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DESIGN ADVISORY PANEL MEETING

 
November 26, 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:

a. Minutes 3 - 6

Minutes of the Design Advisory Panel meeting held in the Boardroom of the
Service and Resource Centre, 411 Dunsmuir Street, Nanaimo BC, on Thursday
2020-OCT-22.

4. PRESENTATIONS:

a. Development Permit Application No. DP1206 - 1534 Extension Road 7 - 32

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

A development permit application was received from Kulwulton Developments
Ltd., on behalf of Mount Benson Developments for the development of a multi-
family residential project (11 units) at 1534 Extension Road. There are no
proposed variances.  The subject property is legally described as Lot 1, Section
18, Range 4, Cranberry District, Plan 15503, except Plan EPP98272.

b. Development Permit Application No. DP1207 - 5594 Linley Valley Drive 33 - 55

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

A development permit application was received from dHKarchitects Inc., on
behalf of Mount Benson Developments for the development of a multi-family
residential (16 units) project at 5594 Linley Valley Drive.  The applicant is
proposing building height and yard setback variances.  The subject property is
legally described as Lot 14, District Lot 50, Wellington District, Plan EPP62850.

5. OTHER BUSINESS:



6. ADJOURNMENT:
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MINUTES 
DESIGN ADVISORY PANEL MEETING 

BOARD ROOM, SERVICE AND RESOURCE CENTRE 
411 DUNSMUIR STREET, NANAIMO, BC 
THURSDAY, 2020-OCT-22, AT 5:00 P.M. 

 

 
PRESENT: Members: Charles Kierulf, AIBC, Chair 

  Councillor Brown 

  Tony James, AIBC, (joined electronically) 

  Steve Johnston, At Large (joined electronically) 

  Kevin Krastel, At Large (joined electronically) 

  Marie Leduc, At Large (joined electronically) 

  Kate Stefiuk, BCSLA (joined electronically) 

 
Absent: Gur Minhas, At Large 

 
Staff: L. Rowett, Manager, Current Planning Section 
 L. Nowak, 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 5:03 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, Service and Resource Centre, 411 Dunsmuir 
Street, Nanaimo BC, on Thursday 2020-SEP-24 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, Service and Resource Centre, 411 Dunsmuir 
Street, Nanaimo BC, on Thursday 2020-OCT-08 at 5:00 p.m. be adopted as circulated.  
The motion carried unanimously. 

 
 
4. PRESENTATIONS: 
 

1. Development Permit Application No. DP1203 – 4951 Jordan Avenue 
 
Introduced by Lainy Nowak, Planner, Current Planning Section. 
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Ms. Nowak introduced project team members Will Melville, Designer of Delinea 
Design Consultants, Brian Kapuscinski, Architect of BJK Architecture Inc., 
Scott Jensen, Civil Engineer of Herold Engineering, Brad Forth, Landscape 
Architect of 4 Site Landscape Architecture, Jason Schmidt, General Manager of 
Momentum Design Build and Sarah Plamondon, Pre-construction Manager of 
Momentum Design Build. 
 
Presentations: 
 
1. Will Melville, Designer of Delinea Design Consultants, presented the 

project and spoke regarding site and neighbourhood context, site 
challenges, the proposed site plan, building siting, and provided an 
overview of the proposed project, and architectural plans. 

 Site challenges include its proximity to the intersection of Mostar 
Road and Jordan Avenue, and the triangular shape of the property 
to site a rectangular building 

 There may be need for additional retaining along the south 
property line  

 The surface parking area is sufficient for the light industrial use 

 Electric vehicle charging stations will be provided along with bike 
racks 

 The site is lit with pole lighting and wall packs will be located on 
the buildings 

 Exterior finishes among the three buildings is consistent 
 
2. Brad Forth, Landscape Architect of 4-Site Landscape Architecture 

presented the landscape plan.  Mr. Forth spoke regarding the proposed 
tree inventory, plant palette, the use and location of raingardens, and 
provided an overview of several proposed hardscape elements. 
 

