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AGENDA
DESIGN ADVISORY PANEL MEETING

 
February 28, 2019, 5:00 PM

Board Room, Service and Resource Centre,
411 Dunsmuir Street, Nanaimo, BC

Pages

1. CALL THE MEETING OF THE DESIGN ADVISORY PANEL TO ORDER:

2. ADOPTION OF AGENDA:

3. ADOPTION OF MINUTES:

a. Minutes 3 - 5

Minutes of the Open Design Advisory Panel meeting held in the Boardroom of
the Service and Resource Centre, 411 Dunsmuir Street, Nanaimo BC on
Thursday February 14, 2019.

4. PRESENTATIONS:

a. Development Permit Application No. DP1129 - 4750 Rutherford Road 6 - 18

A development permit application was received from Shape Properties
(Nanaimo) Corp., on behalf of 1854 Holdings Ltd., for the exterior
redevelopment of a commercial rental unit (Unit 143) located within the
Nanaimo North Town Centre Mall. The subject property is legally described as
Lot A of Section 14 and District Lots 14 and 17 and Section 4, Range 4,
Wellington District, Plan VIP66202.

b. Development Permit Application No. DP1126 – 560 Third Street 19 - 58

A development permit application was received from Wensley Architecture Ltd.,
on behalf of Third Street Nanaimo Holdings Ltd., for the development of a
student housing complex comprised of two four-storey buildings (181
residential units and one commercial rental unit) to be located at 560 Third
Street. The subject property is legally described as Section 33, Range 6,
Section 1, Nanaimo District, Plan 630 except Part in Plan EPP32701.



c. Development Permit Application No. DP1128 – 576/580 Rosehill Street 59 - 81

A development permit application was received from Raymond de Beeld
Architect Inc., on behalf of Anayk Home Builders Ltd., for the development of a
13 unit multi-family building to replace two small residential dwellings located at
576/580 Rosehill Street. Lot consolidation is also underway. The subject
properties are legally described as Lots 7 and 8, Suburban lot 32, Newcastle
Townsite, Section 1, Nanaimo District, Plan 1505.

5. ADJOURNMENT:

2



MINUTES 
OPEN DESIGN ADVISORY PANEL MEETING 

 SERVICE AND RESOURCE CENTRE BOARDROOM, 411 DUNSMUIR STREET, NANAIMO, BC 
THURSDAY, 2019-FEB-14, AT 5:00 P.M. 

 

 
PRESENT: Members: Gur Minhas, Chair 

  Daniel Appell 

  Kevin Krastel 
  Charles Kierulf 

  Will Melville 

 
Absent: Frank Basciano 
 Martin Hagarty 

 
Staff: Lainya Rowett, Manager, Current Planning 
 Dave Stewart, Planner, Current Planning 
 Laurie Nielsen, Recording Secretary 

 
 
1. CALL THE OPEN DESIGN ADVISOR PANEL MEETING TO ORDER: 
 

The Open Design Advisory Panel Meeting was called to order at 4:57 p.m. 
 
 
2. ADOPTION OF AGENDA: 

 
It was moved and seconded that the Agenda, be adopted.  The motion 

carried unanimously. 
 
 

3. ADOPTION OF MINUTES: 
 

It was moved and seconded that the Minutes of the Regular Meeting of the Design 
Advisory Panel held in the Boardroom, 411 Dunsmuir Street, Nanaimo, BC, on Thursday, 
2018-DEC-13 at 5:00 p.m. be adopted as circulated.  The motion carried unanimously. 

 
It was moved and seconded that the Minutes of the Regular Meeting of the Design 

Advisory Panel held in the Boardroom, 411 Dunsmuir Street, Nanaimo, BC, on Thursday, 
2019-JAN-10 at 5:00 p.m. be adopted as circulated.  The motion carried unanimously. 

