
 
 
 

AGENDA
DESIGN ADVISORY PANEL MEETING

 
November 23, 2023, 5:00 PM

Boardroom, 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. PRESENTATIONS:

a. Development Permit Application No. DP001316 - 345 Prideaux Street & 390
Milton Street

3 - 17

To be introduced by Kristine Mayes, Planner, Current Planning.

Application to be presented by Rad Homayoun, Architect.

Purpose: The proposed multi-family development is for one 3-storey building
containing 10 dwelling units. Variances are requested to (1) increase the
minimum front yard setback for the first storey from 3m to 4m; (2) reduce the
minimum front yard setback for the second and third storeys from 4.0m to 3.0m;
(3) reduce the minimum required landscape buffer from 1.8m to 0.9m and
reduce the minimum landscape treatment level from 1 to 0; (4) reduce the drive
aisle width from 5.5m to 3.66m; and (5) reduce the aisle width for parking space
9& 10 from 6.7 m to 3.66m

b. Development Permit Application No. DP001320 - 307, 311 & 315 Holly Avenue 18 - 38

To be introduced by Kristine Mayes, Planner, Current Planning.

Application to be presented by Matthew Cheng, Architect.

Purpose: The proposed development is a 47-unit multi-family development
within a four storey building form. Variances is requested to (1) reduce the front
yard setback (along Holly Avenue) from 6.0m to 5.7m; and (2) increase the
maximum height of a principal building.

4. OTHER BUSINESS:



5. ADJOURNMENT:

2



STAFF DESIGN COMMENT 
 

DEVELOPMENT PERMIT APPLICATION NO. DP001316 – 345 PRIDEAUX STREET  
& 390 MILTON STREET 

 
Applicant/Architect:  APLIN & MARTIN CONSULTANTS LTD. 

Owner: CHANPREET LALLI, AARON & STEVEN SENGHERA 

Landscape Architect:  MACDONALD GRAY CONSULTANTS 
 

 
SUBJECT PROPERTY AND SITE CONTEXT 

Zoning Old City Mixed Use (DT8) 
Old City Low Density (Fourplex) Residential (R14) 

Location The subject property is located on the east side of Prideaux Street near 
the intersection of Prideaux Street and Franklyn Street 

Total Area 1,052m2 (combined) 
City Plan (OCP) Future Land Use Designation: Old City Neighbourhood 

Development Permit Area DPA8 – Form and Character 
Relevant Design 
Guidelines 

General Development Permit Area Design Guidelines 
Old City Multiple Family Residential Design Guidelines 

 
The subject properties include a rectangular shaped lot fronting Prideaux Street and a panhandle lot 
with frontage on Milton Street. The development primarily is proposed to occur on the DT8 zoned 
property (345 Prideaux) with some of the parking area on the panhandle lot, which currently contains 
a single residential dwelling, accessory building, several trees and slopes slightly downward to the 
southwest. The surrounding neighbourhood is a mix of established residential and commercial uses 
with single residential dwellings to the south and west; multi-family residential developments to the 
north and east; and a rail line to the southeast. 
 
PROPOSED DEVELOPMENT 
The applicant is proposing to construct a three-storey, 10-unit multi-family residential apartment 
building comprising of 4 two-bedroom dwelling units and 6 one-bedroom dwelling units. The 
proposed total gross floor area is 689m2 and the proposed total Floor Area Ratio (FAR) is 0.85. The 
proposed site coverage is 22% (below the maximum permitted lot coverage of 40%). The proposed 
maximum height of the building is 10.5m. 
 
