
 
 

AGENDA
DESIGN ADVISORY PANEL MEETING

 
September 10, 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 live streamed and video recorded for the public.]

2. ADOPTION OF AGENDA:

3. ADOPTION OF MINUTES:

4. PRESENTATIONS:

a. Development Permit Application No. DP1198 - 361 Albert Street 2 - 28

To be introduced by Lisa Brinkman, Planner, Current Planning Section

A development permit application was submitted by Douglas R. Johnson
Architect Ltd., on behalf of Gagan Sharma for the development of a five-storey
multi-family residential building (23 units) to be located at 361 Albert Street. The
subject property is legally described as Lot 1, Section 1, Nanaimo District,Plan
EPP93852.

b. Development Permit Application No. DP1199 - 140 Tenth Street 29 - 42

To be introduced by Lainy Nowak, Planner, Current Planning Section

A development permit application was submitted by Mount Benson Enterprises
Ltd., for the development of a storage facility to be located at 140 Tenth
Street.  The development includes warehouse, storage and office space.  The
subject property is legally described as Lot A, Section 1, Nanaimo District, Plan
26974 except that Part included in Plan 30770.

5. ADJOURNMENT:



STAFF DESIGN COMMENT 

DEVELOPMENT PERMIT APPLICATION NO. DP001198 – 361 ALBERT STREET 

 
Applicant / Architect:  DOUGLAS JOHNSON 

Owners:  GAGAN DEEP SHARMA 

Landscape Architect:  PMG LANDSCAPE ARCHITECTS 

 

SUBJECT PROPERTY AND SITE CONTEXT: 

Zoning DT9 Old City Central 

Location 
The subject property is located in the downtown area on the east end of Albert 
Street between Cavan Street and Robarts Street. 

Total Area 0.1ha 

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; and 

Development Permit Area No. 8 – Old City Neighbourhood 

Relevant Design 
Guidelines 

General Development Permit Area Design Guidelines 

Nanaimo’s Old City Multiple Family Residential Design Guidelines 
 

 
The subject property is a vacant, sloping site in the old city neighbourhood. The site has a 14m 
grade change from the northwest corner of the site to the southeast corner. The property is 
surrounded by a mix of commercial and office uses located on Albert Street, as well as multi-
family uses located on Hecate Street. 
 
PROPOSED DEVELOPMENT 
 
The applicant is proposing a 23 unit residential building with underground parking. The subject 
property is zoned DT9 which permits an FAR of 1.1 when parking spaces are provided 
underground, and an FAR of 1.1 is proposed for the development. 
 

Unit Type Number of Units Units Sizes 

Work/live studio 1 36m2 

One bedroom 21 37m2 – 50m2 

Two bedroom 1 69m2 

Total 23 units  

 
Site Design 
 
The building will front onto Albert Street with the underground parking level built into the slope of 
the land, such that retaining walls are needed at the south side and rear property lines. The 
driveway access to the underground parking is at the centre of the front lot line, and the 
pedestrian access, from the sidewalk to the building entry, is on the north side of the front lot 
line. An outdoor amenity area, 500m2 in size, is proposed on the top of the parking structure at 
the rear of the property. 
 
Staff Comments: 
 

 Provide information regarding the height and materials of the retaining walls in both the 
front and rear yards. 

 Provide one electric vehicle parking space and one visitor parking space in the parking 
garage. 
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DP001198 – 361 Albert Street Page 2 
Staff Design Comment 

 
Building Design 
 
The building is proposed to be five storeys in height facing Albert Street, and will be four storeys 
at the rear of the parcel. The properties and buildings located behind 361 Albert Street are at a 
significantly higher elevation, reducing the impact of the proposed building height at the rear. 
The main level contains the building entrance, lobby, one work/live studio unit, indoor bike 
storage, refuse/recycling room and parking spaces. The upper four storeys contain the 
residential units with covered balconies. The outdoor amenity area is accessed from the second 
storey of the bulding. The building is a contemporary design, with flat a roof and balconies for 
each unit. The building entry is accented by a glass canopy with steel supports. 
 