 
 

4. PRESENTATIONS: 
 

(a) Development Permit Application No. DP1127 - 337 Robson Street 
 

Dave Stewart, Planner, Current Planning Section, introduced the project, a five-
storey, multi-family residential building with 31 studio rental units.  Mr. Stewart 
spoke regarding: modular construction form being the first of its kind in Nanaimo, 
site context, zoning, Schedule D amenity requirements, and the possible need for 
an encroachment agreement.  Staff supports the proposed height variance.  
Historically, a development permit application of similar design was approved by 
Council in December of 2010. 
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Ivica Marinic, Architect of Omicron Architecture Engineering Construction Ltd., 
presented the project, accompanied by Mehdi Kamali, Construction Technologist 
of Meridian Group of Companies. Mr. Marinic spoke regarding site context; 
building design (modular building technology, construction methods, and product 
quality), floor plans, and, provided an overview regarding various landscape 
features.  Mr. Marinic noted the following points: 

 Pedestrian and vehicle access is from Robson Street.  

 The building is a modular design which allows increased construction 
speed, as well as quality and consistency of build.  Steel construction.  
Affordable for the market.  Limited maintenance. 

 Hallways, stairwells, elevators - each module/two units across the 
hallways. 

 Pipes and wiring run down the internal hallways. 

 The fifth level has a complete setback on the southwest side that allows a 
patio for use by all building residents. 

 The green roof includes solar panels and landscaping. 

 Exterior building materials include:  metal panels of different finishes and 
profiles. 

 The only wood element is a trellis that will require some maintenance. 

 An art piece is proposed for the south facade. 

 Bicycle storage is proposed for the parking garage.  
 
Panel discussions took place regarding: 

 The possibility of leveling out the parking area. 

 The possibility of re-orienting perhaps reversing the building plan/layout in 
order to step the building back from the street.  

 The possible relocation (lowering) of the public art piece to ensure a more 
human scale. 

 Directional traffic from Franklyn Street and possibly relocating the building 
entrance to the south side of the front façade. 

 Appreciation was conveyed for providing wheelchair accessibility. 

 The angular design of the entrance way roofline out of place for the rest of 
the building. 

 It was also suggested the applicant have a representative at the Council 
meeting in order to provide any clarification regarding this project. 

 It was recommended that communication with BC Hydro happen sooner 
than later to determine the location of the hydro service box. 

 
It was moved and seconded that Development Permit Application No. DP1127 –

337 Robson Street be accepted as presented with support for the proposed building 
height variance.  The following recommendations were provided: 

 Look at flattening out the entrance roof to better match the character of the rest of 
the building. 

 If the public art remains on the south side of the building, consider lowering it to a 
more human scale. 
 

The motion carried unanimously. 
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5. OTHER BUSINESS 
 

(a) Member Term Completions 
 

Lainya Rowett, Manager, Current Planning provided a brief overview of the 
process currently underway advertising for panel members, and invited the at-
large members to submit their applications to Legislative Services for Council 
consideration. 

 
 
6. ADJOURNMENT: 

 
  It was moved and seconded at 5:55 p.m. that the meeting terminate.  The motion 

carried unanimously. 
 
 
 
 
____________________ 
CHAIR 
 
 
 
CERTIFIED CORRECT: 
 
 
 
___________________________ 
CORPORATE OFFICER 
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STAFF DESIGN COMMENT 
 

DEVELOPMENT PERMIT NO. DP001129 – 4750 RUTHERFORD ROAD, UNIT 143 
 
 
Applicant Architect:  MUSSON CATTELL MACKAY PARTNERSHIP 

Owner:  1854 HOLDINGS LTD 

Landscape Architect:  PMG LANDSCAPE ARCHITECTS LTD 

Subject Property: 

Zoning CC3 – City Commercial Centre 

Location 
The proposed development is located within Nanaimo Northtown 
Centre, on the northeast side of the mall facing Uplands Drive. 

