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Modification of Conditions (Home for the
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Bill Landfair

Location

3100 Shore Drive

GPINs

1590004510,1590100553, 1590101535,
1590102542, 1590009984, 1590009705,
1590100956

Site Size

16.88 acres

AICUZ

Less than 65 dB DNL

Watershed

Chesapeake Bay

Existing Land Use and Zoning District

Home for the Aged, Disabled and Handicapped
/ B-4 Mixed Use (Shore Drive Corridor Overlay
District)

Surrounding Land Uses and Zoning Districts
North
Atlantic Ocean / B-4 Mixed Use

South

Shore Drive
Multi-family dwellings, mixed retail / A-24
Apartment, B-2 Community Business (Shore
Drive Corridor Overlay District)

East

Multi-family dwellings / B-4 Mixed Use (Shore
Drive Corridor Overlay District)

West

Multi-family dwellings / B-4 Mixed Use (Shore
Drive Corridor Overlay District)
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Background & Summary of Proposal
•

In 1977, a Conditional Use Permit was granted to the property for a Home for the Aged, Disabled and Handicapped
to operate a Continuing Care Retirement Community.

•

Westminster Canterbury on the Chesapeake Bay (WCCB) has been operating a continuing care campus on Shore
Drive since 1977.

•

Two modifications to the Conditional Use Permit have been granted since 1977. The first in May 1998 allowed the
construction of a 14-story building containing 164 independent living units as well as an additional parking structure.
The resulting additions brought the total unit count to 627, for a gross density of 50 units per acre for the entire
campus. The second modification in June 2008 allowed the construction of a parking structure in the southeastern
corner of the site. This structure resulted in a net gain of 142 parking spaces for the campus.

•

An expansion of the independent living, assisted living, and memory care facilities is proposed. The expansion
includes incorporating adjacent properties into the campus for the construction of two buildings containing up to
217 independent living units, 75 assisted living units, and 48 memory care units. These adjacent properties include
the Casa del Playa Condominiums, the former Lynnhaven Fishing Pier, and a surface parking lot along Ocean Shore
Avenue. Based on the plans for expansion, a Modification to Conditions of the Conditional Use Permit for a Home
for the Aged, Disabled and Handicapped is proposed.

•

The proposed expansion consists of demolishing the existing three-story Casa del Playa condominiums and
constructing a 22-story independent living building on that site as well as the development of a seven-story
healthcare building where the surface parking lot currently exists along Ocean Shore Avenue. The expected
completion date of these improvements is 2025.

•

The proposed 22-story building will contain 217 independent living units and 399 structured parking spaces. This
building has been designed to incorporate the latest design elements for independent living facilities following a
study of similar facilities across the country. Proposed amenities will include two new restaurants, a multi-purpose
room, fitness center and aerobics studio, theater, outdoor terrace, and landscaped gardens. The building will also
feature sustainable design features including solar energy and green roof technologies.

•

The new seven-story healthcare building will be in the southeast corner of the intersection of Ocean Shore Avenue
and Starfish Road and will consist of 75 assisted living units and 48 memory care units. Amenities will include two
restaurants and a fitness room. Fifty-five parking spaces will be provided on-site for this facility.

•

The total number of units provided on the WCCB campus will be 674 independent living units, 75 assisted living units
(85 beds), 48 memory care units (48 beds), and 108 skilled nursing units (108 beds). The total campus will be
serviced by 1,096 parking spaces

•

Two elevated, fully conditioned pedestrian bridges are proposed over Ocean Shore and Avenue and Starfish Road to
provide indoor connections between the proposed buildings and the facilities on the existing WCCB campus. The
pedestrian bridges will maintain a clearance of 18’ from the roadway. These encroachments into the rights-of-way
will necessitate authorization by the City Council. The applicant has indicated that an application for the
encroachment is forthcoming in the coming months in order to pursue this portion of the project.

•

There is an existing 20’ public beach access easement located across Ocean Shore Avenue from the northern terminus
of Starfish Road. WCCB proposes relocating the public beach access easement to their northeastern property line to
accommodate the construction of the independent living building. The public access portion of the relocated
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easement will be 14’ wide, with an additional 6’ that will be utilized for maintenance of the public access easement.
Relocating the public beach access easement will require council action later.

