  >
>  > -------------------------
>  >
>  > Hi Gerard,
>  >
>  > Thank you for the acknowledgement.
>  >
>  > We were wondering how the meeting with the committee went, and if
>  > there
>  > was any feedback that you could offer us?
>  >
>  > Thanks,
>  >
>  > Steve
>  >
>  > On 2015-10-13 12:45, Gerard Doran wrote:
>  > > Hi Steve,
>  > >
>  > > This is to acknowledge receipt of the referenced items for the
>  > above
>  > > noted application. Staff will review the enclosed information and
>  > > respond to it as soon as possible,
>  > >
>  > > Gerard Doran
>  > > Development Supervisor
>  > > Department of Planning, Development and Engineering
>  > > City of St. John's
>  > > 576-8452
>  > > 576-8625 fax
>  > >
>  > > From: 
>  > > To: Gerard Doran <GDoran@stjohns.ca>
>  > > Cc: Dave Wadden <DWadden@stjohns.ca>, ian@fougeremenchenton.ca,
> Ken
>  > > O'Brien <kobrien@stjohns.ca>, 
>  > > Date: 2015/10/13 10:15 AM
>  > > Subject: Re: Fw: Proposed Site Redevelopment (former Flakehouse)
>  > > Stephen Lee & Todd Perrin 11 Barrows Road DEV1500192
>  > >
>  > > -------------------------
>  > >
>  > > Hi Gerard,
>  > >
>  > > Thanks for the follow up and hope you had a great Thanksgiving
>  > > Weekend.
>  > >
>  > > Please see attached documents which contain a cover letter
>  > outlining
>  > > our
>  > > intent with the property, updated architectural drawings, and the



>  > >  Purchase and Sale for the property at  31 Stone ' s Road .
>  > >
>  > > Thanks, and please advise of anything further that we can
> provide.
>  > >
>  > > Steve
>  > >
>  > > On 2015-10-13 06:55, Gerard Doran wrote:
>  > > > Hi Steve,
>  > > >
>  > > > I'm just checking my email from Friday, after the long weekend.
> A
>  > > copy
>  > > > of the purchase and sale agreement regarding the property for
>  > > > additional parking spaces(at rear of Mallard Cottage) would be
>  > > > sufficient.
>  > > >
>  > > > Regards,
>  > > >
>  > > > Gerard Doran
>  > > > Development Supervisor
>  > > > Department of Planning, Development and Engineering
>  > > > City of St. John's
>  > > > 576-8452
>  > > > 576-8625 fax
>  > > >
>  > > > From: 
>  > > > To: Gerard Doran <GDoran@stjohns.ca>
>  > > > Cc: Dave Wadden <DWadden@stjohns.ca>, Ken O'Brien
>  > > > <kobrien@stjohns.ca>, ian@fougeremenchenton.ca,
>  > > 
>  > > >
>  > > > Date: 2015/10/09 04:50 PM
>  > > > Subject: Re: Fw: Proposed Site Redevelopment (former
> Flakehouse)
>  > > > Stephen Lee & Todd Perrin 11 Barrows Road DEV1500192
>  > > >
>  > > > -------------------------
>  > > >
>  > > > Hi Gerard,
>  > > >
>  > > > Thanks for the note. I will address all forms of business that
> we
>  > > > wish
>  > > > to prosecute at the property in the cover letter to accompany
> our
>  > > > application.
>  > > >
>  > > > The application and the consent for the properties were to
> cover
>  > > both
>  > > > as
>  > > > they are the same owners. Would a provision of the Purchase and
>  > > Sale
>  > > > for
>  > > > that property be sufficient?
>  > > >
>  > > > I will forward the cover letter off to you prior to your
> meeting
>  > on
>  > > > Tuesday.



>  > > >
>  > > > We have also reached out to Neil at TRACT to consulting for his
>  > > > feedback
>  > > > on the project. Given his intimate knowledge of the area, we
>  > > thought
>  > > > that could be beneficial. He indicated that he would give
>  > feedback
>  > > on
>  > > >
>  > > > our proposal and we hope to have a discussion with him on
>  > Tuesday.
>  > > >
>  > > > Thanks, and have a great Thanksgiving Weekend!
>  > > >
>  > > > Stephen
>  > > >
>  > > > On 2015-10-09 13:37, Gerard Doran wrote:
>  > > > > Hi Steve,
>  > > > >
>  > > > > In your letter to summarize the development of the subject
>  > > project,
>  > > > > please include all types of activity that you would
> anticipate
>  > > > having
>  > > > > in addition to a Restaurant Use. Will it host banquets,
> private
>  > > > > functions, etc.?
>  > > > >
>  > > > > Also, while you may not own the property where additional
>  > parking
>  > > > > would be provided (land at rear of Mallard Cottage), the
> owners
>  > > > > consent for the use must be on the application for the same.
> I
>  > > will
>  > > > be
>  > > > > presenting the application for information and direction at a
>  > > > meeting
>  > > > > of Development Committee on Tuesday, Oct. 13/15.
>  > > > >
>  > > > > Best regards,
>  > > > >
>  > > > > Gerard Doran
>  > > > > Development Supervisor
>  > > > > Department of Planning, Development and Engineering
>  > > > > City of St. John's
>  > > > > 576-8452
>  > > > > 576-8625 fax

Cover Letter for 11 Barrow's Road , Nov 7.docxCover Letter for 11 Barrow's Road , Nov 7.docx





Fw: DFO referral  - Wharf Rebuild at  11 Barrow's Road DEV1500192
Gerard Doran   to: steve 2016/07/27 12:40 PM

Cc: Govern PDE Multi Media Mail

Steve,

Enclo sed i s what  I sent to Neil with Tract on July 12/16.

Gerard

Fw: Information request for DFO - 11 Barrows Road
Gerard Doran to: ndawe 2016/07 / 12 11:01 AM
Cc: Govern PDE Mu lti Media Mail

Hi Neil,
Please review th e enclosed and attachments. I'd suggest you contact Tonya 
Warren with DFO if you
should need assistance submitting any information required .
Regards
Gerard Doran
Development Supervisor
Department of Planning, Development and Engineering
City of St. John's
576-8452
576-8625 fax

----- Forwarded by Gerard Doran/CSJ on 2016/07/12 10:57 AM -----
From: "Warren, To nya" <Tonya.Warren@dfo- mpo.gc.ca>
To: "gdoran@stjohns.ca" <gdoran@stjohns.ca>
Cc: "dfo.fpp.nl / ppp.t-n-e-l. mpo (DFO/MPO)" <FPP.XNFL@dfo- mpo.gc.ca>
Date: 2016/07/12 10:44 AM
Subject: information request

Hello Gerard,
Please see below regarding your request.
The Fisheries Act requires that projects avoid causing  serious harm to fish unless 
authorized by
the Minister of Fisheries and Oceans  . This applies to work being conducted in or near
waterbodies that support fish that are part of  or that support a commercial, recreational or
Aboriginal fishery. People proposing to conduct work in or near water are now required to
self-assess using the DFO “Pro jects Near Water ” website, located at
http://www.dfo-mpo.gc.ca/pnw-ppe/index-eng.html, and determine if their project requires a
review by the Department of Fisheries and Oceans  (DFO). To assist in this process, please refer
to the following guidance document entitled “  Self- Assessment  (26-01-15) ”.
If after you conduct the self  -assessment for the various proposed works  
/undertaking/activities
of your project, you determine that a review by DFO is in fact required  , please fully complete
the “Application for Review”  form located at:
http://www.dfo-mpo.gc.ca/pnw-ppe/reviews-revues/index-eng.html. A guidance document
entitled “Request For Review ” will assist you in identification of the necessary  



information
required to complete the application form  . If submitting an application please ensure you
attach photos/diagrams of the area, fish species in your project area, habitat types (e.g.,
boulder, cobble, gravels, etc.) and other pertinent information  , e.g., if a fishery is located
in/near by the project site, etc.
The Projects Near Water website also provides information on standard measures that  
can be
implemented to assist in achieving compliance with the  Fisheries Act (refer to the 
section
entitled “Measures to Av oid Causing Harm to Fish and Fish Habitat ”) 
as well as the Species a t
Risk Ac t . Please note that in-water project activities listed on the DFO  Projects Near 
Water
website as “not requiring review by DFO” should be avoided in certain time periods in some
waters in Newfoundland and Labrador in order to reduce the risk of harm to salmon and trout
populations during important or sensitive life stages  . If you cannot avoid working in water
during those periods, you should submit a Request for Review form  .
It is also your responsibility to ensure compliance with the  Species at Risk Act . A 
listing of
species at risk occurring in Newfoundland and Labrador is located at
http://www.nfl.dfo-mpo.gc.ca/NL/SARA/Species-at-Risk-NL and for more details on a species
please go to the SARA Public Registry located at  :
http://www.registrelep-sararegistry.gc.ca/sar/index/default_e.cfm.
Once completed, the Request for Review form should be sent to  FPP-NL@dfo-mpo.gc.ca. If
you are unsure whether your project requires a review by DFO  , you should seek advice from a
qualified environmental professional
In all cases, it is your responsibility to ensure you follow any additional requirements from
other federal, provincial and municipal jurisdictions and ensure compliance the pollution
prevention provisions of the Fisheries Act .
If you have any questions please call  (709) 772-4140.
Triage a nd Planning Unit
Fisheries Protect ion Program – Regulatory Review
Gerard Doran
Development Supervisor
Department of Planning, Development and Engineering
City of St. John's
576-8452
576-8625 fax
----- Forwarded by Gerard Doran/CSJ on 2016/07/27 12:38 PM -----

From:



To: Govern PDE Multi Media Mail/CSJ@CSJ, 

Cc:

Bcc:

Subject: Fw: 11 Barrows Road DEV1500192

From: Melissa Bragg/CSJ - Friday 2015/09/25 11:16 AM

From: Ian Higenell <ian@fougeremenchenton.ca>
To: Melissa Bragg <MBragg@stjohns.ca>
Cc: , Govern PDE Multi Media Mail <govpdemm@stjohns.ca>
Date: 2015/09/23 05:09 PM
Subject: Re: 11 Barrows Road DEV1500192

Melissa,
Please see the attached PDF copy of the drawings for 11 Barrows Road.  I have also included an 
occupancy load calculation at the last page of this package, complete with area breakdown, as 
requested.  Please let Steve or myself know if you have any questions.
Thank you,

Ian Higenell
Fougere Menchenton Architecture Inc.
172 Logy Bay Road, St. John’s, NL, A1A 1J8
Phone.  709.739.8202
Fax. 709.722.8202

Email.  ian@fougeremenchenton.ca

Mailing Address:
P.O. Box 21039, St. John's, NL, A1A 5B2

On Tue, Sep 22, 2015 at 2:35 PM, Melissa Bragg <MBragg@stjohns.ca> wrote:
Hi Steve:

Could you please provide us with the proposed occupancies and the total floor areas in which they will occupy ? 
Also, can you please provide us with the PDF copy of the submitted drawings /site plans, etc.? This will be 
required for further Engineer review. 

Regards, 

Melissa Bragg | Assistant Development Officer

Department of Planning, Development & Engineering
City of St. John’s | P.O. Box 908 | 10 New Gower Street | St. John’s, NL  A1C 1J3

tel: (709) 576-6153 | fax: (709) 576-8625 | e-mail: mbragg@stjohns.ca 

2015.09.23 - 11 Barrows Road.pdf2015.09.23 - 11 Barrows Road.pdf



Re: Fw: Proposed Site Redevelopment  (former Flakehouse ) Stephen Lee & Todd Perrin  
11 Barrows Road DEV 1500192 - (IQ) zone  
Jason Sinyard   to: steve 2015/11/13 11:13 AM

Cc:
Blair Bradbury, Cliff Johnston, Dave Wadden, Gerard Doran, Govern PDE Multi 

Media Mail, Ian Higenell, Ken O'Brien

Steve
They are on the agenda as a delegation.

Jason

-------------------------------
Jason Sinyard, P.Eng., MBA
Director of Planning & Development
City of St. John's

steve 2015/11/13 11:09:53 AMHi Gerard, I was wondering if there was any disc...

From:
To: Gerard Doran <GDoran@stjohns.ca>, Ian Higenell <ian@fougeremenchenton.ca>, Cliff Johnston 

Cc: Jason Sinyard <JSinyard@stjohns.ca>, Ken O'Brien <kobrien@stjohns.ca>, Dave Wadden 
<DWadden@stjohns.ca>, Blair Bradbury <BBradbury@stjohns.ca>, Govern PDE Multi Media Mail 
<govpdemm@stjohns.ca>

Date: 2015/11/13 11:09 AM
Subject: Re: Fw: Proposed Site Redevelopment (former Flakehouse) Stephen Lee & Todd Perrin  11 

Barrows Road DEV1500192  - (IQ) zone

Hi Gerard,

I was wondering if there was any discussion regarding the presence of 
Ian and Cliff at the meeting of the Planning and Development Committee 
on Tuesday?

Thanks,

Steve

On 2015-11-09 11:20, Gerard Doran wrote:
> Hi Steve,
> 
> In the enclosed email and the attached letter, you reference using the
> meeting rooms (I'm assuming the rooms on the second level). Are these
> rooms to be used in conjunction with patrons of the restaurant or can
> these booked separately. This is important to know as parking
> requirements for Uses other than Restaurant, need to be included in
> the assessment for parking spaces. Would you please clarify this item.
> 
> 
>  Thanks
> 
> Gerard Doran
>  Development Supervisor
>  Department of Planning, Development and Engineering
>  City of St. John's



>  576 - 8452
>  576-8625 fax
> 
> From: 
> To: Gerard Doran <GDoran@stjohns.ca>
> Cc: Jason Sinyard <JSinyard@stjohns.ca>, Ken O'Brien
> <kobrien@stjohns.ca>, Neil Dawe <ndawe@tractconsulting.com>,
>  Bobbi Skanes <bskanes@tractconsulting.com>,
> Cliff Johnston 
> Date: 2015/11/09 09:36 AM
> Subject: Re: Fw: Proposed Site Redevelopment (former Flakehouse)
> Stephen Lee & Todd Perrin 11 Barrows Road DEV1500192 - (IQ) zone
> 
> -------------------------
> 
> Gerard,
> 
>  Please see attached updated document concerning our revised intended
> use
>  for 11 Barrows Road.
> 
>  As you will see, we intend to focus primarily on mirroring the
> current
>  restaurant operation at Mallard Cottage, just to a larger scale.
> 
>  Like our operation at Mallard Cottage, we will be available for
> private
>  bookings, but we have shifted focus to operate primarily as a
>  restaurant, which is the business we know best.
> 
>  Also, we will utilize the meeting rooms for just that. Spaces for
>  private meetings or for business purposes. These rooms could be
>  available for private usage for meetings. Should those using the
> rooms
>  wish to dine at the restaurant, they will do so in the restaurant.
> 
>  Is this information suffice to go forward with your report?
> 
>  Also, I would like to request that Cliff Johnson of Tract Consulting
> and
>  Ian Higinell of Fougere Menchenton sit in on the meeting with
> Planning
>  and Development Committee on Tuesday, November 17th. They can be
>  available to answer any questions about the project that the
> committee
>  may have. Could you confirm if this request can be granted?
> 
>  Lastly, we would like to attain a copy of the staff report(s) related
> to
>  this project, once they are circulated to the committee members.
> 
>  Thanks Gerard,
> 
>  Steve
> 
>  On 2015-11-06 13:50, Gerard Doran wrote:
>  > Steve,
>  >
>  > As per our recent conversation. I will be finalizing a report to
>  > Planning and Development Committee on Monday, Nov. 9 for the
> upcoming



