
 
 
 

AGENDA
DESIGN ADVISORY PANEL MEETING

 
September 26, 2024, 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. INTRODUCTION OF LATE ITEMS:

3. ADOPTION OF AGENDA:

4. ADOPTION OF MINUTES:

5. PRESENTATIONS:

a. Development Permit Application No. DP001350 - 77 Chapel Street 2 - 40

To be introduced by Payton Carter, Planner, Current Planning

Purpose: The proposed development is a 162-unit multi-family development.

6. OTHER BUSINESS:

7. ADJOURNMENT:



STAFF DESIGN COMMENT 
 

DEVELOPMENT PERMIT APPLICATION NO. DP001350 
77 CHAPEL STREET 

 
 
Applicant:  PRIMEX INVESTMENTS LTD. 

Architect:  DHK ARCHITECTS INC. 

Landscape Architect: MDI LANDSCAPE ARCHITECTS 

 
SUBJECT PROPERTY AND SITE CONTEXT 

Zoning Chapel Front (DT5) 

Location The subject property is bounded by Skinner Street to the west and Chapel 
Street to the east. 

Total Area 4,270m2 

City Plan Future Land Use Designation – Primary Urban Centre 
Development Permit Area DPA 8 – Form and Character 

Relevant 
Design 
Guidelines 

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

 
 
The subject property is located at a prominent site in Downtown Nanaimo, located at the 
intersection of Skinner Street and Chapel Street. The property is irregularly shaped and 
currently contains a parkade structure. Two previous development permits, DP1117 and 
DP1256, were previously approved in 2019 and 2023. The design has since changed, and the 
owner is proceeding with the development. The site slopes downhill significantly from northeast 
to southwest. 
 
The surrounding neighbourhood contains a variety of uses including mixed-use and multi-family 
developments, the Nanaimo Law Courts, and a range of commercial uses, including 
restaurants, retail businesses, and offices within walking distance. Both Maffeo Sutton Park and 
the Nanaimo Waterfront Walkway are located to the north.  
 
PROPOSED DEVELOPMENT 
 
The applicant has proposed to construct a six-storey multi-family residential development with 
156 apartment units and six townhouse units, with a combined total of 162 units, intended to 
include both rental and market housing.  
 
The proposed unit composition is as follows: 
 

Unit Type Unit Count 
2-Bedroom 29 
1-Bedroom 105 

Studio 28 
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DP001350 – 77 Chapel Street Page 2 
Staff Design Comment 

The proposed gross floor area is 10,770m2 and the total Floor Area Ratio (FAR) is 2.63, below 
the maximum permitted FAR of 4.25 in the site-specific DT5 zone.  
 
Site Design 
 
The proposed six-storey building overlooks both Chapel Street and Skinner Street with a 
pedestrian entrance on Chapel Street. The two-storey townhouses face Skinner Street. Both 
buildings will be sited parallel to adjacent street frontages and the underground parking 
structure will be shared between the buildings. The residential building along Chapel Street is 
setback to facilitate pedestrian circulation around the entirety of the site. Two public outdoor 
spaces are proposed at either end of the site, taking accessibility and the sloping site into 
consideration. These areas are enhanced with urban plaza features including formal 
landscaping, decorative pavers, a variety of outdoor seating options, and lighting. Tiered rain-
gardens are proposed along Skinner Street to accommodate stormwater runoff and a turf dog-
run is proposed along Chapel Street, adjacent to the public plaza. Features including the 
frontage of residential units, amenity spaces, designated car-share parking, and public plazas 
activate the street and nearby public spaces.  
 
Vehicle access is proposed from Skinner Street to the underground parking. The “Off-Street 
Parking Regulations Bylaw 2018 No. 7266” (the “Parking Bylaw”) requires 91 parking spaces, 
three of which must be accessible. Additionally, 81 long-term and 16 short-term bicycle spaces 
are required. The proposed development exceeds the vehicle and bicycle parking requirements.  
 
Staff Comments: 

• A pedestrian network is provided, including public gathering spaces, in accordance with 
the General Development Permit Area Design Guidelines.  

• Consider the addition of shelters for proposed short-term bicycle parking areas.  
 