Zoning History
#

Request

2

STC (Kleen Street; Ocean Avenue) Approved 7/12/1995

3

CUP (Residential Multiple Family Dwellings) Approved
11/27/2001

4

CUP (Wedding Chapel) Approved 1/13/2009

5

CUP (Multiple Family Dwellings) Approved 12/3/2002

6

STC (Avenue A; Ocean Avenue) Approved 8/19/74

1

2

1

6

3 5
4

Application Types
CUP – Conditional Use Permit
REZ – Rezoning
CRZ – Conditional Rezoning

MOD – Modification of Conditions or
Proffers
NON – Nonconforming Use
STC – Street Closure

CUP (Home for the Aged, Disabled and Handicapped)
Approved 11/14/1977
MOD (Modification of Conditions) Approved 6/9/1998
MOD (Modification of Conditions) Approved 7/8/2008

FVR – Floodplain Variance
ALT – Alternative Compliance
SVR – Subdivision Variance

LUP – Land Use Plan
STR – Short Term Rental

Evaluation & Recommendation
Staff recommends approval of the proposed Modification of Conditions for the construction of the two buildings
containing up to 217 independent living units, 75 assisted living units, and 48 memory care units, along with the
proposed parking. The development will be consistent with the Comprehensive Plan’s vision for the Suburban Area
Bayfront Community, the goals of which is to preserve and protect the character, economic value, and aesthetic quality
of established neighborhoods. The design of the project is of a high quality that is intended to become an iconic
landmark within the City of Virginia Beach. According to the Senior Housing Advisory Committee, who met with WCCB
in November 2019, there is currently a lack of available higher-end senior living product in the City.
Architectural Design: A narrative submitted with the application states; “Architecture for the two new proposed
buildings at Westminster Canterbury on Chesapeake Bay is a derivative of durable and coastal-friendly materials
blended with the client’s (and residents’) desire for a light and fresh aesthetic suitable for its specific time and place.
Materials are predominantly low-reflectance curtainwall, high-tech coated metal panels (some white and curved, others
wood-looking), and in the lower regions light brick and screening walls. The ground plane will be heavily landscaped
with indigenous plant selections. The gently curving surfaces on both buildings are deliberate and metaphorically linked
to wind and water, salient natural forces in this region and this site. To that end the three dominate forms on the west
façade are shaped to suggest sails, another prominent icon on the waterfront. No single element of the building rises
full height; no two elevations are alike.” In Staff’s opinion, this narrative describes buildings that should complement
and frame the existing campus, while differing considerably from the existing buildings on the property in terms of their
vertical orientation, architectural style, materials and color. The facades are articulated to provide visual interest and
incorporate wall plane projections and recesses to break up the expansiveness of the exterior, façade colors will be low
reflectance and subtle, all of which is consistent with the Shore Drive Corridor Design Guidelines. The extensive
landscaping at the ground plane within generous setbacks will help to anchor the buildings, particularly along the street
frontages. The overall high quality of the projects design, providing a publicly recognized senior living need within the
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community, is in conformance with the Shore Drive Corridor Plan recommendations for focusing on local resident needs
rather than visitor needs.
The applicant is planning to line the critical surfaces of the buildings with “QuietPerf” or similar type product which is an
exterior panel system designed to absorb sound. The panels will be applied to critical ceiling and wall surfaces on the
east side of the independent living building in order to mitigate reflected sounds originating in the dock area. It also will
be applied on surfaces surrounding the emergency power generators that will be located on the extreme southwest
corner of the building near the existing dock area. To minimize the potential for excessive glare from glass reflection,
WCCB has stated that they will utilize low reflective glass that is well below industry standards for what constitutes
problematic levels.
The Landscape Master Plan depicts ample landscaping distributed throughout the site, including large shade trees,
ornamental trees and shrubs, planter boxes and flower beds. Specific plant varieties have not yet been selected.
Shadow Impact: The proposed 22-story tower will be approximately 250’ tall. In conformance with Section 904(d) of
the Zoning Ordinance, there is no maximum height limit for the district, except that no building or structure may exceed
the height limit established by Section 202(b) regarding air navigation. The submitted elevations show buildings
differing considerably from the existing structures in terms of their vertical orientation and architectural style. In
response to potential issues related to shadows cast by the new buildings, particularly the 22-story tower, WCCB’s
architects have submitted a comprehensive shadow study (see synopsis on page 14 of this report). Based on the study,
the greatest impact will be to adjacent properties to the east during the afternoon hours in the months of February and
