
 
 
 

AGENDA
DESIGN ADVISORY PANEL MEETING

 
February 13, 2025, 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. CHAIR'S REPORT

a. Introduction - Marta Kubacki

5. ADOPTION OF MINUTES: 3 - 7

Minutes of the Design Advisory Panel meeting held in the Boardroom of the Service
and Resource Centre, 411 Dunsmuir Street, Nanaimo, BC, on Thursday, 2025-JAN-23
at 5:02 p.m.

6. PRESENTATIONS:

a. Development Permit Application No. DP001367 - 2453 Labieux Road 8 - 46

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

The proposed development is a multi-family residential townhouse
development with a total of 7 buildings with a combined total of 30 dwelling
units.

b. Development Permit Application No. DP001370 - 200 Tenth Street 47 - 60

To be introduced by Payton Carter, Planner, Current Planning.

The proposed development is a 3,159m 2 distribution centre warehouse with
offices and service areas.

7. OTHER BUSINESS:



8. ADJOURNMENT:
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* Denotes electronic meeting participation as authorized by “Council Procedure Bylaw 2018 No. 7272” 

 

MINUTES 

DESIGN ADVISORY PANEL MEETING 

 
Thursday, January 23, 2025, 5:02 P.M. 

Boardroom, Service and Resource Centre, 
411 Dunsmuir Street, Nanaimo, BC 

 
Present: Marie Leduc, Chair * 
 Councillor Eastmure 

Hector Alcala, AIBC* 
Johnathan Behnke, BCSLA/CSLA* 

 Angie Boileau, At Large* 
Harry Law, At Large* 

 
Staff: L. Brinkman, A/Director, Planning & Development* 

C. Davis, Deputy Director, Parks & Natural Areas* 
K. MacDonald, Manager, Parks Operations* 
L. Rowett, Manager, Current Planning  
K. Mayes, Planner, Current Planning* 

 J. Marks, Community Development Clerk 
 A. Bullen, Recording Secretary 

 

1. CALL THE MEETING TO ORDER: 

The Design Advisory Panel Meeting was called to order at 5:02 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 Design Advisory Panel meeting 
held in the Boardroom of the Service and Resource Centre, 411 Dunsmuir Street, 
Nanaimo, BC, on Thursday, 2025-JAN-09 at 5:05 p.m. be adopted.  The motion 
carried unanimously. 
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4. PRESENTATIONS: 

a. Development Permit Application No. DP001361 – 564 Fifth Street & 502 
Howard Avenue 

Introduced by Kristine Mayes, Planner, Current Planning. 

Presentations: 

1. Alfred Waugh, Founder and Principal, Formline Architecture and 
Urbanism Inc., introduced the team and presented the design 
rationale, site plan and context, road dedications, project data, floor 
plans, building sections, exterior materials, building elevations and 
renderings, and streetscapes. Highlights included: 

 
• 358 residential units with a community building located at the 

southwest corner of the development 
• A central green space offering views of Te’tuxwtun Mountain, 

promoting a connection to nature 
• The development is situated on a 5% hillside slope 
• Rainwater collection systems integrated into the site 
• Three daycare facilities and three outdoor play areas 
• A private outdoor amenity area for residents featuring a raised 

wood deck and a fire pit 
• Multiple access points and gathering areas throughout the site 
• An on-site loading area with fire truck access via a back lane  
• A multi-purpose space available for booking by residents and 

community members 
• A café at the corner of Fifth Street and Georgia Avenue 
• Underground parking is located at the lowest part of the site 
• All residential buildings include rooftop gardens for growing 

food 
• Large amenity spaces on the rooftop decks 
• Screening around buildings for sun shading, privacy, and 

aesthetic interest 
• Sustainable design features including rain gardens, 

stormwater runoff management, façade shading systems, and 
rooftop gardens 
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2. Joan Brown, Snuneymuxw First Nation, provided an explanation of 
the development concept and provided closing remarks at the end of 
the meeting. Highlights included: 

