City of Nanaimo
REPORT TO COUNCIL
DATE OF MEETING: 2013-DEC-16

AUTHORED BY: GARY NOBLE, DEVELOPMENT APPROVAL PLANNER,
PLANNING & DESIGN SECTION

RE: DEVELOPMENT PERMIT NO. DP755 - 3217 HAMMOND BAY ROAD

STAFF RECOMMENDATION:

That Council issue Development Permit No. DP755 at 3217 HAMMOND BAY ROAD subject to
an access easement to the adjacent property, and with support for the following variances:

e To increase the maximum building heights
- Building 1 to 10.15m
- Building 2 to 9.70m
- Building 3 to 10.45m

e To reduce the Minimum Landscape Treatment Level 2d to a 0.2m width.

Map 1- General City Locatlon . ~

PURPOSE.:

)

=\

The purpose of this report is to seek 3
Council authorization to issue a S*akem’\p\ o
development permit for a 10 unit, cluster 5N }’

housing development.

BACKGROUND:

A development permit application was

received from STRAIGHT STREET J\ @_** *\ ;ﬁky S\ }/
DESIGN (Mr. Kenneth Brault), on behalf ePam".B? ‘ \"\ \
of Sikander and Sharanjit Saroya, to | | e VT —
permit the construction of a 10 unit (1 ==
existing single family dwelling, and 9 new Departure
units) cluster housing development.
i
Staff and the Design Advisory Panel P i/l ~
(DAP) support the application, including
the proposed variances for each of the |>
clusters. [
1% Coundl .
L4 Commitiee......— .
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Report to Council - 2013-DEC-16 Page 2
Re: DP000755 - 3217 HAMMOND BAY ROAD

Subject Property
Zoning R10 — Steep Slope Residential
Location The subject property is located on the west side of Hammond Bay Road, just two lots north of
Nottingham Drive.
Total Area 6,593m>
OCP Map 1 — Future Land Use Plan — Neighbourhood
Map 3 — Development Permit Areas DPA No. 5 - Environmentally Sensitive Area

The subject property is a steeply sloped panhandle lot, which rises approximately 25m in grade
to the west from the site of the existing house. The existing single family dwelling (SFD) will be
retained and upgraded as Unit #10.

DISCUSSION:

Proposed Development

The proposed ten unit, cluster housing
development, has three detached
clusters where each contains three
townhouse units and a single' detached
unit. The three bedroom units within the
clusters each have a floor area of
136.5m°. The detached unit has a floor |
area of 240m~.

The Steep Slope Design Guidelines
discuss retaining the character of the
site. The subject property has an urban
forest cover over the rocky, steep slope
site. There is a sparse understorey due
to little organic overburden.

=
D ; ~Nottingham Drive (\/ ’

181
165

The housing cluster development limits
the impact on the steep slope and the

urban forest cover. Site developmentis |/ | Y S s

as follows: o i S © \%@\\

e Cluster Housing Coverage — 40% /\ g \"’f@i‘

 Remaining Urban Forest and Steep -
Slope — 60%.

The proposed siting reduces the cut into the steep grade, and limits the height of retaining walls
needed to manage the cut steep slope edges, adjacent to the building clusters.
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Report to Council — 2013-DEC-16 Page 3
DP000755 — 3217 HAMMOND BAY ROAD

Site/Landscape Design

1. Site Access

Site access design and location have been constrained by a number of factors:
=  Siting of the existing SFD or Unit #10.
= Need to provide a future access to the neighbouring property to the north
(3219 Hammond Bay Road).
= Significant grade change between Hammond Bay Road and the existing SFD.
= Width of the panhandle portion of the site.
Site access grades have been approved for fire truck access.

The site access and parking court design allows for 14 parking spaces for the 9 units.
There is provision for 2 visitor parking spaces, and Unit #10 also has 2 parking spaces.
The onsite parking exceeds the required onsite parking spaces by 4.

The site access also accommodates a future access easement to the adjacent property
(3219 Hammond Bay Rd).

Site Development Strategies

An infill development within an established neighbourhood presents challenges that are
addressed through the following strategies:

1. Mitigation Plan for Trees on 3219 Hammond Bay Road, which Abuts the Onsite Access
Road for the Subject Property

The City's Urban Forester and the developer’s certified arborist have completed a
mitigation plan to protect the significant Arbutus tree and several Douglas fir trees. The
location of the impacted trees is identified in Schedule C1. The mitigation plan is within
the Prohibitions and Guidelines of the City of Nanaimo “Management and Protection of
Trees BYLAW 2013 NO. 7126”.

