
 
 

AGENDA
DESIGN ADVISORY PANEL MEETING

 
June 25, 2020, 5:00 PM

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

Pages

1. CALL THE MEETING TO ORDER:

[Note:  This meeting will be video recorded for the public.]

2. ADOPTION OF AGENDA:

3. ADOPTION OF MINUTES:

a. Minutes 2 - 3

Minutes  of  Design  Advisory  Panel  meeting  held  in  the  Boardroom of  the
Service and Resource Centre, 411 Dunsmuir Street, Nanaimo BC, on Thursday
2020-JUN-11.

4. PRESENTATIONS:

a. Development Permit Application No. DP001187 - 550 Brechin Road 4 - 25

A development permit application was submitted by 1228590 BC Ltd., for the
development of a four-storey, multi-family residential building (87 market share
rental  units),  with  underground  parking.  The  subject  property  is  legally
described as Lot 12, Section 1, Nanaimo District, Plan 12987.

b. Development Permit Application No. DP001190 - 1300 Junction Avenue 26 - 46

A development permit application was submitted by 1228581 BC Ltd., for the
development of a group of three, four-storey, multi-family residential buildings
(213  market  share  rental  units),  with  underground  parking.  The  subject
property is described as Section 27, Range 17 of Section 7, Nanaimo District,
Plan 1332, except part in Plan 3212 RW and VIP84370.

5. OTHER BUSINESS:

6. ADJOURNMENT:



MINUTES 
DESIGN ADVISORY PANEL MEETING 

BOARD ROOM, SERVICE AND RESOURCE CENTRE 
411 DUNSMUIR STREET, NANAIMO, BC 

MONDAY, 2020-JUN-11, AT 5:00 P.M. 
 

 
PRESENT: Members: Charles Kierulf, Chair 

  Tony James (joined electronically) 

  Steve Johnston (joined electronically) 

  Kevin Krastel (joined electronically) 

  Marie Leduc (joined electronically) 

  Gur Minhas (joined electronically) 

  Kate Stefiuk (joined electronically) 

 
Absent: Gur Minhas 
 Councillor Tyler Brown 

 
Staff: L. Rowett, Manager, Current Planning Section 
 C. Horn, Planner, Current Planning Section 
 L. Nielsen, Recording Secretary 

 
 
1. CALL THE DESIGN ADVISORY PANEL MEETING TO ORDER: 
 

The Design Advisory Panel Meeting was called to order at 5:05 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 Meeting, held in the Boardroom, Service and Resource Centre, 411 Dunsmuir 
Street, Nanaimo, BC, on Thursday, 2020-MAY-28 at 5:00 p.m. be adopted as circulated.  The 
motion carried unanimously. 

 
 
4. PRESENTATIONS: 
 

(a) Development Permit Application No. DP1184 – 558 Medea Way 
 
Caleb Horn, Planner, Current Planning Section introduced the project. 
 
Presentations: 
 
1. Jerry Ellins, Architect of Ellins Architect Inc., accompanied by Bodil Ellins, 

presented the project.  The presentation addressed site and neighbourhood 
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context, building siting, architectural details, exterior materials, site lighting, 
vehicle parking, carports with green roof feature, and bike storage. 

 The proposed two-building, six-unit townhouse development is 
intended to fit the affordable housing market. 

 Proposed variances include yard setbacks, lot coverage, landscape 
buffer and parking. 

 
2. Corinne Matheson, Landscape Designer of Mystic Wood Landscape 

Architecture, presented the Landscape Plan and spoke regarding site layout, 
proposed native plant palette, rooftop gardens (carports), lower level patio 
area screening and the internal courtyard area. 
 

Panel discussions took place regarding: 
 

 Tree species chosen for the site; and proposed indigenous plantings 

 Lane direction, parking area and security from the lane 

 The courtyard area size, layout and its intended use 

 The current street parking condition along Medea Way 

 Possible addition of detailing to the centre roof of both buildings 
 

 It was moved and seconded that Development Permit Application No. DP1184 be 
accepted as presented with support for the proposed variances.  The following 
recommendation was provided: 
 

 Consider providing further detailing on gable ends and/or window trims, as 
recommended by the Old City Design Guidelines, per Staff’s comment. 