 Street trees will be added along Jordan Avenue 

 Trees will be kept small, and positioned to not interfere with 
vehicle movements onsite 

 A waterfall, spilling into a pond, will provide a focal point on the 
northwest side of Building 1 

 K2 stone products will be used throughout the site ie. large 
boulders, bench seating, and items used within the raingarden etc. 

 A black chain link fence will be located along the south property 
line 

 
3. Scott Jenson, Civil Engineer of Herold Engineering provided an overview 

of the proposed storm water management plan. 
 
Panel discussions took place regarding: 
 

 The lack of detail illustrating the use of K2 stone products onsite  

 The possibility of adding a textured surface as a marker on the bike path 
to identify K2’s building 

 The height reduction of the Allen Block retaining wall, fronting the road 

 The possible addition of glazing to the east elevation of Building 1 
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 The K2 display feature wall, and the necessity to minimize use for product 
display 

 The inclusion of cascading plants to the retaining wall along Mostar Road 

 Benches within the amenity areas (K2 stone and timber) 

 The location of the refuse enclosure with limited visibility or need for 
screening 

 The possible creation of a pedestrian link between Buildings 1 and 2 
 

 It was moved and seconded that Development Permit Application No. DP1203 be 
accepted as presented with support for the proposed variance.  The motion carried 
unanimously. 

 
 

2. Development Permit Application No. DP1205 – 478 Machleary Street 
 
Introduced by Lainy Nowak, Planner, Current Planning Section.  Ms. Nowak 
spoke regarding site location, zoning, the Old City Neighbourhood Plan the Old 
City Multi-Family Residential Guidelines and proposed variances.   
 
Presentations: 
 
1. Douglas Riddell, Building Contractor and Owner of Sun Porch 

Homes Ltd., provided a business overview and presented the project.  Mr. 
Riddell spoke regarding site and neighbourhood context, existing site 
conditions building siting, the proposed Craftsman inspired design and the 
landscape plan. 
 

 Exterior materials consist of Hardie board and panel siding, 
Sequoia vinyl shingle siding, cedar shingles and wood trim 

 Dentil moldings, belly bands, out-lookers, columns and skirt 
boards are used as accents 

 Entrances are staggered to create unique unit entrances and to 
reinforce the appearance of single residences 

 Mr. Riddell responded to points from within the Staff Design 
Comment.  Items discussed were: 
o Densification within the Old City Design Guidelines 
o Use of vinyl siding 
o The suggested relocation for the pedestrian pathway 
o Staggering of unit entrances 
o Ornamental heritage features within gable peaks 
o Enclosing of porch on Unit A with low permeable railing 
o The removal of ornamental block around the building 
o The addition of trees 
o The need for additional detailing to the fence along the 

front lot line 

 Minimal landscaping is proposed as there are no common spaces 
in this project 

 Each unit has its own private fenced area and residents would be 
responsible for developing and maintaining their individual 
landscape areas 
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Panel discussions took place regarding: 
 

 The possibility of cantilevering the 2nd floor master bedroom of Unit A, to 
create a gable feel on the front of the building 

 The possibility of increasing the depth of the garage to accommodate a 
vehicle or workbench; and reconsideration of the v-roof design 

 Sewer connection and onsite storm water management plan 

 The use of vinyl siding if the proposed is of good quality 

 Possible improvements to the proposed landscape plan by way of 
increased trees and features 

 The possible addition of a hand-railing to the entrance of Unit B to balance 
the duplex aesthetic 

 The Old City Multiple Family Residential Design Guidelines and the fit of 
this project in the neighbourhood 

 
 It was moved and seconded that Development Permit Application No. DP1205 be 
accepted as presented with support for the proposed building height variance. The following 
recommendation was provided: 
 

 Consider the addition of more trees and landscape features to the property. 
 
