

 

AGENDA
DESIGN ADVISORY PANEL MEETING

 
May 23, 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 of Meeting held 2019-MAY-09

Minutes of the Open Design Advisory Panel meeting held in the Board Room of
the Service and Resource Centre, 411 Dunsmuir Street, Nanaimo BC on
Thursday 2019-MAY-09. 

[Document to be distributed on Addendum]

4. PRESENTATIONS:

a. Development Permit Application No. DP1133 - 930 Terminal Avenue 2 - 21

A development permit application (DP1133) was received from Joyce Reid
Troost Architecture on behalf of Red Hare Realty Development Ltd., for a
proposed 32 unit multi-family residential development at 930 Terminal Avenue. 
The subject property is legally described as Lot 1 of Lots 96B and 96G
Newcastle Reserve, Section 1, Nanaimo District, Plan EPP80711.

b. Development Permit Application No. DP1136 - 470 Franklyn Street 22 - 40

A development permit application (DP1136) was received from Raymond de
Beeld Architect Inc. on behalf of Freedom 56 Investments Ltd., for a proposed
9-unit multi-family residential development (rental) at 470 Franklyn Street.  The
subject property is legally described as The Southerly 92 feet of Lot 3, Block
27, Section 1, Nanaimo District, Plan 584 except that part in Plan 221R.

5. ADJOURNMENT:



STAFF DESIGN COMMENT 
 

DEVELOPMENT PERMIT NO. DP001133 – 930 TERMINAL AVENUE 
 
 

Applicant/Architect:  JOYCE REID TROOST ARCHITECTURE 

Owner:  RED HARE REALTY DEVELOPMENT LTD. 

Landscape Architect:  4 SITE LANDSCAPE ARCHITECTURE 

Subject Property: 

Zoning COR2- Mixed Use Corridor  

Location 
The subject property is located on the northeast side of Terminal Avenue, 
abutting St. George Ravine Park to the north. 

Lot Area 2,746m2 

Official Community 
Plan (OCP) 

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

Newcastle + Brechin 

Neighbourhood Plan 
Mixed Use Corridor 

Relevant Design 
Guidelines 

General Development Permit Area Design Guidelines 
Downtown Urban Design Plan and Guidelines  

 
 
BACKGROUND 
 
The development permit is required to consider the development near the watercourse and the 
overall form and character of the proposed development.  The Design Advisory Panel is requested 
to comment on the form and character of the development only. 
 
The subject property is located within the Newcastle + Brechin Neighbourhood Plan area.  The 
neighbourhood plan encourages mixed use developments with ground floor uses that  invite 
public activity and residential uses above in four to six-storey building forms along Terminal 
Avenue North. 
 
Site Context 
 
The subject property is located on the corner of Terminal Avenue North and Cypress Street.   
The site is currently undeveloped, the majority of the lot is cleared, with a natural area abutting 
the rear and both side property lines.  St. George Creek runs behind the property, in a west to 
east direction.  The site is somewhat constrained by the watercourse setback from the top of the 
creek bank and the unique property shape.  The site slopes approximately 4m from the northeast 
to southwest. 
 
The property is bordered by St. George Ravine Park to the north, the Colonial Motel to the west, 
a three storey apartment building on Cypress Street to the east and Terminal Avenue to the 
southwest.  A number of other multi-unit residential and commercial uses exist within the 
surrounding area. 
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PROPOSED DEVELOPMENT 
 
The proposed development includes 32 residential units, a café restaurant and two levels of 
under-building parking.  Residential units include three-storey townhouse live/work units along 
Terminal Avenue with the remaining condominium units located above the first storey.  The café 
will be located on the corner of Terminal Avenue and Cypress Street.  The development also 
includes a rooftop garden and club room for the residents. 

The applicant is proposing to use Tier 1 of Schedule D in Zoning Bylaw 4500 in order to achieve 
additional density including amenities such as: 

 Public art; 

 A green roof; 

 Street trees and on site tree planting; 

 A rain garden; and 

 Plumbing features which use 35% or more less water than the BC Building Code. 

Site Design 
 
The proposed development celebrates the site’s prominent location by including a pedestrian 
level plaza to support the café use on the corner.  Access to the partially in-ground parking will be 
provided from Terminal Avenue.  Commercial parking spaces are provided outside of a controlled 
access gate that leads to the secure residential parking area.  Garbage is enclosed within a 
separate room between the commercial and residential parking.  
 