Staff Comments: 
 

 Add more interest to both side elevations of the building, as these will be visible from 
several locations in the downtown. 

 A goal in the ‘Old City Neighbourhood Plan’ and the ‘Old City Multiple Family Residential 
Design Guidelines’ is to preserve view corridors. To support the height variance request 
provide a view analysis to demonstrate the impact to the Albert Street view corridor. 

 Consider revisions to the front elevation of the building, such that the garage entry 
appears recessed in relation to the lobby area and work/live unit. The improved design 
for the front elevation should create a more animated relationship to the street.  

 Consider the use of contrasting colours on the vertical balcony fin walls to add interest. 

 Ensure rooftop equipment is screened from view. 
 

Landscape Design 
 
The amenity area at the rear of the parcel will contain plantings, as well as garden plots, an 
outdoor kitchen, a play area for children, and open lawn. Douglas fir are proposed at the rear of 
the amenity area. The front yard area will be landscaped with trees and shrubs. 
 
Staff Comments: 
 

 Provide more information about the pedestrian route connecting the public sidewalk to 
the building entry (i.e. cross section to show grade change). Consider a bench and other 
landscape features to create interest. 

 Replace the patio fencing for the first storey work/live studio unit with plantings that allow 
for a sense of privacy while also a creating a better relationship with the street. 

 An outdoor rack for two bicycles will be required. 

 Provide information regarding any fencing that may be needed on the property. 
 
 
PROPOSED VARIANCE 
 
Building Height 
 
The maximum allowable building height is 11.2m, and the proposed building height is 14m, a 
proposed variance of 2.8m. 
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DOUGLAS R. 

JOHNSON 

ARCHITECT LTD. 
#374-901 W.3RdSt. North Vancouvert BC V7P 3P9 

(604) 998-3381 FAX. (604)  998-2217 

 

May 19 2020 

 

361 Albert Street � Design Rationale. 

 

361 Albert Street is a 5 storey residential building with 23 residential units.  The 1056 sm site 

has a 14m grade change from the north west corner of the site to the south east corner.  The 

parking structure is intergrated into the site so that the east façade is a 4 storey presentation.  

The construction of the underground parking structure requires retaining walls to be 

constructed on the south and east property lines.  

 

The proposal density  is for a 1.1 FAR.  This is comprised of .85 for DT-9 zone and .25 for 

100% provision of parking underground. 

 

A large outdoor amenity area is located on the top of the parking structure.  Programing and 

planting of the space is provided on the landscape drawings.   

 

The building has 22 1 bedroom units and a single 2 bedroom unit.   All units have large 

balconies, decks or private patio areas.  The units are aligned off a double loaded corridor and 

face either Albert street or the east property line. 

 

Under parking requirements for Area 5, 12 parking stalls are required while 21 stalls are 

provided. 

 

The design is a modern contemporary building using low maintence high quality materials 

such as Hardi panel/siding and large window units.  Frameless glass guards are used on the 

Albert street units and a glass canopy/structural steel support detail highlights the main entry. 

 

Site Design 

 

General 

· Site parking is all provided in underground parking structure. 

Multiple Family 

· Slopes in parking structures are not more than 5%  

2. Pedestrian Circulation 

General 

· This is a small site with a defined entry to the main entrance. 

3. Bicycle Facilities 

· Secure bicycle storage is provide in the parkade with easy access to the main entrance 

lobby. 

4. Open Space and Site Design R E C E I V E D

D P 1 1 9 8

2020-MAY-22
C u r r e n t  P l a n n i n g
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· The building faces the street and presents extensive glazing and private balconies on 

the street façade. 

· Large outdoor amenity area is provided at rear of building 

· Landscape design is provided by Landscape architect  

· The site does have significant grades changes and retaining walls will be required at 

the rear of the site. 

· A ground floor residential unit facing the street has a secure landscaped private yard 

and direct access to the street. 

Setbacks and Buffers 

General 

· Frontyard setback is in keeping with the rhythum of street and follows the 

setback suggested by planning. 

· The private yard of the ground floor residential unit facing Albert street is 

defined by a low 1.2 M fence. 