Total Area Subject property size: 24.7 ha 

Official Community 
Plan (OCP) 

Map 1 – Future Land Use Plans – City Commercial Centre;  
Map 3 – Development Permit Areas – DPA No. 9 – Commercial, 
Industrial, Institutional, Multi-family and Mixed Commercial / 
Residential Development 

Relevant Design 
Guidelines 

General Development Permit Area Design Guidelines 

 

 
Site Context 
 
The proposed development is located on the exterior of a vacant unit in the southeast quadrant 
of the existing commercial development, Nanaimo North Town Centre (NNTC). NNTC contains a 
variety of commercial businesses, and is surrounded by residential neighbourhoods. 
 
PROPOSED DEVELOPMENT 
 
The applicant proposes to renovate the exterior elevation of NNTC’s Commercial Retail Unit 
(CRU) #143, which is 9,030ft2 in size and located between London Drugs and Fairway Market. 
The application proposes to create a new exterior storefront in an area that currently functions as 
the back of the building. 
 
The proposal also includes: 

 updated pedestrian features; 

 six new parking stalls; 

 new landscape plantings; and, 

 a new loading bay location. 
 
 
Site Design 
 
The application proposes to convert two existing loading bays and a landscaped area into an 
improved sidewalk area and six new parking spaces directly in front of the unit.  The applicant 
proposes to move the loading bay from the front of the building to the side (northwest) of the store 
entrance. The new loading bay requires the existing sidewalk and crosswalk location to be altered, 
with the new layout resulting in a shorter crosswalk between wider sidewalks. Landscaping is 
proposed to separate the new loading bay from the sidewalk.  
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DP001113 – 6361 Hammond Bay Road   Page 2 
Staff Design Comment 

 

Because NNTC currently has a surplus number of parking spaces, the proposed parking is not 
required. However, the new parking spaces and loading bay will use permeable material, as per 
City of Nanaimo Parking Bylaw No. 7266. 
 

Staff Comments: 

 Consider ways to minimize potential conflicts between pedestrian/vehicle movement at 
the new loading bay location  

 Consider reducing the number of surplus parking spaces to allow for further landscaping 
and/ or pedestrian space 

 Consider incorporating accessible parking. 
 

Building Design: 
 
The exterior renovations will create a new storefront for an existing CRU, with an internal 
connection to the mall, in an area that currently acts as a “back of building” loading and waste 
management zone. The new design features glazed doors, large windows, and new exterior 
signage. Finishing materials include brick and an EIFS (exterior insulation finishing system) 
bulkhead with walnut wood soffit. 
 

Staff Comments: 

 Consider adding weather protection over the entrance 
 

Landscape Design 
 
The landscaping plan proposes to add trees and concrete planters along the pedestrian area, and 
two landscape islands. The planters will screen the existing gas meter located on the exterior wall 
near the unit entrance, and the landscape islands provide separation and screening for the 
loading bay and garbage enclosure. Three trees will be placed in front of the new parking stalls, 
and there will be an additional three trees with a variety of shrubs in the raised landscape planters.   
 

Staff Comments: 

 Reconsider the use of specked Pachysandra terminalis (concern over invasive 
tendencies). 

 Consider adding further space for programming of use outside the unit (e.g. public 
seating, display areas, etc.) 

 Consider adding pedestrian scale lighting throughout the updated pedestrian area. 
 
 

PROPOSED VARIANCES 
 
No variances are proposed. 
 
 
MK/
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Approximate Location of 
Storefront Renovation 
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DEVELOPMENT PERMIT NO. DP001126 –560 THIRD STREET 
 
 
Applicant Architect:  DEVON SKINNER, WENSLEY ARCHITECTURE LTD. 

Owner:  THIRD STREET NANAIMO HOLDINGS LTD. 

Landscape Architect:  MACDONALD GRAY 

Subject Property: 

Zoning COR 2 – Mixed Use Corridor  

Location 
The proposed development fronts on Third Street, with Lambert 
Avenue and Howard Avenue flanking the subject property. 