 
The motion carried unanimously. 

 
 
5. ADJOURNMENT: 

 
  It was moved and seconded at 6:02 p.m. that the meeting terminate.  The motion 

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

DEVELOPMENT PERMIT APPLICATION NO. DP001187 – 550 BRECHIN ROAD 
 

 

 
Applicant:  WESTURBAN DEVELOPMENTS LTD. 

Architect:  THUJA ARCHITECTURE & DESIGN 

Landscape Architect:  LAZZARIN SVISDAHL LANDSCAPE ARCHITECTS 

Owner:  1228590 BC LTD. 

 

 
SUBJECT PROPERTY AND SITE CONTEXT 
 

Zoning R8 – Medium Density Residential 

Location 
The subject property is located on the north side of Brechin Road, 
adjacent to Beach Drive and the BC Ferries Departure Bay Terminal. 

Total Area 0.52ha 

Official 
Community Plan 
(OCP) 

Map 1 – Future Land Use Plan – Neighbourhood 
Map 3 – Development Permit Area DPA No. 5 – Steep Slope 
Development; and Development Permit Area DPA No.  9 – Commercial, 
Industrial, Institutional, Multiple Family, and Mixed Commercial / 
Residential Development  

Relevant Design 
Guidelines 

General Development Permit Area Design Guidelines; 
Newcastle + Brechin Neighbourhood Plan Urban Design Framework and 
Guidelines; and Steep Slope Development Permit Area Guidelines 

 
The subject property is a forested and steeply-sloped lot in the Newcastle + Brechin 
Neighbourhood, immediately uphill from the BC Ferries Departure Bay Terminal.  The lot is bound 
by the exit lanes from the ferry terminal to the east, Brechin Road which is under the jurisdiction 
of the provincial Ministry of Transportation and Infrastructure (MOTI) to the south, and 
Beach Drive to the west.  An existing section of the Nanaimo Waterfront Walkway crosses through 
the BC Ferries property adjacent to the subject property. 
 
From 1979 until 1993, the subject property was zoned Tourist Commercial Zone which allowed 
for both commercial and higher density residential uses.  Since 1993 the property has been zoned 
for medium density residential use only.  Surrounding land uses, notwithstanding the ferry 
terminal, are primarily single residential dwellings along both Brechin Road and Beach Drive. 
 
 
PROPOSED DEVELOPMENT 
 
The applicant is proposing to construct a 4-storey multi-family rental residential building with 
87 dwelling units and under-the-building parking.  The proposed building will have a gross floor 
area of 6,864m2, excluding the two levels of parking.  The proposed unit mix is as follows: 

 3 studio units approximately 37m2 in area 

 44 one-bedroom units approximately 57m2 in area; and 

 40 two-bedroom units between approximately 71m2 and 79m2 in area. 
 
The proposed Floor Area Ratio (FAR) is 1.32, which is below the maximum permitted FAR of 1.40 
in the R8 zone where 60% of the parking is provided underground.  
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Site Design 
 
The proposed development will be sited to face Beach Drive and Brechin Road, with a 45 degree 
bend in the building to mimic the intersection of the two streets.  The ground floor will be sunken 
slightly below street level, requiring a ramp and staircase from Beach Drive to the front entrance.  
The vehicle entrance is proposed from Beach Drive, in the northwest corner of the site.  A common 
outdoor patio space is proposed on the rear side of the building, facing Departure Bay. 
 
The 10m grade difference on-site will be supported by a series of retaining walls to the northeast 
of the proposed building, on the downhill portion of the lot, which will range in height from 
3m to 4m. 
 
Staff Comments: 
 

 Provide direct pedestrian connections for ground-level units with Beach Drive where 
possible. 

 Look at ways to increase outdoor amenity space on-site and improve pedestrian 
circulation around the site. 

 Review opportunities to provide a pedestrian connection to the existing Waterfront 
Walkway adjacent to the subject property. 

 Provide details for all proposed retaining walls and consider reducing wall heights to no 
greater than 3m where possible, as recommended by the Steep Slope Development 
Permit Area Guidelines (Steep Slope Guidelines). 