 
• The goal of the Te’tuxwtun Project is to restore and strengthen 

the community’s connection to the land 
• The design is a modern interpretation of ancient traditions: a 

social, physical, and spiritual centre 
• The design prioritizes spaces for gathering and fostering a 

strong sense of community 
 

3. Chris Windjack, Landscape Architect, LADR Landscape Architects, 
presented an overview of the landscape plan. Highlights included: 

 
• Retention of as many existing trees as possible 
• The west side of the site will feature more public spaces, while 

the east side will offer more private areas 
• A native plant palette to provide habitat for wildlife, including 

birds, animals, and insects 
• Selection of plants that offer year-round fruit production for 

human or animal harvest 
• The western gathering plaza features a double row of trees 

and includes multiple paving surfaces, such as cobble pavers 
and concrete banding 

• A basketball court with integrated seating areas 
• A stormwater runnel conveys water down the central path, 

directing water from the upper rain garden to the stormwater 
detention area 

• Varied sunny and shaded areas throughout the site 
• Roof landscaping with spaces for cooking, dining, gathering, 

and gardening 
 

4. Katarina Kandracova, Architectural Designer, Formline Architecture 
and Urbanism Inc., shared the draft animation of the development 
site. 

 
Marie Leduc, Chair, opened the floor for questions to Staff. 
 
Staff clarified that the road will remain between Parcels A and B, with the 
potential for parking along the side.  
 
Staff provided clarification on the procedure for addressing parking 
variances. It was also noted that the Panel can discuss these variances in 
relation to the application’s form and character. 
 
Staff clarified the rezoning of the development and the inclusion of the 64  
low-income housing units. 
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Panel discussion took place. Highlights included: 

• Comment to consider increasing the capacity of the underground 
parking 

• Clarification regarding how the parking variance study was 
conducted, including data collection, demand surveys, an analysis of 
ICBC data, and proposed transportation demand management 
measures 

• Clarification that the project is part of a provincial redevelopment 
program aimed at providing rent-geared-to-income housing rather 
than shelter services 

• Confirmation of the inclusion of a bike repair area 
• Clarification regarding the impact of morning shadowing on the 

western sites 
• Suggestion to consider more pedestrian lighting throughout the 

development 
• Clarification regarding materials and height of retaining walls on site 
• Public and private access will be controlled with gates 
• Feedback regarding the drainage of mown paths 
• Potential accessibility issues raised about the texture of cobble 

pavers 
• Clarification regarding the inclusion of wood sorrel in the plant palette 
• Confirmation that three loading spaces will be provided on-site 
• Concern raised about the lack of accessible parking spaces 
• Suggestion to make curtain walls bird-friendly 
• Concern about the potential shadowing on 297 Harewood Road 
• Clarification regarding the entrances to the residential buildings 

 
It was moved and seconded that Development Permit Application No. 
DP001361 – 564 Fifth Street & 502 Howard Avenue be accepted as 
presented. The following recommendations were provided: 

• Consider the height of the rooftop deck fencing so that it does not 
increase shadowing on the neighbouring properties to the north 

• Consider adding sufficient pedestrian lighting throughout the site for 
nighttime visibility 

• Ensure mown paths have good drainage 
• Consider the type of surface material used in the plaza to ensure that 

they do not impede mobility 
• Check if the wood sorrel in the planting palette is invasive 
• Consider increasing the number of accessible parking spaces 
• Consider using bird frit glass on the curtain walls to reduce bird 

strikes 
 

The motion carried unanimously. 
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5. ADJOURNMENT: 

It was moved and seconded at 6:40 p.m. that the meeting adjourn.  The motion 
carried unanimously. 

 

 

_______________________ 

CHAIR 

 

CERTIFIED CORRECT: 

 

_________________________ 

RECORDING SECRETARY 
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STAFF DESIGN COMMENT 
 

DEVELOPMENT PERMIT APPLICATION NO. DP001367 – 2453 LABIEUX ROAD 
 
 
Applicant/Architect:  MATTHEW CHENG ARCHITECT INC. 

Owner:  1336178 BC LTD. 