>  >  meeting of Nov .  17/ 15.  Please provide all the information you
> propose
>  > to submit as soon as possible.
>  >
>  > Thanks
>  >
>  > Gerard Doran
>  > Development Supervisor
>  > Department of Planning, Development and Engineering
>  > City of St. John's
>  > 576-8452
>  > 576-8625 fax
>  >
>  > From: 
>  > To: Gerard Doran <GDoran@stjohns.ca>
>  > Cc: 
>  > Date: 2015/11/02 11:38 AM
>  > Subject: Re: Fw: Proposed Site Redevelopment (former Flakehouse)
>  > Stephen Lee & Todd Perrin 11 Barrows Road DEV1500192 - (IQ) zone
>  >
>  > -------------------------
>  >
>  > Hi Gerard,
>  >
>  > The meeting rooms on the second floor are for private dining,
> geared
>  > toward samll corporate meetings.
>  >
>  > They would could be used concurrently within general restaurant
>  > operations.
>  >
>  > I wanted to confirm that you are meeting next week to discuss our
>  > project in further detail? I will have a document with a more clear
>  > outline of our intended business operation to aid in your
>  > discussions.
>  >
>  > Thanks,
>  >
>  > Steve
>  >
>  > On 2015-11-02 09:00, Gerard Doran wrote:
>  > > Hi Steve,
>  > >
>  > > The Meeting Rooms on the second floor of the building. Typically,
>  > who
>  > > would use them? Could they be used by others, while the
> downstairs
>  > > area is being used by another group at the same time.
>  > >
>  > > Thanks,
>  > >
>  > > Gerard Doran
>  > > Development Supervisor
>  > > Department of Planning, Development and Engineering
>  > > City of St. John's
>  > > 576-8452
>  > > 576-8625 fax
>  > >
>  > > From: Gerard Doran/CSJ
>  > > To: 
>  > > Cc:  Dave Wadden/CSJ@CSJ, Ken



>  >  O' Brien / CSJ@CSJ,
>  > > Jason Sinyard/CSJ@CSJ, Govern PDE Multi Media Mail/CSJ@CSJ
>  > > Date: 2015/10/20 11:10 AM
>  > > Subject: Re: Fw: Proposed Site Redevelopment (former Flakehouse)
>  > > Stephen Lee & Todd Perrin 11 Barrows Road DEV1500192 - (IQ) zone
>  > >
>  > > -------------------------
>  > >
>  > > Hi Steve,
>  > >
>  > > Staff met yesterday regarding the above noted proposed
> development.
>  > > After considering a number of factors within the application, it
>  > was
>  > > decided that a summary of the application be prepared by staff
> for
>  > > direction and recommendation of the Planning and Development
>  > > Committee. In general terms, the report to the committee would
>  > include
>  > > information about the scale and scope of the development and the
>  > > business operation within. As the Development Regulations state,
> an
>  > > Eating Establishment is a Discretionary Use in the (IQ) zone.
> While
>  > > the business will offer the services of a catering establishment,
>  > the
>  > > proposed overall development closely mirrors that of a Place of
>  > > Assembly. Where the application will be recommended for public
>  > meeting
>  > > prior to Council considering it, the proponent should be aware
> that
>  > > careful scrutinizing by the public may challenge both the City
> and
>  > the
>  > > applicant to differentiate between an Eating Establishment which
>  > can
>  > > be considered by Council and a Place of Assembly which is not
>  > > permitted in the zone.
>  > >
>  > > It is anticipated that the staff report on the development would
> be
>  > > tabled a the next Planning and Development committee meeting in
>  > > November, after which Council will consider the recommendation of
>  > the
>  > > committee at a future meeting.
>  > >
>  > > Regards,
>  > >
>  > > Gerard Doran
>  > > Development Supervisor
>  > > Department of Planning, Development and Engineering
>  > > City of St. John's
>  > > 576-8452
>  > > 576-8625 fax
>  > >
>  > > From:
>  > > To: Gerard Doran <GDoran@stjohns.ca>
>  > > Cc: 
>  > > Date: 2015/10/14 09:34 AM
>  > > Subject: Re: Fw: Proposed Site Redevelopment (former Flakehouse)
>  > > Stephen Lee & Todd Perrin 11 Barrows Road DEV1500192



>  > >
>  > > -------------------------
>  > >
>  > > Hi Gerard,
>  > >
>  > > Thank you for the acknowledgement.
>  > >
>  > > We were wondering how the meeting with the committee went, and if
>  > > there
>  > > was any feedback that you could offer us?
>  > >
>  > > Thanks,
>  > >
>  > > Steve
>  > >
>  > > On 2015-10-13 12:45, Gerard Doran wrote:
>  > > > Hi Steve,
>  > > >
>  > > > This is to acknowledge receipt of the referenced items for the
>  > > above
>  > > > noted application. Staff will review the enclosed information
> and
>  > > > respond to it as soon as possible,
>  > > >
>  > > > Gerard Doran
>  > > > Development Supervisor
>  > > > Department of Planning, Development and Engineering
>  > > > City of St. John's
>  > > > 576-8452
>  > > > 576-8625 fax
>  > > >
>  > > > From: 
>  > > > To: Gerard Doran <GDoran@stjohns.ca>
>  > > > Cc: Dave Wadden <DWadden@stjohns.ca>, ian@fougeremenchenton.ca,
>  > Ken
>  > > > O'Brien <kobrien@stjohns.ca>, 
>  > > > Date: 2015/10/13 10:15 AM
>  > > > Subject: Re: Fw: Proposed Site Redevelopment (former
> Flakehouse)
>  > > > Stephen Lee & Todd Perrin 11 Barrows Road DEV1500192
>  > > >
>  > > > -------------------------
>  > > >
>  > > > Hi Gerard,
>  > > >
>  > > > Thanks for the follow up and hope you had a great Thanksgiving
>  > > > Weekend.
>  > > >
>  > > > Please see attached documents which contain a cover letter
>  > > outlining
>  > > > our
>  > > > intent with the property, updated architectural drawings, and
> the
>  > > > Purchase and Sale for the property at 31 Stone's Road.
>  > > >
>  > > > Thanks, and please advise of anything further that we can
>  > provide.
>  > > >
>  > > > Steve
>  > > >
>  > > > On 2015-10-13 06:55, Gerard Doran wrote:



>  > > > >  Hi Steve ,
>  > > > >
>  > > > > I'm just checking my email from Friday, after the long
> weekend.
>  > A
>  > > > copy
>  > > > > of the purchase and sale agreement regarding the property for
>  > > > > additional parking spaces(at rear of Mallard Cottage) would
> be
>  > > > > sufficient.
>  > > > >
>  > > > > Regards,
>  > > > >
>  > > > > Gerard Doran
>  > > > > Development Supervisor
>  > > > > Department of Planning, Development and Engineering
>  > > > > City of St. John's
>  > > > > 576-8452
>  > > > > 576-8625 fax
>  > > > >
>  > > > > From: 
>  > > > > To: Gerard Doran <GDoran@stjohns.ca>
>  > > > > Cc: Dave Wadden <DWadden@stjohns.ca>, Ken O'Brien
>  > > > > <kobrien@stjohns.ca>, ian@fougeremenchenton.ca,
>  > > > 
>  > > > >
>  > > > > Date: 2015/10/09 04:50 PM
>  > > > > Subject: Re: Fw: Proposed Site Redevelopment (former
>  > Flakehouse)
>  > > > > Stephen Lee & Todd Perrin 11 Barrows Road DEV1500192
>  > > > >
>  > > > > -------------------------
>  > > > >
>  > > > > Hi Gerard,
>  > > > >
>  > > > > Thanks for the note. I will address all forms of business
> that
>  > we
>  > > > > wish
>  > > > > to prosecute at the property in the cover letter to accompany
>  > our
>  > > > > application.
>  > > > >
>  > > > > The application and the consent for the properties were to
>  > cover
>  > > > both
>  > > > > as
>  > > > > they are the same owners. Would a provision of the Purchase
> and
>  > > > Sale
>  > > > > for
>  > > > > that property be sufficient?
>  > > > >
>  > > > > I will forward the cover letter off to you prior to your
>  > meeting
>  > > on
>  > > > > Tuesday.
>  > > > >
>  > > > > We have also reached out to Neil at TRACT to consulting for
> his
>  > > > > feedback



>  > > > >  on the project .  Given his intimate knowledge of the area ,  we
>  > > > thought
>  > > > > that could be beneficial. He indicated that he would give
>  > > feedback
>  > > > on
>  > > > >
>  > > > > our proposal and we hope to have a discussion with him on
>  > > Tuesday.
>  > > > >
>  > > > > Thanks, and have a great Thanksgiving Weekend!
>  > > > >
>  > > > > Stephen
>  > > > >
>  > > > > On 2015-10-09 13:37, Gerard Doran wrote:
>  > > > > > Hi Steve,
>  > > > > >
>  > > > > > In your letter to summarize the development of the subject
>  > > > project,
>  > > > > > please include all types of activity that you would
>  > anticipate
>  > > > > having
>  > > > > > in addition to a Restaurant Use. Will it host banquets,
>  > private
>  > > > > > functions, etc.?
>  > > > > >
>  > > > > > Also, while you may not own the property where additional
>  > > parking
>  > > > > > would be provided (land at rear of Mallard Cottage), the
>  > owners
>  > > > > > consent for the use must be on the application for the
> same.
>  > I
>  > > > will
>  > > > > be
>  > > > > > presenting the application for information and direction at
> a
>  > > > > meeting
>  > > > > > of Development Committee on Tuesday, Oct. 13/15.
>  > > > > >
>  > > > > > Best regards,
>  > > > > >
>  > > > > > Gerard Doran
>  > > > > > Development Supervisor
>  > > > > > Department of Planning, Development and Engineering
>  > > > > > City of St. John's
>  > > > > > 576-8452
>  > > > > > 576-8625 fax



Re: 11 Barrows Road  - DEV1500192 - Parking  
Ken O'Brien  to: Blair Bradbury 2015/09/25 04:30 PM

Cc: Gerard Doran, Govern PDE Multi Media Mail, Mike Cantwell

Blair, I have not reviewed the application but understand that, in addition to the Flakehouse property, the 
applicants have secured land nearby for additional parking .  When Mallard Cottage was approved for a 
restaurant, they had to seek parking relief.

Ken
………………………………………………………………………………………………

Ken O'Brien, MCIP

Chief Municipal Planner

City of St. John's, Department of Planning, Development and Engineering

10 New Gower Street, 3
rd

 floor  -  Mail:  PO Box 908, St. John's, NL, Canada   A1C 5M2

Phone 709-576-6121                Fax 709-576-8625                   Email kobrien@stjohns.ca

                  * MCIP - Member of the Canadian Institute of Planners

This email communication (and any attached documents) is intended only for the individual or entity to which it is 
addressed and may contain information that is confidential, privileged or exempt from disclosure under applicable 
law.  Any use of this information by anyone other than the intended recipient is prohibited.  If you have received this 
email in error, sorry for the inconvenience; please notify the sender and delete all copies (electronic or otherwise) 
immediately.

Blair Bradbury 2015/09/25 03:16:47 PMKen / Gerard there is an application in now for 1...
From: Blair Bradbury/CSJ
To: Ken O'Brien/CSJ@CSJ, Gerard Doran/CSJ@CSJ
Cc: Mike Cantwell/CSJ@CSJ, Govern PDE Multi Media Mail/CSJ@CSJ
Date: 2015/09/25 03:16 PM
Subject: Fw: 11 Barrows Road, Decision Application #DEV1500192

Ken / Gerard
there is an application in now for 11 Barrows Road for the "Mallard Cottage Waterfront Food Service 
Facility" and I am wondering if there have been any previous discussions or arrangements concerning  
parking for the property. In general I am questioning if the parking requirements for the development have 
already been established or concessions promised /made. Some of the items that come to mind are:
- overall intention to increase public parking spaces in the Quidi Vidi area  
- existing use of the parking lot for general parking
- any intentions to increase parking for Mallard Cottage

Please let me know if there is anything that would modify the requirement for parking for this development  
or if the standard requirements, such as 1 parking stall per 5 sq meters of seating area, would apply.

Thanks,
Blair Bradbury, P.Eng.
Development Engineer - Traffic
Department of Planning, Development & Engineering
City of St. John's
Ph: (709) 576-6182
Fax: (709) 576-8625



Re: 11 Barrows Road  - DEV1500192 - Parking  
Ken O'Brien  to: Blair Bradbury 2015/09/28 09:16 AM

Cc: Gerard Doran, Govern PDE Multi Media Mail, Mike Cantwell

So far as I know, the parking available at the former Flakehouse property , 11 Barrow's Road, is not public 
parking.  It is private property.

The City has plans to create some public parking spaces elsewhere in the village , but I am not aware of 
any plan for the City to have public parking in this immediate area , other than the spaces already created 
at the Plantation building, 10 Maple View Place.  Jason Sinyard would know if there are other plans.

Ken

Blair Bradbury 2015/09/28 08:29:58 AMThanks Ken so as far as we know there are no i...
From: Blair Bradbury/CSJ
To: Ken O'Brien/CSJ@CSJ
Cc: Gerard Doran/CSJ@CSJ, Govern PDE Multi Media Mail/CSJ@CSJ, Mike Cantwell/CSJ@CSJ
Date: 2015/09/28 08:29 AM
Subject: Re: 11 Barrows Road - DEV1500192 - Parking

Thanks Ken
so as far as we know there are no intentions to create public parking  (for the general Quidi Vidi area) 
down in this area of the development. I ask as I was under the impression that the current parking lot of  
this property is use now for public parking, however I may be mistaken on that.



Regards,
Blair Bradbury, P.Eng.
Development Engineer - Traffic
Department of Planning, Development & Engineering
City of St. John's
Ph: (709) 576-6182
Fax: (709) 576-8625



LUAR term of reference  - 11 Barrows Rd., proposed eating establishment  - 
DEV1500192  
Ken O'Brien  to: Gerard Doran, Jason Sinyard, Dave Wadden 2015/11/05 02:07 PM

Bcc: Govern PDE Multi Media Mail

Draft terms of reference if a land-use assessment report (LUAR) is required.  Please note that I left in a 
reference to Metrobus, though Metrobus does not service the Barrows Road area.  We can delete that 
section if desired.

TOR - 11 Barrows Road - Nov 5 2015 (kob).docxTOR - 11 Barrows Road - Nov 5 2015 (kob).docx

Ken
………………………………………………………………………………………………

Ken O’Brien , MCIP        │        Chief Municipal Planner

City of St. John's, Department of Planning, Development and Engineering

10 New Gower Street, 3
rd

 floor  -  Mail:  PO Box 908, St. John's, NL, Canada   A1C 5M2

Phone 709-576-6121                Fax 709-576-8625                   Email kobrien@stjohns.ca

                                                     * MCIP - Member of the Canadian Institute of Planners

This email communication (and any attached documents) is intended only for the individual or entity to which it is 
addressed and may contain information that is confidential, privileged or exempt from disclosure under applicable 
law.  Any use of this information by anyone other than the intended recipient is prohibited.  If you have received this 
email in error, sorry for the inconvenience; please notify the sender and delete all copies (electronic or otherwise) 
immediately.



11 Barrow's Road wharf design  - Request for Geometric Reports for Quidi Vidi  
Village - PDE file DEV1500192  
Ken O'Brien  to: steve 2016/01/14 08:54 AM

Cc: Gerard Doran

Bcc: Govern PDE Multi Media Mail

From: Ken O'Brien/CSJ

To:

Cc: Gerard Doran <GDoran@stjohns.ca>

Bcc: Govern PDE Multi Media Mail/CSJ

Steve, the idea of wharf design (traditional compared with modern) did not come up during our work on the 
Quidi Vidi Village Development Plan.  We would be open to any design that meets building code safety 
standards.

Ken
………………………………………………………………………………………………

Ken O’Brien , MCIP        │        Chief Municipal Planner

City of St. John's, Department of Planning, Development and Engineering

10 New Gower Street, 3
rd

 floor  -  Mail:  PO Box 908, St. John's, NL, Canada   A1C 5M2

Phone 709-576-6121                Fax 709-576-8625                   Email kobrien@stjohns.ca

                                                     * MCIP - Member of the Canadian Institute of Planners

This email communication (and any attached documents) is intended only for the individual or entity to which it is 
addressed and may contain information that is confidential, privileged or exempt from disclosure under applicable 
law.  Any use of this information by anyone other than the intended recipient is prohibited.  If you have received this 
email in error, sorry for the inconvenience; please notify the sender and delete all copies (electronic or otherwise) 
immediately.

steve 2016/01/13 06:12:10 PMGerard, Thanks, but we were referring to the act...
From:
To: Gerard Doran <GDoran@stjohns.ca>
Cc: Ken O'Brien <kobrien@stjohns.ca>
Date: 2016/01/13 06:12 PM
Subject: Re: Request for Geometric Reports for Quidi Vidi

Gerard,

Thanks, but we were referring to the actual waters edge.