An air tool is used, instead of an excavator, for trenching within the root zone of the
significant Arbutus tree and Douglas fir trees. This procedure minimizes damage to the
tree roots which can then be pruned as required or moved aside to facilitate the
placement of utility pipes. This procedure will be monitored by the certified onsite
arborist.

The certified arborist has established a contract agreement with the developer to
provide onsite supervision during site development. The City will secure site supervision
as a condition of the building permit.

2. Access Issue for 3219 Hammond Bay Road

The neighbouring property to the north (3219 Hammond Bay Road) has a long standing
gravel driveway which goes across the frontage of the subject property in order to
access Hammond Bay Road (see Schedule 1). The preference of the current owner of
3219 Hammond Bay Road, is to retain this existing access.
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Report to Council - 2013-DEC-16 Page 4
DP000755 — 3217 HAMMOND BAY ROAD

The subject property development requires full frontage works and services. The
construction of these works and services would necessitate the removal of the gravel
driveway to 3219 Hammond Bay Road.

In response to the request to retain the existing access to 3219 Hammond Bay Road,

Staff have identified an interim works and services standard. The interim standard

would include:

- full works and services from the south property line of the subject property to the
north side of the subject property curb drop; and

- the re-grading of the driveway, in order to function with the interim works and
services design (see Schedule J).

The full frontage works and services for the subject property will be secured as a
condition of the building permit.

An access on the subject property to 3219 Hammond Bay Road is to be constructed as
part of the proposed development, in order that the gravel driveway can be removed at
a later date. An access easement is to be registered on the subject property to secure
this access through the subject property.

Landscape Plan

The landscape plan uses four different strategies in order to provide privacy for this infill project
and to retain the character of the site. :
e A green wall fence system is used as a screen along the north property edge where the
access road precludes the required Minimum Landscape Treatment Level 2d.
e The property edges, which abut residential properties and need screening, are planted
with a western red cedar hedge and random deciduous and coniferous tree plantings.
e The ground plane is planted with a typical urban forest understorey. Grass is limited to
the two small areas by Unit#10.
e All significant trees which have to be removed are replaced with suitable tree species
and numbers.

Building Design

A three storey massing is used in each building cluster to reduce the building footprints; thereby
reducing the impact on the site. The units within each cluster are stepped down the grade to
reduce the cut and the overall mass of each cluster. Gables and bays are used to articulate the
individual units. Exterior cladding is organized to emphasize vertical articulation and provide a
residential feel.

The subject property has a limited width of 48.8m, and as a result of this narrowness, vehicle
access has pushed the building clusters toward the property edges. The siting limits the
ground level open space for each unit. The open space for each cluster is limited to a rear
open deck for each of the units. The south facing decks for Building Clusters 2 & 3 are 1.8m
from the south property line. A planted, fast growing western red cedar hedge runs the length
of this property line which provides privacy from the abutting neighbours. The abutting
neighbours have rear year yards with considerable depth.
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Report to Council - 2013-DEC-16
Re: DP000755 - 3217 HAMMOND BAY ROAD

Required Variances

Building Height:

The maximum allowable building height is 9m. The table below illustrates the height

variances required for each of the clusters.

Maximum Proposed
Building Cluster Allowable Building | Building Height Variance
Height (m) (m) Requested (m)
Building 1 (Units 1, 2 & 3) 9 10.15 1.15
Building 2 (Units 4, 5 & 6) 9 9.70 .70
Building 3 (Units 7, 8 & 9) 9 10.45 1.45

Minimum Landscape Treatment Level 2d

The Minimum Landscape Treatment Level 2d is required along the north property line of
3219 Hammond Bay Road, and consists of a 1.8m planting width, trees and a 1.8m
screening fence. The Minimum Landscape Treatment Level 2d is varied to a 0.2m
planting width with a 1.8m green wall fence and no trees.

DAP Recommendation

At its meeting held on 2011-DEC-08, the Design Advisory Panel accepted DP000755 as
presented, with support for the variances and made the following recommendations:

be aware of the sight lines/views between the buildings and consider using columnar
trees to provide screening;

consider incorporating a railing between the driveway and the stairs;

consider incorporating textual changes in the paving surface in order to provide better
pedestrian flow through the site; -

consider how vehicles will maneuver through the site and possibly incorporating a
turnaround area at the top of the driveway; and

consider how the rainwater runoff will be managed.

