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DESIGN ADVISORY PANEL MEETING

 
November 9, 2017, 5:00 PM

Board Room, Service and Resource Centre,

411 Dunsmuir Street, Nanaimo, BC

Pages

1. CALL THE MEETING OF THE DESIGN ADVISORY PANEL TO ORDER:

2. ADOPTION OF AGENDA:

3. ADOPTION OF MINUTES:

a. Meeting Minutes of October 12, 2017 3 - 7

Minutes of the Open Design Advisory Panel meeting held in the Board Room,

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

Wednesday, 2017-OCT-12 at 5:00 p.m.

4. PRESENTATIONS:

a. DAP Meeting Protocol

Presented by Sheila Gurrie, City Clerk

b. Development Permit Application No. DP1078 - 3200 Island Highway North 8 - 19

A development permit application was received from Urban Design Group

(Mr. Paul Chiu) for the development of a stand alone restaurant at 3200 Island

Highway North. The subject property is legally described as Lot A, Sections 3

and 5, Wellington District, Plan VIP60825.

c. Development Permit Application No. DP1077 - 1965 Boxwood Road 20 - 34

A development permit application was received from Keay Architecture Ltd.

(Mr. John Keay), on behalf of Samaritan Holdings Ltd. and Allan and Kerri

Zinger, for the development of a pre-engineered steel building which will allow

for an office area, parts sales and servicing of cranes.  The subject property is

legally described as Lot 9, Section 15, Range 7, Mountain District, Plan

EPP17398.



d. Development Permit Application No. DP1081 - 6540 Metral Drive 35 - 55

A development permit application was received from DeHoog Kierulf Architects

Ltd. (Mr. Glenn Hill), on behalf of WTF Investments Co. Ltd., for the

development of an 89-unit rental apartment to be located at 6540 Metral Drive. 

The subject property is legally described as Lot 3, Section 12, Wellington

District, Plan VIP62297.

5. ADJOURNMENT:
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MINUTES 

OPEN DESIGN ADVISORY PANEL MEETING 
 SERVICE AND RESOURCE CENTRE BOARDROOM, 411 DUNSMUIR STREET, NANAIMO, BC 

THURSDAY, 2017-OCT-12, AT 5:00 P.M. 
 

 
 

PRESENT: Members: Gur Minhas, Chair 

  Councillor Jerry Hong 

  Dan Appell 

  Alexandru Ionescu 

  Charles Kierulf 

  Will Melville 

  Kevin Krastel 

 
Staff: Gary Noble, Development Approval Planner 
 Keltie Chamberlain, Planning Assistant (Recording Secretary) 

 
 
1. CALL THE DESIGN ADVISORY PANEL MEETING TO ORDER: 
 

The Design Advisory Panel Meeting was called to order at 5:00 p.m. 
 
 
3. ADOPTION OF AGENDA: 

 
It was moved and seconded that the Agenda, be adopted.  The motion carried 

unanimously. 
 
 

4. PRESENTATIONS: 
 

(a) Development Permit Application DP1071 – 5160 Hammond Bay Road 
 
Gary Noble, Development Approval Planner, introduced the project, an 18 unit 
strata development, and spoke regarding the following items:  storm water 
strategies and proximity to Walley Creek; the possible need for a  variance 
regarding the roof deck of Unit G; and the need for a fire truck turnaround. 
 
James Paul, Architect with GUD Group Canada presented the architectural 
design portion of the project, a strata title development with 18 two-storey slab 
units (average size 2,000ft2). 

· Three homes on north side are proposed to have roof decks overlooking the 
riparian area. 

· Two front units face onto Hammond Bay Road (mail boxes), all other units 
front onto access road, with drives and single car garages and one additional 
car parking space. There are 3 visitor parking spaces. 

· There is a yard space for each with the north units having side yards 

· The exterior aesthetic of each home is unique (7 diff floor plans) - alternating 
materials.  Exterior finishes include:  asphalt shingles, vinyl windows, unique 
front and garage doors, cultured stone, traditional expressions 

· The development has a strong presence along Hammond Bay Road. 

· A fire hydrant will be located mid-way on the road. 
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· Light standards and bollards will be used for site lighting. 
 

Nancy Paul, Landscape Architect of Nancy Paul Landscape Architect presented 
the landscape plan. 

· Existing creek setbacks were shown by S Toth 

· Two plant lists: riparian and project, tying both together through drainage with 
a dry creek bed.  The storm system will lead to the riparian area. 

· Surface drainage will be located in the rear yards - 1’ below wall, 7-8’ wide so 
that it can’t be filled by the end user. 

· Trees will be downsized to 12-15’ to provide space for an existing overhead 
hydro line. 

· The pedestrian pathway consists of crushed limestone with a culvert for the 
drainage movement. 
 

Mark Warbrick, Engineer of Newcastle Engineering provided a brief presentation 
pertaining to site servicing. 