The motion carried. 
Opposed:  Kevin Krastel 

 
 
5. ADJOURNMENT: 

 
  It was moved and seconded at 7:06 p.m. that the meeting terminate.  The motion 

carried unanimously. 
 
 
 
  
CHAIR 
 
 
CERTIFIED CORRECT: 
 
 
  
RECORDING SECRETARY 
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STAFF DESIGN COMMENT 
 

DEVELOPMENT PERMIT APPLICATION NO. DP001206 – 1534 EXTENSION ROAD 
 
Owner/Applicant:  KULWULTON DEVELOPMENTS LTD. 

Builder: BOEHM CONSTRUCTION LTD. 

Landscape Architect:  KATE STEFIUK STUDIO 

 

SUBJECT PROPERTY AND SITE CONTEXT: 

Zoning Low Density Residential  (R6) 

Location 
The subject property is located on the east side of Extension Road, across 
from McKeown Way, south of the E & N Railway Corridor. 

Total Area 2901m2 

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 

Neighbourhood 
Plan 

Chase River Neighbourhood Plan - Neighbourhood 

 

 
The subject property is a triangular shaped lot on the east side of Extension Road. It is zoned 
R6 and currently has a single family dwelling sited on the property that will be removed prior to 
development of the site. The E & N Railway Corridor runs along the northeastern property line 
and the immediately adjacent properties are developed with single family dwellings. Chase 
River Elementary School is located to the north. 
 
 
PROPOSED DEVELOPMENT 
 
The applicant is proposing an 11 unit multi-family development, in four buildings with two to four 
units in each building. Each unit is roughly 150m2 in size with three bedrooms in two to three 
storeys. The subject property is zoned Low Density Residential (R6) which permits a base floor 
area ratio (FAR) of 0.45; however, a site-specific rezoning application (RA399) was approved by 
Council on 2020-APR-06 to permit a floor area ratio (FAR) of 0.65 on the subject property.  The 
applicant is proposing an FAR of 0.56. 
 
Site Design 
 
Buildings 1, 2 and 3 are situated along the northeastern property line, adjacent to the railway 
corridor. The fourth building is located at the entrance of the site along Extension Road. All of 
the buildings are oriented inward, toward an internal drive aisle that curves around Building 4, 
which is located at the site entrance. Parking is provided within single car garages for each unit, 
and in front of Buildings 1, 2 and 3. Additional parking is located on a permeable surface area in 
front of Building 1 and on asphalt in front of Building 3.   

7



DP001206 - 1534 Extension Road Page 2 
Staff Design Comment 

Staff Comments: 
 

 Consider rotating the location of Building 4 to create a greater street presence. 
 
Building Design 
 
The buildings are contemporary in design with limited articulation and glazing. The façade of 
each unit consists of an inset entrance with cedar horizontal lap siding, a vinyl window, a small 
steel framed balcony, and an insulated garage door. The roof of each unit is peaked, with 
asphalt roofing and combed face fascia.  
 
Due to the slope of the lot, each building is two storeys in the front and three storeys in the rear. 
Each unit has a double-door on the rear elevation, which opens on to a patio area. The rear 
elevations include balconies on the top floor and glazing on each storey. Side elevations for 
each building have one vinyl window on the top floor, and horizontal combed face trim to break 
up the vertical vinyl siding on each storey. There is a small utility closet located on the side of 
Buildings 1 and 2. 
 
Staff Comments: 
 

 Consider adding more glazing to the front façade and side elevations of each building.  

 Consider more prominent front entries and adding interest to identify individual units. 

 Consider adding indoor storage areas at the sides of the buildings for refuse, recycling 
bin, and long-term bicycle storage.  
 

Landscape Design 
 
The front yard landscape buffer consists of red buds, white dogwoods, and paper bark maples 
in a Garry oak meadow which is located parallel to Extension Road. A pedestrian entrance is 
located on Extension Road, and includes a wooden pergola and a wide walkway leading into 
the site, creating a pedestrian connection with the street.  
 
