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INTRODUCTION 

The property situated at 746 Blackmarsh Road in the city of St. John's is presently located in a 
Rural Residential (RR) City zone. Re-zoning to an Apartment (A1) Zone for Cluster 
Development use to allow this type of development. This has been requested by the City and is 
currently being reviewed. The current owner and developer, Tucker Group Inc., is proposing to 
develop the property into three (3) apartment buildings with fifteen (15) two- bedroom units per 
building for a total of forty-five (45) units. Designed for seniors (50+) with an affordability 
component, the proposed buildings are identical and therefore all building specifics mentioned 
in this report, though they may refer to one building, they will apply to all. Where the word 
“building” appears in this report, it shall mean all 3 buildings This land use report (LUR) is 
submitted by SPS Consulting Inc. on behalf of Tucker Group Inc. 

 
GENERAL ZONE REQUIREMENTS (FROM ENVISION ST. JOHN’S – 2025) 

A1 Zone for Cluster Development requirements are as follows: (page 10-42) 

(a) Lot Area: Council discretion 

(b) Lot Frontage (minimum): 20 metres 

(c) Building Line (minimum): 6 metres (2024-07-19) 

(d) Building Height (maximum): 14 metres (2024-07-19) 

(e) Side Yards (minimum): Two, each equal to 1 metre for every 4 metres of Building Height,  
except on a corner Lot where the Side Yard abutting the Street shall be 6 metres 

(f) Rear Yard (minimum): 6 metres 

(g) Lot Coverage (maximum): 35% 

(h) Landscaping (minimum): 35% 

Lot coverage is defined in the Envision Development Regulations as "the combined area of all 
Buildings on a Lot measured at the level of the lowest floor above the established grade and 
expressed as a percentage of the total area of the Lot." 

The proposed developed site area of the property at 746 Blackmarsh Road is approximately 
18,290 square metres (1.829 Ha) and the building footprint is 454.75 square metres, which for 
three buildings is 1,364.25 square metres. This represents a lot coverage is 7.46 percent 
(1,364.25m2 ÷ 18,290 m2), which is well within the maximum of 35 per cent permitted in the 
Development Standards.  
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A. PUBLIC CONSULTATION 
On or about April 17, 2025, the owners started distribution of flyers below to homes in the 
immediate area advising of the proposed development. (See Appendix ‘A’ for a map showing the 
area to which flyers were distributed) Since no feedback has been received to date from any of 
the residents whose home received one of the flyers, it is assumed that the residents of the 
general neighbourhood agree or at least have no issue with the proposed development. A 
sample of the flyer and correspondence with flyercanada.ca is included in Appendix ‘A’ 
 
B. BUILDING USE 
Each of the 3 buildings has fifteen (15) apartments, five (5) per floor over three identical floors. 

Each unit has two bedrooms and is self-contained so, except for a vertical platform lift, there are 

no shared or public amenities located in the building.  

Each building is 454.75 s.m. for a combined gross area of all buildings 1,364.25 s.m. Each 
building will contain 3 barrier-free units, one per floor, which represents a 50% increase over the 
requirements of provincial regulations. The approximate size of each unit ranges from 68.47 
s.m. to 78.32 s.m. 
 
 
 

 
 

Building Footprint - 454.75 s.m.  
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TYPICAL FLOOR PLAN 
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C. SITE LOCATION and LOT LAYOUT 
 

LOCATION AND SETBACKS 

As indicated in the previous section, the proposed apartment buildings have a 

rectangular footprint, and they are aligned with the northeast property boundary.  

The minimum building line is 6 metres, however, the building is further setback to 30.3 

metres from the southeast boundary, a sideyard of 50.5 metres from the southwest 

boundary and 18.9 metres from the northeast boundary. The closest neighbouring 

building is number 756A Blackmarsh Road, which is approximately 55m from the 

southwest property boundary. See Appendix A for an artist’s conception of the view from 

Blackmarsh Road. 

 

.  
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D. ELEVATION & BUILDING HEIGHT 
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E. EXTERIOR EQUIPMENT & LIGHTING 

 

LIGHTING 
There will be a light standard installed in each parking lot, to provide the minimum level 
of illumination for safety and security. The proposed locations are shown on the plan 

opposite. There will also be a limited number of light fixtures mounted on the building 

near entrances and exits. The locations are noted on the elevations, on the next page. 