October. During the summer months, the impact will be considerably less.
FAA Determination: The FAA has conducted an aeronautical study and determined that the proposed 22-story
independent living building will not exceed obstruction standards and will not be a hazard to air navigation. A copy of the
letter is found on page 17 of this report.
Public Beach Access: There is an existing 20’ public beach access easement located across Ocean Shore Avenue from
the northern terminus of Starfish Road. In order to accommodate the construction of the independent living building
WCCB proposes to relocate the public beach access easement to their northeastern property line. The public access
portion of the relocated easement will be 14’ wide, with an additional 6’ in an adjacent service drive that will be utilized
for maintenance of the public access easement. Relocating the public beach access easement will require council action
later. Proposed improvements within the relocated easement will be consistent with the exhibit titled “Public Beach
Access” found on page 12 of this report and will include ornamental tree and shrubs, as well as benches. Planning and
Public Works Staff have reviewed the access and determined it to be consistent with the necessary public requirements.
Pedestrian Bridges: The proposed development includes 2 pedestrian bridges over the public rights-of-way of Ocean
Shore Avenue and Starfish Road, linking the new buildings with the existing buildings on the main campus. The bridges
will maintain a minimum clearance of 18’-0” from roadway to underside of bridge. This is above the 16-foot minimum
standard which is acceptable. Because the proposed bridges will be located over public rights-of-way, the
encroachment must be approved by City Council to permit their location. WCCB has applied for an encroachment
agreement for the bridges but intends to pursue a lease with the City for the bridges after the bridges are constructed.
Both the encroachment and the lease will require council actions at later dates.
Parking: Based on the current number of units, the existing campus currently maintains a parking ratio of 1.12 spaces
per unit. With the proposed development, this ratio will increase to 1.21 spaces per unit. The independent living
building will have 399 parking spaces within its garage and the healthcare building will have 55 surface parking spaces.
In addition, a reconfiguration of the surface parking lot on the main campus, around the circular drive leading to the
main entrance, and a secondary lot adjacent to Starfish Road will increase the yield of surface spaces to 210 spaces. The
existing circulation pattern will remain essentially the same and the restriped parking spaces will be screened from view
by new landscaping. This parking combined with the 432 structured parking spaces on the main campus yields a total of
1,096 parking spaces, exceeding the minimum requirement of 774 spaces. The required parking ratio is based on 1
space per independent living unit; 0.5 spaces per assisted living bed; 0.5 spaces per memory care bed; and 0.3 spaces
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per skilled nursing bed. Providing spaces above the minimum requirement is in part a reflection of the large staff
employed on the campus, according to WCCB, they are currently the 10th largest employer in the City, as well as
concerns raised by the community about the adequacy of parking.
Access and Circulation: The project proposes new entrances from Ocean Shore Avenue and Starfish Road. These
entrances must meet City standards for width. Staff notes that the proposed one-way entrances for the health care
building must be altered to accommodate full turning movements as the current design shows a directional right-in and
right-out configuration. The proposed entrance for the independent living building from Starfish Road must be lined up
with that road as currently there is a slight off-set. The proposed sidewalk along Starfish Road must be located
completely within the right-of-way. With these revisions, to be addressed at site plan submission, the development will
satisfy access standards and vehicular circulation will be adequate. There will be no increase in average daily vehicular
trips over what can be generated by the existing land use today.
Stormwater Management: Given that the development area consists of mostly impervious cover in the existing
condition, the proposed improvements will not result in a significant change to the amount of stormwater runoff
generated by the development. WCCB is considering Low Impact Development (LID) options to reduce runoff and
pollutant loads may be included throughout the site. Infiltration methods such as bioretention, permeable pavers, and
rain gardens may be their primary design goal. However, if the soils are not conducive to infiltration practices, the
applicant has stated they will consider green roofs, stormwater planters, and manufactured treatment devices (i.e.
Filterras) as necessary.
Based on the above, Staff recommends approval subject to the conditions below.

Recommended Conditions
1.

All conditions except for Number 1 attached to the Conditional Use Permit for the Home for the Aged, Disabled,
and Handicapped dated June 9, 1998, shall remain in effect.

2.