· The building is not visually blocked by either fencing or landscaping allowing 

view penetration. 

Safety and Security 

General 

 

· Fences are limited to small front yard of ground floor unit.  Fence design is visually 

porus.  

· Main entrance is well defined and will be well lit for both visitors and residents. 

· Main entry is accessible and elevator provides accessible access through the building. 

· Parking structure will be well lit and painted white. 

 

Building Design 

· The site has a surface parking lot on one side and a commercial building on the other 

side.   

· The proposed massing is complementary to the existing building. 

· Every suite in the residential building has large balcony or patio areas.  The outdoor 

amenity area at the rear of the building is large and is a combination of programmed 

outdoor uses. 

· The main entrance is well articulated and prominent on the street facing façade. 

 

Height 

· The site to the north currently has no structures on it and is a redevelopment 

candidate.  To the south is a 2 storey building.  Building grades rise from west to east 

and north to the south.  The building integrates into the site with a 1 level grade 

change occurring across the building.  The street façade is 5 storeys and the East 

Façade is 4 storeys.  The grade change to the east is significant and views from 

adjacent sites should not be significantly impared. 

Facades 

· Building is using durable high quality materials. 

· Detailing is contemporary and adds to overall composition that should age well. 

· The building façade has a rhytum of projecting elements for visual interest. 

· Windows are large and expansive complimenting the overall composition. 

· The building entry faces the street and is detailed with Deep blue structural steel and 

glass to emphasis its promance on the façade. 
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Siting 

· The building follows DT-9 zoning and has zero lot line on the north and south 

property lines.  The lots are small and we anticipate over time to have zero lot line 

structures on either side.  A substantial outdoor amenity area is provided on the rear 

of the building.  

· The significant grade change to the east  means that current and future buildings to the 

east will not have views impacted in a signicant way. 

 

 

Yours truly, 

 

 

 

 

 

Doug Johnson 

Architect AIBC 

           Douglas Johnson
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DOUGLAS R. 

JOHNSON 

ARCHITECT LTD. 
#374-901 W.3RdSt. North Vancouvert BC V7P 3P9 

(604) 998-3381 FAX. (604)  998-2217 

 

May 19 2020 

 

361 Albert Street � Variance Rationale. 

 

361 Albert Street is proposing a 5 storey residential building façade facing on Albert street 

with a building height of 14M.  DT-9 zoning allows for 11M so a variance of 3M is 

requested. 

 

The site has a significant grade change of approximately 14 M from east to west.  The 

building is proposing to integrate the parking structure into the grade and have a 1 level grade 

change occur across the building.   This means the east façade is a 4 storey presentation. 

 

The additional building height is required to provide the density prescribed under the current 

zoning and will not significantly impact views of adjacent sites.  

 

Yours truly, 

 

 

 

Douglas Johnson 

Architect AIBC 

           Douglas Johnson
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36.27

SOD LAWN

 PICNIC TABLES

ARBOUR

BENCH WITH BACK

MAGLIN SITE FURN.  870

KOMPAN

HOME/RESCUE

CONCRETE STEPPERS

RESILIENT

PLAY SURFACE

CONCRETE

UNIT PAVERS

PRUNUS YEDOENSIS

'AKEBONO'

CARPINUS BETULUS

'FRANS FONTAINE'

SLOPED  CONCRETE WALK

8' BAYVIEW BY WISHBONE

UP UP

PLANK PAVERS, NW BLEND, OFF SET LINEAR PATTERN
PAVERS BY MUTUAL MATERIALS

LOBBY
75' 10"
23.11M

PATIO

EXIT

A
L
B

E
R

T
 S

T
.

2 BARBEQUES,

& SERVING COUNTER

ACCESS TO BUILDING

WORK TABLE & TOOL

STORAGE, COMPOSTER

48 X 18 ALUMINUM

PLANTERS

GARDEN PLOTS

12

OUTDOOR KITCHEN/ DINING PLAY AREA

OPEN LAWN

BOLLARD LIGHTS

0 5 10 15

0 5 10 15 20m

NOTE:

underground design-build irrigation system. Irrigation design and 

Installation to I.I.A.B.C. Standards, latest edition.