The front yard landscape buffer also includes a play area with boulders and logs that create a 
zigzag path for play and movement through a swale. A concrete pedestrian pathway runs along 
the play swale, leading to a community garden with raised planters and a garden shed with an 
arbour.  Due to the slope of the lot, retaining walls are proposed along the front property line, 
with a low fence on top.  
 
Benches are placed throughout the site to provide places of rest and gathering for the residents.  
Fruit trees and plants are interspersed among other native planting species, providing food for 
the residents. A second play swale with layered native plantings and a rain garden is located at 
the rear corner of the property, behind Building 1.   
 
Parking strips are used for the spaces in front of each unit, providing increased rainwater 
infiltration.  Permeable paving in the form of a grass grid, planted with grass and flower seed 
mix, is also used to decrease the hardscaping within the site.  Patios provide outdoor amenity 
space at the rear of each unit. 
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DP001206 - 1534 Extension Road Page 3 
Staff Design Comment 

Staff Comments: 
 

 The proposed landscape plan provides an integration with the surrounding environment 
while minimizing hard structures and providing emphasis on functional outdoor amenity 
spaces. 

 Consider a more central or prominent play area. 

 Provide information regarding the location of site lighting, height of fences, garden shed 
dimensions, and retaining wall details. 

 
 
PROPOSED VARIANCE 
 
Maximum Fence Height 
 
The R6 zone requires a maximum fence height of 1.2m within the front yard setback. Fence 
height is measured vertically from the finished grade on the low side of the retaining wall or 
fence. The applicant is proposing a maximum retaining wall height of 1.6m within the front yard 
setback with additional height for a low fence. 
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STAFF DESIGN COMMENT 
 

DEVELOPMENT PERMIT APPLICATION NO. DP001207 – 5594 LINLEY VALLEY DRIVE 
 
 
Applicant / Architect:  DHK ARCHITECTS INC 

Owners:  MOUNT BENSON DEVELOPMENTS INC. 

Landscape Architect:  MACDONALD GRAY CONSULTANTS 

 

SUBJECT PROPERTY AND SITE CONTEXT: 

Zoning Steep Slope Zone (R10) 

Location 
The subject property is located in a new neighbourhood at the east end of Linley 
Valley Drive. 

Total Area 0.5 ha 

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. 5 – Steep Slope Development (DPA5) 

Relevant Design 
Guidelines 

General Development Permit Area Design Guidelines 

Steep Slope Development Permit Area Guidelines 
 

 

The subject property is an irregular shaped lot that has been graded with a gentle slope from 
Linley Valley Drive down to the east side of the property. The north property line is raised and is 
retained with a rock retaining wall. The subject property is surrounded by a wetland and vacant 
R10 zoned land with rocky bluffs to the north, forested parkland to the east and south; and a 
single dwelling residential neighbourhood to the west. The irregular property line was created to 
follow the protected riparian area, adjacent to the wetland. 
 
 
PROPOSED DEVELOPMENT 
 
The applicant is proposing a 16 unit multi-family development, with four buildings and four units 
in each building. Each building will have two units on the main floor and two units on the second 
floor. A base floor area ratio (FAR) of 0.45 is permitted and an FAR of 0.37 is proposed. In 
accordance with the density transfer allowance conditions in Section 7.3.3 of the Zoning Bylaw, 
and Development Permit 932 approved in 2015, 16 residential units are permitted on the 
property. 
 

Unit Type Number of Units 

Two bedroom units 12 

Three bedroom units 4 

Total 16 units 

 
Site Design 
 
The four buildings are sited to respond to the topography of the property by being stepped both 
vertically and horizontally along the length of the property. The buildings are generally sited 
away from the riparian area, thereby allowing a wide yard area along the north property line. 
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DP001207 5594 Linley Valley Drive Page 2 
Staff Design Comment 

The building entrances are south facing towards the driveway which is along the south property 
line. Resident parking is accommodated within single car garages, between the driveway and 
buildings; and visitor parking is located in pockets along the south side of the driveway. A 
pedestrian connection to the park is located at the east end of the property.  
 