Landscape Architect:  FORSITE LANDSCAPE ARCHITECTURE 
 
 
SUBJECT PROPERTY AND SITE CONTEXT 
 

Zoning Low Density Residential (R6)  
Location The subject property is located on the south side of Labieux Road, west of 

Autumnwood Drive 
Total Area 5,496m2 
City Plan (OCP) Future Land Use Designation: Suburban Neighbourhood 

Development Permit Area DPA8 – Form and Character 
Relevant Design 
Guidelines 

General Development Permit Area Design Guidelines 

 
The subject property is located in the Diver Lake neighbourhood. The lot is a rectangular shaped 
corner lot with frontages on Labieux Road, Autumnwood Drive, and York Crescent. The lot is treed 
and slopes downward 5m in elevation from north to south and contains a dwelling unit which will be 
removed to facilitate the proposed development. Established single-family dwellings, multi-family 
and commercial developments, and Beban Park characterize the surrounding area. 
The property was rezoned from Single Dwelling Residential (R1) to Low Density Residential (R6) 
with site-specific building height in October 2024 (RA488) to facilitate the proposed development. 

PROPOSED DEVELOPMENT 
The applicant is proposing to construct 7 three-storey ground oriented multi-family residential 
buildings, comprising a total of 30 three-bedroom townhouse units. The proposed total gross floor 
area is 3,484m2, and the proposed FAR is 0.63 (0.45 base FAR with an additional 0.25 where Tier 
2 Schedule D amenities). 
 
Site Design 

The proposed buildings are oriented to face the street frontages or an internal road network that 
connects to Autumnwood Drive. Onsite parking (63 spaces) includes private garages for each unit 
(double or tandem) and 2 visitor parking spaces in the middle of the site between Buildings B and C. 
Long-term bicycle parking spaces (15 total) and three-stream waste management containers will be 
located in the private garages. A covered short-term bicycle rack is located between Building B and 
the outdoor amenity space. A refuse enclosure is proposed between Buildings B and C in front of 
the visitor and accessible parking spaces.  
Staff Comments: 
• A common amenity area that encourages activity and sheltered bike parking are provided in 

accordance with the General Development Permit Area Design Guidelines 
• Consider incorporating a functional pedestrian network onsite with a central connection to the 

street to improve connectivity for Buildings B and C, as well as to the visitor parking and 
common amenity area. 
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DP1367 – 2453 Labieux Road  Page 2 
STAFF DESIGN COMMENT 
 

 
Building Design 
The proposed three-storey buildings are designed in a contemporary West Coast style with three 
distinct colour palettes and pitched roofs. The exterior finishes of the buildings are predominantly 
comprised of Hardie panel and siding in a variety of shades. 
Staff Comments: 
• Design elements complementing adjacent developments, and entrances fronting onto main 

streets are provided, in accordance with the General Development Permit Area Design 
Guidelines.  

• Consider incorporating natural accents typical of the West Coast style (ie. wood or stone)  
• Consider opportunities to highlight unit entries for wayfinding. 
• Address blank walls and address long expanses of garage doors along the internal road 

network (ie. articulation and weather protection). 
 
Landscape Design 

The proposed development includes various deciduous and coniferous trees, shrubs, grasses, and 
perennials. Private balconies and patios are provided for each unit, and the units fronting Labieux 
Road, Autumnwood Drive, and York Crescent incorporate a connection to the street. Wood fencing 
is proposed along the west lot line. The common amenity area in the middle of the site includes a 
log wood nature play structure and picnic tables with plantings. Bollard lighting is provided in front of 
each unit. 
Staff Comments: 
• Consider incorporating sections of organic landscaping for visual interest and variability. 
• Maximize evergreens along west property line for year-round screening. 
• Remove the common refuse enclosure as each unit incorporates the required three-stream 

waste receptacles.  

PROPOSED VARIANCES 
 
The maximum height of a principal building with a sloped roof in this site-specific R6 zone is 11.3m. 
The applicant has identified a minor height variance is required due to the slope of the site; however, 
the requested variance will need to be confirmed through the application review. 
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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

Page 1 of 1

Rationale
The proposed 3 storey, 30 unit townhouse development at 2453 Labieux Road is designed to integrate
with its surroundings while contributing to the neighborhood's character. Located between Cienar Drive
to the north and York Crescent to the south, the site is within walking distance of various commercial,
business, and recreational amenities. These include car dealerships, a garden center, a credit union, and
Diver Lake Park to the north, as well as social service centers, a pet grooming shop, and a furniture store
to the south. These factors make the site an ideal location for townhouse development. Additionally,
the project aligns with the future land use designation of "Neighbourhood" as defined in the City of
Nanaimo’s Official Community Plan.