PLANTED SIZE / REMARKSCOMMON NAMEBOTANICAL NAME

PLANT SCHEDULE
KEY QTY

TREE

2 ACER RUBRUM 'KARPICK' COLUMNAR KARPICK MAPLE 6CM CAL; 2M STD; B&B

2 AMELANCHIER x GRANDIFLORA 'AUTUMN BRILLIANCE'AUTUMN BRILLIANCE SERVICEBERRY 5CM CAL;  1M STD. 

6 CARPINUS BETULUS 'FRANS FONTAINE' PYRAMIDAL EUROPEAN HORNBEAM 5CM CAL; B&B

3 PRUNUS YEDOENSIS 'AKEBONO' DAYBREAK CHERRY 6CM CAL; B&B

7 PSEUDOTSUGA MENZIESII DOUGLAS FIR 3M HT; B&B

52 AZALEA JAPONICA 'MARTHA HITCHCOCK' AZALEA; SPREADING WHITE #2 POT; 25CM

10 BERBERIS THUNBERGII 'ROSE GLOW' ROSE PURPLE FOLIAGE BARBERRY #3 POT; 40CM

22 BUXUS SEMPERVIRENS 'SUFFRUTICOSA' DWARF  BOXWOOD #2 POT;25CM

48 BUXUS SEMPERVIRENS `GREEN VELVET' GREEN VELVET BOXWOOD #3 POT, PRUNE TO HEDGE

20 HYDRANGEA PANICULATA 'LIME LIGHT' LIME LIGHT HYDRANGEA; LIMEGREEN-PINK #3 POT; 80CM

8 PIERIS JAPONICA 'VALLEY FIRE' PIERIS #3 POT; 50CM

7 RHODODENDRON 'SNOW LADY' RHODODENDRON; WHITE #3 POT; 50CM

46 THYMUS VULGARIS CULINARY THYME 9CM POT

7 VIBURNUM P.T. 'SUMMER SNOWFLAKE' SUMMER SNOWFLAKE VIBURNUM #3 POT; 60CM

35 HAKONECHLOA MACRA 'AUREOLA' VARIEGATED JAPANESE FOREST GRASS #1 POT

67 PENNISETUM ALOPECUROIDES FOUNTAIN GRASS #1 POT

16 ARTEMESIA X 'POWIS CASTLE' POWIS CASTLE ARTEMISIA 15CM POT

27 EUPHORBIA CYPARISSIAS 'FEN'S FUBY' FENS RUBY SPURGE 15CM POT

39 SALVIA OFFICINALIS PURPUREA PURPLE LEAFED SAGE 11 CM POT

14 SEDUM TELEPHIUM 'HERBSTFREUDE' AUTUMN JOY STONECROP 9CM POT

63 LONICERA PILEATA PRIVET HONEYSUCKLE #1 POT; 25CM

NOTES:  * PLANT SIZES IN THIS LIST ARE SPECIFIED ACCORDING TO THE BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD, LATEST EDITION.  CONTAINER SIZES

SPECIFIED AS PER CNLA STANDARD.  BOTH PLANT SIZE AND CONTAINER SIZE ARE THE MINIMUM ACCEPTABLE SIZES.  * REFER TO SPECIFICATIONS FOR DEFINED CONTAINER

MEASUREMENTS AND OTHER PLANT MATERIAL REQUIREMENTS.  * SEARCH AND REVIEW: MAKE PLANT MATERIAL AVAILABLE FOR OPTIONAL REVIEW BY LANDSCAPE ARCHITECT AT

SOURCE OF SUPPLY.  AREA OF SEARCH TO INCLUDE LOWER MAINLAND AND FRASER VALLEY. * SUBSTITUTIONS: OBTAIN WRITTEN APPROVAL FROM THE LANDSCAPE ARCHITECT