Staff Comments: 
 

 The development responds to the Steep Slope Development Permit Guidelines by placing 
building footprints away from the riparian area, limiting building height to two storeys, and by 
stepping buildings with the topography of the land. 

 Identify the location for the three required accessible parking spaces. 

 Find a solution to extend the stamped concrete pedestrian path such that it does not end at 
the last building, but connects to the path leading to the park on the east end of the property. 
 

Building Design 
 
The two-storey buildings are a modern design with shed style roofs. Building interest is 
achieved through the incorporation of covered entries, recessed columns along the building 
face, balcony features and material changes on the façade. Exterior facade materials include 
Hardie plank, Hardie shingle, Hardie panel, and woodtone siding. Exterior metal stairs are used 
for access to the second storey units. The main floor units have access to a garage. Indoor 
storage closets are provided at the side of each building for bicycles.  
 
Staff Comments: 
 

 The modest building height and selection of façade colours allows the development to 
blend into the environment of the adjacent forested park area. 

 Consider incorporating more variation to each building to better distinguish between the 
buildings. 

 Consider adding indoor storage closets at the sides of the buildings for garbage and 
recycling bins for the 16 residential units, such that bins are not stored in garages or 
under the stairs.  
 

Landscape Design 
 
A robust landscape buffer is provided along the west property line adjacent to the single 
dwelling residential use. A concrete block retaining wall, maximum 1.2m in height, is also 
proposed in the west side yard area. The north side property line is generously planted with 
trees and shrubs and a lawn area allowing for an attractive environment adjacent to the rear 
patios and decks. A fence is also proposed along sections of the north property line. Trees and 
shrubs are proposed to be planted at the entry area to each unit. A pedestrian walkway is 
provided between the buildings to allow access to the sides and rear of the buildings. A wood 
fence 1.2m in height is proposed along the full extent of the south property line adjacent to the 
park. A stamped concrete pedestrian walkway is proposed as part of the driveway. Broom finish 
concrete is proposed for the resident parking spaces and grass cell pavers are proposed for the 
visitor parking spaces.  
 
Staff Comments: 
 

 Consider a decorative wall, rock wall, or Allen block retaining wall, rather than concrete 
block in the front yard area. 
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Staff Design Comment 

 Consider creating an outdoor seating area for visiting, and locating outdoor benches in 
appropriate areas. 

 Verify the materials of the fence along sections of the north property line. 
 
PROPOSED VARIANCES 
 
Maximum Building Height 
 
The maximum building height is 7m for a flat roof (< than 4:12 pitch), the proposed building 
heights are as follows: 
 

 Building A Building B Building C Building D 

Proposed Height 8.62m 8.39m 8.57m 8.03m 

Proposed Variance 1.62m 1.39m 1.57m 1.03m 

 
 
Rear Yard Setback 
 
The minimum rear yard setback is 7.5m, the proposed rear yard setback for Building D is 5.9m, 
a proposed variance of 1.6m. 
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Development Permit Application     
Linley Valley Fourplexes, 
5594 Linley Valley Drive, Nanaimo, BC. 
15 September 2020 
 
 

 
dHKarchitects         Principal I Charles R. Kierulf architect AIBC RAIC 
102 – 5190 Dublin Way, Nanaimo BC , V9T2K8.  tel: 1.250.585.5810.   www.dhk.ca 
  

1. 

Design Rationale 
 
The development proposal for 5594 Linley Valley Drive consists of four modern 
fourplexes on a long, narrow site in the beautiful Linley Valley.   The buildings are 
situated on the last lot on Linley Valley Drive and border a pond to the North and forest 
to the South. The intention of the design is to create a sustainable community and 
unique living experience for residents while being sensitive to the appropriate character, 
scale and environmental complexity of the R10 Steep Slope Zone (DPA 5) and this 
special location.   The buildings, including the individual units, respond to existing 
topography by stepping both vertically and horizontally to conform to the irregular slope 
and shape of the site.  The design accommodates extensive usable green space and 
areas of vegetation while offering efficient and generously sized units that connect with 
their natural surroundings. The form and character and siting of the buildings into the 
landscape design allow it to integrate harmoniously with its natural context as well as the 
surrounding neighbourhood. 
 