 
Building Design 
 
The proposed building design is residential in nature with outdoor balconies or patios provided for 
all units.  A striking 4-storey entryway with steel columns and a rising roofline will be featured 
prominently facing the Beach Drive and Brechin Road intersection.  A number of the windows will 
feature window boxes that will provide visual interest on the street-facing elevations. 
 
A mix of light and dark fibre cement siding will present a west coast wood tone.  The exposed wall 
of the ramp between parking levels, facing southeast, will feature a perforated corten steel screen. 
 
Staff Comments: 
 

 Consider opportunities to break the long horizontal roofline and step the building down 
with the existing terrain. 

 Address blank wall elevations with further detailing and glazing, for example on the 
northwest and southeast elevations. 

 Look at reducing vertical massing (for example, consider lighter materials on the upper 
floors, a shallower roof overhang, and/or projecting a 2-storey mass for ground-level 
units). 

 Reduce the scale of the main entry to better respect the lower density characteristics of 
the surrounding neighbourhood. 

 
Landscape Design 
 
Robust planting is proposed throughout the site and along its perimeter.  The Brechin Road and 
Beach Drive frontages will feature 13 red obelisk beech trees and a mix of shrubs including 
creeping Oregon grape and red spirea.  Tall Oregon grape and a cluster of mountain pine trees 
will act as a buffer along the north property line adjacent to the neighbouring single residential 
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dwelling.  Significant landscaping is proposed throughout the sloping portion of the site to the 
northeast, including Scots pine, pacific dogwood, oceanspray, salal, and a number of other 
species.  A raingarden is proposed at the base of the retaining walls to provide stormwater 
retention.  The southeast corner of the site, facing Brechin Road, will contain another significant 
landscaped area featuring trees, shrubs, and boulders to blend in with the natural topography. 
 
Staff Comments: 
 

 Demonstrate that the Minimum Landscape Treatment Level can be met along the north 
property line between the drive aisle and the neighbouring R1-zoned property. 

 Review opportunities to retain existing trees where possible along the property line 
adjacent to the BC Ferries property. 

 Ensure appropriate planting is provided to screen retaining walls. 

 Provide details for the garbage enclosure and the required landscape buffer. 
 
 
PROPOSED VARIANCES 
 
Maximum Building Height 
 
The maximum height of a building in the R8 zone is 14m.  The proposed building height is 14.75m, 
a requested variance of 0.75m. 
 
Maximum Retaining Wall Height 
 
The maximum height of a retaining wall outside of a setback area is 3m.  The proposed retaining 
wall height is 4m, a requested variance of 1m. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
\\\PROSPERO\PLANNING\DEVPERMIT\DP001187\WORD DOCS\DP1187 Staff Design Comment.docx 
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STAFF DESIGN COMMENT 
 

DEVELOPMENT PERMIT APPLICATION NO. DP001190 – 1300 JUNCTION AVENUE 
 

 
Applicant:  WESTURBAN DEVELOPMENTS LTD. 

Architect:  THUJA ARCHITECTURE & DESIGN 

Landscape Architect:  LAZZARIN SVISDAHL LANDSCAPE ARCHITECTS 

Owner:  1228590 BC LTD. 
 

 
SUBJECT PROPERTY AND SITE CONTEXT 
 

Zoning COR2 – Mixed Use Corridor  

Location 
The subject property is bound by Tenth Street to the north, Lawlor Road 
to the east, Eleventh Street to the south, and Junction Avenue to the 
west. 

Total Area 1.52ha 

Official 
Community Plan 
(OCP) 

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

Relevant Design 
Guidelines 

General Development Permit Area Design Guidelines; and 
Design Guide: Chase River Town Centre 

 
The subject property occupies a large block in the Chase River Town Centre in South Nanaimo.  
The property was rezoned from Single Dwelling Residential (R1) to Mixed Use Corridor (COR2) 
in 2019.  The site is generally flat, cleared of natural vegetation, and was historically used for 
agriculture.  Wexford Creek, a fish-bearing stream, crosses the northeastern section of the 
property. 
 