Total Area 1.3ha  

Official Community 
Plan (OCP) 

Map 1 – Future Land Use Plan – Corridor;  
Map 3 – Development Permit Area DPA No. 9 – Commercial, 
Industrial, Institutional, Multi-family and Mixed Commercial / 
Residential Development 

Relevant Design 
Guidelines 

General Development Permit Area Design Guidelines; Harewood 
Neighbourhood Plan Urban Design Guidelines  

 

 
Site Context 
 
The site is located on Third Street, between Howard Avenue and Lambert Avenue in the 
University District. The lot is rectangular in shape and slopes down towards the north, with a 
significant grade change from west to east. At present, the lot contains an orchard of mature fruit 
trees remaining from the lot’s historic use as a farm. There are no buildings or structures on the 
lot. 
 
The property is immediately surrounded by residential uses, including single residential dwellings 
to the north and west, and townhouses to the east. To the south are single residential dwellings, 
and a new development under construction at 525 Third Street which contains student housing, 
multi-family units/ townhouses and ground-level commercial along Third Street. 
 
PROPOSED DEVELOPMENT 
 
The applicant proposes to construct two four-storey apartment buildings, one of which is mixed 
use, with a total of 181 residential condominium units. 511m2 of commercial space is proposed 
adjacent to the plaza between the two buildings, mid-block on the Third Street frontage of Building 
B. The proposed residential units include ±30m2 micro units, ±42m2 studio units, ±57m2 one 
bedroom units, ±87m2 two bedroom units, and one and two bedroom loft units ranging in size 
from ±63m2 to ±102m2.  
 
Background 
 
In 2012, the site was rezoned and the lots to the north were subdivided and developed with single 
residential dwellings.  
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Development Permit Application DP1126 – 560 Third Street 
Staff Design Comment 
Page 2 

 

 
Site Design 
 
The proposed apartment buildings are configured to build a streetscape along Third Street, 
Lambert Avenue, and Howard Avenue. A plaza is proposed between the two buildings on the 
Third Street frontage. 
 
Because of the lot’s sloping topography, retaining walls are proposed to create three tiered 
parking areas. 188 parking spaces are required under the City of Nanaimo Parking Bylaw 
No. 7266, and 211 are proposed, a surplus of 24 parking spaces. Of the proposed parking spaces, 
188 are surface parking spaces and 24 are under-the-building parking spaces (beneath 
Building A). Each building has a loading space, and a total of 100 bicycle parking spaces are 
provided, with 50 spaces in each building. 
 
The plaza between the two buildings is accessible from Third Street by both stairs and a ramp, 
and a walkway leads from the courtyard to an existing pedestrian path that was created as part 
of the subdivision of the single residential lots to the north. 
 
Staff Comments: 

 The Harewood Neighbourhood Plan suggests that buildings with four storeys or more 
should use underground or under-the-building parking. Consider opportunities to reduce 
surface parking / increase under-the-building parking. 

 The Harewood Neighbourhood Plan encourages urban agriculture within the community. 
Consider opportunities to retain existing mature fruit trees, preserve existing site soils, and 
create opportunities for a community garden and/or other forms of urban agriculture. 

 The proposed plaza and onsite walkway are misaligned with the existing pedestrian path 
to the north, and Watfield Avenue to the south. Consider whether there are opportunities 
to bring these features into alignment.  

 Consider opportunities to create cohesion between this development and the new 
development across Third Street. 

 
Building Design: 
 
The two buildings are four storeys in height, with a rectilinear form and a series of “white boxes”, 
intended to break up the building mass and add visual interest. Finishing materials include stucco, 
Hardie panel, metal cladding and concrete. Balconies are included on most building elevations, 
and either ground level or raised patios are included with street accesses to connect to Third 
Street. Building A is located on a significant slope, and has been broken into two sections to follow 
the grade change. Building entrances are provided on all street frontages and from the northern 
parking area.  
 