The proposed project would be consistent with and positively support the goals of the 
OCP (DPA 5).  The project respects existing environmental elements while offering 
higher density and more affordable housing to the area.   An increase in density and 
fourplex typology could help address the local need for more varied and affordable 
housing.  The design of the project could serve to increase social interaction and 
sustainability and provide a model for future development.  The increase in density also 
helps to diminish urban sprawl and has allowed more of the surrounding area to be 
designated as park.  
 
The design of the project contributes positively towards the creation of a livable hillside 
neighbourhood.    The design of the site and integration of the buildings into the slope 
respects the existing topography while the form and character of the buildings 
acknowledges the residential features and scale of the surrounding single family 
properties.   Instead of adding additional accessory buildings, the fourplexes are tightly 
aligned with amenities and pathways between the buildings, reserving more area for 
open space.   The large areas of green space and extensive trees and vegetation in the 
landscape design restore the natural character of the site, help to reduce erosion and 
visually connect it to the adjacent forest.  The buildings formally address both Linley 
Valley Drive and the private road on the property while providing generous outdoor 
decks, balconies and patios to provide additional animation to the frontages and to 
connect the units to the landscape. The site’s proximity to hiking areas will encourage 
recreation in the local area and the inclusion of ample bike storage on site could also 
encourage the use of transportation alternatives.    
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Development Permit Application     
Linley Valley Fourplexes, 
5594 Linley Valley Drive, Nanaimo, BC. 
15 September 2020 
 
 

 
dHKarchitects         Principal I Charles R. Kierulf architect AIBC RAIC 
102 – 5190 Dublin Way, Nanaimo BC , V9T2K8.  tel: 1.250.585.5810.   www.dhk.ca 
  

2. 

Zoning Requirements  
 
The project strives to sensitively address its unique context while meeting the 
requirements of an R10 Steep Slope Residential Zone.   The property is located at the 
end of Linley Valley Drive with designated park area to the South with proposed park 
area and pond to the North and East of the site.  It is the last site in a series of steep 
sloped single family residential lots.    
 
The development offers four two storey fourplexes with entries at ground level for the 
main floor units and via exterior stairways for the upper level units.    The total number of 
units is 16 which is maximum number allowed for the site.   The fourplexes will offer a 
moderate increase in residential density for the neighbourhood while being compatible 
with the scale of the surrounding single family properties.  The two bedroom plus den 
and three bedroom units could appeal to a variety of home-owners and/or renters and 
offer more affordable and diverse housing options.  Despite the relatively higher density, 
the proposed FAR for the 5,470 sm site is .37 vs the maximum allowable of .45, while 
the lot coverage is 25% vs the permitted 40%.   By providing a moderate increase in 
density while limiting site coverage, the project will help to contribute to a more diverse 
and sustainable community while still appearing as four modestly scaled single family 
homes with ample open space.  
 
A private road off of Linley Valley Drive will be the main access to the buildings with 
small garden areas and parking pads to the front and common green space with usable 
lawn areas to the rear.  The road will vary in width (from 6.0 m to 7.6 m) and be paved 
with stamped concrete for 1.5m of the width to the North to create a designated 
pedestrian area.  The maximum slope on the private road will be 6% starting at the 
highest point to West; this slope diminishes as one moves further to the East (see Civil 
drawings).    The last length of the road narrows (to 4.1 m) to become private access for 
units 15 and 16, the last units at the end of the site (to be indicated by signage).  
Additional width to the road has been provided to the South to allow for the back-up 
turning radius of both the fire truck and other vehicles and additional guest parking.   
This has been done in strategic locations with stamped concrete to be more visually 
attractive and indicate a priority use for pedestrians and, in some areas, with grasscrete 
(see A-01 Site Plan and A-02 Streetscapes). 
 