The property lies within the Chase River Town Centre as identified in the Chase River 
Neighbourhood Plan and associated Design Guide.  Lawlor Road is envisioned in the Design 
Guide as a commercial main street.  The portion of the subject property abutting Lawlor Road, 
however, will not be developed for commercial use and will instead be rehabilitated into a natural 
riparian state through a future City of Nanaimo project. 
 
Surrounding land uses include commercial retail centres (Southgate Shopping Centre and South 
Parkway Plaza) across Lawlor Road to the northeast and east, Chartwell Malaspina care 
residence across Eleventh Street to the south, single residential dwellings across Junction 
Avenue to the west, and Wexford Creek Seniors’ Community care residence across Tenth Street 
to the north. 
 
 
PROPOSED DEVELOPMENT 
 
The applicant is proposing to construct three 4-storey multi-family rental residential buildings with 
a combined total of 213 dwelling units.  Each building will have a gross floor area of 5,380m2 and 
will consist of 71 dwellings units with a unit mix as follows: 

 39 one-bedroom units, approximately 57m2 in area; 

 24 two-bedroom units, between approximately 66m2 and 78m2 in area; and 

 8 three-bedroom units, approximately 86m2 in area. 

26



DP1190 – 1300 JUNCTION AVENUE  Page 2 
STAFF DESIGN COMMENT 
 

The proposed Floor Area Ratio (FAR) is 1.06, which is below the maximum permitted FAR of 1.25 
in the COR2 zone. 
 
Site Design 
 
The proposed development will feature three buildings sited in the central and western portion of 
the lot.  The eastern portion of the property is protected by a statutory right-of-way for future 
restoration of Wexford Creek. 
 
Building A is sited in the northwest corner of the property, oriented to align with Tenth Street and 
with its entrance facing an interior surface parking lot.  Building B is sited in the southwest corner 
of the property, facing Eleventh Street.  Building C is oriented on a north-south axis in the interior 
of the lot, with its entrance facing the central parking lot.  All three buildings will have additional 
underground parking accessed via ramps from the central parking lot.  Two vehicle entrances are 
proposed to the site, one from Junction Avenue and one from Eleventh Street.  Multiple pedestrian 
access points are proposed from Tenth Street, Junction Avenue, and Eleventh Street. 
 
The interior surface parking lot will include 135 parking stalls while each of the proposed buildings 
will have 44 underground parking stalls.  Long-term bicycle parking will be provided in each 
building’s underground parking level.  One garbage and recycling facility is proposed at the north 
end of the lot, adjacent to Building A’s underground parking ramp. 
 
Staff Comments: 
 

 Connect primary entrances for all three buildings with pedestrian walkways across the 
internal parking lot, with accessible parking provided in close proximity to entrances.  
A second building entrance for Building B may be required to face the internal parking lot. 

 Provide direct pedestrian connections from ground-level units to Junction Avenue and 
Eleventh Street, and other elements to identify individual units, where possible. 

 Avoid siting parking spaces immediately in front of the entryways of all three buildings, 
facing the interior parking lot.  Consider providing pick-up/drop-off areas or short-term 
loading stalls. 

 Look at providing other opportunities for direct pedestrian connections between the site 
and the sidewalk on Tenth Street. 

 Consider providing separate garbage enclosures for each building, to reduce the distance 
for residents to travel. 

 Provide site lighting details. 

 Explore opportunities for more developed on-site common amenity spaces. 
 
Building Design 
 
The three proposed buildings are similar in form and character, and reflect the Finnish Agrarian 
style as recommended by the Chase River Town Centre design guidelines.  A rhythm of unique 
typologies is repeated across all building facades, through a mix of different massing styles which 
provides visual interest.  Elements of the façade reflect the community’s heritage with references 
to former agricultural uses. 
 
Individual units will have open balconies, covered balconies, or ground-level patios.  An entrance 
canopy will provide weather protection at each building’s primary entrance.  The ends of each 
building will feature prominent raised pitch roof overhangs. 
 