The commercial unit is located on the ground floor of Building B, and is accessible from the 
courtyard through glass doors with a steel and glass awning. The unit’s design features uniform 
storefront glazing and metal sign lettering mounted to Hardie panel siding. 
 
The buildings also include vertical circulation towers with corrugated metal cladding and windows 
into the stairwells. The towers extend over the roof to accommodate the stairs, elevator and 
enclosed mechanical equipment space. 
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The ground level units in Building A have balconies with glazed railings set atop a retaining wall 
to mitigate the grade change. 
 
The units in Building B fronting on Lambert Avenue are described by the applicant as having a 
“townhome-like feel”, and are differentiated from other units in the development by having 
substantial glazing, and an increased ceiling height to accommodate loft spaces within these 
units. Patio spaces on a retaining wall, raised above street level and accessible by concrete stairs, 
are included for each of these units. 
 
Staff comments: 

 The Harewood Neighbourhood Plan encourages development of properties with historic 
interest in a manner that respects the site’s history. Housing forms, designs, and materials 
that respect and celebrate the rural/agricultural traditions of Harewood are encouraged by 
the Plan. At present, the proposal does not appear to include any elements that reflect the 
site’s agricultural heritage. 

o Consider opportunities to celebrate the site’s history as a five acre farm through 
building design elements, architectural features, public art, and landscaping 
 

 The Harewood Neighbourhood Plan encourages the use of natural building materials 
including wood, stone, brick and metal. Consider incorporating more natural materials into 
the building finishes. 
 

 Consider further ways to break up the rectilinear building form along the Third Street 
frontage e.g. breaks in the roofline; more pronounced building entrances; and further 
distinguish the commercial use. 
 

 Consider further design detail at the corner of Third Street and Howard Avenue. 
 

 Consider ways to better transition the building elevations toward the plaza space between 
Buildings A and B: 

o increase interaction between the plaza and the adjacent apartment units, 
particularly for the units in Building B; 

o break up blank wall building elevations, particularly Building B’s east-facing wall; 
o redesign the stairwell exit doors to function as welcoming entrance/exit points for 

the buildings that interface with the plaza space. 
 

 The Harewood Neighbourhood Plan encourages multi-family building massing to respect 
adjacent building forms, and states that upper storeys should be stepped back when 
placed next to single residential development and walkways. 

o Consider opportunities to step down the building massing to ease the transition 
from single family to multi-family densities. 
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Development Permit Application DP1126 – 560 Third Street 
Staff Design Comment 
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Landscape Design 
 
The landscaping plan can be broken down into three categories: 
 
The parking area includes: 

 Trees in shrub filled landscape islands throughout the parking area; 

 A hedge comprised of Japanese holly and emerald arborvitae lining the drive aisle to 
screen the single residential dwellings to the north; 

 Shrub filled planters lining the north drive aisle. 
 
The street frontage includes: 

 Street trees along the Third Street and Howard Avenue frontages;  

 A lawn area surrounding the street trees on either side of the plaza’s Third Street frontage, 
including the area in front of the commercial unit; 

 Shrub filled landscape planters at the building corners, and surrounding a number of the 
street trees. 

 
The plaza includes: 

 Trees with grates; 

 Interlocking paving stones; 

 Shrub filled planters; 

 Picnic tables; 

 Benches; 

 Bollard lights. 
 

Staff Comments: 

 In recognition of the site’s history and the Harewood Neighbourhood Plan’s policy for 
urban agriculture, consider the use of edible landscaping, retention of existing mature fruit 
trees, and/or the introduction of a community garden space; 

 More details are required to better illustrate the retaining walls and corresponding 
landscape screening; 

 Consider whether the proposed hedge will provide sufficient screening for properties to 
the north; 

 Consider opportunities to enhance the interface between the plaza, the adjacent 
commercial unit, and the apartment entrances; 

 Consider opportunities to enhance the interface between the plaza and the apartment 
entrances; 

 Reconsider the use of Heavenly Bamboo (concern over toxicity to birds). 
 