Our thought is to build an authentic style aesthetec with sheet piling & 
wooden cribbing v.s government wharf.

Is this something you can shed light on as we put together the LUAR?

Thanks,

Steve

On 2016-01-13 13:56, Gerard Doran wrote:
> Steve,
> 



> I can only say that the Quidi Vidi Development Plan would have to be
> followed.
> 
> Gerard Doran
>  Development Supervisor
>  Department of Planning, Development and Engineering
>  City of St. John's
>  576-8452
>  576-8625 fax
> 
> From: 
> To: Gerard Doran <GDoran@stjohns.ca>
> Date: 2016/01/12 03:34 PM
> Subject: Re: Request for Geometric Reports for Quidi Vidi
> 
> -------------------------
> 
> Gerard,
> 
>  Thank you so much for that. We really appreciate it.
> 
>  Also, wondering if there are any specific guidelines that the city
> would
>  have as it relates permissible waterfront construction?
> 
>  Thanks,
> 
>  Steve
> 
>  On 2016-01-12 09:38, Gerard Doran wrote:
>  > Steve,
>  >
>  > I was talking with Tom Kendall, P.Eng. who was a consultant on the
>  > Planation. He said you could contact him and he'd try to assist.
>  >
>  > htkendall@nf.sympatico.ca
>  >
>  > Gerard Doran
>  > Development Supervisor
>  > Department of Planning, Development and Engineering
>  > City of St. John's
>  > 576-8452
>  > 576-8625 fax
>  >
>  > From: 
>  > To: Gerard Doran <GDoran@stjohns.ca>
>  > Date: 2016/01/08 06:01 PM
>  > Subject: Re: Request for Geometric Reports for Quidi Vidi
>  >
>  > -------------------------
>  >
>  > Hi Gerard,
>  >
>  > Thanks for the note.
>  >
>  > I will give you a call on Monday and hopefully we can locate the report.
>  >
>  > Have a great weekend,
>  >
>  > Steve
>  >



>  >  On 2016 - 01- 08 13 : 39,  Gerard Doran wrote :
>  > > Hi Steve,
>  > >
>  > > Happy New Year to you as well. We can't locate this information.  Can
>  > > you give me a call on Monday and I will try other sources, perhaps.
>  > >
>  > > Gerard Doran
>  > > Development Supervisor
>  > > Department of Planning, Development and Engineering
>  > > City of St. John's
>  > > 576-8452
>  > > 576-8625 fax
>  > >
>  > > From: 
>  > > To: Gerard Doran <GDoran@stjohns.ca>
>  > > Date: 2016/01/08 02:15 PM
>  > > Subject: Request for Geometric Reports for Quidi Vidi
>  > >
>  > > -------------------------
>  > >
>  > > Hi Gerard,
>  > >
>  > > Happy New Year! Hope you had a great holiday with you and yours!
>  > >
>  > > I was wondering if you could point me in the right direction to attain
>  > > the geometrical reports that were completed prior to the construction 
of
>  > > the plantation?
>  > >
>  > > These reports would certainly help us in our effort to gather the best
>  > > options for how we construct the wharf on the 11 Barrows Road property.
>  > >
>  > > Thanks,
>  > >
>  > > Steve



11 Barrows Road
Proposed Site Redevelopment  (former Flakehouse )
DEV1500192
Melissa Bragg   to: steve 2015/10/02 04:17 PM

Cc: ian, Govern PDE Multi Media Mail, Dave Wadden, Dave Blackmore

Hi Steve:

In reference to the above noted project, please be advised that the information provided has been 
reviewed by Staff and the following comments apply:

1) All work must be performed in accordance with the requirements of the applicable sections of  
the City of St. John’s Specifications Book;

2) All plans to be stamped and signed by a Professional Engineer or Architect registered in the 
Province of Newfoundland and Labrador.

3) A detailed site plan and site servicing plan must be submitted for review.  Plans must be 
accordance with the City of St. John’s Commercial Development Policy.

4) The applicant will need to provide a break-down of the building uses and associated floor areas 
so that the parking requirements can be fully determined.  In addition a site plan will be 
required to verify that the indicated parking meets the City's parking standards for stall 
dimensions and laneway widths.

5) Record drawings indicate that there is an existing WATER main for connection.

6) Record drawings indicate that there is an existing SANITARY SEWER for connection.

7) Record drawings indicate that there is an existing STORM SEWER for connection.

8) There is a sanitary sewer force main abutting the southern property boundary which follows the  
curb on Barrows Road. 

9) There is a storm sewer which crosses the property. As part of the wharf reconstruction on this 
site, the storm sewer will need to be extended and terminated at an appropriately designed 
outfall discharging into Quidi Vidi Harbor. We believe there may be an easement currently over  
the storm crossing the property. However, an appropriately sized easement will be required if 
one does not exist.

10) The existing storm and sanitary sewer infrastructure referenced above should be shown on the  
servicing plan.

11) The existing water lateral servicing this property will need to be properly abandoned in 
accordance with City Policy 08-04-16. The property owner will have to obtain a Water Deferral  
Permit from the Citizen Service Center prior to the demolition of the existing property to ensure  
that the existing water service is properly abandoned.



12) For the proposed development, the City requires all water services connected to the City’s  
water distribution system to fully comply with the City’s Water Meter and Premises Isolation  
By-Laws:

(a) The City requires all water use on the property, except where used for the sole 
purpose of fire protection, to be metered in full. City water meter(s) are required be 
located inside the building(s) at the point of entry of the service into the building, 
prior to any branch or connection.  The meter(s) must be located in a non-confined 
space with access and clearances acceptable to the City, and must be protected 
from risk of freezing and/or damage at all times.

(b) The City requires the installation and testing of approved backflow prevention 
device(s) on the water service(s), in accordance with the City’s Premises Isolation 
By-Law. The backflow prevention device(s) must be located in a non-confined space 
with access and clearances acceptable to the City, and must be protected from risk 
of freezing and/or damage at all times. The backflow prevention device(s) are 

required to be tested by a Licensed Backflow Prevention Device Tester (licensed 

with the City). Following the test, the Licensed Tester must submit to the City a 

completed Premises Isolation Testing and Inspection Form for each device, 

showing the device to be installed and operating properly. The form(s) must be 

submitted to the City as a condition of approval of the installation. Please contact 

Mr. Perry Fitzgerald, Water & Wastewater Division (pfitzgerald@stjohns.ca, 

709-576-1384) for an up-to-date list of Licensed Backflow Prevention Device 

Testers.

(c) Plans related to the following are required to be submitted for review and approval : 
site servicing, plumbing layout, fire protection layout, and water entry details. All 
plan submissions and enquiries relating to the City’s water metering and premises 
isolation requirements should be directed to Mr. Chauncey Hayes, Water & 
Wastewater Division (chayes@stjohns.ca, 709- 576-8199).

13) As per the City of St. John’s Specifications Book, all on-site watermain must be constructed 
using  PVC pipe;

14) The diameter of the water service lateral must be as per the requirements of Section  230.08 of 
the City of St. John’s Specifications Book;

15) The applicant must complete a “Permit to Connect” prior to performing any servicing work ;

16) The applicant will be required to obtain a “Street Excavation Permit” prior to performing any  
work within the public street right-of-way;

17) Water for firefighting purposes has been identified as being provided from a municipal water 
supply.

18) The applicant should be advised in writing that they are responsible for contacting the City of St. 



John's Building Department with respect to confirming if a sprinkler system and/or fire alarm 
system is required.

19) If a sprinkler system is required by the City of St. John's Building Department, a separate 
dedicated water supply will also be required to be provided for the system.

20) Fire Department connections for automatic sprinkler and stand pipe systems shall be in  
conformance with Section 3.2.5.15 of the National Building Code , 45m, of unobstructed 
distance from the fire department connection to the hydrant.

21) Access routes for a building not provided with a fire department connection shall be in 
conformance with Section 3.2.5.5.2 (b) of the National Building Code , 90m, of unobstructed 
distance from the hydrant to the building.

22) From a firefighting apparatus perspective, the access (street/roadway/parking lot) shall be 
designed in accordance with Section 3.2.5.6 of the National Building Code , such as but not 
limited to;

i) Must be accessible to Fire Department apparatus at all times
ii) Must be a minimum of 6m, as per NBC definition
iii) Must be designed with the knowledge that an aerial device may require a 12m turning 

radius
iv) Must also be designed with the knowledge that an aerial device with a static load of  35 

tonnes on four (4) 0.436 sq. m. pads may be used

23) The Landscape Plan meets the City’s Landscaping requirements providing the installation is in 
accordance with the City of St. John's Specifications

24) The Developer is responsible to locate all Newfoundland Power, Aliant, Rogers, Utility and City 
of St. John’s water and sewer easements which are traversing the property and to maintain

25) Accurate as-built drawings must be submitted to the City for record purposes upon completion 
of the Work; and,

26) All applicable assessments and fees must be paid in full prior to final approval.

Regards,

Melissa Bragg | Assistant Development Officer

Department of Planning, Development & Engineering
City of St. John’s | P.O. Box 908 | 10 New Gower Street | St. John’s, NL  A1C 1J3
tel: (709) 576-6153 | fax: (709) 576-8625 | e-mail: mbragg@stjohns.ca



11 Barrows Road
DEV1500192
Melissa Bragg   to: steve 2015/09/22 02:35 PM

Cc: ian, Govern PDE Multi Media Mail

From: Melissa Bragg/CSJ

To:

Cc: ian@fougeremenchenton.ca, Govern PDE Multi Media Mail/CSJ@CSJ

Hi Steve:

Could you please provide us with the proposed occupancies and the total floor areas in which they will  
occupy? Also, can you please provide us with the PDF copy of the submitted drawings/site plans, etc.? 
This will be required for further Engineer review.

Regards,

Melissa Bragg | Assistant Development Officer

Department of Planning, Development & Engineering
City of St. John’s | P.O. Box 908 | 10 New Gower Street | St. John’s, NL  A1C 1J3
tel: (709) 576-6153 | fax: (709) 576-8625 | e-mail: mbragg@stjohns.ca



Fw: Proposed Eating Establishment  - 11 Barrows Road  - DEV1500192
Mike Cantwell   to: Andrea Roberts 2016/07/05 02:21 PM

Cc: Govern PDE Multi Media Mail, Dave Wadden

Date: July 5, 2016

To: Andrea Roberts
Development Officer

From: Mike Cantwell, P. Eng., 
Development Engineer

Re: Proposed Site Redevelopment (former Flakehouse) - LUAR
Stephen Lee & Todd Perrin 
11 Barrows Road
DEV1500192

Further to your Referral regarding the above referenced project, please be advised that the 
information provided has been reviewed.  The following comments apply:

1) All work must be performed in accordance with the requirements of the applicable 
sections of the City of St. John’s Specifications Book;

2) All plans to be stamped and signed by a Professional Engineer or Architect registered in 
the Province of Newfoundland and Labrador.

3) At the design stage, a detailed site plan and site servicing plan must be submitted for 
review.  Plans must be accordance with the City of St. John’s Commercial Development 
Policy.

4) The applicant will need to provide a break-down of the building uses and associated floor 
areas so that the parking requirements can be fully determined.  In addition a site plan 
will be required to verify that the indicated parking meets the City's parking standards for 
stall dimensions and laneway widths.

5) Record drawings indicate that there is an existing WATER main for connection.

6) Record drawings indicate that there is an existing SANITARY SEWER for connection.

7) Record drawings indicate that there is an existing STORM SEWER for connection.

8) There is a sanitary sewer force main abutting the southern property boundary which 
follows the curb on Barrows Road. 

9) There is a storm sewer which crosses the property. As part of the wharf reconstruction on 



this site, the storm sewer will need to be extended and terminated at an appropriately 
designed outfall discharging into Quidi Vidi Harbor. We believe there may be an 
easement currently over the storm crossing the property. However, an appropriately sized 
easement will be required if one does not exist.

10) At the detailed design stage, the existing storm and sanitary sewer infrastructure 
referenced above should be shown on the servicing plan.

11) Assuming that all the dimensional requirements are met regarding the on-site paking , the 
only concern is the direct access parking for stalls #8 through 12.  The City does not 
allow private commercial parking to have direct access to and from the street right of 
way.  In the case of stalls #1 through 7, these are existing and have been in place with no 
modifications intended.

12) The Developer is responsible to locate all Newfoundland Power, Aliant, Rogers, Utility 
and City of St. John’s water and sewer easements which are traversing the property and to 
maintain

13) Accurate as-built drawings must be submitted to the City for record purposes upon 
completion of the Work; and,

14) All applicable assessment and fees must be paid in full prior to final approval.

I am available at your convenience should you wish to discuss this matter.

 

Mike Cantwell, P.Eng.,
Development Engineer
Department of Planning, Development & Engineering
City of St. John’s
T   709.576.8722
F   709.576.8625

City of St. John’s | 10 New Gower Street | P.O.Box 908 | St. John’s, NL | A1C 5M2

----- Forwarded by Mike Cantwell/CSJ on 2016/07/05 02:20 PM -----

From: Dave Wadden/CSJ
To: Mike Cantwell/CSJ@CSJ
Cc: Govern PDE Multi Media Mail/CSJ@CSJ
Date: 2016/05/31 03:15 PM
Subject: Fw: Proposed Eating Establishment - 11 Barrows Road  - DEV1500192



Mike:

This has been referred to you in Govern

Dave Wadden, M.Eng., P.Eng.
Manager of Development - Engineering
Planning, Development & Engineering
City of St. John's
Phone: (709)-576-8260
Fax: (709)-576-8625
e-mail: dwadden@stjohns.ca

"This information is provided as a convenience to you only and is without warranty , guarantee or 
responsibility of any kind, either expressed or implied. The City does not guarantee that the information 
that is provided is current or accurate. You should verify that the information is accurate before acting on  
it."
----- Forwarded by Dave Wadden/CSJ on 2016/05/31 03:13 PM -----

From: Andrea Roberts/CSJ
To: Dave Wadden/CSJ@CSJ
Date: 2016/05/31 01:59 PM
Subject: Fw: Proposed Eating Establishment - 11 Barrows Road  - DEV1500192

Hi Dave,

This has been referred to you in Govern

Thanks

Andrea Roberts
Development Officer
City of St. John's
Planning, Development and Engineering
(709) 576-8430
(709) 576-8625 fax

----- Forwarded by Andrea Roberts/CSJ on 2016/05/31 01:59 PM -----

From: Gerard Doran/CSJ
To: Andrea Roberts/CSJ@CSJ
Date: 2016/05/30 03:05 PM
Subject: Fw: Proposed Eating Establishment - 11 Barrows Road  - DEV1500192

Hi ,

I've assigned this to you in Govern. Jess added the LUAR this morning. Please refer to Dave W.

Gerard Doran
Development Supervisor
Department of Planning, Development and Engineering
City of St. John's
576-8452
576-8625 fax
----- Forwarded by Gerard Doran/CSJ on 2016/05/30 03:00 PM -----

From: Jessica Whelan/CSJ
To: Gerard Doran/CSJ@CSJ



Date: 2016/05/30 10:43 AM
Subject: Re: DEV1500192

Hey,

LUAR saved to Govern & Development Folder.

JJeessss  WWhheellaann
RReccords  MManaggeemeentt  CCleerkk
Plannniing,,  Deevvelopmeennt  &&  Enngginneerrinng
CCittyy  oof  SStt.  JJoohhn'ss
557766-8822555

Gerard Doran 2016/05/30 09:45:57 AMHi Jess, Please let me now when this is added.

From: Gerard Doran/CSJ
To: Jessica Whelan/CSJ@CSJ
Date: 2016/05/30 09:45 AM
Subject: DEV1500192

Hi Jess,

Please let me now when this is added.