The proposed buildings reflect a low density multi family development, with an architectural style that
incorporates modern West Coast design elements, clean lines, and subtle color palettes. The façades
facing Autumnwood Drive feature cladding in three distinct accent colors, allowing the buildings to be
individually recognizable while maintaining harmony with one another. This cladding and the overall
color scheme are inspired by the neighboring 1970s architectural style, ensuring consistency with the
local context. Earthy tones, including light gray, beige, and warm brown, are complemented by dark gray
trims and window frames. Pitched roofs further enhance the design’s compatibility with the existing
neighborhood.

As part of the development process, the project will dedicate a portion of the site to the City to support
efforts to expand and enhance the local road network. Additionally, the site design incorporates
outdoor amenities, off street parking, visitor parking, and bike racks. Landscape features have been
carefully designed to mimic natural water systems, adding visual interest and creating a pedestrian
friendly environment that enhances the streetscape. The owner has also committed to achieving 65
points as per Schedule D of Zoning Bylaw No. 4500, which allocates points for contributions such as
amenities, affordable housing, and the strategic location of the development.

The development seeks a height variance due to the slope of the site and the requirements of the three
storey townhouse design. The additional height is necessary to achieve functional, livable, and safe
floor to floor dimensions. The building form provides a gradual transition between urban centers,
corridors, and suburban neighborhoods, contributing to the City’s vision for balanced growth.
Sustainable initiatives, such as the use of energy efficient and low maintenance building materials, are
integral to the project.

Off street parking is provided for each unit, along with dedicated spaces for visitors. Bicycle storage is
accommodated within the garages of individual units, meeting the required standards. A common
garbage and recycling area is included on site, supplemented by individual bins located in each unit’s
garage.

This development respects Nanaimo’s character, which is shaped by its diverse neighborhoods, each
with unique histories, architectural styles, and natural settings. By reflecting the local context and
enhancing the streetscape, this project fosters the neighborhood’s identity and diversity, contributing to
the vitality and livability of the City of Nanaimo.

R E C E I V E D 
DP1367 

2025-JAN-30 
C u r r e n t  P l a n n i n g  
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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

Page 1 of 1

Height Variance Rationale

The requested height variance for this development is due to the existing site topography and slope of
the property. Based on the City of Nanaimo's building height calculation methodology—where height is
measured from the average finished grade at the outermost building corners to the roof peak of each
individual building—certain areas of the proposed development exceed the allowable height limits.

This variance is necessary to achieve functional and architecturally cohesive designs for the proposed
buildings while addressing the existing grade challenges. The architectural drawing set attached to this
submission highlights the required height variance applies.

We kindly request that the City consider this rationale and the constraints of the site when reviewing
this application.

R E C E I V E D 
 DP1367 
2024-DEC-06 
C u r r e n t  P l a n n i n g  
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PROJECT DATA

CIVIC ADDRESS

EXISTING PROPOSED
METRIC (M/SM) IMPERIAL (F/SF) METRIC (M/SM) IMPERIAL (F/SF)

2453 LABIEUX RD., NANAIMO, BC V9T 3M5

LEGAL DESCRIPTION LOT C, SECTION 19, RANGE 6, MOUNTAIN DISTRICT, PLAN 21063

PID 003-430-979

SITE AREA 5,596.65 60,241.93 5,505.10 59,256.30

ROAD DEDICATION 91.57 985.63

LAND USE SINGLE FAMILY TOWNHOUSE

ZONING R1 R6

NO. OF DWELLINGS 1 30

FLOOR AREA RATIO (FAR)

REQUIRED/ALLOWED PROPOSED
METRIC (M/SM) IMPERIAL (F/SF) METRIC (M/SM) IMPERIAL (F/SF)