The functional front yard of the site will be along the private road while, officially, the 
‘front yard’ will be considered to be the frontage along Linely Valley Drive.   Both 
frontages will, therefore, be treated as important streetscapes (re: form and character 
below and A-02).  The space between the buildings will serve as amenity areas with 
long-term bicycle storage closets (two bikes per unit) and utility closets housed along the 
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3. 

sides of the buildings.   There will also be an area for garbage and recycling bins under 
the stairs for each of the upper units (the bins will be located in the garages for the main 
floor units).   This amenity area also provides pathways to the rear of the property and 
the common green space and will be surfaced with gravel to facilitate drainage.   The 
separation between buildings B and C is widened further to accommodate a fire truck 
turnaround off the road.  
 
Each fourplex will have two parking stalls (32 private stalls) provided at the front of the 
units; garage and driveway apron stalls for the main floor units and parking pads for the 
upper floor units.   There will also be four guest parking stalls and two bicycle racks for 
temporary bike parking (accommodating a total of eight bikes) on the South side of the 
private road.  Six parking stalls (the number in excess of that required) will be surfaced 
with grasscrete to decrease the hard surface area and allow for permeability (see 
Landscape Plans). This includes the guest parking stalls.  The guest stalls will be 
important to prevent guests from parking along Linley Valley Drive due to the lack of 
parking in the area. There is access to public transportation in the area but, for the time 
being, it is understood that driving will be a necessity for most residents and their guests.  
 
 
Form and Character 
 
The predominant housing typology in the Linley Valley area is the single family 
residence.  The fourplexes of the proposed development have been designed to 
integrate well with the existing homes in the area while providing an important increase 
in density and affordability.  The four unit, two storey buildings address the street at a 
human scale with separate entries to the units at ground level as well as clearly 
identified entries and individual stairways for the units at the upper floor (see A-02 
Streetscapes and all building elevations).   The buildings maintain a residential scale and 
appear as four separate single family homes.  
 
Entrances are provided with ample overhangs to shelter from rain and to identify the 
front entries to the units.    Large roof overhangs with exposed posts and beams cover 
the large decks over the upper West units and extend over the stair to shelter from the 
elements and draw attention to the front door.  These decks will also help to animate the 
frontage along the private road and Linley Valley Drive.   The entrances of the upper 
units on the East side ‘bump out’ to create distinct elements at the top of the stairs that 
extend up from the bicycle closets below.  Wood-look cladding also helps to identify the 
entries by differentiating the materials while addressing on the sides of the units will be 
large enough to read from a distance.   
 
Given the significant slope on the lot, each unit in the fourplexes has been stepped down 
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to the East along with the existing topography; each of the building units in Buildings A, 
B and C step vertically (from .46m to .61 m), as do the buildings, in accordance with 
slope down towards the end of the road.   The units also shift towards the North or South 
relative to each other to conform to the irregular shape of the lot, allowing for the garden 
spaces, driveways and parking pads to the front.  
 
The predominant roof form of the buildings is a 2 in 12 shed roof along with low-sloped 
(flat) roof areas.  This form is repeated over the 16 units so that the roofs step down with 
the change in topography (the roofs slope in the opposite direction). The stepped units 
and changing rooflines add to the dynamic nature of the project as does the treatment of 
the site as a whole.   
 
Each unit will be provided with ample outdoor space and connections to the natural 
surroundings.   Decks or patios (depending on the topography) to the rear of the units 
offer access the common lawn area from the main floor units while the upper floor units 
have balconies facing the pond. These also provide additional articulation to the 
façades.  The upper units on the West side of each building also have a large deck area 
facing the private road that allows for additional outdoor space as well as providing 
additional animation and security for the street.  
 