Site Design 

The proposed building is rectangular shaped with a main entrance on the north side of the building, 
adjacent to the driveway. Vehicle access is from Prideaux Street with underbuilding and surface 
parking provided at the rear comprising 10 spaces (5 standard, 4 small, and 1 accessible) – in excess 
of the required 7 parking spaces. Bicycle parking consists of a short-term bicycle parking space 
beside the entry. 5 long-term bicycle spaces are required. Three-stream waste management 
containers are located in a refuse enclosure underneath the building surrounded by chainlink fencing. 
Staff Comments: 
• Consider reducing the excess parking to incorporate a common amenity space onsite (or a 

rooftop deck to take advantage of views toward the harbour). 
• Consider incorporating an urban plaza in place of a landscape buffer fronting Prideaux Street. 
• Consider provision of long-term bicycle parking in a secure, convenient and well-lit location. 
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Building Design 

The building is modern in design with a flat roof. The exterior finishes of the buildings are comprised 
of a mix of materials including aluminum panels and stucco, and metal railings for balconies. 
Staff Comments: 
• Consider supplementing the proposed stucco with other materials to add interest. 
• Incorporate an entrance fronting onto the street (or emphasize front entries for the lower units).  
• Consider incorporating elements in accordance with the Old City neighborhood character (ie. 

pitched roof, projections and recesses such as bay windows and porches, wood detailing). 
• Ensure screening of rooftop equipment. 

 
Landscape Design 

The proposed development includes removing several existing trees and replanting various 
deciduous trees. A 1.8m high wood fence is proposed at the rear of the property (and internally) with 
existing fencing retained on both side yards. A 1.06m tall wood privacy screen is proposed along the 
frontage, separating the two ground floor units. Concrete is used to define the pedestrian walkways 
from the driveway, and concrete pavers are used to define the building entrance and private patios 
on the ground level.  
Staff Comments: 

• Consider the retention of existing trees where possible and additional opportunities for planting 
such as landscaping along the driveway, window boxes and planters on balconies. 

• Consider incorporating more native species and replacing invasive species. 
• Consider a more ornamental fence (less than one meter in height) keeping with traditional 

character (ie. picket fence, decorative wood and/or lattice) and replacing chainlink fencing 
under the building with an alternative material in keeping with the character of the Old City 
neighbourhood. 

• Provide adequate lighting in scale with the residential use along the driveway, pathways and 
parking (ensuring no spillage onto adjacent properties, specifically underbuilding parking).  

 
PROPOSED VARIANCES 
 
Minimum Landscape Buffer & Minimum Landscape Treatment Level 

The required minimum landscape buffer width is 1.8m. The applicant is proposing a 0.9m landscape 
buffer width along the front yard, a requested variance of 0.9m. Additionally, the Minimum Landscape 
Treatment Level along the front yard would be reduced from Minimum Landscape Treatment Level 
1 to 0. 
 
Driveway Width 

The required minimum driveway width for a double lane driveway is 5.5m where fire access is not 
required. The applicant is proposing a driveway width for a double lane driveway of 3.66m, a 
requested variance of 1.84m. 
 
Parking Space Aisle Width  

The required aisle width for standard vehicle parking space is 6.7m. The applicant is proposing a 
drive aisle width of 3.66m for parking spaces 9 and 10, a requested variance of 3.04m. 
 

4



5



345 Prideaux Street, Nanaimo

- 10 units. A mixture of 2 

-storey  

-

 

. 

R E C E I V E D 
DP1316 

2023-NOV-15 
C u r r e n t  P l a n n i n g  
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STAFF DESIGN COMMENT 
 

DEVELOPMENT PERMIT APPLICATION NO. DP001320 – 307, 311 & 315 HOLLY AVENUE 
 
 
Applicant/Architect:  MATTHEW CHENG ARCHITECT INC. 
 
Owner:  KENMORE DEVELOPERS LTD. 
 
Landscape Architect:  4 SITE LANDSCAPE ARCHITECTURE AND SITE PLANNING 
 
 
SUBJECT PROPERTY AND SITE CONTEXT 
 

Zoning Medium Density Residential (R8) 
Location The subject property is located on the west side of Holly Avenue at the 

corner of Holly Avenue and Rosehill Street 
Total Area 2,025m2 (combined) 
City Plan (OCP) Future Land Use Designation: Neighbourhood 

Development Permit Area DPA8 – Form and Character 
Relevant Design 
Guidelines 

General Development Permit Area Design Guidelines 

 

The subject properties (to be consolidated) are located in the Townsite Neighbourhood. The lots are 
rectangular shaped and slope downward 4m from the northwest to the southeast and contain three 
dwelling units and several trees, which will be removed to facilitate the proposed development. 
Established single-family dwellings, multi-family and commercial developments, and parkland 
(Caledonia Park), characterize the surrounding area.  
 