The Property shall be developed in substantial conformance with the conceptual site plan entitled “SITE PLAN CUP”, dated November 8, 2019, and prepared by D2 Architecture (the “Site Plan”), a copy of which has been
exhibited to the Virginia Beach City Council and is on file with the Virginia Beach Department of Planning.

3.

The quality of architectural design and materials of the buildings to be constructed on the Property, when
developed, shall be in substantial conformance with the exhibit prepared by D2 Architecture, entitled
“ELEVATIONS - CUP”, and dated October 31, 2019 (the “Elevations”), a copy of which is on file with the
Department of Planning and has been exhibit to the Virginia Beach City Council.

4.

Landscaping installed on the Property, when developed, shall be in substantial conformance with that shown on
the exhibit prepared by WPL, entitled “CONCEPTUAL LANDSCAPE MASTER PLAN”, and dated January 24, 2020
(the “Landscape Plan”), a copy of which is on file with the Department of Planning and has been exhibit to the
Virginia Beach City Council. The exact species of the various types of landscaping shall be determined at final
site plan review.

5.

The Property, when developed, shall not exceed a total of 674 Independent Living units, 75 Assisted Living units,
48 Memory Support units, and 108 Skilled Nursing units. Total parking provided will be 1,096 parking spaces.

6.

Prior to the approval of the construction plans, the applicant shall obtain City Council’s approval for the
encroachment of the proposed pedestrian bridges over Starfish Road and Ocean Shore Avenue.
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7. Prior to the approval of the construction plans, the applicant shall have obtained the approval of City Council to

relocate the existing public beach access easement from its current location at the eastern terminus of Starfish
Road to the proposed new location along the applicant’s northeastern property line.

8.

The applicant shall be responsible for any access improvements deemed necessary by Public Works/Traffic
Engineering Staff, upon completion of the review of the submitted traffic impact study.

Further conditions may be required during the administration of applicable City Ordinances and Standards. Any site plan
submitted with this application may require revision during detailed site plan review to meet all applicable City Codes
and Standards. All applicable permits required by the City Code, including those administered by the Department of
Planning / Development Services Center and Department of Planning / Permits and Inspections Division, and the issuance
of a Certificate of Occupancy, are required before any approvals allowed by this application are valid.
The applicant is encouraged to contact and work with the Crime Prevention Office within the Police Department for crime
prevention techniques and Crime Prevention Through Environmental Design (CPTED) concepts and strategies as they
pertain to this site.

Comprehensive Plan Recommendations
The Comprehensive Plan designates the subject property as part of the Suburban Area Bayfront Community, adjacent to
the Shore Drive Corridor Suburban Focus Area (SFA). This area is characterized by many well-established
neighborhoods, newer high-density residential development, neighborhood and resort commercial uses, significant
parks and open spaces, and proximity to the Chesapeake Bay and Lynnhaven River. The Shore Drive Corridor is an
integral part of the Bayfront Community, extending from North Independence Boulevard to First Landing State Park.
While primarily a residential community, the corridor shares the responsibility of being one of Virginia Beach’s primary
east-west connectors. The area is considered a resort neighborhood and not a resort destination. While it is the most
densely populated area of the City, it is primarily a neighborhood residential area. The general planning goals and
policies in the Comprehensive Plan include preserving and protecting the character, economic value, and aesthetic
quality of the established neighborhoods. The Shore Drive Corridor Plan, which is adopted by reference as an
amendment to the Comprehensive Plan, is more specific about goals. It calls for protecting, restoring and enhancing the
Shore Drive corridor; encouraging development and redevelopment of the corridor as an attractive residential
community; and making improvements to current conditions in the corridor by strategically targeting limited financial
resources.

Natural & Cultural Resources Impacts
The subject property is located within the Chesapeake Bay Watershed and a Resource Management Area of the
Chesapeake Bay Preservation Area. The property is in the Special Flood Hazard Area as shown on the Flood Insurance
Rate Map. Apart from the existing one-story pavilion, all improvements are in the AE (8) flood zone or outside the
Special Flood Hazard Area. The pavilion is in the VE (9) flood zone where the existing structure subject to wave action.
Through discussions with the applicant’s consultant, they are aware that any improvements located in the Special Flood
Hazard Area will have to meet the requirements of the Floodplain Ordinance, Appendix K, City Code, including elevating
the proposed buildings above the base flood elevation with two feet of freeboard. As the site is mostly developed and
consists of impervious cover in the existing condition, there does not appear to be any significant natural or cultural
features associated with the site. A Chesapeake Bay Preservation Area (CBPA) variance will be required for the
construction of the buildings and a Joint Permit Application (JPA) will be required for the new outfalls and improvements
proposed to the shoreline.
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Traffic Impacts
Street Name