 
PROPOSED VARIANCES 
 
A building height variance is proposed for Building B. The applicant is to confirm the extent of the 
proposed variance at the Design Advisory Panel meeting. 
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STAFF DESIGN COMMENT 
 

DEVELOPMENT PERMIT NO. DP001128 – 576/ 580 ROSEHILL STREET 
 
 

Applicant/Architect:  RAYMOND DE BEELD ARCHITECT INC. 

Owner:  ANAYK HOME BUILDERS LTD.  

Landscape Architect:  LANARC 

Subject Property: 

Zoning R8- Medium Density Residential  

Location 
The subject properties are located on the north side of Rosehill Street, within the 
Townsite neighbourhood. 

Lot Area 
576 Rosehill- 558m2 
580 Rosehill- 558m2 
Total area- 1,116m2 

Official 
Community Plan 
(OCP) 

Map 1 – Future Land Use Plan – Neighbourhood  
Map 3 –Development Permit Area No. 9 - Commercial, Industrial, Institutional, 
Multiple Family and Mixed Commercial/Residential development 

Relevant Design 
Guidelines 

General Development Permit Area Design Guidelines 
 

 
 
BACKGROUND 
 
The subject area includes two separate properties which will be consolidated into a single lot as 
a condition of the Development Permit. 
 
 
Site Context 
 
The subject properties are long narrow lots with rear yard lane access.  Each property currently 
includes a single residential dwelling which will be removed.  
 
The area between Townsite Road and Bradley Street, inclusive of the subject properties, includes 
a number of small narrow lots which are zoned Medium Density Residential (R8).  A number of 
these lots have been consolidated in order to construct multiple family housing developments; as 
such, the area includes a range of residential densities and lot sizes.   
 
A small commercial plaza located at the corner of Townsite Road and Millstone Avenue provides 
local services within the neighbourhood.  Bowen Park and the Millstream River are approximately 
200m directly south of the subject properties.  The properties are located approximately 15 
minutes (1.2km) from 1 Terminal Avenue, considered the northernmost downtown property. 
 
 
PROPOSED DEVELOPMENT 
 
The proposed development is a four-storey (13 unit) multiple family development. 

The R8 Zone permits a base floor area ratio (FAR) of 1.25 with an additional 0.1m FAR 
available by achieving Tier 1 of the Schedule ‘D’ Amenity Requirements for Additional Density in 
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DP001128 – 576/580 Rosehill Street 
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Page 2 
 

Zoning Bylaw 4500.  The proposed FAR is 1.33 and as such, the applicant proposes to provide 
the amenities required for the additional density such as the following: 

 a letter from a mechanical engineer confirming the building exceeds ASHRAE 90.1 2010 
Energy Standards by 5% or more; 

 public art; 

 plumbing features which use 35% less water than the BC Building Code standard; 

 a water efficient irrigation system; 

 a green roof; and, 

 at least 50% of the site will be covered with a permeable surface area. 

The applicant will be rewarded with additional points required to achieve Tier 1, due to the 
subject property location. 
 
Site Design 
 
Site layout was partially dictated by the existing grade of the properties as well as by lot 
orientation, daylighting, security and access.  The applicant notes, the existing grade drops 
diagonally 3.25m across the site.  To address the grade and avoid basement units, the pedestrian 
access to the apartment building will be via a set of stairs from Rosehill Street.  Low height 
landscaped retaining walls are included within the front yard setback.  An accessible ramp is 
provided to the rear entry of the street.  Short term bicycling parking is available adjacent to the 
stairway; and, long term bicycle parking is provided within the lower floor of the building. 
 