PRIOR TO MAKING ANY SUBSTITUTIONS  TO THE SPECIFIED MATERIAL. UNAPPROVED SUBSTITUTIONS WILL BE REJECTED.  ALLOW A MINIMUM OF FIVE DAYS PRIOR TO DELIVERY

FOR REQUEST TO SUBSTITUTE.  SUBSTITUTIONS ARE SUBJECT TO BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD - DEFINITION OF CONDITIONS OF

AVAILABILITY. * ALL LANDSCAPE MATERIAL AND WORKMANSHIP MUST MEET OR EXCEED BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD LATEST EDITION. * ALL

PLANT MATERIAL MUST BE PROVIDED FROM CERTIFIED DISEASE FREE NURSERY. * BIO-SOLIDS NOT PERMITTED IN GROWING MEDIUM UNLESS AUTHORIZED BY LANDSCAPE

ARCHITECT.

PMG PROJECT NUMBER: 20052

NOTE:NOTE:

- All soft landscape areas to be irrigated with efficient automatic

PLANTED SIZE / REMARKSCOMMON NAMEBOTANICAL NAMEKEY QTY

Trees Shrubs & Groundcovers

MAGLIN FORO TABLE AND CHAIR WISHBONE BAYVIEW PICNIC TABLE 8'
KOMPAN HOME/RESCUE CARPINUS BETULUS

'FRANS FONTAINE'

PRUNUS YEDOENSIS

'AKEBONO'
MAGLIN 870 BACKED BENCH

CHK'D:

20052-1.ZIP

DRAWN:

DESIGN:

SCALE:

DATE:

PMG PROJECT NUMBER: 20-052
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   Copyright reserved. This drawing and design is the

property of PMG Landscape Architects and may not be

reproduced or used for other projects without their

permission.
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STAFF DESIGN COMMENT 
 

DEVELOPMENT PERMIT APPLICATION NO. DP001199 – 140 TENTH STREET 
 
 
Applicant / Owner:  MOUNT BENSON ENTERPRISES LTD 

Engineer:  HEROLD ENGINEERING 

Landscape Architect:  JPH CONSULTANTS INC 

 

SUBJECT PROPERTY AND SITE CONTEXT: 

Zoning I2 – Light Industrial 

Location 
The subject property is located in an industrial area north of the South Gate 
shopping centre at the intersection of Tenth Street and the Island Highway.  

Total Area 6.43ha 

Official 
Community Plan 
(OCP) 

Map 1 – Future Land Use Plan – Light Industrial 

Map 3 – Development Permit Area No. 9 - Commercial, Industrial, Institutional, 
Multiple Family and Mixed Commercial/Residential development 

Chase River 
Neighbourhood 
Plan 

Schedule A – Future Land Use and Mobility - Service Industrial Enterprise Area 

Relevant Design 
Guidelines 

General Development Permit Area Design Guidelines 

 

 
The subject property is a hooked parcel with two portions, located on either side of Tenth Street. 
The applicant is proposing to develop a portion of the site on the south side of Tenth Street. The 
lot is slightly sloped with a 5m grade change from the northeast corner of the site to the south 
side.  
 
Wexford Creek runs along the southern border of the subject property. There is an existing ROW 
for transmission lines across the front portion of the property and the Island Corridor railway runs 
along the western property line. The property is surrounded by a mix of industrial, commercial 
and residential uses. 
 
 
PROPOSED DEVELOPMENT 
 
The applicant is proposing an industrial development with 6,929m² of mini-storage, a stand-alone 
office building, and 963m² for warehouse units. The subject property is zoned I2 which permits a 
lot coverage of 40%. The proposed development (plus existing buildings to be retained) covers 
11% of the entire lot, with approximately 2,000m² of existing floor space on the northern portion 
of the hooked parcel. 
 
Site Design 
 
The site is designed to create two separate zones, one for the secured mini-storage business with 
a stand-alone office building on the west side of the property, and another zone for the warehouse 
units on the east side of the property. The site will have two entrances, one located at the 
northwest corner, and one at the southeast corner.  
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DP001199 – 140 Tenth Street Page 2 
Staff Design Comment 

The stand–alone office building is located at the northern entrance to the site, with a parking area 
between the building and the mini-storage units. There are four storage buildings proposed with 
parallel parking stalls in front of each.  
 