0.45 0.63 (TIER 2 - 65 POINTS)

FRONT SETBACK (NORTH) 6.0 6.0, 6.64

SIDE SETBACK (EAST) 4.0 4.0 

SIDE SETBACK (WEST) 3.0 3.0 

REAR SETBACK (SOUTH) 6.0 6.02,  6.49

BUILDING HEIGHT (SLOPED ROOF) 9.0 11.30

OFF-STREET PARKING
(RESIDENTIAL/VISITOR) 2 (3 BEDROOMS) 2 (3 BEDROOMS) + 3 VISITOR PARKING

OFF-STREET PARKING (TOTAL) 60 63
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- -
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COMM. GARBAGE
SHED

6' LANDSCAPE BUFFER WITH
LARGE DECIDUOUS TREES,
CONIFERS & SHRUBS

SOD LAWN BOULEVARD W/
CITY APPROVED STREET
TREES

ACCESS PATH FOR MAINTENANCE

TYPICAL BACKYARD INCLUDES PLANTINGS,
UNIT PAVED PRIVATE PATIO, SOD LAWN,
STEPPING STONES

STEPPING STONE PATH (FOR MAINTENANCE ACCESS)

PERMEABLE PAVED VISITOR PARKING STALLS

RIVER ROCK DRAINAGE
STRIP (TYP.)

RETAIN EXISTING TREE

UNIT PAVED AMENITY PATIO WITH/
PICNIC TABLES

COVERED BIKE STORAGE

LOG WOOD NATURE
PLAY STRUCTURE

SOD LAWN BOULEVARD W/
CITY APPROVED STREET
TREES

LARGE BOULDERS OVER
RIVER ROCK

POCKET OF CONIFERS FOR
SCREENING

TYPICAL FRONT YARD
LANDSCAPE TREATMENT:
UNIT PAVED WALKWAY & PATIO,
SOD LAWN, 1 FLOWERING TREE
PER LOT & SHRUBS/GRASSES

CONCRETE WALKWAY TO
EACH ELECTRICAL ROOM

STREET PARKING

STREET PARKING

PLANTED RAINGARDEN W/
BRIDGE CROSSING FOR END
UNIT

PLANTED RAINGARDEN W/
BRIDGE CROSSING FOR END
UNIT

DRIVEWAY SEPARATIONS W/
PLANTER BOXES (TYP.)

COLUMNAR FORM TREE IN
CONCRETE PLANTER MUNICIPAL SIDEWALK

BIKE LANEUNIT PAVED WALKWAY
ENTRY/EXIT

PERIMETER WOOD
FENCE

SOFTSCAPE LEGEND

LARGE AND SMALL
CONIFEROUS TREES

LARGE SHRUB

MEDIUM SHRUB

SMALL SHRUB

GROUND COVER &
PERENNIALS

LARGE DECIDUOUS
SHADE TREE

SMALL ORNAMENTAL
DECIDUOUS TREES

FRAGRANT PLANT
BOLLARD
LIGHT

LIGHTING LEGEND

TREES TO BE
RETAINED

TREES TO BE
REMOVED

TREE REPLACEMENT PLAN

# OF TREES RETAINED: 5
# OF TREES REMOVED: 9
# REPLACEMENT TREES REQUIRED: 18
# REPLACEMENT TREES PROVIDED: 41*
 (*NOTE: REPLACEMENT TREE CALCULATIONS ARE FOR

TREES WITHIN PROPERTY LINES & DO NOT
  INCLUDE TREES IN PLANTERS OR CONIFERS.)

% CONIFER TREE COVERAGE

# OF CONIFERS (ON SITE): 38
TOTAL # OF TREES (ON SITE) 69
CONIFER TREE COVERAGE: 55%

SUGGESTED PLANT LIST
KEY COMMON NAME BOTANICAL NAME SIZE

TREES PDOG Pacific Flowering Dogwood Cornus nutalli var. 'Eddies White Wonder' 5 cm Cal.