Present Volume
33,700 ADT1

Shore Drive
1 Average Daily Trips

Present Capacity

2 as defined by 30

residential
condominiums and 10,301 sf
restaurant

Generated Traffic
Existing Land Use 2 – 1,084 ADT
Proposed Land Use 3 – 781 ADT

36,900 ADT 1 (LOS 4 “D”)
3

as defined by 75 units assisted
living care, 48 units memory care,
and 217 units independent living
care

4

LOS = Level of Service

There are no existing traffic counts available for Ocean Shore Avenue and Starfish Road.
Master Transportation Plan (MTP) and Capital Improvement Program (CIP)
Near the site, Shore Drive is classified as a four-lane divided major urban arterial. The existing roadway infrastructure is
located within an approximate 130-foot right-of-way. The Master Transportation Plan proposes a six-lane facility within
a 165-foot right-of-way. Currently, this segment of roadway is functioning near capacity at a Level of Service D.
Ocean Shore Ave and Starfish Road are considered two-lane undivided local streets. The existing roadway infrastructure
is located within a 60 foot and 80-foot right-of-way, respectively. They are not on the City’s Master Transportation Plan.
There is a roadway Capital Improvement Program project slated for this area. Shore Drive Corridor Improvements Phase
III (CIP 2-117) will improve vehicular and pedestrian traffic flow as well as safety in the roadway and intersections.
Storm drainage will be improved, and eight-foot-wide sidewalks will be provided with on-street bike lanes. The limits of
the project extend from Vista Circle through the Great Neck Road intersection.

Public Utility Impacts
Water
The proposed development must be connected to City water. Existing water services may be used or upgraded to
accommodate the proposed development. Each parcel must be individually metered with separate meters from
residential and commercial use. There is an existing 16-inch City water transmission main along Shore Drive and two
existing 10-inch water mains along Starfish Road.
Sewer
The proposed development must be connected to City sanitary sewer. Each parcel must have an individual and
exclusive sewer connection. There is an existing 10-inch City sanitary sewer gravity main which increases to a 12-inch
along Shore Drive; there is an existing 16-inch HRSD force main along Shore Drive; and there is an existing 8-inch City
sanitary sewer gravity main along Starfish Road.

Public Outreach Information
Planning Commission
•

The applicant met with the Bayfront Advisory Commission as well as members of the Shore Drive Coalition of
Civic Leagues on November 21, 2019 to discuss the details of the request. According to City Staff in attendance,
comments were generally positive, and no major concerns were raised. A second meeting with the Shore Drive
Coalition of Civic Leagues was held on February 24, 2020. Concerns raised at that meeting include building
height and relocation of the beach access easement.
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•

The applicant also met with residents of the Starfish Shores Condominiums and Bayview Villa Condominiums on
November 19, 2019, residents of Ocean Shore Condominiums on December 17, 2019, and the Lynnhaven Colony
Civic League on February 8, 2020. To date, Staff has received one letter in support and eight letters in
opposition. Concerns raised include building height, beach access easement, parking, and traffic.

•

As required by the Zoning Ordinance, the public notice sign(s) was placed on the property on February 10, 2020.

•

As required by State Code, this item was advertised in the Virginia Pilot Beacon on Sundays, February 23, 2020
and March 1, 2020.

•

As required by City Code, the adjacent property owners were notified regarding the request and the date of the
Planning Commission public hearing on February 24, 2020.

•

This Staff report, as well as all reports for this Planning Commission’s meeting, was posted on the Commission’s
webpage of www.vbgov.com/pc on March 5, 2020.
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Proposed Site Plan
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Proposed Landscape Master Plan
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Proposed Elevations
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Proposed Public Beach Access Exhibit
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Proposed Pedestrian Bridges
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Four Season Solar Study – Greatest Impact

EXISTING CAMPUS

PROPOSED CAMPUS

Westminster Canterbury on Chesapeake Bay
Agenda Item 4
Page 14

Site Photos
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Previous Conditions of Approval

The Modification of the Conditional Use Permit for a Home for the Aged, Disabled and Handicapped was approved
by the City Council on July 8, 2008. The Modification has three (3) conditions:
1.