A mix of exterior materials will add further visual interest along all building façades.  Prominent 
materials include fibre cement panels, fibre cement lap siding, and corrugated metal siding.  The 
siding colour scheme is varied on each building to help distinguish the different buildings.  
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Staff Comments: 
 

 Consider options for further differentiating the three buildings, perhaps with unique 
entrance canopies. 
 

Landscape Design 
 
The proposed landscape plan includes screening around the perimeter of each building consisting 
primarily of English laurel.  Significant planting areas are proposed along the north side of 
Building A, at the east ends of Buildings A and B, and to the south and northeast of Building C.  
Street trees are proposed along the Junction Avenue and Eleventh Street frontages, along with a 
seeded grass boulevard. 
 
An outdoor space to the east of Building of C will feature an open lawn for resident use and a 
stormwater detention pond with perimeter gravel path.  To the east of the outdoor area is the 
protected Wexford Creek right-of-way which will be rehabilitated as a riparian habitat by the City. 
 
Staff Comments: 
 

 Ensure that Minimum Landscape Treatment Levels along the Junction Avenue and 
Eleventh Street frontages are met.  Incorporate a more robust planting scheme between 
the property lines and building face. 

 Consider landscape islands to break up the parking area in front of Building C. 

 Explore opportunities to further blend and integrate riparian landscaping between the 
Wexford Creek buffer and the stormwater detention area. 

 Provide details for the garbage enclosure and the required landscape buffer. 
 
 
PROPOSED VARIANCES 
 
There are no proposed variances. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
\\\PROSPERO\PLANNING\DEVPERMIT\DP001190\WORD DOCS\DP1190 Staff Design Comment.docx 
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 TANIS SCHULTE 

Architect AIBC, 
LEED AP 

41289 Horizon Dr 

Squamish BC, V8B 0Y7 

250.650.7901 

THUJA 
architecture studio Ltd 

March 5, 2020 

 

Caleb Horn 

Planner - City of Nanaimo 

455 Wallace St. 

Nanaimo, BC, V9R 5J6 

 

Dear Mr. Horn, 

 

RE: 1300 Junction Road Development Permit 

 
Please find attached the application for Development Permit for a multi-family development consisting 
of a group of three four-storey buildings, providing a total of 213 market-rate rental units. The 
development will be located in the Chase River neighbourhood, at the corner of Junction Ave. and 10th 
St., adjacent to the heart of the “Town Centre” defined as 10th St. and Lawlor Rd. in the official 
neighbourhood plan. This project is in direct keeping with the neighbourhood plan’s goal to focus higher-
density development in the “Town Centre” area.  

Despite its proximity to the developed Town Centre, the proposed project is also adjacent to, though not 
inside of, a riparian area, and landscaping has been designed to provide a connection between the 
neighbourhood and the local natural features. Building B faces 11th Avenue to engage with the public 
realm. Behind building C will be a park-like setting with trails and benches around natural bio-swales, 
to promote public enjoyment of the riparian area adjacent.  

The project location is within less than five minutes walking distance of a grocery store, drug store, 
restaurant, hardware and other useful businesses, which will facilitate reduced car dependency among 
residents.   

 

A.  Form and Character 

 

The form and character of the development is consistent with the development permit guidelines for this 

area by providing a varying scale throughout the development by way of varying building massing and 

form typologies. The building utilizes similar high-quality materials to create a cohesive development, 

although the juxtaposition and variation of these materials creates visual interest and eliminates any 

monotony. The three buildings will honor the rural tradition of the Chase River neighbourhood by 
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reflecting a ‘Finnish Agrarian’ style, as requested by the city. All three buildings, although the same 

style, will have varying colour composition to define the buildings within the project. 

 

The project location has been rezoned to a COR2 zoning, and will include an underground parking garage 

for each building to support the proposed residential density.  

 

The building has canopies at entry points, and plentiful decks and windows overlooking the sidewalks 

and open areas to engage the public realm. Building entrances are connected to sidewalks and show clear 

entry points to the building.  

  

The location of the building on site allows for a generous buffer dedicated to a park-like outdoor amenity 

area. The building placement addresses neighbouring sites, solar paths and view corridors along the site, 

access to the development and vehicular movement within the site. 