 
PROPOSED DEVELOPMENT 
The applicant is proposing to construct a four-storey, 47-unit multi-family residential apartment 
building (including 6 adaptable units). The proposed total gross floor area is 3,037m2 and the 
proposed total Floor Area Ratio (FAR) is 1.5 (1.25 + 0.25) as all the required parking is provided 
underground. The proposed height of the building is approximately 14.69m (to be confirmed through 
comprehensive review), which requires a variance.  
The proposed unit composition is as follows: 

Unit Type No. of Units Floor Area 
Studio 3 41m2 

1-Bedroom 32 48m2 – 54m2 
2-Bedroom 9 63m2 – 76m2 
3-Bedroom 3 88m2 

Total: 47  
 
Site Design 

The proposed building is rectangular shaped and oriented north to south with a main entrance on 
the east elevation, adjacent to Holly Avenue. Vehicle access is from Rosehill Street via a ramp to 
the underground parking levels along the west side of the site. Vehicle parking includes 2 levels of 
underground parking with 69 spaces (including 8 accessible spaces) - in excess of the required 64 
parking spaces. Long-term bicycle storage (31 spaces) will be located within two secure rooms in 
the underground parking garage and a short-term bicycle rack (5 spaces) is located at the entrance 
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to the building off Holly Avenue. Three-stream waste management containers are located in a room 
in the underground parking garage. 
Staff Comments: 
• Pedestrian circulation, plazas, and open space/common amenity areas provided in accordance 

with the General Development Permit Area Design Guidelines.  
• Consider weather protection for short-term bicycle rack. 

 
Building Design 
The building is modern in design with a flat roof. The exterior finishes of the buildings include a mix 
of Hardie board and plank panel, brick veneer on the first two floors and windows with black frames. 
The window fenestration on the portions of the building facing adjacent dwelling have been reduced 
to minimize overlook.  
Staff Comments: 
• A rooftop deck is provided in accordance with the General Development Permit Area Design 

Guidelines. 
• Consider stepping back rooftop deck from adjacent residential lots to the south. 
• Consider additional opportunities for stepping the massing of the building to reduce overlook 

and shadowing on adjacent dwellings. 
• Consider ways to further emphasize the Holly Avenue entrance through materials or a portico 

feature. 
• Consider weather protection for uppermost balconies. 

 
Landscape Design 

The proposed development includes clearing all existing trees and vegetation and planting various 
deciduous trees. A conifer hedge is proposed along the south lot line. Common amenities include a 
rooftop deck with synthetic turf, river rock, trees and seating areas with an outdoor kitchen; a corner 
plaza; and children’s playground with bench seating. Lighting (bollard, wall and step) is provided 
along the perimeter of the building and along the street.  
Staff Comments: 
• Consider adding landscaping or screening (ie. larger trees, columnar trees, hedges, fencing) 

between parking ramp and play area to buffer the adjacent residential use. 
• Consider cascading or concealing vegetation for retaining walls visible to the street. 
• Consider replacing the river rock border with landscaping along the perimeter of the building 

and on the rooftop deck.  
 
Proposed Variances 
 
Minimum Front Yard Setback 

The minimum required front yard setback in the R8 zone is 6m. The applicant is proposing a minimum 
front yard setback of 5.7m, a requested variance of 0.3m.  
 