CRIM Crimson King Maple Acer platanoids var. 'Crimson King' 5 cm Cal.
STYR Japanese Snowbell Styrax japonica 6 cm Cal.
THUJ Upright Cedar Thuja occidentalis var.'Smaragd' 2.0m Ht.

KMAG Magnolia Kobus Kobushi magnolia 7 cm Cal.
HANI Dappled Willow Salix integra var. 'Hakuro-Nishiki' #7 Pot

VMAP Vine Maple Acer circinatum 6 cm Cal
JMAP Red Japanese Maple Acer palmatum var.'Bloodgood' 6 cm Cal
SERB Serbian Spruce Picea omorika 2.5m Ht.

LARGE    LRHA Rhododendron Rhododendron var. 'Pink Walloper' #5 Pot

SHRUBS   LRHB Rhododendron Rhododendron var. 'Gomer Waterer' #5 Pot
CAMA Elderberry Sambucus nigra var. 'Black Beauty' #5 Pot
OSMA Burkwood Osmanthus Osmanthus x burkwoodii #5 Pot
CJUN Columnar Juniper Juniperus var. 'Compressa' #5 Pot
NINE Ninebark

MEDIUM MRHA Rhododendron Rhododendron var. 'Unique' #5 Pot

SHRUBS MRHB Rhododendron Rhododendron var. 'Christmas Cheer' #5 Pot
ABE Glossy Abelia Abelia x grandiflora var. 'Edward Goucher' #2 Pot
PIEV Variegated Pieris Pieris japonica var. 'Variegata' #5 Pot
MEX Mexican Orange Blossom Choisya ternata var 'Aztec Pearl' #5 Pot
LILC Purple French Lilac Syringa vulgaris var. 'Sensation' #5 Pot
BAR Barberry Berberis thunbergii var. 'Rosy Glow' #2 Pot

ROSA Austin Rose Rosa var. 'Winchester Cathedral' #5 Pot
ROSB Austin Rose Rosa var. 'Heritage' #5 Pot
SKIM Japanese Skimmia Skimmia japonica #2 Pot
VACC Mountain Blueberry Vaccinium ovatum #2 Pot

GROUND   BEAR Bearberry Arctostaphylos uva-ursi var. 'Vancouver
Jade' SP5

COVERS COTO Trailing Cotoneaster Cotoneaster SP5
GAUL Wintergreen Gualtheria procumbens SP5
PACH Japanese Spurge Pachysandra terminalis SP5

WOOD Sweet Woodruff Galium odoratum SP5
FRAG Coastal Strawberry Frageria chilowensis SP5
AJUG Bugleweed Ajuga reptans var.'Burgundy Glow' SP5
BERG Bergenia Bergenia cordifolia var.'Bressingham Ruby' SP5
RUBU Thimbleberry Rubus parviflorus

VINES CLEM Montana Clematis Clematis montana var. 'Elizabeth' #5 Pot
ARM Evergreen Clematis Clematis armandii #5 Pot
VIRG Virginia Creeper Parthenocissus quinquefolia var.'Engelmanii' #5 Pot
HYDC

Climbing Hydrangea
Hydrangea petiolaris
(NOTE: 9 Hydrangeas per Green Screen;
located at levels 1 & 5)

#5 Pot

SMALL DWPJ Dwarf Lily of the Valley Pieris japonica var. 'Debutante' #1 Pot

SHRUBS EUOF Creeping Euonymus Euonymus fortunei var. 'Emerald & Gold' #1 Pot
AZAP Evergreen Azalea Azalea japonica var. 'Gumpo Pink' #2 Pot

DWRH Dwarf Rhododendron Rhododendron var. 'Bow Bells' & 'Jock' #2 Pot
POLY Sword Fern Polysticum munitum #1 Pot
SPGF Goldflame Spirea Spirea bumalda var. 'Gold Flame' #1 Pot
ADOG Arctic Fire Dogwood Cornus sericea 'Arctic Fire' #1 Pot

ILEX Dwarf Holly Ilex meserveae var.'Blue Princess' #1 Pot
SARC Sweetbox Sarcoccoca humilis #1 Pot
KVIB Korean Spice Viburnum Viburnum carlesii var. 'Korean Spice' #1 Pot