Building Design 
 
The proposed apartment building, townhouse building, and a two-storey underground parkade 
are interconnected. The parkade is secured by an overhead entry gate, which is recessed from 
the sidewalk to avoid pedestrian-vehicle conflicts. The townhouse units have direct pedestrian 
access to Skinner Street with privacy screening. Materials used for the townhouses complement 
those of the residential building and include wood-look metal and fiber cement siding in various 
shades used through the building façades.  The apartment building entrance along Chapel 
Street is prominent and complemented by generous glazing, large entry doors, weather 
protection, and areas of recess for visual interest. Additional features include wood-look metal 
fins, articulated rooflines, and projecting balconies with vinyl decking, tempered glass panels, 
and weather protection. The ground floor incorporates live/work units, amenity space and an 
office unit, enhancing the street presence of the development. A rooftop amenity is provided, 
complete with ample outdoor seating, planters, and an outdoor kitchen. The building form is 
consistent with neighbouring developments and offers continued street presence along Chapel 
Street and Skinner Street.  
 
Staff Comments: 

• Explore way to further incorporate a landmark design component into the north elevation 
of building in accordance with the Downtown Urban Design Plan and Guidelines as this 
corner will be highly visible from many vantage points throughout downtown.  

• The building design relates to public streets with setbacks to facilitate pedestrian areas 
and the design is well-integrated into the context of the streetscape, in accordance with 
the applicable design guidelines. 
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DP001350 – 77 Chapel Street Page 3 
Staff Design Comment 

• Consider the addition of green roofs or decorative rooftop treatment on townhouses to 
enhance views from overlooking units and ensure adequate screening of rooftop 
equipment. 

 
Landscape Design 
 
The proposed landscaping includes both hardscaping and softscape elements. Hardscaping 
includes pedestrian walkways with various types of pavers, sitting walls, and landscape 
boulders. A variety of outdoor seating types are proposed throughout the site adjacent to 
softscape areas, which include a variety of flowering perennials, hedges, and trees to 
reintroduce vegetation to the site. The northern plaza will include a large flowering focal tree 
(Galaxy Magnolia) among Garry Oaks and Milky Way Kousa Dogwoods.  
 
Staff Comments: 

• Ensure the public plaza areas and pedestrian network are well-lit.  
• Retaining walls should receive high-quality finishing and/or be concealed by cascading 

vegetation. 
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Development Permit Application 
77 Chapel Street, Nanaimo, BC. 

17. July. 2024


Design Rationale 

77 Chapel Street has been established to fit within the DT5 Chapel Front land use 
designation as defined by the City of Nanaimo Zoning Bylaw 4500. The DT5 zone 
provides for higher density residential developments and some compatible office, retail, 
cultural, recreational, service and institutional uses. 

Emphasis is placed on achieving development that is compatible with neighbouring 
context with respect to streetscape character, open spaces, view retention, sunlight 
access and privacy, as outlined in the Downtown Reference Plan. 

Description of Site and Surrounding Area: 

77 Chapel Street is situated at the heart of the Downtown Core. The architecture in the 
Downtown Core is eclectic in nature but contains significant historical streetscapes, 
notable for their concentrations of early commercial buildings distinctive in scale and 
proportion and their largely unbroken street faces and pedestrian scale. 

 There have been several newer developments constructed within immediate context of 
the site. 91 Chapel Street, a six storey residential development is located directly south 
of the property. On the east side of Chapel Street, a significant renovation to St Paul’s 
Anglican Church has recently been completed. Both these buildings introduce a fresh 
and compelling architectural addition to the streetscape. Further north along Chapel 
Street is the location of the Nanaimo Law courts, with its associated surface parking 
areas. A recently developed five storey residential development is located towards the 
north end of Chapel Street where Chapel and Skinner intersect. Except for a few smaller 
buildings at the north end, the west side of Skinner Street is generally undeveloped 
consisting of a rock outcrop and surface parking. The remaining area around the site 
consists of surface parking and a small single storey office building.   

The site is situated between Chapel Street and Skinner Street. These two streets meet 
on the North end of the property. Chapel Street forms the eastern boundary and Skinner 
street forms the western boundary. The recently completed development at 91 Chapel 
Street forms the southern boundary. 

The site also slopes up from south to north. The grade change along Chapel Street is 
approximately 5.3 m (17.4 ft). Skinner Street has a similar grade differential of 7.2 m 
(23.7’) but is generally about 5 m lower than Chapel Street. 

This site is currently being used for parking. There is a 2 1/2 level parking structure for 
190 cars with an additional 46 surface parking stalls along Skinner Street and at the 
north end. The parking structure was originally designed to support a building that was 
never constructed.  Consequently, it appears unfinished and generally constitutes a 
pedestrian unfriendly edge in this prominent and highly visible location. 