All fixtures will be the full cut-off type and installed at the lowest possible elevation to 

avoid light-spill from the apartment building site onto neighbouring properties. The exact 

location of the light fixtures may change at the detailed design stage, but the intent and 

potential limited impacts on neighbours will remain the same. 

 

MECHANICAL EQUIPMENT 

At this stage of the design process the mechanical systems are not finalized, but the 

intention is to provide electric heating with no exterior HVAC equipment and therefore no 

impacts on adjacent properties is anticipated. 
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ELECTRICAL SITE PLAN 
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F. MUNICIPAL SERVICES 

Refer to Appendix ‘A’ for Site Servicing Design Drawings. The sewer generation rate for 

each building is estimated at 2.17 L/s. 

 

There is also a fire hydrant located on Blackmarsh Road in front of the development that 

will service all three buildings in the event of a fire. The buildings on this site are not 

sprinklered so the unobstructed distance from each building to the fire hydrant must be 

no more than 90 metres. The fire hydrant has an unobstructed distance of less than 90 

metres to all three buildings accessed through a concrete walkway as seen on the Site 

Servicing Design Drawings. The developer is aware of the responsibility to keep the 

walkway unobstructed and clear at all times. 

 

G. LANDSCAPING, BUFFERING & SNOW CLEARING/STORAGE 

The site is currently forested, and the intent is to remove only those trees which interfere 

with the final site layout. There is ample buffering and numerous locations to store snow. 

The rendering on the cover of this document shows the general intent for landscaping, 

however, detailed site design will be completed later in the process and final drawing will 

be presented at that time, upon request. Snow storage area will not overlap with any 

proposed plantings. 

 

H. TRANSPORTATION, OFF-STREET PARKING & ACCESS 

The general site arrangement for parking and circulation is indicated on the site plan 

from Progressive Engineering & Consulting in Appendix A. If more information is 

required by council, it will be provided upon request. 

 

I. PUBLIC TRANSIT 

There is currently no public transit on Blackmarsh Road. The nearest Metrobus route is 

number 19 with stops on Frecker Drive, Canada Drive and Hopeall Street approximately 

400m. from the subject property. The owner will consult Metrobus to determine whether 

extending the route to the subject property is feasible. 

   

J. CONSTRUCTION TIMEFRAME 

Depending on the approval process, the project construction is scheduled to commence 

in spring 2026 with an anticipated completion of 2028. After a builder is selected and all 

approvals are in place, if necessary, the owner will, upon request, provide an update to 

the proposed construction schedule. 
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APPENDIX   A 
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VIEW FROM BLACKMARSH ROAD 
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Public Notification 

 

flyer : 

 

FLYER PAGE 1 

 

 
Note: The feedback deadline was subsequentially revised to April 27, 2025, via the website. 
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MAP SHOWING GENERAL AREA WHERE FLYERS WERE DISTRIBUTE
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NOTES:

1. ALL LANDSCAPE WORK TO BE PERFORMED IN ACCORDANCE
WITH THE CITY OF ST. JOHN'S DEVELOPMENT REGULATIONS.

2. EXACT LOCATION OF TREES TO BE DETERMINED IN FIELD.

3. NO TREE SHALL BE PLANTED CLOSER THAN 1.5m FROM ANY
DRIVEWAY OR LANEWAY.

4. TREES TO BE PLANTED IN GOOD QUALITY SOIL CONSISTING OF
50% LOAM, 30% DECOMPOSED ORGANIC MATTER AND 20%
SAND.

5. CULTIVATED SOIL TO PROVIDE FOR A MINIMUM POROUS ROOT
ZONE OF 1.25m3 (1.25m-WIDTH, 1.25m-LENGTH, 0.80m DEPTH) TO
ENABLE NORMAL ROOT DEVELOPMENT AND TREE
ESTABLISHMENT.