All conditions with the exception of Number 1 attached to the Conditional Use Permit granted by the City
Council on June 9, 1998 remain in effect.

2.

Condition Number 1 of the June 9, 1998 Conditional Use Permit is deleted and replaced with the following:
a. The parking structure shall be developed substantially in accordance with the submitted “SITE PLAN
DIAGRAM AND CONCEPTUAL SITE PLAN – WESTMINSTER CANTERBURY” prepared by WPL Landscape
Architects Land Surveyors Civil Engineers, dated April 1, 2008. Said plans have been exhibited to the
City of Virginia Beach City Council and are on file in the Planning Department.
b. The parking structure shall be constructed substantially in accordance with the submitted
“PERSPECTIVE PLANS LABELED 1-3, ELEVATIONS LABELED 4, SITE PLAN LABELED 5, AND LEVEL ONE,
TWO, AND THREE LABELED 6, 7, AND 8” prepared by SFCS, dated March 27, 2008. Said plans have
been exhibited to the City of Virginia Beach City Council and are on file in the Planning Department.
c. Trees on the site shall be preserved to the greatest of the applicant’s ability substantially in
accordance with the submitted “TREE PRESERVATION PLAN – WESTMINSTER CANTERBURY”, prepared
by WPL Landscape Architects Land Surveyors Civil Engineers, dated May 14, 2008. Said plans have
been exhibited to the City of Virginia Beach City Council and are on file in the Planning Department.

3.

The applicant volunteers to make a donation to the City’s Tree Restoration – Shore Drive Area Trust Fund in
the amount of $4,000 to partially offset the loss of live oak (Quercus Virginia) trees on the property to be
developed.

The Conditional Use Permit for a Home for the Aged, Disabled, and Handicapped was approved by the City Council
on June 9, 1998. The Conditional Use Permit has five (5) conditions:
1. The Conditional Use Permit is approved for the addition of a four-level parking structure, 164 independent
living units, and minor revisions to the existing structure, as depicted on the submitted site plan.
Development shall substantially conform to the site plan prepared by SFCS Architects and on file with the
Department of Planning.
2. Prior to final site plan approval, more detailed architectural renderings, elevations, and materials and color
samples shall be submitted for review and approval by the Planning Director or designee, to ensure
compatibility with the existing senior housing facility and the surrounding area.
3. The applicant shall be responsible for any access improvements deemed necessary by City Traffic Engineers,
upon completion of the review of the submitted traffic impact study.
4. Revisions to the depicted infiltration system configuration(s) may be required in conjunction with final site
plan review.
5. The parking structure design shall include walls at each level of sufficient height to screen automobile
headlights, to prevent glare onto adjacent properties.
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FAA Letter
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FAA Letter
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Disclosure Statement
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Disclosure Statement
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Disclosure Statement
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Disclosure Statement
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Disclosure Statement
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Next Steps
•

Upon receiving a recommendation from Planning Commission, this request will be scheduled for a City Council
public hearing. Staff will inform the applicant and/or their representative of the date of the hearing in the
upcoming days.

•

Following City Council’s decision, the applicant will receive a decision letter from Staff.

•

Once the conditions of approval are in place and/or completed, the applicant must contact the Zoning Division
of the Planning Department to obtain verification that the conditions have been met. Contact the Zoning
Division at 757-385-8074.

•

If the request requires land disturbance and/or a subdivision of property, please contact the Development
Services Center (DSC) to discuss next steps for site plan/plat review. Contact the DSC at 757-385-4621 or the
Development Liaison Team at 757-385-8610.

•

Please note that further conditions may be required during the administration of applicable City Ordinances and
Standards. Any site plan submitted with this application may require revision during detailed site plan review to
meet all applicable City Codes and Standards. All applicable permits required by the City Code, including those
administered by the Department of Planning / Development Services Center and Department of Planning /
Permits and Inspections Division, and the issuance of a Certificate of Occupancy, are required before any
approvals allowed by this application are valid.

•

The applicant is encouraged to contact and work with the Crime Prevention Office within the Police Department
for crime prevention techniques and Crime Prevention Through Environmental Design (CPTED) concepts and
strategies as they pertain to this site.
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