Maximum Building Height 

The maximum height of a principle building in the R8 zone is 14m. The applicant is proposing height 
of approximately 14.7m, a requested variance of 0.7m.  
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                                              MATTHEW CHENG ARCHITECT INC. 
                                                                                                              Unit 202 670 Evans Avenue, Vancouver, B.C., V6A 2K9

tel: 604.731.3012
email: matthew@mcai.ca

www.mcai.ca

 

September 9, 2023

PROJECT ADDRESS: 307, 311, 315 HOLLY STREET

PROJECT BRIEF

APPLICABLE POLICY AND BYLAW

The project site falls under the R8 of the City of Nanaimo Zoning By law No.4500,
with base FAR of 1.25 FAR Bonus for UG Parking is 0.25 for a total of 1.50 FAR

Governing zoning by laws, policies, and guidelines used include:
 R8 Multiple Family Residential District 2021
 General Development Permit Area Design Guidelines
 BCBC 2018
 Nanaimo Parking By Law 7266
 PART 7 Residential Zones

The integration of these policies and guidelines is paramount to ensure high quality and sustainable
development is achieved. As well as enhance the surrounding neighborhood by responding
appropriately to the existing architectural character, scale of its surrounding buildings, and the
consideration of the future densification of this area.

DESIGN RATIONALE

PROJECT DESCRIPTION
The proposed multi family residential development aims to support the growth of the community as
outlined in the city�s urban planning policies.

This 4 storey building, designated as strata only apartment will house:
47 strata dwelling units, 5% of the units are to be provided with adaptability measures in place.
A good mix of studio units, and 1, 2, and 3 bedroom units are provided for a more dynamic mix of
users.
The 2 Level basement houses the parking spaces for cars and bicycle requirements, bulk storage
spaces, as well as other utility and service rooms.

Outdoor amenities will be provided with BBQ area, children�s play areas, and outdoor seating areas for
entertainment, recreation, and relaxation of end users.

R E C E I V E D
DP1320

2023-OCT-06
C u r r e n t  P l a n n i n g21



 

 

CONTEXT

The development is located at 307, 311, 315 Holly Avenue, Nanaimo, BC.

The site is bounded by Rosehill Street on the North;
Holly Avenue on the East which will be the longer side of the property; There are single detached
residences on the West and South of the property.
The lot sits on a sloping site towards the South, thus splitting the building floor levels is proposed to
reduce building height at the lower lot elevation.

The required setback on the West is 10.50m, providing ample space separation between the West of
the building to the adjacent single detach home.

The required setback on the South is 3.00m. To provide good transition from single detached home to
the proposed 4 storey building, the proposed setback is 3.6m with 4th floor further stepping back by
1.5 m.
The East setback is required to be 5.70m with 2.50m SRW for sidewalk providing wider boulevard along
Holly Avenue.
North PL setback is 4.00m is required for flanking street Rosehill Street.

The combined lot size is approximately 2,026.49 sm (21,813.00 sf).

Currently, the immediate area is mainly residential with multi residential and single detached homes.
Some commercial, recreational and institutional facilities are within the 300m radius of the site. Public
transit and some commercial buildings along Terminal Ave N, is within walking distance from the
property. Thus, in support of the future densification of this neighborhood, the proposed building will
provide the necessary catalyst for further development of this area.

FORM AND CHARACTER
The set of guidelines in line with surrounding urban design scale and fabric, setbacks and building
height were applied as the baseline of architectural design formation.

The façade follows the trendy west coast style, that uses earth colors of grays, browns, and white.
For the exterior finishes, a good mix of brick veneers primarily on the first two floor levels, James
Hardie boards and planks in various shades of gray and tan orange color as accent color. Hardie reveal
trims will be used with trims matching the adjacent siding color.
These materials are relatively long lasting and has minimal maintenance.

The building mass is a simple rectangular 4 storey building with longer side facing Rosser Avenue. The
floors are split level to upper and lower floor levels due to the sloping site. The main entrance is
located where the split of the level is proposed.

R E C E I V E D
DP1320

2023-OCT-06
C u r r e n t  P l a n n i n g
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The simple rectangular mass� heaviness is punctured with large windows allowing more natural lighting
and provide openness, thus reducing perceived heaviness of the building volume. Residents will have
good outside views that respects privacy of neighboring properties and adjacent dwelling units.