Thanks

Gerard Doran
Development Supervisor
Department of Planning, Development and Engineering
City of St. John's
576-8452
576-8625 fax



Proposed Site Redevelopment  (former Flakehouse )
Stephen Lee & Todd Perrin  
11 Barrows Road
DEV1500192
Mike Cantwell   to: Melissa Bragg 2015/10/02 04:08 PM

Cc:
Govern PDE Multi Media Mail, Dave Blackmore, Dave Wadden, 

Gerard Doran

From: Mike Cantwell/CSJ

To: Melissa Bragg/CSJ@CSJ

Cc: Govern PDE Multi Media Mail/CSJ@CSJ, Dave Blackmore/CSJ@CSJ, Dave 
Wadden/CSJ@CSJ, Gerard Doran/CSJ@CSJ

Date: October 2, 2015

To: Melissa Bragg
Assistant Development Officer

From: Mike Cantwell, P. Eng., 
Development Engineer

Re: Proposed Site Redevelopment (former Flakehouse)
Stephen Lee & Todd Perrin 
11 Barrows Road
DEV1500192

Further to your Referral regarding the above referenced project, please be advised that the 
information provided has been reviewed.  The following comments apply:

1) All work must be performed in accordance with the requirements of the applicable 
sections of the City of St. John’s Specifications Book;

2) All plans to be stamped and signed by a Professional Engineer or Architect registered in 
the Province of Newfoundland and Labrador.

3) A detailed site plan and site servicing plan must be submitted for review.  Plans must be 
accordance with the City of St. John’s Commercial Development Policy.

4) The applicant will need to provide a break-down of the building uses and associated floor 
areas so that the parking requirements can be fully determined.  In addition a site plan 
will be required to verify that the indicated parking meets the City's parking standards for 
stall dimensions and laneway widths.

5) Record drawings indicate that there is an existing WATER main for connection.

6) Record drawings indicate that there is an existing SANITARY SEWER for connection.



7) Record drawings indicate that there is an existing STORM SEWER for connection.

8) There is a sanitary sewer force main abutting the southern property boundary which 
follows the curb on Barrows Road. 

9) There is a storm sewer which crosses the property. As part of the wharf reconstruction on 
this site, the storm sewer will need to be extended and terminated at an appropriately 
designed outfall discharging into Quidi Vidi Harbor. We believe there may be an 
easement currently over the storm crossing the property. However, an appropriately sized 
easement will be required if one does not exist.

10) The existing storm and sanitary sewer infrastructure referenced above should be shown 
on the servicing plan.

11) The existing water lateral servicing this property will need to be properly abandoned in 
accordance with City Policy 08-04-16. The property owner will have to obtain a Water 
Deferral Permit from the Citizen Service Center prior to the demolition of the existing 
property to ensure that the existing water service is properly abandoned.

12) For the proposed development, the City requires all water services connected to the City’s 
water distribution system to fully comply with the City’s Water Meter and Premises 
Isolation By-Laws:

(a) The City requires all water use on the property, except where used for the sole 
purpose of fire protection, to be metered in full. City water meter(s) are 
required be located inside the building(s) at the point of entry of the service 
into the building, prior to any branch or connection.  The meter(s) must be 
located in a non-confined space with access and clearances acceptable to the 
City, and must be protected from risk of freezing and/or damage at all times.

(b) The City requires the installation and testing of approved backflow 
prevention device(s) on the water service(s), in accordance with the City’s 
Premises Isolation By-Law. The backflow prevention device(s) must be 
located in a non-confined space with access and clearances acceptable to the 
City, and must be protected from risk of freezing and/or damage at all times. 
The backflow prevention device(s) are required to be tested by a Licensed 
Backflow Prevention Device Tester (licensed with the City). Following the 
test, the Licensed Tester must submit to the City a completed Premises 
Isolation Testing and Inspection Form for each device, showing the device 
to be installed and operating properly. The form(s) must be submitted to 
the City as a condition of approval of the installation. Please contact Mr. 
Perry Fitzgerald, Water & Wastewater Division (pfitzgerald@stjohns.ca, 
709-576-1384) for an up-to-date list of Licensed Backflow Prevention 
Device Testers.



(c) Plans related to the following are required to be submitted for review and 
approval: site servicing, plumbing layout, fire protection layout, and water 
entry details. All plan submissions and enquiries relating to the City’s water 
metering and premises isolation requirements should be directed to Mr. 
Chauncey Hayes, Water & Wastewater Division (chayes@stjohns.ca, 709- 
576-8199).

13) As per the City of St. John’s Specifications Book, all on-site watermain must be 
constructed using  PVC pipe;

14) The diameter of the water service lateral must be as per the requirements of Section 
230.08 of the City of St. John’s Specifications Book;

15) The applicant must complete a “Permit to Connect” prior to performing any servicing 
work;

16) The applicant will be required to obtain a “Street Excavation Permit” prior to performing 
any work within the public street right-of-way;

17) Water for firefighting purposes has been identified as being provided from a municipal 
water supply.

18) The applicant should be advised in writing that they are responsible for contacting the 
City of St. John's Building Department with respect to confirming if a sprinkler system 
and/or fire alarm system is required.

19) If a sprinkler system is required by the City of St. John's Building Department, a separate 
dedicated water supply will also be required to be provided for the system.

20) Fire Department connections for automatic sprinkler and stand pipe systems shall be in 
conformance with Section 3.2.5.15 of the National Building Code , 45m, of unobstructed 
distance from the fire department connection to the hydrant.

21) Access routes for a building not provided with a fire department connection shall be in 
conformance with Section 3.2.5.5.2 (b) of the National Building Code , 90m, of 
unobstructed distance from the hydrant to the building.

22) From a firefighting apparatus perspective, the access (street/roadway/parking lot) shall be 
designed in accordance with Section 3.2.5.6 of the National Building Code , such as but 
not limited to;

i) Must be accessible to Fire Department apparatus at all times
ii) Must be a minimum of 6m, as per NBC definition
iii) Must be designed with the knowledge that an aerial device may require a 12m turning 



radius
iv) Must also be designed with the knowledge that an aerial device with a static load of 

35 tonnes on four (4) 0.436 sq. m. pads may be used

23) The Landscape Plan meets the City’s Landscaping requirements providing the installation 
is in accordance with the City of St. John's Specifications

24) The Developer is responsible to locate all Newfoundland Power, Aliant, Rogers, Utility 
and City of St. John’s water and sewer easements which are traversing the property and to 
maintain

25) Accurate as-built drawings must be submitted to the City for record purposes upon 
completion of the Work; and,

26) All applicable assessment and fees must be paid in full prior to final approval.

I am available at your convenience should you wish to discuss this matter.

 

Mike Cantwell, P.Eng.,
Development Engineer
Department of Planning, Development & Engineering
City of St. John’s
T   709.576.8722
F   709.576.8625

City of St. John’s | 10 New Gower Street | P.O.Box 908 | St. John’s, NL | A1C 5M2



Re: 11 Barrows Road Proposed Site Redevelopment  (former Flakehouse ) 
DEV1500192
steve  to: Melissa Bragg 2015/10/05 09:05 AM

Cc: ian, Govern PDE Multi Media Mail, Dave Wadden, Dave Blackmore

Hi Mel issa,

Thanks you for t he update an the comments on our proposed development.

Do you suggest setting a meeting with Planning and Development to forge 
the best path forward?

Also, we would like to engage the public consultations, if that is 
possible in the meantime.

Can you please advise?

Thanks,

Steve

On 2015-10-02 13:47, Melissa Bragg wrote:
> Hi Steve:
> 
> In reference to the above noted project, please be advised that the
> information provided has been reviewed by Staff and the following
> comments apply:
> 
> 1) All work must be performed in accordance with the requirements of
> the applicable sections of the City of St. John's Specifications Book;
> 
> 
> 2) All plans to be stamped and signed by a Professional Engineer or
> Architect registered in the Province of Newfoundland and Labrador.
> 
> 3) A detailed site plan and site servicing plan must be submitted for
> review. Plans must be accordance with the City of St. John's
> Commercial Development Policy.
> 
> 4) The applicant will need to provide a break-down of the building
> uses and associated floor areas so that the parking requirements can
> be fully determined. In addition a site plan will be required to
> verify that the indicated parking meets the City's parking standards
> for stall dimensions and laneway widths.
> 
> 5) Record drawings indicate that there is an existing WATER main for
> connection.
> 
> 6) Record drawings indicate that there is an existing SANITARY SEWER
> for connection.
> 
> 7) Record drawings indicate that there is an existing STORM SEWER for
> connection.
> 
> 8) There is a sanitary sewer force main abutting the southern property
> boundary which follows the curb on Barrows Road.
> 
> 9) There is a storm sewer which crosses the property. As part of the



> wharf reconstruction on this site ,  the storm sewer will need to be
> extended and terminated at an appropriately designed outfall
> discharging into Quidi Vidi Harbor. We believe there may be an
> easement currently over the storm crossing the property. However, an
> appropriately sized easement will be required if one does not exist.
> 
> 10) The existing storm and sanitary sewer infrastructure referenced
> above should be shown on the servicing plan.
> 
> 11) The existing water lateral servicing this property will need to be
> properly abandoned in accordance with City Policy 08-04-16. The
> property owner will have to obtain a Water Deferral Permit from the
> Citizen Service Center prior to the demolition of the existing
> property to ensure that the existing water service is properly
> abandoned.
> 
> 12) For the proposed development, the City requires all water services
> connected to the City's water distribution system to fully comply with
> the City's Water Meter and Premises Isolation By-Laws:
> 
> (a) The City requires all water use on the property, except where used
> for the sole purpose of fire protection, to be metered in full. City
> water meter(s) are required be located inside the building(s) at the
> point of entry of the service into the building, prior to any branch
> or connection. The meter(s) must be located in a non-confined space
> with access and clearances acceptable to the City, and must be
> protected from risk of freezing and/or damage at all times.
> 
> (b) The City requires the installation AND TESTING of approved
> backflow prevention device(s) on the water service(s), in accordance
> with the City's Premises Isolation By-Law. The backflow prevention
> device(s) must be located in a non-confined space with access and
> clearances acceptable to the City, and must be protected from risk of
> freezing and/or damage at all times. THE BACKFLOW PREVENTION DEVICE(S)
> ARE REQUIRED TO BE TESTED BY A LICENSED BACKFLOW PREVENTION DEVICE
> TESTER (LICENSED WITH THE CITY). FOLLOWING THE TEST, THE LICENSED
> TESTER MUST SUBMIT TO THE CITY A COMPLETED PREMISES ISOLATION TESTING
> AND INSPECTION FORM FOR EACH DEVICE, SHOWING THE DEVICE TO BE
> INSTALLED AND OPERATING PROPERLY. THE FORM(S) MUST BE SUBMITTED TO THE
> CITY AS A CONDITION OF APPROVAL OF THE INSTALLATION. PLEASE CONTACT
> MR. PERRY FITZGERALD, WATER & WASTEWATER DIVISION
> (PFITZGERALD@STJOHNS.CA, 709-576-1384) FOR AN UP-TO-DATE LIST OF
> LICENSED BACKFLOW PREVENTION DEVICE TESTERS.
> 
> (c) Plans related to the following are required to be submitted for
> review and approval: site servicing, plumbing layout, fire protection
> layout, and water entry details. All plan submissions and enquiries
> relating to the City's water metering and premises isolation
> requirements should be directed to Mr. Chauncey Hayes, Water &
> Wastewater Division (chayes@stjohns.ca, 709- 576-8199).
> 
> 13) As per the City of St. John's Specifications Book, all on-site
> watermain must be constructed using PVC pipe;
> 
> 14) The diameter of the water service lateral must be as per the
> requirements of Section 230.08 of the City of St. John's
> Specifications Book;
> 
> 15) The applicant must complete a "Permit to Connect" prior to
> performing any servicing work;
> 



> 16)  The applicant will be required to obtain a  " Street Excavation
> Permit" prior to performing any work within the public street
> right-of-way;
> 
> 17) Water for firefighting purposes has been identified as being
> provided from a municipal water supply.
> 
> 18) The applicant should be advised in writing that they are
> responsible for contacting the City of St. John's Building Department
> with respect to confirming if a sprinkler system and/or fire alarm
> system is required.
> 
> 19) If a sprinkler system is required by the City of St. John's
> Building Department, a separate dedicated water supply will also be
> required to be provided for the system.
> 
> 20) Fire Department connections for automatic sprinkler and stand pipe
> systems shall be in conformance with Section 3.2.5.15 of the _National
> Building Code_, 45m, of unobstructed distance from the fire department
> connection to the hydrant.
> 
> 21) Access routes for a building not provided with a fire department
> connection shall be in conformance with Section 3.2.5.5.2 (b) of the
> _National Building Code_, 90m, of unobstructed distance from the
> hydrant to the building.
> 
> 22) From a firefighting apparatus perspective, the access
> (street/roadway/parking lot) shall be designed in accordance with
> Section 3.2.5.6 of the _National Building Code_, such as but not
> limited to;
> 
> i) Must be accessible to Fire Department apparatus at all times
> ii) Must be a minimum of 6m, as per NBC definition
> iii) Must be designed with the knowledge that an aerial device may
> require a 12m turning radius
> iv) Must also be designed with the knowledge that an aerial device
> with a static load of 35 tonnes on four (4) 0.436 sq. m. pads may be
> used
> 
> 23) The Landscape Plan meets the City's Landscaping requirements
> providing the installation is in accordance with the City of St.
> John's Specifications
> 
> 24) The Developer is responsible to locate all Newfoundland Power,
> Aliant, Rogers, Utility and City of St. John's water and sewer
> easements which are traversing the property and to maintain
> 
> 25) Accurate as-built drawings must be submitted to the City for
> record purposes upon completion of the Work; and,
> 
> 26) All applicable assessments and fees must be paid in full prior to
> final approval.
> 
> Regards,
> 
> MELISSA BRAGG | ASSISTANT DEVELOPMENT OFFICER
>  _Department of Planning, Development & Engineering_
>  City of St. John's | P.O. Box 908 | 10 New Gower Street | St. John's,
> NL A1C 1J3
>  tel: (709) 576-6153 | fax: (709) 576-8625 | e-mail: mbragg@stjohns.ca



To: Govern PDE Multi Media Mail/CSJ@CSJ, 

Cc:

Bcc:

Subject: Fw: LUAR - 11 Barrow's Road - DEV1500192

From: Andrea Roberts/CSJ - Friday 2016/06/10 12:52 PM

From:
To: Andrea Roberts <ARoberts@stjohns.ca>
Cc: , Gerard Doran <GDoran@stjohns.ca>, Adam Steffler-Minty 

 "D. La Prairie" <doug@sablebuilding.com>
Date: 2016/06/10 12:11 PM
Subject: Re: LUAR - 11 Barrow's Road - DEV1500192

Hi Andrea,

Thank you for the note and your work on this.

We do plan on having a small outdoor eating area, to seat approximately 
30 guests seasonally. The space will be ~350 sq feet. The size of the 
seating area will be dictated by the wharf design which is to be 
completed.

The remainder of the outdoor area will be boardwalk for public access to 
water views, year round.

We will be requesting a restaurant/lounge licence, which is what existed 
previously on the property.

We are moving forward on the underwater survey and the design of the 
wharf. As the wharf remediation is mandatory regardless of the usage of 
the building and  clearly is in dire need, can we move forward with 
applying for permits to fix the wharf so the process can begin while we 
are in holding for the LUAR and public meeting?

I have cc'd our contractors, Adam Minty and Doug La Prairie on this 
message as well.