The applicant has reviewed the recommendations and has made the following changes:

columnar trees are used for screening and improved privacy;

a concrete surface and concrete pavers are installed in unit parking aprons and visitor
parking spaces;

a gravel insert is sited at the top of the drive to facilitate vehicle turning; and

a bioswale system is designed along the edges of the site. The bioswale along the east
side of Building 1 is designed to maintain the hydrology for the existing trees at
3219 Hammond Bay Road.

Respectfully submitted,

— =

B. Anderson, MCIP, RPP
MANAGER
PLANNING & DESIGN SECTION
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Report to Council — 2013-DEC-16
DP000755 — 3217 HAMMOND BAY ROAD

Concurrence by:

L
BiREC'?’?)}é,_METPﬁ

COMMUNITY DEVELOPMENT

CITY MANAGER COMMENT:

I concur with the staff recommendation.

Drafted: 2013-NOV-21
Prospero atfachment: DP000755
GN/b

R

. Howat
GENERAL MANAGER
CORPORATE SERVICES

Wempestdocs\PROSPERO\PLANNING\DEVPERMIT\DP000755\DP-CNCLRPT, V4.DOCX
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DEVELOPMENT PERMIT NO. DP000755
N] LOCATION PLAN

Civic: 3217 Hammond Bay Road
Lot 4, Section 15-A, Wellington District,
Plan 8519, Except that Part in Plan 19110

Subject Property

11



vy

sy gl PP B

L Am—— g n
roy fieg puouwuwpH LiZes W AW 1N Hun
WP HIOWeN PEEA COSKI P Y BT EE A CIE CAYNYN O ADATIOD

| vwaw o vemia vou . UB19RC] YOBNG WBIRIG

dlisl Ny Td NI Laivd LYHL LdFOXE i€ Nyld
‘LOIELSIA NOLDNITIEM 'vsl NOILDES “F LOT
pron feg puouweH L(ZEe

SONIMYAd §,INPLINGNOD 3dvISANYT OL NTa3x

ONIDNIR ANV ONINIIADG SvosanyT o4

S’ = A'v'd v3aY HOO W Ds 002l
‘W ‘oG Opg = 900| 7 X W O8Ol FSNOH DNILSIXA
QONIQTING € X "W ‘D9 9IF vINY WOOTH $X3Id € MAN
Bujtemg sed |7 Bupied 2 % @ IDVAIACD LOT
WOS @9 « & X LINN ¥3d W ‘D§ 22 vANY DNaTng
(i o9 $@aEe) W O§ Ere eeiy 101

NOILONALSNOD MaAN HOLVIL oL
SLVAONIA ANV 3dvaiDdh 38 OL IghoH ONILeIXS
AJAOLS € Yors woolpad ¢ GaSNOHNMOL -

Nyd Hlie

ARWITE Ainadn 43 NAUVATT

sst P

17}
L]

[ANNNNNNAN

sgraa

PP

‘W a9y

.ﬁm ‘L3 ZyeLe

LUodHYa / %230linS SXUIANNS .
. OMUSIKT 2nOf1AH 5 Iy]
oty o %
0L .
%%
a3avandn =
, \.L».h<r_u>=_n QHLLSIX3 T
A
9 - Olw |~ o
.W ooy sed % s o] W 2 C2
QRLYADH3Y CNY
V2 G30Y49¢0) 38
0L JSA0H SHUSIXI a
i *
= § 2
a - 7
0 ; »
& “
4 $ ¢ ¢ * 2 oy —
kv sBipien oy qino Jo Yovg Yibue sie1e, fx O
5 ‘ANE
v ot 5373 / w3l m -
m H501% 20 e b
] FONVIYYA Sl m
SIv3d 400N U3S0J0Md o
T MY T1QVAOTIY KYK 9,
30Y49 3OVUIAY— ¥,
US'GG 0 UE'TS Y15 INdivISY Y 4
' OTES W 09l V15 30vevo %
S2'v9 IONVIIVA §i O B R
04’70 ¥Y3d 400N UISOJONd Ly
SI'b3 YA JNEVOTIV il 55
” 9S8 A0VHO 3OVHIAV- I
07’55 © 04°¥S WIS INIRISVE o
i OV 1 00°bS HYI5 J9VHVO Q
| S8y ITNVIIYA 1 S X
ollel veld Qb9 %¥3d"JG0Y 4I50400d ¥
i 04'€9 AV MG 1BYAOTIY X9
0L'bS 30959 3vHIAv—
v 9755 9 09')s 8VIs LNIRISVE
04K N 00°P6 8y1s 10YHY0
‘14 60°€9¢
!
\
uejd a)s
peoy Aeg puowiwer /,zg