MOCK Dwarf Mock Orange Philadelphus lewisii var.'Snowdwarf' #1 Pot
DAPH Daphne Daphne x transatlantica var. 'Eternal

Fragrance' #1 Pot

ITEA Sweetspire Itea virginica var. 'Little Henry' #1 Pot

PERENNIALS CARX Variegated Sedge Carex morrowii var. 'Ice Dance' #1 Pot

& GRASSES LAVA English Lavender Lavandula angustifolia var. 'Hidcote' #1 Pot
SCIZ Kaffir Lily Scizzostylis coccinea var. 'Oregon Sunset' #1 Pot
TEST Flame Sedge Carex testacea #1 Pot
KARL Feather Reed Grass Calamagrostis acutifolia var. 'Karl Foerester' #1 Pot
MISC Zebra Grass Miscanthus structus #1 Pot
HOST Plantain Lily Hosta var. 'Patriot' #1 Pot
HACK Hachonocloa grass Hachonocloa #1 Pot
STIP Spear Grass Stipa calamagrostis #1 Pot

GERA Geranium Geranium macorrhizum var. 'Alba' #1 Pot
IRIS Sweet Iris Iris pallida var.'Aureo -Variegata' #1 Pot

CONV Lily of the Valley Convallaria majalis #1 Pot
DIAN Dianthu Dianthus gratianopolitanus var. 'Firewitch' #1 Pot
DEUT Nikko Deutzia Deutzia gracilis var. 'Nikko' #1 Pot
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LAWN

ASPHALT
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UNIT PAVERS
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STAFF DESIGN COMMENT 
 

DEVELOPMENT PERMIT APPLICATION NO. DP001370 
200 TENTH STREET 

 
 
Applicant:  ISLAND WEST COAST DEVELOPMENTS 

Architect:  APLIN MARTIN ARCHITECTURE STUDIO 

Landscape Architect: LADR LANDSCAPE ARCHITECTS 

 
SUBJECT PROPERTY AND SITE CONTEXT 

Zoning Light Industrial (I2) 

Location The subject property is located on the north side of Tenth Street, 
approximately 375m east of Douglas Avenue. 

Total Area 1.53 ha 

City Plan 
Future Land Use Designation – Suburban Neighbourhood 
Development Permit Area DPA1 – Environmentally Sensitive Areas 
Development Permit Area DPA8 – Form and Character 

Relevant 
Design 
Guidelines 

General Development Permit Area Design Guidelines 

 
 
The subject property is panhandle lot located in the Harewood neighbourhood with frontage 
along Tenth Street. The lot has been substantially cleared and is surrounded by low density 
residential lots to the north, industrial and commercial businesses to the east, and an 
undeveloped forested parcel to the south. Applegreen Park is located primarily to the west and 
Wexford Creek transects the southwest corner of the panhandle.  
 
A previous development permit application, DP1189, was approved in 2024, however, the 
prospective tenant has changed, and the owner wishes to proceed with a different design.  
 
PROPOSED DEVELOPMENT 
 
The applicant proposes to a construct a light industrial development comprising of a two-storey 
3,019m2 distribution warehouse with an additional 232m2 of accessory office space, as well as 
related site improvements.  
 
Site Design 
 
The building is sited on the lot to allow for vehicle movement on all sides. Employee parking is 
proposed along the east side of the property, while the parking on the west side of the site is 
intended for truck trailers. The site is secured with chain link fencing around the perimeter 
(excluding the panhandle portion) and vehicle access, as well as a pedestrian trail to 
Applegreen Park, is proposed from the panhandle.  
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DP001370 – 200 Tenth Street Page 2 
Staff Design Comment 

The “Off-Street Parking Regulations Bylaw 2018 No. 7266” (the “Parking Bylaw”) requires 16 
parking spaces at a rate of 1 space per 200m2 of the gross floor area, two of which must be 
accessible. Additionally, three loading spaces are required.  
 
Staff Comments: 

•  Ensure the combination of fencing and landscaping along the north and west properties 
lines adequately screens industrial activities.  