Thanks,

Steve

n 2016-06-09 08:52, Andrea Roberts wrote:
> Good Morning,
> 
> I am reviewing the LUAR and drafting the advertisement for the eating
> establishment, in Gerard's absence this week.
> 
> I just wanted to confirm that there will be an outdoor eating area
> (patio) as mentioned in the LUAR. If so, please indicate the size.
> This should be included in the advertisement now, to avoid having to
> advertise for the same later on. Please also confirm whether or not
> there will be a restaurant liquor license requested, or any other type
> of liquor license. We may try to include as much information in the
> Discretionary use ad as we can, given the information currently
> available.
> 



> Please let me know if you have any questions .
> 
> Thanks,
> 
> Andrea Roberts
> Development Officer
> City of St. John's
> Planning, Development and Engineering
> (709) 576-8430
> (709) 576-8625 fax
3



To: Govern PDE Multi Media Mail/CSJ@CSJ, 

Cc:

Bcc:

Subject:
Fw: Proposed Site Redevelopment (former Flakehouse) Stephen Lee & Todd Perrin  11 

Barrows Road DEV1500192  - (IQ) zone

From: Gerard Doran/CSJ - Friday 2015/11/20 12:33 PM

From:
To: Gerard Doran <GDoran@stjohns.ca>
Cc: Jason Sinyard <JSinyard@stjohns.ca>, Ken O'Brien <kobrien@stjohns.ca>, Neil Dawe 

<ndawe@tractconsulting.com>, , Bobbi Skanes 
<bskanes@tractconsulting.com>, Cliff Johnston 

Date: 2015/11/09 09:36 AM
Subject: Re: Fw: Proposed Site Redevelopment (former Flakehouse) Stephen Lee & Todd Perrin  11 

Barrows Road DEV1500192  - (IQ) zone

Gerard,

Please see attached updated document concerning our revised intended use 
for 11 Barrows Road.

As you will see, we intend to focus primarily on mirroring the current 
restaurant operation at Mallard Cottage, just to a larger scale.

Like our operation at Mallard Cottage, we will be available for private 
bookings, but we have shifted focus to operate primarily as a 
restaurant, which is the business we know best.

Also, we will utilize the meeting rooms for just that. Spaces for 
private meetings or for business purposes. These rooms could be 
available for private usage for meetings. Should those using the rooms 
wish to dine at the restaurant, they will do so in the restaurant.

Is this information suffice to go forward with your report?

Also, I would like to request that Cliff Johnson of Tract Consulting and 
Ian Higinell of Fougere Menchenton sit in on the meeting with Planning 
and Development Committee on Tuesday, November 17th. They can be 
available to answer any questions about the project that the committee 
may have. Could you confirm if this request can be granted?

Lastly, we would like to attain a copy of the staff report(s) related to 
this project, once they are circulated to the committee members.

Thanks Gerard,

Steve

   On 2015-11-06 13:50, Gerard Doran wrote:
> Steve,
> 
> As per our recent conversation. I will be finalizing a report to
> Planning and Development Committee on Monday, Nov. 9 for the upcoming
> meeting of Nov. 17/15. Please provide all the information you propose
> to submit as soon as possible.



> 
> Thanks
> 
> Gerard Doran
>  Development Supervisor
>  Department of Planning, Development and Engineering
>  City of St. John's
>  576-8452
>  576-8625 fax
> 
> From: 
> To: Gerard Doran <GDoran@stjohns.ca>
> Cc: 
> Date: 2015/11/02 11:38 AM
> Subject: Re: Fw: Proposed Site Redevelopment (former Flakehouse)
> Stephen Lee & Todd Perrin 11 Barrows Road DEV1500192 - (IQ) zone
> 
> -------------------------
> 
> Hi Gerard,
> 
>  The meeting rooms on the second floor are for private dining, geared
>  toward samll corporate meetings.
> 
>  They would could be used concurrently within general restaurant
>  operations.
> 
>  I wanted to confirm that you are meeting next week to discuss our
>  project in further detail? I will have a document with a more clear
>  outline of our intended business operation to aid in your
> discussions.
> 
>  Thanks,
> 
>  Steve
> 
>  On 2015-11-02 09:00, Gerard Doran wrote:
>  > Hi Steve,
>  >
>  > The Meeting Rooms on the second floor of the building. Typically,
> who
>  > would use them? Could they be used by others, while the downstairs
>  > area is being used by another group at the same time.
>  >
>  > Thanks,
>  >
>  > Gerard Doran
>  > Development Supervisor
>  > Department of Planning, Development and Engineering
>  > City of St. John's
>  > 576-8452
>  > 576-8625 fax
>  >
>  > From: Gerard Doran/CSJ
>  > To: 
>  > Cc: , Dave Wadden/CSJ@CSJ, Ken
> O'Brien/CSJ@CSJ,
>  > Jason Sinyard/CSJ@CSJ, Govern PDE Multi Media Mail/CSJ@CSJ
>  > Date: 2015/10/20 11:10 AM
>  > Subject: Re: Fw: Proposed Site Redevelopment (former Flakehouse)
>  > Stephen Lee & Todd Perrin 11 Barrows Road DEV1500192 - (IQ) zone



>  >
>  > -------------------------
>  >
>  > Hi Steve,
>  >
>  > Staff met yesterday regarding the above noted proposed development.
>  > After considering a number of factors within the application, it
> was
>  > decided that a summary of the application be prepared by staff for
>  > direction and recommendation of the Planning and Development
>  > Committee. In general terms, the report to the committee would
> include
>  > information about the scale and scope of the development and the
>  > business operation within. As the Development Regulations state, an
>  > Eating Establishment is a Discretionary Use in the (IQ) zone. While
>  > the business will offer the services of a catering establishment,
> the
>  > proposed overall development closely mirrors that of a Place of
>  > Assembly. Where the application will be recommended for public
> meeting
>  > prior to Council considering it, the proponent should be aware that
>  > careful scrutinizing by the public may challenge both the City and
> the
>  > applicant to differentiate between an Eating Establishment which
> can
>  > be considered by Council and a Place of Assembly which is not
>  > permitted in the zone.
>  >
>  > It is anticipated that the staff report on the development would be
>  > tabled a the next Planning and Development committee meeting in
>  > November, after which Council will consider the recommendation of
> the
>  > committee at a future meeting.
>  >
>  > Regards,
>  >
>  > Gerard Doran
>  > Development Supervisor
>  > Department of Planning, Development and Engineering
>  > City of St. John's
>  > 576-8452
>  > 576-8625 fax
>  >
>  > From: 
>  > To: Gerard Doran <GDoran@stjohns.ca>
>  > Cc: 
>  > Date: 2015/10/14 09:34 AM
>  > Subject: Re: Fw: Proposed Site Redevelopment (former Flakehouse)
>  > Stephen Lee & Todd Perrin 11 Barrows Road DEV1500192
>  >
>  > -------------------------
>  >
>  > Hi Gerard,
>  >
>  > Thank you for the acknowledgement.
>  >
>  > We were wondering how the meeting with the committee went, and if
>  > there
>  > was any feedback that you could offer us?
>  >
>  > Thanks,



>  >
>  > Steve
>  >
>  > On 2015-10-13 12:45, Gerard Doran wrote:
>  > > Hi Steve,
>  > >
>  > > This is to acknowledge receipt of the referenced items for the
>  > above
>  > > noted application. Staff will review the enclosed information and
>  > > respond to it as soon as possible,
>  > >
>  > > Gerard Doran
>  > > Development Supervisor
>  > > Department of Planning, Development and Engineering
>  > > City of St. John's
>  > > 576-8452
>  > > 576-8625 fax
>  > >
>  > > From: 
>  > > To: Gerard Doran <GDoran@stjohns.ca>
>  > > Cc: Dave Wadden <DWadden@stjohns.ca>, ian@fougeremenchenton.ca,
> Ken
>  > > O'Brien <kobrien@stjohns.ca>, 
>  > > Date: 2015/10/13 10:15 AM
>  > > Subject: Re: Fw: Proposed Site Redevelopment (former Flakehouse)
>  > > Stephen Lee & Todd Perrin 11 Barrows Road DEV1500192
>  > >
>  > > -------------------------
>  > >
>  > > Hi Gerard,
>  > >
>  > > Thanks for the follow up and hope you had a great Thanksgiving
>  > > Weekend.
>  > >
>  > > Please see attached documents which contain a cover letter
>  > outlining
>  > > our
>  > > intent with the property, updated architectural drawings, and the
>  > > Purchase and Sale for the property at 31 Stone's Road.
>  > >
>  > > Thanks, and please advise of anything further that we can
> provide.
>  > >
>  > > Steve
>  > >
>  > > On 2015-10-13 06:55, Gerard Doran wrote:
>  > > > Hi Steve,
>  > > >
>  > > > I'm just checking my email from Friday, after the long weekend.
> A
>  > > copy
>  > > > of the purchase and sale agreement regarding the property for
>  > > > additional parking spaces(at rear of Mallard Cottage) would be
>  > > > sufficient.
>  > > >
>  > > > Regards,
>  > > >
>  > > > Gerard Doran
>  > > > Development Supervisor
>  > > > Department of Planning, Development and Engineering
>  > > > City of St. John's



>  > > >  576 - 8452
>  > > > 576-8625 fax
>  > > >
>  > > > From: 
>  > > > To: Gerard Doran <GDoran@stjohns.ca>
>  > > > Cc: Dave Wadden <DWadden@stjohns.ca>, Ken O'Brien
>  > > > <kobrien@stjohns.ca>, ian@fougeremenchenton.ca,
>  > > 
>  > > >
>  > > > Date: 2015/10/09 04:50 PM
>  > > > Subject: Re: Fw: Proposed Site Redevelopment (former
> Flakehouse)
>  > > > Stephen Lee & Todd Perrin 11 Barrows Road DEV1500192
>  > > >
>  > > > -------------------------
>  > > >
>  > > > Hi Gerard,
>  > > >
>  > > > Thanks for the note. I will address all forms of business that
> we
>  > > > wish
>  > > > to prosecute at the property in the cover letter to accompany
> our
>  > > > application.
>  > > >
>  > > > The application and the consent for the properties were to
> cover
>  > > both
>  > > > as
>  > > > they are the same owners. Would a provision of the Purchase and
>  > > Sale
>  > > > for
>  > > > that property be sufficient?
>  > > >
>  > > > I will forward the cover letter off to you prior to your
> meeting
>  > on
>  > > > Tuesday.
>  > > >
>  > > > We have also reached out to Neil at TRACT to consulting for his
>  > > > feedback
>  > > > on the project. Given his intimate knowledge of the area, we
>  > > thought
>  > > > that could be beneficial. He indicated that he would give
>  > feedback
>  > > on
>  > > >
>  > > > our proposal and we hope to have a discussion with him on
>  > Tuesday.
>  > > >
>  > > > Thanks, and have a great Thanksgiving Weekend!
>  > > >
>  > > > Stephen
>  > > >
>  > > > On 2015-10-09 13:37, Gerard Doran wrote:
>  > > > > Hi Steve,
>  > > > >
>  > > > > In your letter to summarize the development of the subject
>  > > project,
>  > > > > please include all types of activity that you would
> anticipate



>  > > >  having
>  > > > > in addition to a Restaurant Use. Will it host banquets,
> private
>  > > > > functions, etc.?
>  > > > >
>  > > > > Also, while you may not own the property where additional
>  > parking
>  > > > > would be provided (land at rear of Mallard Cottage), the
> owners
>  > > > > consent for the use must be on the application for the same.
> I
>  > > will
>  > > > be
>  > > > > presenting the application for information and direction at a
>  > > > meeting
>  > > > > of Development Committee on Tuesday, Oct. 13/15.
>  > > > >
>  > > > > Best regards,
>  > > > >
>  > > > > Gerard Doran
>  > > > > Development Supervisor
>  > > > > Department of Planning, Development and Engineering
>  > > > > City of St. John's
>  > > > > 576-8452
>  > > > > 576-8625 fax

Cover Letter for 11 Barrow's Road , Nov 7.docxCover Letter for 11 Barrow's Road , Nov 7.docx



Re: Fw: Proposed Site Redevelopment  (former Flakehouse ) Stephen Lee & 
Todd Perrin  11 Barrows Road DEV 1500192 - (IQ) zone
steve  to: Gerard Doran, Ian Higenell, Cliff Johnston 2015/11/13 11:09 AM

Cc:
Jason Sinyard, Ken O'Brien, Dave Wadden, Blair Bradbury, Govern 

PDE Multi Media Mail

Hi  Gerard,

I was wondering i f  there was any discussion regarding the presence of 
Ian and Cliff at the meeting of the Planning and Development Committee 
on Tuesday?

Thanks,

Steve

On 2015-11-09 11:20, Gerard Doran wrote:
> Hi Steve,
> 
> In the enclosed email and the attached letter, you reference using the
> meeting rooms (I'm assuming the rooms on the second level). Are these
> rooms to be used in conjunction with patrons of the restaurant or can
> these booked separately. This is important to know as parking
> requirements for Uses other than Restaurant, need to be included in
> the assessment for parking spaces. Would you please clarify this item.
> 
> 
>  Thanks
> 
> Gerard Doran
>  Development Supervisor
>  Department of Planning, Development and Engineering
>  City of St. John's
>  576-8452
>  576-8625 fax
> 
> From: 
> To: Gerard Doran <GDoran@stjohns.ca>
> Cc: Jason Sinyard <JSinyard@stjohns.ca>, Ken O'Brien
> <kobrien@stjohns.ca>, Neil Dawe <ndawe@tractconsulting.com>,
>  Bobbi Skanes <bskanes@tractconsulting.com>,
> Cliff Johnston 
> Date: 2015/11/09 09:36 AM
> Subject: Re: Fw: Proposed Site Redevelopment (former Flakehouse)
> Stephen Lee & Todd Perrin 11 Barrows Road DEV1500192 - (IQ) zone
> 
> -------------------------
> 
> Gerard,
> 
>  Please see attached updated document concerning our revised intended
> use
>  for 11 Barrows Road.
> 
>  As you will see, we intend to focus primarily on mirroring the
> current
>  restaurant operation at Mallard Cottage, just to a larger scale.
> 



>  Like our operation at Mallard Cottage ,  we will be available for
> private
>  bookings, but we have shifted focus to operate primarily as a
>  restaurant, which is the business we know best.
> 
>  Also, we will utilize the meeting rooms for just that. Spaces for
>  private meetings or for business purposes. These rooms could be
>  available for private usage for meetings. Should those using the
> rooms
>  wish to dine at the restaurant, they will do so in the restaurant.
> 
>  Is this information suffice to go forward with your report?
> 
>  Also, I would like to request that Cliff Johnson of Tract Consulting
> and
>  Ian Higinell of Fougere Menchenton sit in on the meeting with
> Planning
>  and Development Committee on Tuesday, November 17th. They can be
>  available to answer any questions about the project that the
> committee
>  may have. Could you confirm if this request can be granted?
> 
>  Lastly, we would like to attain a copy of the staff report(s) related
> to
>  this project, once they are circulated to the committee members.
> 
>  Thanks Gerard,
> 
>  Steve
> 
>  On 2015-11-06 13:50, Gerard Doran wrote:
>  > Steve,
>  >
>  > As per our recent conversation. I will be finalizing a report to
>  > Planning and Development Committee on Monday, Nov. 9 for the
> upcoming
>  > meeting of Nov. 17/15. Please provide all the information you
> propose
>  > to submit as soon as possible.
>  >
>  > Thanks
>  >
>  > Gerard Doran
>  > Development Supervisor
>  > Department of Planning, Development and Engineering
>  > City of St. John's
>  > 576-8452
>  > 576-8625 fax
>  >
>  > From: 
>  > To: Gerard Doran <GDoran@stjohns.ca>
>  > Cc: 
>  > Date: 2015/11/02 11:38 AM
>  > Subject: Re: Fw: Proposed Site Redevelopment (former Flakehouse)
>  > Stephen Lee & Todd Perrin 11 Barrows Road DEV1500192 - (IQ) zone
>  >
>  > -------------------------
>  >
>  > Hi Gerard,
>  >
>  > The meeting rooms on the second floor are for private dining,