g a|npayag

6520004 "ON jusd juswdojersg

712



1T UBA DU "oUpuON

aWwn0p 9 B —Zix g “ B
Doy Xowio) gog S ,\\k,\wx b & ML) LR meeng Tmn 1 e _ eRi-zine | £10Z ‘Gig aweasy w0 ublg YIS Buenig
BLLE'CHLOST CEEE V7 ¥ pboy ADG PUSLUWIDH 2 {ZC eaipey 382 nwig
~BuifeAtns pug| - tauang £107_'g MoN sapoay Bulpiing 016l Unjg b yod jpyy jdeoxy
aog IOISARY ‘6169 uDlg ‘unasiq UoIBUEp 'y—-GL UONN0BS ‘Y J07  wonduasn wba puol ABE PUONILDH £1Z€ Avvosd

{'poipas pun panfis x__uc_mtuduirﬁ

(aiowapis jo xang woy)
§26 » qoy5 36006 wnwgnu aboiay

0978 = (6 Mun) qoig ebosopn pevadaly
06'2¢ = (R WMUN} Qo8 PbOIDD pusadoly
07'Z6 = {£ Wun) qois abovy pasadoly
00'cg = uwonpan sjpod joas pesodosy
a2'lg = uopuanly woud jags wmiiro
006 = MBou BUPIG IUDMOKY

BI'CH = OpDI6 pausiuy 36DIAY

OL2G = wpniy (Limby ofivsoay

{HoMARI2 JO NANQ Woy)
P10 = qbfs pERIE WRULXOW abhoay

005 = {g un) qpm ebody posadary
0¢py = (6 $lun) apjs vBDADDH posodely
094G = (§ un) uis eloiny pasodor
OLFG = UolioAsp WDod Jods patodosy

449 u uaGorde Hood Jo0s WNLIKON

00’6 = ubeY Guiping djqomoly

G1'¢s & Wpoab poysuy sbosaay

19'94 = ¥poIo BJMoN abossay

[QRLLT TR ELL VT
§'19 = gpa oliounb wnwixow BDIOAY

005 = (¢ Wun) qajc abbsag pasadosg
35 = (7 4un) qoig obosngy posodosyd
vy = (I 4oy vBbIY posedord
0499 = uoppAdi ynad jool pasodady
02'08 = vepoan Apad Joos WMWHDR
006 = Jubley Buping ojusony
€065 = apbub poysiul) aBbIIAY
D4°¥G s+ 2po2y joimop oboasy

ZHOSHES IUSLWINUSW DUDS o)) pasiap 5ib PUD 319hoal 840 UMOYS RUOQUARIY

*503j0Us Uj 84D UMOUS SUSHDABID DUD $8OUDISIQ

ULl bI0} UBhDPUha
uid 0 pou[yas Leaq sty ‘51D

Hammond Bay Road

ey

200ESA

3BUBEY [t ] TOUpTY
4 £ 4 c9ges ubjd
096€8dIA ubld
% Z L
l
¥ g
. & & = & s
o U RRH GES vma
WM ogma N
pre) @ pasodoid | o | % Buping pusedasg
5% 3 5435 8 ~ yy5 04
Bunsixe oF % o Uf o 9255 DI
7 04 § ors ol H—r K 135 D4
B e T o 836 24 fmw. o LR L tsoa st M ooyg o4 WIS o
B i
by _ j
s 6158 upid
. BUSE
¥ wey
0344 94
198 9N
oli6l upld
v B
i
sy0d
LG 03
4 gyre oy
7}
92801
922y LdIA Ubid
6168 upid
i
£ way