 
Building Design 
 
The proposed building is 12.0m tall to accommodate the operation needs of the service bays 
and the accessory office space is proposed on both the first and second storey. The building 
has a flat roof design with an emphasized primary building entrance at the most prominent 
corner of the site. The entrance features a large cedar support beam, double-height glazing and 
a wood-look metal panelling. The remaining building elevations are faced with a colour-block 
design in various shades of grey. Canopies are utilized to provide weather protection and are 
installed at varying heights and large windows are proposed in the warehouse area to provide 
natural light. 
 
Staff Comments: 

• Consider the addition of showers and change facilities for staff.  
• Consider adding corporate colours as accents for visual interest.  

 
Landscape Design 
 
A landscape buffer is provided along all property lines and is proposed to include trees, shrubs, 
and a variety of groundcover plantings. An addition 42 trees will be planted on site, and a 5.0m 
landscape buffer is proposed along the north property line, abutting the neighbouring residential 
properties to assist in screening the proposed industrial activity. A large stormwater detention 
and rock pit is proposed on site and a pedestrian trail will connect Tenth Street to Applegreen 
Park through the panhandle. Riparian planting adjacent to the pedestrian trail will occur in 
accordance with the previously approved Development Permit.  
 
Staff Comments: 

• Consider a green roof feature on top of the primary building entrance.  
• Consider additional landscape islands in the parking area and an outdoor amenity space  

for staff in the northeast corner of the site.  
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December 10, 2024 
  
City of Nanaimo  
Development Services   
455 Wallace Street  
Nanaimo B.C.  
V9R 5J6  
  
RE: DESIGN RATIONALE – DEVELOPMENT PERMIT AMENDMENT APPLICATION, PROPOSED  
DEVELOPMENT, 200 TENTH STREET, NANAIMO B.C.  
  
SITE 
The subject property is a panhandle lot with frontage on Tenth Street, bordered by a dedicated park 
and Wexford Creek to the south and west, a residential subdivision to the north, and industrial 
properties accessed via Southside Drive and Cadillac Place to the east. 
 
The site encompasses 3.78 acres (1.53 hectares) with a gentle slope from the northeast to the 
southwest corner. The panhandle portion provides vehicular access and a pedestrian connection to 
the adjacent park. Due to its configuration and limited frontage, the lot has no direct street 
presence. 
 
PROPOSED USE 
The project entails the development of a 34,000 sq. ft. distribution center warehouse and fleet 
shop, which includes a 2,000 sq. ft. two-storey o ice and service areas. 
 
SITE ORGANIZATION 
The building is positioned slightly east of the lot’s center, optimizing space for vehicle circulation 
and truck/trailer parking to the west of the structure. Sta  parking is arranged along the east and 
south façades of the building and along the east property boundary. 
 
The site is secured with perimeter chain-link fencing, excluding panhandle access. Surrounding the 
building, a combination of asphalt and concrete paving facilitates e icient movement. A 7.5-meter 
landscape bu er is provided along the northern boundary and the west side of the panhandle, 
o ering separation from neighboring residential properties. A standard 1.8-meter landscape bu er 
is incorporated along the eastern property line. 
 
FORM AND CHARACTER 
The proposed building reflects a straightforward and functional industrial form, with design 
considerations informed by operational requirements, internal processes, and storage clearance 
specifications. To break the traditional "box" appearance, the fleet shop and o ice block at the front 
are stepped down, creating a varied massing. 
 
The building features painted concrete tilt-up panels as the primary material, o ering durability and 
a clean aesthetic. The o ice block is distinguished by full-height curtain wall glazing accented with 
spandrel panels. A corner canopy, supported by an angular column inspired by West Coast 
architectural elements, further highlights the o ice entry. 
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A series of windows along the fleet shop provides visual relief to the solid concrete walls. 
Additionally, playful patterns created with corrugated metal panels and elastomeric paint on the 
tilt-up walls add visual interest and break the monotony of the long façades. 
 

 
 
The resulting design balances the practical needs of industrial use with thoughtful architectural 
detailing to enhance its overall appearance. 
 
VARIANCES 
No variances are required. 
We respectfully submit this proposal for your consideration. 
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