 

 

 B.  Signage 

 

The signage for the development will be located directly on the building facade to identify the building.  

Lighting will be directed to only illuminate the signage when required. All signage will be consistent 

with the architectural style of the development. 

 

 

 C.  Siting, Landscaping and Screening 

 

The site is subject to the Chase River neighbourhood plan, but is excluded from the Riparian Area 

Guidelines, as the development is outside of the setback boundary.   

 

Extensive landscaping will be undertaken. All landscape and screening has been designed by a registered 

Landscape Architect, and the plan incorporates appropriate plant species and locations for the area of the 

development, including trees at appropriate intervals.  

 

The perimeter of the apartment has a landscape buffer to provide a barrier to the private balconies at 

ground level and screen the foundation where applicable. The refuse service area will be screened, to 

mitigate impacts on public view.  

 

 

 D. Lighting 

 

All lighting will be full cut off luminaries.  The building will have soffit lighting at entrances that operates 

on a solar activated lens, and provides a warm glow to the underside of the roof line. The parking area 

will be lit with full cut off light standards providing security and safety at night.  
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 E. Parking 

 

The parking within the development consists of three underground parkades, as well as surface level 

parking. The access ramps for the underground parkades are found within the surface parking lot, 

reducing the number of traffic entry points to the site. (The main traffic entry point will be on Junction 

Avenue, with a secondary access point off 11th Street.)  

 

Short term bicycle parking is located at bike racks outside, while long term secure bicycle parking is 

provided within the underground parkade. Underground parkades also house the electrical and 

mechanical rooms for the buildings. Handicap and visitor stalls are provided as required within the 

surface level lots. 

 

The development conforms to the zoning and development permit bylaws and will positively contribute 

toward the goal of densifying the “Town Centre” of Chase River. Should you require and further 

information or clarification, please do not hesitate to contact me. 

 

           

 Sincerely,  

 

            

 

Tanis Schulte  

Architect AIBC, LEED AP 
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1300 JUNCTION MULTI-FAMILY

DRAWING INDEXCONSULTANTS LIST
OWNER / DEVELOPER

ARCHITECT

CIVIL ENGINEERING

LANDSCAPE ARCHITECT

ENVIRONMENTAL CONSULTING
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1300 JUNCTION MULTI-FAMILY

LEGAL ADDRESS:

CIVIC ADDRESS:

ZONING:

LOT SIZE

BUILDING AREA:

TOTAL   4035 SQ.M. (ALL BUILDINGS)

FLOOR AREAS: (PER BUILDING)

TOTAL (NET) 4687 SQ.M. EXCLUDING PARKADE

TOTAL (NET)  693 SQ.M.    EXCLUDING PARKADE
TOTAL (GROSS)  5380 SQ.M.  EXCLUDING PARKADE

LOT COVERAGE:

BUILDING HEIGHT:

TOTAL 270.0

TOTAL PARKING REQUIRED 270

F.A.R.

TOTAL         16,140 SQ.M.  = 0.92

DENSITY:

UNIT COUNT

TOTAL 17        18 (*3) 71 * (3) = 213
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FRONT ELEVATION - BLDG A

1300 JUNCTION MULTI-FAMILY

SIDE ELEVATION

REAR ELEVATION

SIDE ELEVATION

MATERIAL LEGEND
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FRONT ELEVATION - BLDG B

1300 JUNCTION MULTI-FAMILY

SIDE ELEVATION

REAR ELEVATION

SIDE ELEVATION

MATERIAL LEGEND
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FRONT ELEVATION - BLDG C

1300 JUNCTION MULTI-FAMILY

SIDE ELEVATION

REAR ELEVATION

SIDE ELEVATION

MATERIAL LEGEND
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1300 JUNCTION MULTI-FAMILY
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1300 JUNCTION MULTI-FAMILY
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1300 JUNCTION MULTI-FAMILY
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ONE BEDROOM "A"

1300 JUNCTION MULTI-FAMILY

TWO BEDROOM "B" TWO BEDROOM "C"

TWO BEDROOM "D" THREE BEDROOM "E"
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ROAD SECTIONS
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