The majority of the building is setback 3m, the minimum required setback in the zone, from 
Terminal Avenue.  The 3m front yard setback addresses the Newcastle + Brechin Neighbourhood 
Plan which encourages a minimum 1m setback in Corridors in order to provide opportunities for 
landscaping, canopies, street furniture and other street side accessories. 
 
Individual patio entries are provided from the three townhouses on Terminal Avenue, while the 
primary building entrance is identified by a stairway which connects directly to the sidewalk.  The 
prominence of the four separate pedestrian entryways adds street presence to the building and 
encourages pedestrian activity along Terminal Avenue. 
 
A portion of rear of the property will remain undeveloped due to the proposed 7.5m watercourse 
setback. 
 
Staff Comments: 

 The commercial parking area is located on the opposite side of the site area as the 
proposed commercial use.  Access from the parking area to the commercial unit is 
inconvenient.  Consider opportunities to enhance wayfinding and connectivity from the 
parking area to the public sidewalk and commercial unit. 

 Consider accessibility of refuse receptacles. 
 
Building Design 
 
The Newcastle + Brechin Neighbourhood Plan encourages: 

 a strong overall building form with a simple material palette emphasizing natural 
materials; 
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 texture, rhythm and visual interest on large scale building facades using balconies, 
awnings, overhangs and glazing patterns; 

 architectural elements and detailing which contribute to the overall building massing; and  

 weather protection, landscaping and architectural detail at the street level to maintain a 
pedestrian scale and interest for taller building forms. 

 
The proposed five-storey building responds well to the design guidelines.  The majority of the 
building is clad with Hardie Panel.   Stonework is used to define the lower floors of the townhouse 
units and the café entrance.  The townhouse units are further defined by projecting wood elements 
which add visual interest to the building, provide separation between the units, and create a visual 
setback between the lower townhouse units and the upper apartment storey above the units.  All 
balconies are covered and the corner balconies are recessed and enhanced with a canopy 
element. 
 
Colour is used to highlight principal entry points to the building, and a canopy is provided above 
the principal building entrance and the proposed café.  Due to site grading the primary residential 
entrance is accessed from a prominent stairway which projects to the property line. 
 
The east elevation (facing Cypress Street) includes a raised outdoor amenity area for building 
tenants which has a direct connection to the street.  The stone treatment wraps around the 
commercial unit and is replaced by the exposed wall of the parkade.  Balconies and a mixture of 
material treatments add variety to the remaining façades. 
 
Staff Comments: 

 The Newcastle + Brechin Neighbourhood Plan recommends the upper storeys of the 
building be setback 2.2m from the lower four storeys in order to provide variety along the 
street, opportunities for outdoor spaces and landscaping and reduce shadowing.  The 
upper storey is not technically setback; however the projecting wood elements create the 
appearance of an upper storey setback.  Consider if the building design meets the intent 
of the design guidelines.  

 Consider adding architectural detailing, continuing the stone cladding or public art to 
address the exposed parkade wall face. 

 
Landscape Design 
 
The principal landscape feature on the site is the hardscape patio established to support the 
proposed café at the corner of Terminal Avenue and Cypress Street.  The patio can be accessed 
from Terminal Avenue by way of a wooden bridge located over a narrow raingarden which 
separates the patio from Terminal Avenue.  The patio area includes a semi-circular coffee bar 
feature which focuses on a planted rose garden, raised planter beds and a small existing tree to 
be retained.  A large deciduous shade tree highlights the corner of the property.  Three other 
similar sized shade trees are to be provided along the street frontage in front of the townhouse 
units.  The Newcastle + Brechin Neighbourhood Plan encourages street furniture, in addition to 
the café seating in the patio area, the landscape plan includes a bench in front of the building 
near the principal building entrance.  
 
A rear portion of the yard will remain in its natural state and be fenced with a 1.2m high split rail 
fence to protect the riparian area adjacent to the watercourse.  A softscape path connects the 
rear of the property from the loading bay to the west to the patio in the southeast corner of the 
site.  A second larger raingarden will be located to the rear behind the access drive aisle.  A raised 
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landscape area is located behind the building which includes lawn space, raised planters, seating 
and a rooftop pavilion.  The rear portion of the western side yard will be separated from the patio 
area and adjacent property by a gated 1.6m high solid-wood fence. 
 
Staff Comments: 

 The site plan includes a door from the underground commercial parking area to the 
sidewalk.  The landscape plan does not show the doorway and includes heavy planting 
adjacent to the proposed doorway location.  Consider connectivity from the parking area 
to the sidewalk, café and patio area.  

 Consider a larger use of native plants within the rear property to further support species 
habitat within the riparian area. 