The material finishes on the building include hardie plank in contrasting colours and a 
wood-look cementitious siding as well as natural wood clad elements   The colour 
schemes alternate with every second building (see sheets A-05 and A-06 for Finishes).  
Buildings A and C feature a grey blue, warm white and a natural cedar-look siding at the 
entries, recesses and deck areas.  Buildings B and D have a forest green and ‘mist’ 
coloured white siding with a darker wood-look cladding for entries, decks and accents.  
Natural wood fascias, door and window trim and wood clad posts and beams stained in 
a neutral grey add articulation and natural materials to the design.   The alternating 
colour palettes give each building an individual character and help them to appear like 
individual homes vs a larger development.  
 
The proposed development considers aspects of site design to preserve green space, 
limit hard surface area, manage storm water and provide natural landscape elements to 
enhance the experience of the site.   The common landscaped areas consist of lawn and 
planting will serve as functional green space for the residents as well as aesthetically 
enhance the appearance of the site from a distance.  The same lawn area will also be 
employed to deal with half of the rainwater shed from the roof areas in small swales in 
the lawn (see Civil dwgs).   Ample planting around the site provides natural beauty, 
replaces previously existing trees and vegetations, prevents erosion and connects the 
site to nearby parks and forest.  The parking stalls in excess of those required (as well 
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as additional ‘back-up’ areas) will be surfaced with grasscrete to help with stormwater 
management. 
 
Overall the project offers a dynamic composition of building forms that responds 
sensitively to the site and local area. The fourplexes will increase the site density, offer 
efficient and generous spaces and provide ample amenity space while providing 
extensive open space and landscaping to help integrate it into its natural setting. The 
siting and design of the buildings respects the existing topography and the single family 
typology of the area while creating a unique modern development. 
 
Variance Rationale 
 
Height Variance:  Buildings A, B, C and D 
 
The roof slopes on the units are 2 in 12, therefore are considered low slope.   In Zone 
R10, the maximum height for a roof less than 80% 4:12 is 7.0 m.   The variance is, 
therefore, requested for each of the four buildings.    
 
   Building A   Building B Building C   Building D 
Proposed Height      8.62 m      8.39 m       8.57 m       8.03 m 
Height over Permitted      1.62 m      1.39 m        1.57 m       1.03 m 
 
The roof forms proposed, are a combination of 2 in 12 sloped and low-sloped (2%) roofs 
to give the building an expressive form and reflect the variation in the slopes of the 
surrounding landscape.  This roof form also allows for the stepping of the units in 
accordance with the slope of the site without the roofs interfering with one another.  The 
height of the roofs is mitigated by having more than 50% of the roof forms being low-
sloped (appearing flat). 
 
Given the significant slope on the site, the units are stepped to conform as closely to the 
grade as possible but this also contributes to the increase in average grade and, 
therefore, the excess over the allowable height. The difference at the main floor levels 
between Unit 1 and 3 is 0.61m (2 ft.), between Unit 5 and 7 is 0.61m (2 ft.), between Unit 
9 and 11 is 0.46m (1’-6” ft.) while Units 13 and 15 are at the same level. The topography 
and stepping of the units creates a more challenging situation in which to meet the 7.0 m 
height limit. 
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Setback at Northeast Corner of Building D 
 
The irregular shape of the site creates a challenging condition for siting the buildings.   
The units have been shifted relative to one another to adapt to the form of the site but a 
small corner of Building D (Units 15 and 16 above) projects into the rear yard setback by 
1.6m (5.9 m vs 7.5m) at the Northeast.   
 
The shape of the site creates an excessively long and curved ‘rear yard’ which faces 
both North and East.   The area at the Northeast corner that projects into the setback is 
very small (27 sf) and faces the pond and future park areas to the North and East so it 
will not affect any adjacent structures.  Allowing for a variance in this small area, 
prevents having to move the building to the West several feet (because of the angular 
geometry) and losing important space between the buildings or having to add potentially 
obtrusive accessory buildings in front of the buildings. 
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