Vehicle access to the site will be from the rear laneway.  Surface and under-the-building parking 
is provided at-grade.  Fifty percent of the parking provided is located under-the-building with the 
remaining 50% is located behind the building.  The proposed site configuration requires variances 
to the front yard setback, lot coverage and off-street parking requirement. 
 
Building Design 
 
The proposed building is a four-storey building with the fourth floor set back from the lower wall 
faces on all sides.  A green roof and rooftop deck space are provided above the third storey.  
While the Townsite neighbourhood does not have any area specific design guidelines, setting 
back the upper storey of a four-storey building is encouraged within other recently developed 
neighbourhood plan design guidelines.  Setting back the upper storey allows for additional 
amenity space, reduces the scale of the building, and increases the availability of daylight to 
adjacent properties. Due to the sloped lot conditions and the preferred 2.74m (9 ft.) ceiling height 
in units, the applicant is requesting a 0.31m height variance. 
 
The front façade of the building is enhanced with a varied building form, a mixture of colours and 
materials and the inclusion of corner balconies.  The centre of the front façade is recessed from 
the adjacent wall face and includes a covered building entrance.  The front entryway is raised 
above the street and accessed by a stairway.   Building materials are predominately Hardi-plank 
with some tile used on either side of the building entrance.   
 
The lower rear portion of the building includes under-the-building parking supported by concrete 
pillars.  Approximately 50% of the lower portion of the structure is open air. 
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Staff Comments: 

 The raised entryway presents challenges in establishing a direct connection to the street 
for the building.  The applicants have worked to address this challenge by reducing the 
front yard setback and including strong entry features and a central stairway. 

 The design of the building and related site lighting needs to address Crime Prevention 
through Environmental Design (CPTED) concerns related to the under-the-building 
parking area and the front façade.  Consideration needs to be given to ensuring that 
illumination of parking area is adequately screened and the appropriate light intensity used 
to avoid negative impacts on neighbours. 

 
Landscape Design 
 
The landscape plan is coordinated with the onsite storm water management plan.  A rain garden 
is provided along the eastern property side lot line.  Landscaping along either side of the paved 
parking area was designed to accommodate surface flow of water.  The green roof also provides 
additional storm water retention. 
 
A water fountain is included within the front yard setback adjacent to the stairway.  The water 
feature takes advantages of the grade by allowing water to cascade down a series of decorative 
retaining walls (tiled mosaic with sculptural metal salmon silhouettes) before being pumped back 
up for re-circulation.  The tiled mosaic feature continues within the adjacent retaining wall and 
stairwell. The two tiers of retaining walls will include landscaping on both levels with trees (Red 
Japanese maple) and patio paving on the upper level. 
 
A low height wooden fence, trees and hedge will screen the parking area from the side property 
lines.  Due to the parking layout and access, no parking is provided along the rear property line 
adjacent to the laneway.  Two separate garbage enclosures will be provided on either side of the 
parking area, directly adjacent to the lane. 
 
Staff Comments: 

 Consider additional design or landscape opportunities to add visual interest or screen 
the front yard retaining walls. 

 Consider lighting within the fountain to add a point of interest to the streetscape. 

 Details on building/site lighting to be provided. 
 
 
PROPOSED VARIANCES 
 
The following variances are for DAP consideration: 

 

Maximum Allowable Lot Coverage 

 

The maximum allowable lot coverage within the R8 zone is 40%.  The proposed lot coverage is 

46%, a proposed variance of 6%. 
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Maximum Allowable Building Height  

 

The maximum allowable building height within the R8 zone is 14m. The proposed building height 

is 14.31m, a proposed variance of 0.31m. 

 

Front Yard Setback 

 

The minimum front yard setback is 6m. The proposed setback is 4.58m, a proposed variance of 

1.42m. 

 

 

The following variance is technical in nature and is not a form and character discussion: 

 

Off-street Parking 

 

The required parking is 20 parking spaces. The proposed parking is 16 parking spaces, a 

proposed variance of 4 parking spaces. 
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