6. DECIDOUS TREES TO BE SUPPORTED DURING THE FIRST TWO
YEARS FOLLOWING PLANTING VIA A 1800mm METAL STAKE
INSTALLED AT THE EGE OF THE ROOT BALL. STAKES TO BE
INSERTED A MINIMUM OF 600mm INTO THE GROUND FACING THE
PREVAILING WIND. TREES TO BE ATTACHED WITH GAUGE 12
GALVANIZED WIRE OR APPROVED EQUIVALENT TEE TIE. WIRE
TO BE ENCASED IN RUBBER HOSE WHERE WIRE MAY CONTACT
THE TREE

7. PLANTED TREES SHALL BE NURSERY GROWN, BALLED AND
BURLAPPED, CONTAINER/POTTED, OR WIRE BASKET STOCK.
PLANTED TREES SHALL BE OF THE FOLLOWING MINIMUM SIZE:
DECIDUOUS - 50mm CALIPER, CONIFEROUS - 150cm HIGH.

8. TOPSOIL SHALL BE A 'LOAMY SAND' TO 'SANDY LOAM' AS
CLASSIFIED BY THE CANADIAN SYSTEM OF SOIL
CLASSIFICATION. TOPSOIL SHALL BE FRIABLE, FERTILE, AND
FREE OF ROOTS, VEGETATION, DEBRIS, AND STONES GREATER
THAN 40mm IN DIAMETER. THE TOPSOIL SHALL BE UNIFORMLY
DISTRIBUTED ON THE DESIGNATED AREAS AND EVENLY
SPREAD TO AN AVERAGE THICKNESS OF 150mm WITH A
MINIMUM THICKNESS OF 100mm.

SNOW STORAGE AREA

SNOW STORAGE AREA

CLUSTER DEVELOPMENT
GREEN SPACE 270.00m².
AS PER SECTION SECTION 6.9
(3) OF THE ST.JOHNS
DEVELOPMENT REGULATIONS

6.0m CITY SNOW STORAGE6.0m CITY SNOW STORAGE

NOTE:

1. BICYCLE PARKING CALCULATION TO BE DETERMINED DURING DEVELOPMENT STAGE.

BUILDING 1
3 STOREY

15 APARTMENTS
NOT SPRINKLERED

BUILDING 2
3 STOREY

15 APARTMENTS
NOT SPRINKLERED

BUILDING 3
3 STOREY

15 APARTMENTS
NOT SPRINKLERED

LANDSCAPED AREAS TO RECEIVE:
· 150mm TOPSOIL
· HYDROSEED

TOTAL SITE AREA: 18,287 m²
LANDSCAPE AREA: 7,247 m² (40%)

BOTANICAL NAME COMMON NAME QTY SIZE

PICEA GLAUCA WHITE SPRUCE 6 150cm HEIGHT
PICEA PUNGENS COLORADO SPRUCE 5 150cm HEIGHT
PICEA ABIES NORWAY SPRUCE 8 60mm CALIPER
PINUS NIGRA AUSTRIAN PINE 9 60mm CALIPER

PICEA
GLAUCA

PICEA
ABIES

PICEA
ABIES

PICEA
GLAUCA

PICEA
GLAUCA

PICEA
ABIES

PICEA
PUNGENS PINUS

NIGRA

PICEA
PUNGENS

PINUS
NIGRA

PICEA
GLAUCA

PICEA
ABIES

PICEA
ABIES

PICEA
GLAUCA

PINUS
NIGRA

PICEA
PUNGENSPINUS

NIGRA

PICEA
PUNGENS

PINUS
NIGRA

PICEA
PUNGENS

PINUS
NIGRA

PINUS
NIGRA

PICEA
GLAUCA

PICEA
ABIES

PICEA
ABIES

PINUS
NIGRA

PINUS
NIGRA

PICEA
ABIES
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88m TO BUILDING

12.335

1.905 5.344 1.606
6.147

SL 100 Aerial Ladder Fire Truck
Overall Length 12.335m
Overall Width 2.514m
Overall Body Height 3.177m
Min Body Ground Clearance 0.260m
Max Track Width 2.480m
Lock-to-lock time 4.00s
Curb to Curb Turning Radius 11.328m
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LEU 613 + Wayne Phoenix III 25Yd

Overall Length8.760m
Overall Width2.438m
Overall Body Height3.195m
Min Body Ground Clearance0.400m
Track Width2.438m
Lock-to-lock time6.00s
Curb to Curb Turning Radius10.363m

Mack TerraPro Low Entry 6x4 
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DITCH INLET TO BE AS PER THE CITY OF ST. JOHN'S
CONSTRUCTION SPECIFICATION BOOK DRAWING 10-223-23
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