Managing Partners	 |  Charles R. Kierulf architect AIBC MRAIC  |  Glenn Hill architect AIBC. |  Rob Whetter architect AIBC  
Principal Emeritus	 |  Peter de Hoog architect AIBC MRAIC 
 	 	 	 	 	 	 	 	 	 	 	  of 1 7
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Development Permit Application 
77 Chapel Street, Nanaimo, BC. 

17. July. 2024


Project Description 

Our proposal is to construct a high quality residential development that will support the 
objectives of the official community plan. The existing parkade structure will be 
demolished. The proposed building will complete the West side of Chapel Street 
promoting a safe and pedestrian focused streetscape. Residential frontage, primary 
entrance lobby, amenity spaces and public plaza spaces are specifically located along 
Chapel Street to animate the street edge. Being located between Chapel Street and 
Skinner Street, provides an opportunity to contribute positively to both streetscapes. 
Continuing along from the 91 Chapel building residential street edge created on Skinner 
Street, we have added Town house type residential units adjacent to the public access 
route. These units have direct access from the street while being interconnected to the 
principal Building above. 

Six-Storey Residential Building on Chapel Street: 

• The residential building on the Chapel Street side features a contemporary 
design that complements the existing urban fabric. 

• It includes a mix of residential units and work/live units, promoting a dynamic and 
diverse community environment. 

• The ground floor incorporates live/work units, amenity space and an office unit 
near the lobby, enhancing the street-level activity and contributing to a lively 
streetscape. 

• the ground-floor units (L1) of the building feature elevated ceilings and a 
mezzanine level, particularly where the south side of the property experiences 
the most significant grade change. This design ensures both architectural 
coherence and optimal functional efficiency. 

Six Townhouse Building on Skinner Street: 

• The townhouse building on the Skinner Street side respects the scale and 
character of the existing neighbourhood. 

• These townhouses provide a transition from the larger residential building to the 
smaller-scale townhouse context, promoting a cohesive urban environment. 

The Residential Building will include 156 residential units, consisting of studios, 1-
bedroom, and 2-bedroom units. The Townhouse Building will offer 6 two-story units 
located along Skinner Street The residential buildings sit on top of a new parking 
structure which is accessed from Skinner Street, taking advantage of the grade 
difference and traffic flow patterns around the site. The townhouse units have direct 
access to the parkade and all amenities offered in the residential building 

Managing Partners	 |  Charles R. Kierulf architect AIBC MRAIC  |  Glenn Hill architect AIBC. |  Rob Whetter architect AIBC  
Principal Emeritus	 |  Peter de Hoog architect AIBC MRAIC 
 	 	 	 	 	 	 	 	 	 	 	  of 2 7
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Development Permit Application 
77 Chapel Street, Nanaimo, BC. 

17. July. 2024


There are two prominent public park and plaza areas situated on the property. One plaza 
is positioned at the northern corner, while the other is located along 91 Chapel Street on 
the southern side of the property. Both spaces create a warm atmosphere for residents 
and visitors, encouraging community interaction and engagement. The public plaza 
spaces create accessible pathways between Skinner and Chapel Streets, promoting a 
walkable and interconnected urban environment. 

Sidewalk and Streetscapes 

The Chapel Streetscape is defined by: 

• 1.5m buffer adjacent to the road for street trees, signs, poles, parking meters, 
parking, etc. 

• 3.0m for pedestrian travel. This potion of the sidewalk follows the natural grade of 
Chapel Street as it rises from South to North. 

• The offset from the 3.0m sidewalk to the building face is articulated with a level 
sidewalk adjacent to the street orientated residential units and access to the 
Principle entrances. 

• Public access to the plaza space has been considered and strategically located 
to take advantage of the street slope and with accessibility in mind. 

• Large residential decks above the main floor of the buildings act as a canopy 
over the pedestrian frontage of live/work units. 

• Along Chapel Street, a cast in place planting area addresses the elevation 
change between the sidewalk and level sidewalk fronting the buildings. The 
planter serves as a directional edge to the sidewalk, leading pedestrians onto the 
level sidewalk. 

• The principle entrance to the building is centrally located and defined by 
articulated architectural features and material selections. 

The Skinner Streetscape is defined by: 

• On Skinner Street, the Street Section noted in the Urban Design Guidlines Part 
E-Core / Terminal is referenced. 

• 3.0m sidewalk for pedestrian travel. This potion of the sidewalk follows the 
natural grade of Skinner Street as it falls from South to North. 