Ld 3[npsyag

S™UILSNTO ONIATING M3N

peoy Aeg puowweH /4zg
§6£000dd "ON jiuiad juswdojerag

Vo
o




iy T .0y Shp BB B
oW
Loty

T8 Gamas 'Y

o 0 0Bg B ) B afmisa

TR BT N RS W U
~soguas oo

DII6ERYTd KT INYS AVILL LIIOKS 4151 o
RV LUOVUAGN NDLONTTIHA VI NOHIE Y 1aT A1 ] 10 SO LU LR L B 1 T G0

R i (o 9§ T beve g 53 5
et S W SALL v asa

uw|d eduospue] ke

L

e L . _ suojjeopjosds eas~
py Avg puowiwey £1z¢ L S L sjemg poymelap

Jfory

owy B 4 - ot e s o e ey
Av rad @ oun :

owd
.y s do)

!-l_.a...ll..d..-_..-”. peronnion) st [ 7
AAA Dy matvany ‘suan Py Ty 091, % “HUMP O B s duj BN Busidbintg 408 i
Bujjjnsueg ¥ ubiesgy sdesuplivy bt o]

el vm e W BLRLRY D S]JO) bt it

o=y

o J.Jﬂ%w/ m>_un.¢v
LIRS mﬂ A

| TR M GG YA . sualealyIede sex -
"

) e S
vmhn LAl T
R WLHV. W{ Aty
Wilew ot
i A

AT

"l

.=;.m
Tl
oty -Gy VAR Jiw..
P e [ s,
"B A{UL el Ui Pl hwce; 34 it

E[j.“. el Y WD B Sdi Sdi
o uorniand ot vt oo e iy " ] wns
iy ot i ifede S UegIadiA 'Jaal RABEANG
A 4 Joad 3oy v oo

A Fag3%0 St A papiasd

§UIGE

Ay Sogund pou ey v VP oy WG
ul.:t.vt'!i!-ll-'..l..i Shop B4 20 45 TER0P 1 1) batA puB E0jeU bo5
ooae Rupung

Z ) T VIO 8 SreA

051 ne) o op eepat Buyemd Borowid
b3 bdrarpun by

“Smeyd w,

SOKUN T 00 i Ay POl SUGMBUTLY 848 BUB A SUB 1Y Slzhu.t.f_.__i:ss..

",
VRIS B e
IS S v (¥
sy

FARTPUTY TRIEITIP pUn Ipac) WY B3 Dt "0 O D IR M wrmumly

Wt o TAp0q BuLIEDS
oD PEEIIBANY “4resk #¥AD
I

g oweueN

peoy Aeg puowiwieH /12

TR Iy

heme
S

A2 9o ~BAUR] AIHIRIT,

i i

, QW\ S

e m
il voquedid

Huiy

‘suopeaytoads

AT TR B
Irose peond mAds pay = yuas pea Ko
i T

!!.2.—. “g

WP B WAL b3 - LR
B0 ) A oy popae 3 1 B PN Y
weiaiy penyls efsuisisy

e e st

gy

;
|

e ey
t

X7
TL5 LT 3

T T
59in ¥ L8A0S BIADI S BYIIIE
T Inl._l..ﬂ:l

<o

_ 47 - M AL o P A baton
L) SR eI TV [ el | ‘ | H P Siauges bonyd w1900 0 30 - raah Bt enyy
T Uw:. T . 8 *
L3 .‘.&Il] .
: e % _|.~«|I|ml gy st o 01 o TavTE e K 18 /.[ol\ . =
= - . R B Y Sy, AR oy Hoe i e llllﬂ_.ﬂ.:ﬂl““q._-«l“._.al.lﬂlll
[t | ods [ER0 {E!Eﬁs-ﬁﬂ S 08 504 10 gl s o Euoriny
Is113uBld . i [k iy
P
i

74

ue]d adeaspue
peoy Aeg puoliue / Lz
O 9Inpayag 6G/000dd "ON Julied juswdojprag




1060 1V MY LNV VI LN e |
YN LR N OMTTELN VI NOLLD S S 4

usiq edesspue]

LT

P Avg puowwey Lize

TE®]