> geared
>  > toward samll corporate meetings.
>  >
>  > They would could be used concurrently within general restaurant
>  > operations.
>  >
>  > I wanted to confirm that you are meeting next week to discuss our
>  > project in further detail? I will have a document with a more clear
>  > outline of our intended business operation to aid in your
>  > discussions.
>  >
>  > Thanks,
>  >
>  > Steve
>  >
>  > On 2015-11-02 09:00, Gerard Doran wrote:
>  > > Hi Steve,
>  > >
>  > > The Meeting Rooms on the second floor of the building. Typically,
>  > who
>  > > would use them? Could they be used by others, while the
> downstairs
>  > > area is being used by another group at the same time.
>  > >
>  > > Thanks,
>  > >
>  > > Gerard Doran
>  > > Development Supervisor
>  > > Department of Planning, Development and Engineering
>  > > City of St. John's
>  > > 576-8452
>  > > 576-8625 fax
>  > >
>  > > From: Gerard Doran/CSJ
>  > > To: 
>  > > Cc:  Dave Wadden/CSJ@CSJ, Ken
>  > O'Brien/CSJ@CSJ,
>  > > Jason Sinyard/CSJ@CSJ, Govern PDE Multi Media Mail/CSJ@CSJ
>  > > Date: 2015/10/20 11:10 AM
>  > > Subject: Re: Fw: Proposed Site Redevelopment (former Flakehouse)
>  > > Stephen Lee & Todd Perrin 11 Barrows Road DEV1500192 - (IQ) zone
>  > >
>  > > -------------------------
>  > >
>  > > Hi Steve,
>  > >
>  > > Staff met yesterday regarding the above noted proposed
> development.
>  > > After considering a number of factors within the application, it
>  > was
>  > > decided that a summary of the application be prepared by staff
> for
>  > > direction and recommendation of the Planning and Development
>  > > Committee. In general terms, the report to the committee would
>  > include
>  > > information about the scale and scope of the development and the
>  > > business operation within. As the Development Regulations state,
> an
>  > > Eating Establishment is a Discretionary Use in the (IQ) zone.
> While
>  > > the business will offer the services of a catering establishment,



>  >  the
>  > > proposed overall development closely mirrors that of a Place of
>  > > Assembly. Where the application will be recommended for public
>  > meeting
>  > > prior to Council considering it, the proponent should be aware
> that
>  > > careful scrutinizing by the public may challenge both the City
> and
>  > the
>  > > applicant to differentiate between an Eating Establishment which
>  > can
>  > > be considered by Council and a Place of Assembly which is not
>  > > permitted in the zone.
>  > >
>  > > It is anticipated that the staff report on the development would
> be
>  > > tabled a the next Planning and Development committee meeting in
>  > > November, after which Council will consider the recommendation of
>  > the
>  > > committee at a future meeting.
>  > >
>  > > Regards,
>  > >
>  > > Gerard Doran
>  > > Development Supervisor
>  > > Department of Planning, Development and Engineering
>  > > City of St. John's
>  > > 576-8452
>  > > 576-8625 fax
>  > >
>  > > From: 
>  > > To: Gerard Doran <GDoran@stjohns.ca>
>  > > Cc: 
>  > > Date: 2015/10/14 09:34 AM
>  > > Subject: Re: Fw: Proposed Site Redevelopment (former Flakehouse)
>  > > Stephen Lee & Todd Perrin 11 Barrows Road DEV1500192
>  > >
>  > > -------------------------
>  > >
>  > > Hi Gerard,
>  > >
>  > > Thank you for the acknowledgement.
>  > >
>  > > We were wondering how the meeting with the committee went, and if
>  > > there
>  > > was any feedback that you could offer us?
>  > >
>  > > Thanks,
>  > >
>  > > Steve
>  > >
>  > > On 2015-10-13 12:45, Gerard Doran wrote:
>  > > > Hi Steve,
>  > > >
>  > > > This is to acknowledge receipt of the referenced items for the
>  > > above
>  > > > noted application. Staff will review the enclosed information
> and
>  > > > respond to it as soon as possible,
>  > > >
>  > > > Gerard Doran



>  > > >  Development Supervisor
>  > > > Department of Planning, Development and Engineering
>  > > > City of St. John's
>  > > > 576-8452
>  > > > 576-8625 fax
>  > > >
>  > > > From: 
>  > > > To: Gerard Doran <GDoran@stjohns.ca>
>  > > > Cc: Dave Wadden <DWadden@stjohns.ca>, ian@fougeremenchenton.ca,
>  > Ken
>  > > > O'Brien <kobrien@stjohns.ca>, 
>  > > > Date: 2015/10/13 10:15 AM
>  > > > Subject: Re: Fw: Proposed Site Redevelopment (former
> Flakehouse)
>  > > > Stephen Lee & Todd Perrin 11 Barrows Road DEV1500192
>  > > >
>  > > > -------------------------
>  > > >
>  > > > Hi Gerard,
>  > > >
>  > > > Thanks for the follow up and hope you had a great Thanksgiving
>  > > > Weekend.
>  > > >
>  > > > Please see attached documents which contain a cover letter
>  > > outlining
>  > > > our
>  > > > intent with the property, updated architectural drawings, and
> the
>  > > > Purchase and Sale for the property at 31 Stone's Road.
>  > > >
>  > > > Thanks, and please advise of anything further that we can
>  > provide.
>  > > >
>  > > > Steve
>  > > >
>  > > > On 2015-10-13 06:55, Gerard Doran wrote:
>  > > > > Hi Steve,
>  > > > >
>  > > > > I'm just checking my email from Friday, after the long
> weekend.
>  > A
>  > > > copy
>  > > > > of the purchase and sale agreement regarding the property for
>  > > > > additional parking spaces(at rear of Mallard Cottage) would
> be
>  > > > > sufficient.
>  > > > >
>  > > > > Regards,
>  > > > >
>  > > > > Gerard Doran
>  > > > > Development Supervisor
>  > > > > Department of Planning, Development and Engineering
>  > > > > City of St. John's
>  > > > > 576-8452
>  > > > > 576-8625 fax
>  > > > >
>  > > > > From:
>  > > > > To: Gerard Doran <GDoran@stjohns.ca>
>  > > > > Cc: Dave Wadden <DWadden@stjohns.ca>, Ken O'Brien
>  > > > > <kobrien@stjohns.ca>, ian@fougeremenchenton.ca,
>  > > > 



>  > > > >
>  > > > > Date: 2015/10/09 04:50 PM
>  > > > > Subject: Re: Fw: Proposed Site Redevelopment (former
>  > Flakehouse)
>  > > > > Stephen Lee & Todd Perrin 11 Barrows Road DEV1500192
>  > > > >
>  > > > > -------------------------
>  > > > >
>  > > > > Hi Gerard,
>  > > > >
>  > > > > Thanks for the note. I will address all forms of business
> that
>  > we
>  > > > > wish
>  > > > > to prosecute at the property in the cover letter to accompany
>  > our
>  > > > > application.
>  > > > >
>  > > > > The application and the consent for the properties were to
>  > cover
>  > > > both
>  > > > > as
>  > > > > they are the same owners. Would a provision of the Purchase
> and
>  > > > Sale
>  > > > > for
>  > > > > that property be sufficient?
>  > > > >
>  > > > > I will forward the cover letter off to you prior to your
>  > meeting
>  > > on
>  > > > > Tuesday.
>  > > > >
>  > > > > We have also reached out to Neil at TRACT to consulting for
> his
>  > > > > feedback
>  > > > > on the project. Given his intimate knowledge of the area, we
>  > > > thought
>  > > > > that could be beneficial. He indicated that he would give
>  > > feedback
>  > > > on
>  > > > >
>  > > > > our proposal and we hope to have a discussion with him on
>  > > Tuesday.
>  > > > >
>  > > > > Thanks, and have a great Thanksgiving Weekend!
>  > > > >
>  > > > > Stephen
>  > > > >
>  > > > > On 2015-10-09 13:37, Gerard Doran wrote:
>  > > > > > Hi Steve,
>  > > > > >
>  > > > > > In your letter to summarize the development of the subject
>  > > > project,
>  > > > > > please include all types of activity that you would
>  > anticipate
>  > > > > having
>  > > > > > in addition to a Restaurant Use. Will it host banquets,
>  > private
>  > > > > > functions, etc.?
>  > > > > >



>  > > > > >  Also ,  while you may not own the property where additional
>  > > parking
>  > > > > > would be provided (land at rear of Mallard Cottage), the
>  > owners
>  > > > > > consent for the use must be on the application for the
> same.
>  > I
>  > > > will
>  > > > > be
>  > > > > > presenting the application for information and direction at
> a
>  > > > > meeting
>  > > > > > of Development Committee on Tuesday, Oct. 13/15.
>  > > > > >
>  > > > > > Best regards,
>  > > > > >
>  > > > > > Gerard Doran
>  > > > > > Development Supervisor
>  > > > > > Department of Planning, Development and Engineering
>  > > > > > City of St. John's
>  > > > > > 576-8452
>  > > > > > 576-8625 fax













11 Barrows Road  - water lot  - DEV1500192
Ken O'Brien  to: Bobbi Skanes 2017/07/26 11:34 AM

Cc: Govern PDE Multi Media Mail

Bobbi, I have checked with our staff in Land Information Systems and in Assessment .  We have no 
information about a water lot at that location.

Let me know if you want to discuss this further.

Regards,

Ken
……………………………………………………………………………………….………

Ken O’Brien , MCIP     │     Chief Municipal Planner
City of St. John's  -  Planning, Engineering and Regulatory Services

Phone 709-576-6121         Fax 709-576-2340         Email kobrien@stjohns.ca

John J. Murphy Building (City Hall Annex), 4th floor - Mail:  PO Box 908, St. John's, NL, Canada   A1C 5M2

                                                     * MCIP - Member of the Canadian Institute of Planners

This email communication (and any attached documents) is intended only for the individual or entity to which it is addressed and 
may contain information that is confidential, privileged or exempt from disclosure under applicable law.  Any use of this 
information by anyone other than the intended recipient is prohibited.  If you have received this email in error, sorry for the 
inconvenience; please notify the sender and delete all copies (electronic or otherwise) immediately.

----- Forwarded by Ken O'Brien/CSJ on 2017/07/26 10:09 AM -----
From: Ken O'Brien/CSJ
To: Bobbi Skanes <bskanes@tractconsulting.com>
Date: 2017/07/26 10:09 AM
Subject: 11 Barrows Road - water lot

Bobbi, our Map Centre does not show the water lot.  I will check with our mapping staff to see if they have  
any other information.

Ken
……………………………………………………………………………………….………

Ken O’Brien , MCIP     │     Chief Municipal Planner
City of St. John's  -  Planning, Engineering and Regulatory Services

Phone 709-576-6121         Fax 709-576-2340         Email kobrien@stjohns.ca

John J. Murphy Building (City Hall Annex), 4th floor - Mail:  PO Box 908, St. John's, NL, Canada   A1C 5M2

                                                     * MCIP - Member of the Canadian Institute of Planners

This email communication (and any attached documents) is intended only for the individual or entity to which it is addressed and 
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Bobbi Skanes 2017/07/25 03:33:49 PMHi Ken, We are doing some follow up work on 11...
From: Bobbi Skanes <bskanes@tractconsulting.com>
To: Ken O'Brien <kobrien@stjohns.ca>



Date: 2017/07/25 03:33 PM
Subject: RE: Quidi Vidi Village overlay report - Comments

Hi Ken,
 
We are doing some follow up work on 11 Barrows Road (old Flakehouse) for the property owners and 
wondered if you could tell us who owns the water lot in front of the  11 Barrows Road wharf?
 
I’ve spoken with  at Small Craft Harbours and it does not belong to them .
 
I also have calls in to Crown Lands but haven’t heard back yet.
 
Any assistance much appreciaited!
 
Bobbi Skanes, PMP
Director, Project Management

p 709.738.2500 ext. 20
f  709.738.2499
www.tractconsulting.com[attachment "image001.png" deleted by Ken O'Brien/CSJ] 

















Tract Consulting Inc. 

 
 

 

 

LAND USE ASSESSMENT REPORT 
11 Barrows Road 

 
 

  
 
 

May 26, 2016 
 
 

 
 

 
 

 

 

 

Contact Information: 

Neil Dawe, Tract Consulting Inc. 
100 LeMarchant Road,  St. John’s, NL   A1C 2H2 

P. 709.738.2500   F. 709.738.2499 
ndawe@tractconsulting.com 

www.tractconsulting.com  
 
 

In Association with:



Tract Consulting Inc. 

Land Use Assessment Report  
11 Barrows Road 

 

 

 

 

 

TABLE OF CONTENTS 

INTRODUCTION ................................................................................................................ 1 

A. BUILDING USE ...........................................................................................................2 

B. BUILDING MATERIALS ...............................................................................................2 

C. BUILDING HEIGHT & LOCATION ................................................................................. 3 

Architectural package ......................................................................................................................... 3 

Proposed patios/balconies/wharf space............................................................................................. 3 

D. EXTERIOR EQUIPMENT AND LIGHTING ...................................................................... 5 

Exterior Lighting .................................................................................................................................. 5 

Location and Screening of Utilities...................................................................................................... 6 

E. LANDSCAPING & BUFFERING ................................................................................... 6 

F. SNOW CLEARING AND SNOW STORAGE .................................................................... 7 

G. OFFSTREET PARKING ................................................................................................ 7 

Parking Area Stormwater Runoff ........................................................................................................ 7 

H. TRAFFIC ................................................................................................................... 8 

I. MUNICIPAL WATER AND SEWER SERVICES .............................................................. 10 

Sanitary Service ................................................................................................................................. 10 

Water Service .................................................................................................................................... 10 



Tract Consulting Inc. 

Land Use Assessment Report  
11 Barrows Road 

J. CONSTRUCTION TIMEFRAME .................................................................................. 11 

 
Appendix A – Architectural Package  
Appendix B – Landscape Plan 
Appendix C – Parking Plan   
Appendix D – Terms of Reference for Land Use Assessment (City of St. John’s)    



Tract Consulting Inc. 

Land Use Assessment Report 1 
11 Barrows Road 

 

INTRODUCTION  
 

The following Land Use Assessment Report addresses the Terms of Reference issued by the City 

of St. John’s in relation to an Application for Discretionary Use of the property located at 11 

Barrows Road in the Industrial Quidi Vidi (IQ) Zone. The proponents are proposing to develop an 

eating establishment that is in keeping with the goals and objectives of the Quidi Vidi Village 

Overlay Zone and Design Guidelines Study ("the Study"). 

 

The Study speaks to the importance of providing additional services and facilities to enhance the 

experience of tourists and visitors coming to the Village as well as the importance of improving 

pedestrian linkages in the Village. 

 

The proposed new eating establishment will provide a new venue for dining for visitors/tourists 

to the Village during daytime and evening hours. Currently there is an absence of dining options 

in the Village during some of the early morning and daytime hours and the new eating 

establishment can meet this need. The new building is proposed to allow public pedestrian 

access along the harbour which is in keeping with the objective of maintaining and 

strengthening pedestrian linkages. The project recognizes the importance of its harbour-front 

setting and works to maximize the potential of the site for the proposed new building.  

 

The City's current and proposed new zoning for the application site allows an eating 

establishment as a discretionary use. The current and proposed zoning recognizes that the site is 

appropriate for an eating establishment subject to the approval of City Council for a specific 

project. 

 

The Study recognizes the importance of the site and recommends that a new building could be 

built on the site subject to certain recommended design criteria. The Study recommends a new 

building be a maximum of 2 storeys in height and not be larger than the existing building plus 

25%. The Study also recommends that proponents for projects in the historic core of the Village 

be allowed to undertake an LUAR to demonstrate that a specific project will not have negative 

impacts.  
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The proposed new eating establishment is designed to be "In Period" as recommended in the 

Study. The proponents recognize the importance of the site in regards to it being in the historic 

core of the Village and wish to develop a building which is keeping with its harbour setting and is 

in scale and character with the Village. 

 

A. BUILDING USE 
 

 The proposed new building has a gross floor area of 450m2 (4,846ft2) and a floor area ratio of 

0.23. (See Appendix A, Sheet A2.1). Proposed occupancy is A-2 Restaurant. Proposed use is a 

quality restaurant. The facility will consist of a dining area (interior and exterior patio), kitchen, 

hosting area and a separate storage shed. 