 Public art will be included within the patio space, but a public art design concept has not 
yet been submitted.  Consider providing recommendations for how public art may be 
incorporated into the landscape plan and building design. 

 
 
PROPOSED VARIANCES 
 
Maximum Building Height 
 
The maximum allowable building height is 18m.  The proposed building height is 18.6m, a 
proposed variance of 0.6m. 
 
Due to the site grading, the limited building footprint and the two levels of under building parking 
provided the applicant is requesting a minor height variance of 0.6m 
 

Watercourse Setback 

 

The required setback from the top of bank of the creek is 15m.  The proposed watercourse leave 

strip setback is 7.5m, a proposed variance of 7.5m 

 

Off-street Parking 

 

The required parking is 56 parking spaces. The proposed parking is 54 parking spaces, a 

proposed variance of 2 parking spaces. 

 

The maximum percentage of small car parking spaces is 40% of the required parking.  The 

applicant is proposing 46% of the parking as small car spaces, a proposed variance of 6%. 

 

The Watercourse Setback and Off-Street Parking variances are technical in nature and are not 

part of the form and character design discussion.  
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930 TERMINAL AVE | PROJECT DESCRIPTION

February 23, 2019

The proposed mixed use 32 unit residential project was designed to be set into the hillside, utilize the
views of the water and add to the neighborhood character with bold architectural forms along
Terminal Avenue and a community café on the corner.

Bold architectural forms are used to create movement and give the development an “identity” along
Terminal Ave. A variety of materials are used to add texture, create scale and further define a
residential atmosphere.

Neighborhood Context

Currently the lot is undeveloped. To the north is a minimally used natural area. A 3 storey Muilt family
building sits to the east and a 2 story small hotel sits to the west. The frontage is along Terminal Ave.

Proposed Building Designs:

32 Residential Units
o Unit Design

Unit plans designed to maximize light with corner windows and views of the
water when possible
3 Storey Live/Work Townhomes along Terminal Ave.

Two Level Underground parkade/ bike parking
o Access into the parkade level one right off access lane (level 1 is commercial and

residential parking), a speed ramp takes cars down to the lower level of parking
o Elevators provide access into the residential levels.
o Covered bike parking located in parkade

Podium Roof top Garden
o Located on west side with the potential for views of the water
o Communal outdoor space for tenants to enjoy

Club room
o Located adjacent to the podium garden
o Area designed to promote and foster community, provide residents opportunity to

have larger gathering

Café
o Located on a prominent corner with access to the public outdoor space

Character & Form

Overall Massing
o The building is shaped to maximize views
o Density is focused towards the view and reduced building height along Terminal

R E C E I V E D

D P 1 1 3 3

2019-MAR-05
C u r r e n t  P l a n n i n g
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o Café is located at the prominent corner of the site and adjacent to the public outdoor
space

Townhomes along Terminal:
o Creating an appropriately scaled building form along Terminal with 3 storey

townhomes with live/work spaces along the ground level. This program is consistent
with the many small businesses currently housed in small buildings along Terminal

o Private entries along Terminal Ave, direct entry through the parkade and additional
access through the building corridor

o Bold tilted forms are used on the townhomes to create rhythm and movement on
the building.

Bold architectural forms are used to create a unique building identity

The colour “orange” is used strategically to highlight/mark entry points into the building

Official Community Plan Sustainability

The proposed development addresses the official community plan through building density,

adjacency to a transportation corridor and developing a corner café along the ground level to

strengthen the already existing commercial centre.

o A corner café is proposed on the corner to activate the ground floor of the building
and provide the local residents an area to gather

“These communities offer safe and convenient opportunities to walk, cycle or take public
transit . . . Inherent in this approach is increased housing density to generate a population
base that will support commercial services, other utilities and the provision of public transit
. . .this approach requires support for mixed use development so that a variety of uses can
be found within a convenient distance and an investment in alternative modes of
transportation including pedestrian and cycling trails which connect one place to another.”

o The proposed development is adding housing density along a highly used
transportation corridor

o Proposed location is within walking distance to the future waterfront walking paths
& a number of local parks

o The proposed corner café will further strengthen a highly visited commercial centre
encouraging alternative modes of transportation

Supporting Brechin & Newcastle Community Plan

o The building is massed to maximize the number of units that have views.
o Creating Neighborhood gathering places: Café located on the corner with a

generously sized outdoor space for people to gather
o The building is located on a prominent community corner

The corner is highlighted with a community café, public outdoor space
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Variance Rationale:

Watercourse Setback Reduction: 15M to 7.5M
o The property is described in the biologist report as having “low aquatic habitat

values, and moderately low terrestrial habitat values
o Without a reduction the site would be extremely difficult to develop

Over height Building
o 2 levels of parking are required, gaining access into the parkades restricts the amount

the building can go into the ground
o The parking footprint is limited because of the required watercourse setback

Parking Variance 1 stall reduction
o Due to the tight site and required watercourse setback, there is a limited area for

parking. The site’s inherent location makes it an attractive location for people to

walk, bike or utilize public transportation

o The building is located along the most accessible bus lines
o Access to many commercial services
o The unusually shaped site restricts the amount of parking
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STAFF DESIGN COMMENT 

DEVELOPMENT PERMIT NO. DP001136 – 470 FRANKLYN STREET 
 
 
Owner:  FREEDOM 56 INVESTMENTS LTD. 

Applicant / Architect: RAYMOND DE BEELD ARCHITECT LTD. 

Landscape Architect:  FRED BROOKS 

Subject Property: 

Zoning DT2 - Fitzwilliam  

Location 
The subject property is located on the north side of Franklyn Street 
between Selby Street and Wesley Street. 

Total Area 419m2 

Official Community 
Plan (OCP) 

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

Neighbourhood or 
Area Plan 

Nanaimo Downtown Plan 

Relevant Design 
Guidelines 

Downtown Urban Design Plan and Guidelines 
General Development Permit Area Design Guidelines 

 

 
Site Context 
 
The subject property is a small lot in the Old City Neighbourhood currently occupied by an older 
single residential dwelling.  The surrounding neighbourhood is a mix of commercial and residential 
uses. 
 
 
PROPOSED DEVELOPMENT 
 
The applicant is proposing to construct a four-storey residential building with under-the-building 
parking at ground level.  A total of nine residential units are proposed, including six 1-bedroom 
units and three 2-bedroom units.  A rooftop amenity space including a patio, gardens, and elevator 
and staircase access is proposed. 
 
The proposed building’s gross floor area is 331m2 and the floor area ratio (FAR) is equal to 0.79, 
within the maximum permitted FAR of 2.3. 
 
Site Design 
 
The proposed building is sited adjacent to the west property line, taking advantage of the 0m side 
lot lines in the DT2 zone and providing an adequate drive aisle on the east side of the property.  
All six required parking spaces are provided below the building with access at ground level.  
Pedestrian access will be adjacent to the drive aisle entrance on Franklyn Street.  A garbage 
enclosure is proposed at the north end of the drive aisle and the parking area and will be gated 
at night for security reasons. 
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DP1136 – 470 Franklyn Street  Page 2 
STAFF DESIGN COMMENT 

Staff comments: 

 Provide details on the gate proposed at the drive aisle entrance. 
 
Building Design: 
 
The building design is emphasized vertically with a reduced building footprint on the small lot.  
The building is oriented towards the east with no units on the west side of the building.  No 
balconies are provided due to the constrained nature of the lot, but the building maintains a 
residential character.  Large windows and projecting features provide articulation along the east 
elevation, as well as portions of the north and south elevations.  Building materials generally 
consist of concrete blocks, fiber cement panels, and horizontal wood cladding.  The west elevation 
will include coloured glass fins and metal shadow castings to provide visual interest. 
 
The ground floor of the building will contain a common lobby, a utility room, and bicycle storage.  
The residential units will be on the upper floors.  A flat roof allows for a rooftop amenity space 
including green roof features.  The elevator and stair access to the rooftop accentuate the 
southwest corner of the building. 
 
Staff comments: 

 Consider continuing the articulation present on the east elevation to the street-facing south 
elevation. 

 Consider design options to break up the vertical wall on the south exterior of the elevator 
shaft. 

 
Landscape Design 
 
Landscaping on the site is limited to within the front yard and the green roof.  The ground level 
landscaping will include rows of evergreen shrubs and a tulip tree.  The green roof will include 
different ground cover vegetation with shallow soil. 
 
Staff Comments: 

 Provide landscaping adjacent to the garbage enclosure at the rear of the site. 
 
 
PROPOSED VARIANCES 
 
Maximum Building Height 
 
A variance is requested to increase the maximum building height from 12m to 15.2m.  The 
additional height is requested in order to accommodate the elevator and stair access to the rooftop 
amenity space. 
 
 
 
 
\\\PROSPERO\PLANNING\DEVPERMIT\DP001132\WORD DOCS\DP1132 Staff Design Comment, ln.docx 
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