- ey TRy ks
i o s liﬂ.tn. boping]
H1 1A 20 g nrat e o 41

LN G b

b b st e = ire ey - o . o - P . . . w e s

Ve e seme e, -

Bemaavy
R — ! o AU
b B

oy see -
SAUD UO AL HOSID),, JOPAS TP (10 PRSI

s

-nt&\‘ Q%ﬂw;%ﬂ.r

T aryocannyvase

solpuadoad Bumnge wody

W jJuawdojaAap usalos o} |Iejap abpaH
(8
-l
g~
L e
) o o
m 5 o bl T, ﬁ,s.«e:seﬁ
m E ..lfu...: arbmsn rv A B R L YR R ....!u%...nun_...-q.lm\ﬁnh.u‘.u..: h
i LI AH:!\'
m 00U [ i S40eQ H
Q. aaJ1) smnqay
m Jueoiubis 1o uoneso ; ot s st
N .i“;:-!!uauu
< . e
H N DR R Iyt 84 - pebiin
(=]
W. ABMOALIP SS90 10} SHIOM 3)IS
0} S9al) 414 jJudselpe Jo uoneso ﬁﬂ.ﬁ.h.ﬂﬂiﬂ.
o ; /
\I* 3 i 0
ah g o
{ ~ \ A soaJ) Bunsixa 10y 3oe3ul SI vt S

INIT AL3d0¥ud

HLNOS NO 1Iv.13a ¥3ddng
'? SY3UV NOILVOLLIN 33dL

-0 9Inpaydg

ABojoIpAy 2INSUD 0] AJBMSOIg [ ™ s

1
'

peoY Aeg puoliie / 1ZE
66200040 "ON Jiuliad Jusuidojersq

15



P

] * gy oo

v ]
L] V:—.u_ 2ol o vy

g PUCWURH LiZEe 1o=loid RUR] AL 3un ol

SARS PV WWIGAL] Y Y - WG A [ OUITNTN ._u.ﬁ._..nu-e:

swsn e ens . UDI9OC] 19BIG WBIRNG

LIS 1 T 3
e UROE e
k' T L30T

K=l 2 RF R ]

g A0YND aImEI
T Swek 1via o;TS

NOILVAZ TS W_.ﬂ.mw_

I0/dy T

TR )

Tt ATH RS 1ansYe

ZO_._._Q\/MJ

SR ]
0105 J0vEY .._:.45

g g

INOSIH

S e

T = 108 ‘b8 /7 sbuaco [ffp) 98]0adun; ——————
s ol = %SZ = '} 0 w £ svunyie BN W D]
14'bs ggy oo ifp pasqdy —
= — =
— - = — ad
Avisa
WO ® P/ EYOS

I

Z

——

oA

Aot

—

EEa

= |

o Y

-
i

WIIE

E mmj S %@

SR

1uvYa oy auvon

SHINOY LY
nwi_AWII CK1
D05 sk

STTHNPHS  SYI0FIM

ores wny W3 HgAzvE =

et b

el

-

oW

MR IR ol o]

NOILY AT LHBIS,

IS 20vND gansi
i1 ST 30VU0 GG

L2 ?.i.-

Dliddln S uILYIW
¥ NI /4 400 3405 60

20VH0. GIHEHIL
ARG

|mm

=
B
I

|y

BL = U TGy spiade parsmoitn
by okl = Y 3w Sumiep BiesyT—
“iphs 430w you paid

3DIIHYA 1 I

0L¥D AYid SOOI (TROMONS.

A1
TGS

YILE NGVMOTY I

30VUR 03HSTH] JOVI0AY

UDFE 30va0 DHLLHA JDVEIAT

n,

-

5

o,

0

i
i

o

23
g
E
£
z

STHHS BEO1D Utlks T

./|uh¥u THALYATIT Si¥3d 400V 0TS0V

QLT AT B4 JU0F TISKADTYY XVTH-

le DNIQTING

g 2 g uu:_ﬁ_
EAFR )

oo P/ IETYD9

30¥HY THBMIS
FOVH) 0N SIK3

ZO_._.<.>M4m. L=

ovvs A avis v —
sy TRl AT 6% i _ e
l o mm \uqh SVIE L3 ———
4 o Lina
iy — R L A L
5 A WPmk REE T g5tn 0V OIS
2 »_m SIS VA0 ORUGINS;
g = £ |
§ | |
5 I |
- g
- e Y L)
i ol
HRULYATID NOUL] vl 3
for = A
o
6 I
4 ]
; 2 O
b -,
N i
= 2
o

Fx 7

OoF

d aInpayss

65200040 "ON j}iulied Juswdojaraq

suoneAs|3 ‘| Japsn|o Buipjing

peoy Aeg puowiiieH /z€

76



Schedule E

Building Cluster 2, Elevations

Development Permit No. DP000755

3217 Hammond Bay Road
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Schedule G

Development Permit No. DP000755

3217 Hemmond Bay Road

Upgraded SFD, Elevations
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Renovation to Resldence at #3211 Hammond Bay Rd.
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