 

B. BUILDING MATERIALS 
 

The design proposed for 11 Barrows road is in keeping with the traditional Quidi Vidi vernacular; 

it uses traditional materials and construction techniques and replicates the simple forms once 

found in the area (See Figure 1). The incorporation of stages, decks and multiple volumes allows 

for the extension of interior space into an exterior social space with glazing and overhead 

canopy. 

 

 
Figure 1. Traditional building forms of the former fish plant at existing Quidi Vidi Plantation site 
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Proposed building elevations are included in Appendix A.  Proposed building finishes and colours are: 

Roofing –asphalt shingles (natural) 

Siding – traditional clapboard (white) 

Trim – painted wood (green) 

 

C. BUILDING HEIGHT & LOCATION 
 

ARCHITECTURAL PACKAGE  

The building design is similar in size and scale to the original property with view planes to the 

water from Quidi Vidi Village Road maintained. Pedestrian view planes are respected and there 

is minimal view plane impact from adjacent house. Shadowing and loss of privacy for adjacent 

properties will not be an issue due to building orientation and location. The use of multiple 

volumes breaks up building scale and allows for a recessed and fully screened exterior storage 

area. 

 

The architectural package (Appendix A) addresses the following items.  

 location and height of the proposed building. 

 effect of the proposed building on properties in the vicinity of the site in terms of the 

following criteria: 

 distance of the proposed building to property lines. 

 views of the proposed building from these locations: Barrows Road at Stone’s Road; 

Maple View Place near the rear of the houses at 66 and 70 Quidi Vidi Village Road; and 

near 21 Barrows Road. 

 shadowing and loss of privacy on adjacent properties. 

 

PROPOSED PATIOS/BALCONIES/WHARF SPACE 

The Quidi Vidi Overlay Zone and Design Guidelines states that the wharf area at the 

subject property should be restored in a manner to reflect the historic look and feel of 

its surroundings.  The rebuilt wharf is to replace the failed wharf at the same location 

(see figure 2 and 3). While maintaining the historic aesthetic of the neighbourhood, 

similar to the recently constructed wharf at the Quidi Vidi Plantation, the new wharf is 
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to be constructed in accordance with current building codes and practices to assure its 

structural soundness and longevity.  In conjunction with rebuilding the wharf, the 

needed repairs to the adjacent boat launch are also planned.  Please see Landscape 

Plan, Appendix B.   

 

 
.   

 

  
   

 

 

 

Figure 2.  Existing Wharf has 

Deteriorated 
Figure 3.  Existing Boat Launch 

Existing Neighboring Property ‘The Plantation’ (Photo credit Canadian Architect - 

June 26, 2013)  
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D. EXTERIOR EQUIPMENT AND LIGHTING 
 

 

EXTERIOR LIGHTING 

The Landscape Plan indicates existing street light locations within the vicinity of the 11 Barrows 

Road.  Landscape lighting on the site will be limited to 1.2 m high bollard lighting located at the 

main entrance. These lights are low level LED lighting with cutoff lenses (see figure 3). Lighting 

style will be similar to that used at the Plantation property.  The nearest residence to the 

landscape lighting is approximately 38m away.  These low level lights will have minimal impact 

on neighbouring properties.  

 

     
 

Figure 4.  Proposed Bollard Lighting   Figure 5.  Existing Bollards at Plantation Site 

 

Building lighting will be mounted on the exterior facades including over exit and entrance doors.  

Lights can be cut off to mitigate light spilling onto adjacent properties.    
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LOCATION AND SCREENING OF UTILITIES   

The Landscape Plan indicates the proposed location of all service equipment (HVAC, propane, 

garbage).  A 1.8 m wood screen and gates will visually screen and buffer noise of the utilities 

(see figure 6). HVAC equipment will be specified by a mechanical engineer, and will likely include 

heat pump units.  See drawing A-2.1 Appendix A.  

 
Figure 6. Solid Wood Screen Will Visually Screen and Buffer Noise from Utilities 

  

 

E. LANDSCAPING & BUFFERING 
 

Nearby houses are buffered from potential noise sources.  Low level ambient music will be 

played on exterior speakers, during summer operation hours of 9am to 5 pm. The outdoor 

seating areas are located on the east side of the building facing the harbour where the building 

itself provides a barrier.  The closest home to the outdoor seating area is approximately 45m.   

 

Some landscape planting is recommended to the north side of the property on the lands owned 

by the Government of Newfoundland and Labrador.  Planting and rehabilitation of the wharf 

area will be coordinated with the land owner. 

 

Electrical transformer may be pole mounted as is the case now or within the screened service 

yard and will be specified by an electrical engineer.   
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F. SNOW CLEARING AND SNOW STORAGE 
 

Snow clearing and removal services will be provided by private contractors.  Snow storage 

locations are indicated on the Landscape Plan (Appendix B). 

 

G. OFFSTREET PARKING 
 

In accordance with Section 9 – Off-Street Parking Requirements in the St. John’s Development 

Regulations, the parking requirements in conjunction with floor areas as shown on the 

architectural concept (Appendix A): drawing A-2.1, Rev. 5 by Fougere Menchenton is as follows:  

Quality Restaurant: One parking space per 5 m2 of seating area 

Level 1: 192 m2 (Restaurant seating area)  

192 m2 / 5 m2 = 39 parking spaces  

The off-street parking requirements also state, for a development that requires more than 24 

parking spaces, four percent (4%) of the total parking shall be allocated for disabled parking.  

Therefore, of the 39 total parking spaces, 2 shall be allocated as accessible spaces, see Appendix 

C for Proposed Parking Plan. 

 

PARKING AREA STORMWATER RUNOFF 

A municipal storm sewer currently does not exist in Maple View Place, however, there is 

evidence of a storm sewer in Barrow’s Road, east of the proposed site.  Although not shown on 

as-built’s from the City, catch basins are installed along the curbed side of Barrow’s Road.  

Furthermore, an existing 700 mm storm culvert traverses Barrows Road, through the site and 

discharges into Quidi Vidi Harbour (refer to Figure 7). It is anticipated the storm water will be 

captured on site and discharged directly into Quidi Vidi Harbour and subsequently, the ocean. 

According to the City of St. John’s Stormwater Detention Policy, under Section 3 – Policy 

Application, where the storm sewer system discharges directly into the Atlantic Ocean, 

stormwater detention is not required (subject to the Director of Engineering). Therefore, storm 

water detention is not expected to be required for this site. 
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Figure 7. Existing Site Services 

 

H. TRAFFIC 
 

Anticipated traffic generation rates have been calculated in accordance with the Trip Generation 

manual by the Institute of Transportation Engineers as shown in Table 1.  A total of 4 AM trips 

and 37 PM trips have been calculated according to the proposed concept for 11 Barrow’s Road.  

Due to the fact the generated trips equate to less than 100, a traffic impact study should not 

typically be warranted. 

 

 
Table 1. Traffic Generation Rates 
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St. John’s Transportation Commission  

Currently, Metrobus - Route 15, travels Forest Road, Quidi Vidi Village Road, Regiment Road and 

Cuckholds Cove road. Riding the local transit, a customer can depart from Metrobus Route 15 at 

Stop ID 3535 (approximately # 27 Quidi Vidi Village Road, refer to Figure 8) and arrive at the 

proposed development of 11 Barrows Road within 5 minutes (350 meters) shown on Figure 9. 

 

 
Figure 8 - Current Metrobus Route 

 
Figure 9 - Distance from Bus Stop to Site 
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I. MUNICIPAL WATER AND SEWER SERVICES 
 

SANITARY SERVICE 

The estimated peak dry weather sanitary sewage flow, based on the proposed site size with a 

light commercial land use, it is expected 0.27 liters/second. 

 

There is an existing municipal 200mm diameter sanitary sewer in Maple View Place (Refer to 

Figure 4) that would service homes along Maple View Place and the existing Plantation Building.  

This sanitary sewer can accommodate approximately 23 l/s. 

 

It is anticipated there will be enough sewage capacity for the new development on 11 Barrows 

Road. 

 

WATER SERVICE 

The Barrows Road area is serviced by the City of St. John’s Windsor Lake Gravity System. An 

existing 150mm Watermain in located in both Barrows Road and Maple View Place (Refer to 

Figure 4).  The approximate pressure of the water in this area is 130 psi and the closest Pressure 

Reducing Valve upstream of the site is on Janeway Place according to conversations with the 

City of St. John’s. 

 

The proposed building will be equipped with a water sprinkler protection system and the 

anticipated exterior Fire Flow Requirement (based on the Fire Underwriters Survey) for this site 

is 4,200 LPM (1,110 USGPM).  Based on the water pressure in this area and our calculations, 

maintaining the minimum 20 psi residual pressure should not be an issue. The site development 

will also adhere to the City of St. John’s Water Metering and Premise Isolation Policies. 
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J. CONSTRUCTION TIMEFRAME 
 

The following phases are proposed by the proponent. The preferred start date for the project is 

July 2016 with a Fall 2017 opening date. 

Phase Start Date End Date 

1.Design Development / Contract Document Production Jul-2016 Dec-2016 

2.Mobilization and Building Demolition Sep-2016 Sep-2016 

3.Civil (servicing and underground infrastructure) Oct-2016 Oct-2016 

4.New Foundation Oct-2016 Oct-2016 

5.Structural/Architectural (building envelope) Nov-2016 Jan-2016 

6.Mechanical/Electrical (M&E systems) Jan-2017 Mar-2017 

7.Interior Finishes and Fit-up Apr-2017 Jul-2017 

8.Underground Infrastructure and Wharf Construction Apr-2017 Jun-2017 

9.Landscaping (site improvements) Jul-2017 Aug-2017 

10.Opening Sep-2017  

 

Construction Material Storage and Parking 

The intent is to accommodate worker parking onsite within the property.  When parking space is 

not available within the property workers will be parking offsite to limit traffic congestion in the 

area.  Laydown areas for equipment and materials will also be located within the property and 

as materials are used additional materials will be transported to site.  Refer to Figure 10 below 

for proposed laydown and temporary worker parking areas. 
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Figure 10. Proposed Temporary Parking and Laydown Areas  

 



 
 
 
 
 
 
 
 
 
 
 
 
 
  
 

APPENDIX A: ARCHITECTURAL PACKAGE 
  





















 
 
 
 
 
 
 
 
 
 
 
 
 
  
 

APPENDIX B: LANDSCAPE PLAN 
  





 
 
 
 
 
 
 
 
 
 
 
 
 
  
 

APPENDIX C: PARKING PLAN 
  





 
 
 
 
 
 
 
 
 
 
 
 
 
  
 

APPENDIX D: TERMS OF REFERENCE FOR LAND USE ASSESSMENT 
(Issued by the City of St. John’s) 

 
 
 
 
 
 
 
 
 
 
 



TERMS OF REFERENCE 
FOR LAND-USE ASSESSMENT REPORT (LUAR) 

APPLICATION FOR A DISCRETIONARY USE OF PROPERTY AT 
11 BARROWS ROAD FOR AN EATING ESTABLISHMENT 

IN THE INDUSTRIAL QUIDI VIDI (IQ) ZONE  
 
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 these terms of 
reference and a copy of the terms of reference shall be included as part of the report (including 
an electronic PDF version with a maximum file size of 15 MB).  A list of those persons/agencies 
who prepared the Land-Use Assessment Report shall be provided in the report.  The following 
items shall be addressed by the proponent at its expense: 
 
A. Building Use 

 
 Identify the size of the proposed new building by floor area (Gross Floor Area), and 

by Floor Area Ratio (FAR). 
 Identify the proposed uses or occupancies in the building by their respective floor 

areas. 
 
B. 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 and height of the proposed building. 
 

 Using renderings and cross-section drawings, identify the effect of the proposed 
building on properties in the vicinity of the site in terms of the following criteria: 

 Identify the distance of the proposed building to property lines. 
 Identify the views of the proposed building from these locations: Barrows 

Road at Stone’s Road; Maple View Place near the rear of the houses at 66 
and 70 Quidi Vidi Village Road; and near 21 Barrows Road. 

 Possible shadowing and loss of privacy on adjacent properties. 
 Information on proposed patios/balconies/wharf space. 

 
D. Exterior Equipment and Lighting 
 

 Identify the location and type of exterior lighting. Identify possible impacts on 
adjoining residential properties and measures to minimize these impacts. 

 Identify the location and type of any exterior heating, ventilating and air-conditioning 
(HVAC) equipment to service the proposed building. Identify possible impacts on 
adjoining residential properties and measures to minimize these impacts. 
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E. Landscaping & Buffering 
 

 On a landscaping plan, identify the details of site landscaping and measures to buffer 
the proposed building from nearby houses, including but not limited to noise from 
outdoor seating areas. 

 Identify the location and screening for electrical transformers and refuse containers. 
 

F. Snowclearing and Snow Storage 
 

Identify proposed method of snowclearing and the location of snow storage area(s). 
 
G. Offstreet Parking 
 

Identify the number and location of off-street parking spaces, and the means of managing 
parking-area stormwater runoff. 
 

H. Traffic 
 
Provide the anticipated traffic generation rates for the proposed development. 

 
I. Municipal Water and Sewer Services 
 

Provide information as may be required by the City’s Department of Planning, 
Development and Engineering on the proposed installation of municipal water and sewer 
services to the site and on-site stormwater detention. 

 
J. Construction Timeframe 
 

 Indicate the phasing of the project and approximate timelines for start and finish of 
each phase. 

 Graphically, show on a site plan how workers’ parking is to be accommodated during 
construction, and designated areas for equipment and materials during construction. 
 





















COOUUNCCILL   DIIRECTIIVE
REGULAR MEETING

Date: 2015/11/23 12:00:00 AM
CD# R2015-11-23/5

To:     Jason Sinyard

Position: Director of Planning and Development

RE: Planning & Development Committee Meeting - November 17, 2015
Item #1 - Proposed Redevelopment of 11 Barrow's Road (former Flakehouse)

DECISION: Council approved the Committee's recommendation to adopt the Terms of 
Reference for the Land Use Report as required under the Quidi Vidi Overlay 
Report and advertise the application in accordance with the St. John's 
Development Regulations. 

Action:           As required.

Date: 2015/11/23

Signed by: Elaine Henley 

City Clerk 

Directive Status: Active

Status Comments:

jcd
cc:
Planning/Dev./Eng. (Minus Jason Sinyard)

Response Required: YES

Response deadline: 2015/12/28

Response Received:

Attachments:

Planning_and_Development_Committee_Report_November 17, 2015.pdfPlanning_and_Development_Committee_Report_November 17, 2015.pdf



COOUUNCCILL   DIIRECTIIVE
REGULAR MEETING

Date: 2016/07/25 12:00:00 AM
CD# R2016-07-25/23

To:     Jason Sinyard

Position: Deputy City Manager, Planning, Development & Engineering

RE: Notices Published - July 25, 2016
Item # 2 - 11 Barrow's Road
A Discretionary Use application has been submitted requesting permission to redevelop the 
property at 11 Barrow's Road

DECISION: Council approved the application subject to all applicable City requirements.  It 
was noted that a Traffic Calming survey will be issued to area residents to 
address traffic concerns.

Action:           As required.

Date: 2016/07/25

Signed by: Elaine Henley 

City Clerk 

Directive Status: Active

Status Comments:

kd
cc:
Planning/Dev./Eng. (Minus Jason Sinyard)

Response Required: YES

Response deadline: 2016/08/31

Response Received:

Attachments:

Notices Published (combined).pdfNotices Published (combined).pdf
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Self-Assessment for Projects In/Near Water: 

Does DFO need to review my project?  
 

The Fisheries Act requires that you avoid causing serious harm to fish unless authorized by 
the Minister of Fisheries and Oceans. This applies to all work in or near waterbodies with fish 
that are part of or which support a commercial, recreational or Aboriginal fishery.   
 
Fisheries and Oceans Canada (DFO) has established a self-assessment process to help 
you determine if work you are planning requires any review and advice from the Department.  
Many activities in or near water do not require review by DFO if standard measures to avoid 
harm to fish are followed.   
 
The DFO website (http://www.dfo-mpo.gc.ca/pnw-ppe/index-eng.html) provides guidance on 
this self-assessment.   
 