• 2.0m sidewalk setback. Within this setback the sidewalk is articulated with 
gardens and steps to negotiate the change in elevation between the 3.0m 
sidewalk and the six Townhouse entries along Skinner Street. 

• Vehicles will enter and leave the parkade via an overhead entry gate.  The 
parkade gate is recessed from the sidewalk allowing a vehicle to stop behind the 
pedestrian sidewalk before pulling out into traffic. The garbage and recycling 
room has also been recessed back from the sidewalk. 

Managing Partners	 |  Charles R. Kierulf architect AIBC MRAIC  |  Glenn Hill architect AIBC. |  Rob Whetter architect AIBC  
Principal Emeritus	 |  Peter de Hoog architect AIBC MRAIC 
 	 	 	 	 	 	 	 	 	 	 	  of 3 7
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Development Permit Application 
77 Chapel Street, Nanaimo, BC. 

17. July. 2024


• The portion of Skinner Street north of Benson Street has a significant grade 
change as it rises to the north. A significant landscape / storm water collection 
system is proposed to flank the sidewalk along this portion of the site. 

Building Massing & Form. 

Beyond the articulation of the public street level, other significant forms define the 
Chapel & Skinner Street elevations. 

The Residential Building draws inspiration from the strong architectural lines and 
features of 91 Chapel Street to the south. An interpretation of the shroud feature carries 
across the facade, creating a consistent street appearance. Material applications vary, 
including wood-look horizontal cladding, wood-look metal fins, and a combination of light 
and dark fibre cement coloured panels. The oblique alignment of the facade to Chapel 
Street offers a significant opportunity to create a public space that serves as a park-like 
destination and provides a substantial landscape buffer for the residential units from the 
street. The landscape design strengthens and defines the connection of the primary 
entry to the street, while exterior material finishes and colour selections complement the 
architectural articulation that defines this signature building. The North Elevation of The 
Residential Building fronts the public park space, which will offer additional public green 
space. The architectural massing and form of this end of the building have been crafted 
to respectfully acknowledge the scale of the adjacent green space. 

Collectively, the Residential and Townhouse buildings respond to numerous site 
conditions. The building mass is robust and prominent on the North end of the property, 
defining strong edge conditions for the park spaces and celebrating its placement upon 
the escarpment. Where the buildings interface with the existing built fabric, architectural 
scale and form respond respectfully, with the ambition of crafting a desirable downtown 
neighbourhood that includes a safe, pleasant streetscape and memorable public space. 

Goals and objectives of OCP 

The City of Nanaimo sets clear goals and objectives for future development. These 
goals and objectives are referenced here to align the ambition of this application to 
Nanaimo’s planning vision. 

Goal One: Manage urban growth by focusing urban development within a defined Urban 
Containment Boundary (UCB). 

77 Chapel Street is located in the downtown area - no extensions to existing services 
are required for this project. 

Managing Partners	 |  Charles R. Kierulf architect AIBC MRAIC  |  Glenn Hill architect AIBC. |  Rob Whetter architect AIBC  
Principal Emeritus	 |  Peter de Hoog architect AIBC MRAIC 
 	 	 	 	 	 	 	 	 	 	 	  of 4 7
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Development Permit Application 
77 Chapel Street, Nanaimo, BC. 

17. July. 2024


Goal Two: Build a more sustainable community by creating urban nodes and corridors 
that support higher densities and a wider range of amenities and services than found in 
the surrounding residential neighbourhoods. 

77 Chapel Street is located in the downtown neighbourhood. The additional residential 
density will support existing businesses and will provide opportunities for new 
enterprises that will enrich the downtown experience. 

Goal Three: Encourage social enrichment whereby Nanaimo is considered a socially 
sustainable community that nurtures a caring, healthy, inclusive and safe environment, 
and which empowers all of its citizens to realize their aspirations. 

The variety of rental and market housing should appeal to a broad demographic and 
promote the evolution of an inclusive and diverse neighbourhood. 

Goal Four: Promote a thriving economy through efforts to grow and diversify the local 
economy from the current tax base, affording opportunities for residents and businesses, 
while staying within the capacity of the natural environment.  

The development will add 154 additional residential units to the Chapel Front area. This 
will promote a new population of local residents utilizing the existing commercial, retail, 
social and cultural amenities offered in the immediate downtown surrounding. 