To achieve a townhouse expression on the first 2 stories, delineation of the unit exterior façade are
achieved by the introducing vertical dark gray column and parapet. It is countered by tan range color
column and parapet on the opposite side. Additional articulation such as the vertical slats on the
portal, create point of interest that also serve as semi screening.
Gray Hardie planks provide further articulation by providing texture and visual contrasts against lighter
gray color

The interior layout is straight forward.
A single corridor that runs north and south serves as the main circulation. Each floor level is served by
an elevator for accessibility.
Large balconies provide more open spaces for individual units and take advantage of the good views
and vantage points of the city and East side. These balconies along with the roof canopies also limit
heat gain during summer days and protection to building envelope door openings.

On the west side, trellises will be installed on the wide opening of the driveway ramp and climbing
plants will be planted to cover the concrete structure. This also provides further privacy between the
proposed building and the adjacent property to the west.

LANDSCAPE CONCEPT
The building is setback from Holly Avenue allowing for boulevard and opportunities for more trees in
combination with other shrubs and smaller plants appropriate for the area and the volume of soil
available. Plant boxes may be added where needed to provide more soil volume for planting larger
species of plants.

Stepped landscaping will be used specially for units facing Holly Avenue, to reduce scale and keep the
building grounded.

Trellises on the west side will be planted with climbing/vining plants to reduce concrete façade and
provide privacy screening between to and from the neighboring properties.

Roof deck amenity will house various activities, including seating spaces, and BBQ. Childrens
playground will be accommodated on the South West of the property.

To provide more public spaces, a corner plaza is proposed on the corner of Rosehill Street and Holly
Avenue (NE of the property) seating areas and appropriate planting can be provided.

Appropriate type and number trees will be added where possible to provide more privacy screening,
reduce perceived building height.

R E C E I V E D
DP1320

2023-OCT-06
C u r r e n t  P l a n n i n g
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VEHICULAR ACCESS, PEDESTRIAN CIRCULATION AND ACCESSIBILITY
The main entrance to the building is facing arterial road Holly Avenue.
Access to the 2 level basement parking will be at flanking road, Rosehill Street.

Pathways around the whole property is provided to allow pedestrian access for ground floor units.

Accessibility is carefully considered by providing the exterior and interior building some sloped floors of
maximum 5% and elevator access to different floor levels. Entrance lobby located at sidewalk grade to
minimize the use of steps and providing internal ramps to access the main floor. Handicapped parking
space are situated near elevator on underground parking for easy access.
Basement parking and Bicycle storage are located on the basement levels.
The property is only walking distance to Terminal Avenue that has major public transit routes, making
the place accessible for no car owners.

SUSTAINABILITY
Green spaces and pedestrian oriented hardscape will be applied to reduce urban heat island effect.
The main flat roofs are to be provided with high albedo roofing materials and the addition of balconies,
canopies, ledges and other horizontal elements minimize the unwanted solar gains during summer.
Water saving plumbing fixtures and water efficient landscape planters will be carefully chosen.

SAFETY

The project�s access and circulation plan are in line with the general principles of the City�s CPTED
guidelines. The building configuration provides natural surveillance from the pedestrian traffic and
allow for natural surveillance from the neighboring building. Parking entry and exit are clearly visible
from the street.

The parkade will be well illuminated by lights to provide more visibility. Vehicular access points will be
clearly demarcated to limit any point of conflict between vehicle drivers and pedestrians.

Residential entries are clearly defined. The lobbies are enclosed with safety vision glass to increase
visibility and security, not to mention the additional layer of safety from entry vestibules. The
residential townhouse units are elevated and gated.

Landscape design elements which include pavement treatments, landscaping and signage will be used
to clearly identify private and common areas.

Incorporation of anti graffiti coatings on walls wherever possible will be an additional measure.

Outdoor lighting for safety and security purposes are strategically positioned in the landscaping plan.

R E C E I V E D
DP1320

2023-OCT-06
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