The warehouse zone has six proposed units with parking located at the front and loading spaces 
at the rear. The proposed development includes 49 marked and 36 unmarked parking stalls for a 
total of 85 stalls. Pedestrian walkways are provided around the proposed office building and in 
front of the warehouse units. 
 
The refuse enclosure is located near the entrance to the storage area, at the northern part of the 
site.  
 
Staff Comments: 
 

 Look at ways to reduce the excess surface parking as the parking stall count exceeds the 
minimum required by the Parking Bylaw. 

 Revise the plans to identify the accessible parking spaces.  
 

Building Design 
 
The main entrance of the office building faces Tenth Street, providing a street presence. The 
office building is designed with low slope roofs and large overhangs with a timber-framed canopy. 
The proposed exterior materials are board and batten Hardie siding. Glazing is offered on the 
north and west elevations.  
 

The proposed storage buildings are designed as pre-engineered structures with vertical 
corrugated metal siding. Each storage unit has an overhead door, and there is little to no glazing 
on each building. Most of the storage units will be accessed from outside, with units accessed 
internally in Building 1, and at the northern tip on Buildings 2, 3, and 4. 
 
The warehouse units are wood framed with an alternating mix of horizontal Hardie siding and 
board and batten Hardie. Each pedestrian entrance is covered with a timber-framed canopy facing 
Tenth Street, providing further street presence. Glazing is also provided on this elevation, while 
overhead bay doors will be provided at the rear on the west elevation. Limited glazing is provided 
on the north and south elevations of the warehouse building. 
 
Staff Comments: 
 

 Consider ways to improve wayfinding within the site (i.e. use landmarks or signs to 
provide orientation cues and create an individual identity for each building). 

 Add articulation and further glazing to the east and south elevations of the office 
building. 

 Provide details for any rooftop equipment and screening. 

 Explore ways to further articulate all buildings and add visual interest on the site. 

 Consider taller overhead doors on each storage unit to reduce the blank wall space 
above.  

 Consider adding an amenity space for onsite tenants and employees. 
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DP001199 – 140 Tenth Street Page 3 
Staff Design Comment 

Landscape Design 
 
The proposed landscape plan has a mix of new plantings and existing mature trees. A landscaped 
area is proposed along the northern drive aisle near the office building with existing mature trees 
to be maintained along Tenth Street. Planting areas are proposed to be located around the office 
building and pedestrian pathways connect the building to the parking areas. Short-term bicycle 
parking is provided beside the office building.  
 
Low-lying plantings are proposed under the transmission lines, within the existing right-of-way. 
Street trees will continue along the curve of Tenth Street. A triangular planting area is proposed 
within the lawn space between the warehouse units and the office building. Trees and low 
plantings are also proposed in front of each warehouse unit, which will break up surface parking. 
Another landscaped area is located on the north elevation of the warehouse building to provide 
some screening from Tenth Street. 
 
There is a proposed storm water bioswale at the south side of the property, above Wexford Creek. 
Native restoration planting is proposed within the 15m riparian area setback. There is no 
landscaped area, other than the existing condition, proposed along the west property line adjacent 
to the railway corridor. 
 
A black steel picket fence with a gate is proposed to be located along Tenth Street. The storage 
area is proposed to be enclosed with a chain link fence.   
 
Staff Comments: 
 

 Provide details regarding the refuse receptacle and screening. 

 Provide details regarding the proposed fences and gates. 

 Consider ways to add landscaping around the storage buildings to break up the hard 
surface. 

 
 
PROPOSED VARIANCE 
 
Minimum Landscape Treatment Level 
 
Part 17 of the City of Nanaimo Zoning Bylaw requires that properties within the I2 zone meet a 
Minimum Landscape Treatment Level 2 within the side yard with a minimum landscape buffer 
width of 1.8m. The proposed landscape plan does not meet this requirement along the eastern 
property line, adjacent to the railway corridor. Therefore, a variance from 1.8m to 0m is required. 
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