Goal Five: Protect and enhance our environment by looking after Nanaimo’s natural 
diversity of terrestrial, freshwater and marine ecosystems in the course of land use and 
development.  
The park-like landscaping at the apex of the site will add to Nanaimo’s natural diversity. 
The project is designed around and extensive day lit courtyard and an open plaza. The 
courtyard landscape design reintroduces tall trees and planting to the site. External 
walkways reduce the area of conditioned interior space.  Exterior decks provide deep 
overhangs in front of windows. 

Goal Six: Improve mobility and servicing efficiency by creating greater accessibility and 
more opportunity for safe and convenient movement around the city by transit, cycle and 
on foot.  
77 Chapel Street is centrally located, enhancing walking and cycling activities, and 
encouraging the use of public transit. 
Both Skinner Street and Chapel Street sidewalks and pedestrian areas will be designed 
to fit with the urban design strategies outlined in the Planning Guidelines. 

Goal Seven: Work towards a sustainable Nanaimo which is the critical goal for moving 
from “planning to action”. Nanaimo strives to meet the vision of the Plan to build upon 
the strengths of the city and work to improve those areas where changes in economic, 
social, environmental conditions would create a stronger, more effective, sustainable city.  

Managing Partners	 |  Charles R. Kierulf architect AIBC MRAIC  |  Glenn Hill architect AIBC. |  Rob Whetter architect AIBC  
Principal Emeritus	 |  Peter de Hoog architect AIBC MRAIC 
 	 	 	 	 	 	 	 	 	 	 	  of 5 7
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Development Permit Application 
77 Chapel Street, Nanaimo, BC. 

17. July. 2024


77 Chapel Street will be constructed to stringent code requirements as adopted by the 
City of nanaimo and be designed to reduce energy consumption, and improve building 
comfort. 

Downtown Development Guidelines 

The proposed development at 77 Chapel Street is located within the Chapel Front area 
as defined in the City of Nanaimo Downtown Urban Design Plan and Guidelines.  The 
proposal conforms to the urban design principles and objectives laid out in these 
documents, providing a setting for community activity, supporting a unique sense of 
place for the downtown by maintaining a cohesive street wall and allowing pedestrian 
access and interaction with well-considered lighting, seating, weather protection, and 
landscaping features.  This project complements and completes existing building infill 
and responds appropriately to the existing context on many levels.   

Chapel Front - Urban Design Strategies 

The recommended 3m front setback and build-to line for 75% of frontage allows 
pedestrian activities and street trees along Chapel Street.  This project recognizes the 
the 3m setback along the Chapel street frontage for the Building adjacent 91 Chapel 
street.  The North portion of the project breaks away from this defined street wall to 
accommodate an open and public plaza adjacent to the residential building. Both the 
south public plaza and north park space offer public green space. Underground parking 
has been provides as recommended. 

Chapel Front - Urban Design Considerations  

This development will add to the densification of the emerging neighbourhood with 162 
residences. Six 2-storey townhouses and a landscaped boulevard are provided at street 
level along Skinner Street.  The townhouses are set above street level with a small 
display garden.  These townhouses continue the residential frontage established at the 
adjacent 91 Chapel Street development. 

Where possible, street trees will be located along Chapel and Skinner Streets in 
between On-street parking. The existing pedestrian sidewalk along Chapel Street is 
extended with a 3m setback to the building and the public realm is defined by a 
continuous building street wall opening up to public park and plaza greenways. Drawing 

Managing Partners	 |  Charles R. Kierulf architect AIBC MRAIC  |  Glenn Hill architect AIBC. |  Rob Whetter architect AIBC  
Principal Emeritus	 |  Peter de Hoog architect AIBC MRAIC 
 	 	 	 	 	 	 	 	 	 	 	  of 6 7
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Development Permit Application 
77 Chapel Street, Nanaimo, BC. 

17. July. 2024


inspiration from the escarpment along the west side of Skinner street, where the parkade 
façade on Skinner Street is exposed a cascading landscape terrace feature is proposed 
to conceal the parking structure and create a dynamic edge along the sidewalk. The 
feature is intended to collect, retain and release storm water over time. This feature will 
change with the seasonal weather patterns an offer a natural  understory for the 
residential building above 

We look forward to working with the City of Nanaimo to realize the successful completion 
of this significant and exciting project. 

Managing Partners	 |  Charles R. Kierulf architect AIBC MRAIC  |  Glenn Hill architect AIBC. |  Rob Whetter architect AIBC  
Principal Emeritus	 |  Peter de Hoog architect AIBC MRAIC 
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