 If your project fits in one of the categories found within Types of Waterbodies where 

DFO review is not required or Project Activities and Criteria where DFO review is not 

required, then it does not need to be reviewed by DFO.  You should still follow best 
practices such as those set out under Measures to Avoid Harm on the website to 
ensure you comply with the Act. 

 
 If the work you are planning does not fall under either of these criteria, DFO will review 

your project to determine if it could result in a serious harm to fish.   You should submit 
a Request for Review form (available on the website) before proceeding. 

 
Remember:   

 If you are working near water, it is your responsibility to avoid causing serious harm to 
fish to be in compliance with the Fisheries Act.   
 

 In all cases, it is your responsibility to follow any other rules that may apply under other 
federal, provincial and municipal legislation. 

 
If, after you have reviewed the information on our website and obtained other professional 
assistance, you still need advice, you can contact the DFO Fisheries Protection Program in 
Newfoundland and Labrador at:     
 
Telephone: 709-772-4140      Fax: 709-772-5562 Email: FPP-NL@dfo-mpo.gc.ca 





















SCHEDULE OF REFERRAL AGENCIES 
 
 
LAND MANAGEMENT OFFICER ( AVALON NORTH) 
Department of Municipal Affairs   

709-729-2654 
 
Teresa Murphy, GSC 
SERVICE NL    
709-729-3699 
 
Dept. of Municipal Affairs and Env. 

Local Governance and Planning   
709-729-3090 
 
Public Works and Government Services 
    
709-772-6615 

 
SUSAN GEORGE, WATER RESOURCES, MGMT DIV. 
Dept. of Municipal Affairs & Environment   
709-729-2563 
 
City of St. John's 
GERARD DORAN City Development Officer   

709-576-8452 
 
Provincial Archaeology Office 
Martha Drake   
709-729-2462 
 

 

 







To: Govern PDE Multi Media Mail/CSJ@CSJ, 

Cc: Gerard Doran/CSJ@CSJ, 

Bcc:

Subject:
Fw: 15 Barrow's Road - Proposed Crown Land Grant Referral for Wharf rebuild  - 

CRW1700030 & DEV1700250

From: Andrea Roberts/CSJ - Monday 2017/12/18 12:15 PM

From: "McGrath, Joe" <Joe.McGrath@dfo-mpo.gc.ca>
To: "ARoberts@stjohns.ca" <ARoberts@stjohns.ca>
Date: 2017/12/18 09:42 AM
Subject: RE: 15 Barrow's Road - Proposed Crown Land Grant Referral for Wharf rebuild  - CRW1700030

Hello Andrea,
 
No comments/concerns from a DFO Small Craft Harbours perspective.  We do not possess property 
at/near this location.
 
Regards,
 
Joe McGrath

Regional Manager, Client Services

Gestionnaire régional, Service à la clientèle
Small Craft Harbours | Ports pour petite bateaux

P.O. Box 5667

St. John’s, NL

A1C 5X1

 
Telephone | Téléphone: 709-772-4389

Fax | Télécopieur: 709-772-4610

 
 
From: Boutilier, Dawn 
Sent: December-14-17 4:38 PM
To: McGrath, Joe
Subject: Fw: 15 Barrow's Road - Proposed Crown Land Grant Referral for Wharf rebuild - CRW1700030

 
I think you should have got this. If you need me to deal with it let me know.
Dawn

 
From: Andrea Roberts [mailto:ARoberts@stjohns.ca] 
Sent: Thursday, December 14, 2017 03:42 PM Atlantic Standard Time
To: Boutilier, Dawn 

Subject: 15 Barrow's Road - Proposed Crown Land Grant Referral for Wharf rebuild - CRW1700030 

 
Good Afternoon, 

Please find attached, a Crown Land referral package for a proposed rebuild of a wharf behind 11 & 15 



Barrows Road, for your review and comments. 

Please contact me if you have any questions. 

Regards, 

Andrea Roberts
Development Officer
City of St. John's
Planning, Engineering & Regulatory Services
(709) 576-8430
(709) 576-2340 fax













15 Barrow's Road - Proposed Crown Land Grant Referral for Wharf rebuild  - 
CRW1700030
Andrea Roberts   to: dawn.boutilier 2017/12/14 04:12 PM

Bcc: Govern PDE Multi Media Mail

Good Afternoon,

Please find attached, a Crown Land referral package for a proposed rebuild of a wharf behind 11 & 15 
Barrows Road, for your review and comments.

Please contact me if you have any questions.

Regards,

Andrea Roberts
Development Officer
City of St. John's
Planning, Engineering & Regulatory Services
(709) 576-8430
(709) 576-2340 fax

152820 Referral Agencies Letter.docx 152820 Referral Agencies.docx 152820 application.pdf 152820 site plan.pdf

152820 Map 2500.jpg152820 Map 50000.jpg



To: Govern PDE Multi Media Mail/CSJ@CSJ, 

Cc:

Bcc:

Subject: Fw: Quidi Vidi Crown Lands Application - Tract Consulting Plan for Slipway CRW1700030

From: Gerard Doran/CSJ - Tuesday 2018/02/13 08:31 AM

From: Andrea Roberts/CSJ
To: Gerard Doran/CSJ@CSJ
Date: 2018/02/12 12:58 PM
Subject: Fw: Quidi Vidi Crown Lands Application - Tract Consulting Plan for Slipway

FYI

Andrea Roberts
Development Officer
City of St. John's
Planning, Engineering & Regulatory Services
(709) 576-8430
(709) 576-2340 fax

----- Forwarded by Andrea Roberts/CSJ on 2018/02/12 12:58 PM -----

From: Bobbi Skanes <bskanes@tractconsulting.com>
To: Andrea Roberts <ARoberts@stjohns.ca>
Cc: "jsinyard@stjohns.ca" <jsinyard@stjohns.ca>
Date: 2018/02/12 12:16 PM
Subject: Quidi Vidi Crown Lands Application/Council Meeting

Hi Andrea,
 
I am following up on the Crown Lands application that was referred to the City and is on the Council  
Agenda for tonight.
 
The proponent (Long Harbour Holdings) has been contacted by a resident in the area concerned about 
their access to the existing slipway located between the Plantation and old Flakehouse properties .  I 
have been asked to provide some additional information to the City confirming that the proponent will  
not disturb or restrict access to the slipway. 
 
Attached is the original map that was submitted to Crown Lands, it is much higher resolution than the 
one included in the referral document and illustrates clearly that the slipway width will not be impacted 
by the Crown Lands Application and potential future wharf. The proponent is prepared to provide this 
assurance in writing should the city require it.
 
As with any development, the proponent understands they will be required to submit detailed 
development plans for City approval prior to construction. Should the Crown Lands application be 
successful, the proponent will prepare a plan for the wharf that will enhance resident and visitor 
experiences in the Harbour and that will meet or exceed the City’s development regulations .
 



If you need any further information, I can be reached at 738-2500 or
 
Bobbi
 
Bobbi Skanes, PMP
Director, Project Management

p 709.738.2500 ext. 226
f  709.738.2499
www.tractconsulting.com

 image001.png CrownLandApp 152820 Slipway Width.pdfCrownLandApp 152820 Slipway Width.pdf



To: Govern PDE Multi Media Mail/CSJ@CSJ, 

Cc:

Bcc:

Subject:
Fw: Crown land referral for Long Harbour Holding Inc ., Barrows Road - E152820 - 

CRW1700030

From: Andrea Roberts/CSJ - Thursday 2017/12/07 01:53 PM

From: Gerard Doran/CSJ
To: Andrea Roberts/CSJ@CSJ
Date: 2017/12/06 09:50 AM
Subject: Fw: Crown land referral for Long Harbour Holding Inc ., Barrows Road - E152820

Please open a CRW file for review.

Thanks

Gerard Doran
Development Supervisor
Department of Planning, Engineering and Regulatory Services 
City of St. John's
576-8452
576-8625 fax
----- Forwarded by Gerard Doran/CSJ on 2017/12/06 09:49 AM -----

From: "Lands Office, Eastern" <EasternLandsOffice@gov.nl.ca>
To: "Nickerson, Jeffrey" <JeffreyNickerson@gov.nl.ca>, Devconavalon <devconavalon@gov.nl.ca>, 

"Hanlon, Carol" <CarolHanlon@gov.nl.ca>, Referrals_WRMD <Referrals_WRMD@gov.nl.ca>, 
"gdoran@stjohns.ca" <gdoran@stjohns.ca>, Ashley Murray <AMurray@stjohns.ca>, "Drake, 
Martha" <mdrake@gov.nl.ca>, "Mercer, Delphina" <dhmercer@gov.nl.ca>

Date: 2017/12/05 03:55 PM
Subject: Crown land referral for Long Harbour Holding Inc ., E152820

Good Morning/Afternoon,

 

Please find attached a referral for the above noted applicant. Please complete the attached 

Referral Agency Letter and return as per the information within the letter. If you have any 

questions, comments, or concerns please do not hesitate to contact the Eastern Regional Office 

at 729-2654.  

 

Thank you and have a wonderful day.

 

“This email and any attached files are intended for the sole use of the primary and copied 
addressee(s) and may contain privileged and/or confidential information. Any distribution, use or 
copying by any means of this information is strictly prohibited. If you received this email in error, 

please delete it immediately and notify the sender.” 152820 Referral Agencies Letter.docx152820 Referral Agencies Letter.docx



152820 Referral Agencies.docx152820 Referral Agencies.docx 152820 application.pdf152820 application.pdf 152820 site plan.pdf152820 site plan.pdf 152820 Map 2500.jpg

152820 Map 50000.jpg
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Kim Barry

From: Gerard Doran
Sent: Friday, May 4, 2018 9:35 AM
To: Govern PDE Multi Media Mail
Subject: FW: CRW1700030
Attachments: Ministerial Response to .pdf

 
 

From: Jason Sinyard  
Sent: Thursday, May 3, 2018 2:48 PM 
To: Dave Wadden <dwadden@stjohns.ca>; Gerard Doran <gdoran@stjohns.ca>; Ken O'Brien <kobrien@stjohns.ca> 
Subject: Fwd: Ministerial Response to   
 
For action and filing as necessary. 
 

From: Danny Breen 
Sent: Thursday, May 3, 2018 2:02:37 PM 
To: Jason Sinyard; Andrew Woodland; Ken O'Brien 
Subject: Fwd: Ministerial Response to    
  
FYI 
 
Danny Breen 
Mayor 
City of St. John’s 
709‐576‐8477 

From: Hunt, Pam <PamHunt@gov.nl.ca> 
Sent: Thursday, May 3, 2018 1:05:21 PM 
To:   
Cc: Burden, Nancy; Bursey, Robyn; Deering, Keith; Barnable, Steve; Michael, Lorraine; Danny Breen 
Subject: Ministerial Response to    
  
Good Afternoon    
  
Please see the attached letter forwarded on behalf of The Honourable Gerry Byrne, Minister of the Department of 
Fisheries and Land Resources. 
  
Regards, 
Pam 
  
Pam Hunt 
Secretary to Minister 
Department of Fisheries and Land Resources 
Petten Building, 30 Strawberry Marsh Road 
Telephone: (709) 729-3705 
Fax: (709) 729-0360 
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e-mail: pamhunt@gov.nl.ca  
  

“This email and any attached files are intended for the sole use of the primary and copied addressee(s) and may contain 
privileged and/or confidential information. Any distribution, use or copying by any means of this information is strictly 
prohibited. If you received this email in error, please delete it immediately and notify the sender.”  



15 Barrow's Road
CRW1700030
Mike Cantwell   to: Andrea Roberts 2017/12/14 04:15 PM

Cc: Govern PDE Multi Media Mail

Andrea,

There was not enough detail in this application for a through development review .  A more detailed review 
will be required under another application once a development application has been made .

I have no further concerns with this crown land referral . 

 

Mike Cantwell, P.Eng.,
Development Engineer
Department of Planning, Engineering & Regulatory Services
City of St. John’s
T   709.576.8722
F   709.576.2340

City of St. John’s | 10 New Gower Street | P.O.Box 908 | St. John’s, NL | A1C 5M2
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Kim Barry

From: Gerard Doran
Sent: Friday, May 4, 2018 1:28 PM
To: Govern PDE Multi Media Mail
Subject: FW: CR1700030  - Revised map for  - Crown lands application 152820.
Attachments: Quidi Vidi.pdf

 
 

From: Barnable, Steve <stevebarnable@gov.nl.ca>  
Sent: Friday, May 4, 2018 1:08 PM 
To: Gerard Doran <gdoran@stjohns.ca> 
Subject: RE: Ministerial Response to   ‐ Referencing Crown lands application 152820. 
 
FYI 
 
Steve Barnable 
Regional Lands Supervisor - Eastern  
  
Crown Lands Administration Division, Lands Branch 
Department of Fisheries and Land Resources 
Howley Building, Higgins Line 
P.O. Box 8700 
St. John's, NL  A1B 4J6 
Tel: (709) 729-0094 Fax: (709) 729-0726 
 

From: Gerard Doran [mailto:gdoran@stjohns.ca]  
Sent: Friday, May 4, 2018 9:17 AM 
To: Barnable, Steve <stevebarnable@gov.nl.ca> 
Subject: FW: Ministerial Response to   ‐ Referencing Crown lands application 152820. 
 
Hi Steve, 
 
Could you please send a copy of the plan that modifies this application. It references the change in this letter, but there’s
no plan attached.  
 
Thanks 
 
 

From: Jason Sinyard  
Sent: Thursday, May 3, 2018 2:48 PM 
To: Dave Wadden <dwadden@stjohns.ca>; Gerard Doran <gdoran@stjohns.ca>; Ken O'Brien <kobrien@stjohns.ca> 
Subject: Fwd: Ministerial Response to   
 
For action and filing as necessary. 
 

From: Danny Breen 
Sent: Thursday, May 3, 2018 2:02:37 PM 
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To: Jason Sinyard; Andrew Woodland; Ken O'Brien 
Subject: Fwd: Ministerial Response to    
  
FYI 
 
Danny Breen 
Mayor 
City of St. John’s 
709‐576‐8477 

From: Hunt, Pam <PamHunt@gov.nl.ca> 
Sent: Thursday, May 3, 2018 1:05:21 PM 
To:   
Cc: Burden, Nancy; Bursey, Robyn; Deering, Keith; Barnable, Steve; Michael, Lorraine; Danny Breen 
Subject: Ministerial Response to Mr. Randy Walsh  
  
Good Afternoon    
  
Please see the attached letter forwarded on behalf of The Honourable Gerry Byrne, Minister of the Department of 
Fisheries and Land Resources. 
  
Regards, 
Pam 
  
Pam Hunt 
Secretary to Minister 
Department of Fisheries and Land Resources 
Petten Building, 30 Strawberry Marsh Road 
Telephone: (709) 729-3705 
Fax: (709) 729-0360 
e-mail: pamhunt@gov.nl.ca  
  

“This email and any attached files are intended for the sole use of the primary and copied addressee(s) and may contain 
privileged and/or confidential information. Any distribution, use or copying by any means of this information is strictly 
prohibited. If you received this email in error, please delete it immediately and notify the sender.”  

“This email and any attached files are intended for the sole use of the primary and copied addressee(s) and may contain 
privileged and/or confidential information. Any distribution, use or copying by any means of this information is strictly 
prohibited. If you received this email in error, please delete it immediately and notify the sender.”  

















SCHEDULE OF REFERRAL AGENCIES 
 
 
LAND MANAGEMENT OFFICER ( AVALON NORTH) 
Department of Municipal Affairs   

709-729-2654 
 
Teresa Murphy, GSC 
SERVICE NL    
709-729-3699 
 
Dept. of Municipal Affairs and Env. 

Local Governance and Planning   
709-729-3090 
 
Public Works and Government Services 
    
709-772-6615 

 
SUSAN GEORGE, WATER RESOURCES, MGMT DIV. 
Dept. of Municipal Affairs & Environment   
709-729-2563 
 
City of St. John's 
GERARD DORAN City Development Officer   

709-576-8452 
 
Provincial Archaeology Office 
Martha Drake   
709-729-2462 
 

 

 










































