· Road drainage will be connected to dry beds then to riparian area. These will 
be the only drainage features. 

 
Discussion Items: 

· Unit types, siting and how separation between the units is accomplished. 
Question re possible clustering of units. 

· Unit G roof deck design and height variance 

· Road and sidewalk hard surface materials 

· Garbage pickup will be private 

· Tree species used along internal road 

· Site drainage 

· Strata management of landscape plan and plantings 

· Parking strategy in relation to site density. 

· Riparian area access and vegetation management plan. 
 

It was moved and seconded that Development Permit Application No. DP1071 be 
accepted as presented with support for the requested rooftop deck access and a height 
variance, if required for the change.  The motion carried unanimously. 

 
Mr. Charles Kierulf removed himself from the meeting at 5:51 pm, due to conflict. 
 
 

(b) Development Permit Application DP1072 – 4900 / 4950 Uplands Drive 
 
Gary Noble, Development Approval Planner introduced the project for two 
commercial buildings for Dodd’s Furniture and La-Z-Boy Furniture Galleries, and 
spoke regarding the site context and parking calculation. 
 
Mr. Glenn Hill, Architect of DeHoog & Kierulf Architects Inc. presented the 
architectural design portion of the project and spoke regarding site context, 
building sizes and floor areas, parking, site accesses, pedestrian connectivity and 
storm water management. 

· The Dodd’s Furniture building flanks the rear access road, and the 
La-Z-Boy Furniture Galleries building abuts Uplands Drive. 
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· The La-Z-Boy building must adhere to corporate branding requirements. 

· The proposed site access is provided from Uplands Drive (right-in/right-out), 
and from an access road off Turner Road past the new roundabout. 

· There is a covered loading area on the Dodd’s building; and, a loading bay 
on the south end of the La-Z-Boy building. 

· Internal parking areas include 58 stall with an edge of green space left for 
future parking needs. 

 
Ms. Victoria Drakeford, Landscape Architect of Victoria Drakeford Landscape 
Architect presented the landscape plan.  

· Included in the landscape plan is an informal park-like corner plaza complete 
with seats and water features, with channels from the roof gardens. 
Employees may use this area as an amenity space. 

· The centre of the parking area includes screening and bioswales to address 
storm water management. 

· Geometry of planting - hard edges with soft plantings in-between. 

· The building design and urban design are complimented by the use of 
standing stones and storm water management.  The storm water area is large 
and a green roof helps to slow the flow of the storm water.  Flows are 
maintained onsite. 

· Seating is provided along the rainwater channel. 

· Two scales; one from a vehicle perspective and one from a pedestrian scale 

· Bioswales are in place for a future parking lot 
 
Discussion Items: 

· Safety of proposed vehicle accesses and drive aisle 

· Parking area screening 

· Pedestrian connectivity and flow (sidewalk and trail way) 

· Garbage enclosure type and placement onsite 

· Site lighting (pedestrian and bike routes). Possible wall lighting (in grills) of the 
rain water channels 

· Public artwork in the plaza 

· South elevation and articulation of La-Z-Boy building  

· Possible increase of green space area 

· La-Z-boy Furniture Galleries corporate branding  

· Traffic study inquiry 
 

It was moved and seconded that Development Permit Application No. DP1072 be 
accepted as presented.  The following recommendations were provided: 

· Look at ways to add articulation to the south elevation of the La-Z-Boy 
building to reflect the north side; and, 

· Consider ways to improve the access (right-in/right-out) from Uplands Drive. 
 The motion carried unanimously. 
 

Mr. Charles Kierulf returned to the meeting at approximately 7:15. 
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(c) Development Permit Application DP1076 – 100 Gordon Street 

 
Bill Corsan, Real Estate Manager, City of Nanaimo introduced the project, a nine-
storey, 155 room, Courtyard by Marriott Hotel to be located at 100 Gordon Street; 
and, the development team. 
 
The Panel referenced the Guidelines for the VI Conference Centre including 
connectivity between the hotel and the conference centre. 
 
Mr. Corsan indicated Council has removed many conditions. 
 
Mr. Kevin Perry, Project Manager of PEG Development, and Mr. Claudio 
Rabaglino, Architect (Practice Advisor) of Turner Fleischer Architects Inc., 
presented the project. 

· Specific Marriott corporate branding is required - this site will be developed to 
reflect Courtyard by Marriott hotels in other locations using design elements 
such as the colour palette developed by Marriott.  The hotel is designed to 
compliment the Conference Centre. 

· Site challenges are:  the cliff and rock base on the east side, and flood plains  

· Amenities include:  a lounge area with access to the patio, entrance canopy, 
glass facade, corner landscaping.  There is a pool, spa, gym.  The 2nd floor 
rooms look into Pipers Park, 3rd floor into treetops, 4th views overlook the 
water. 

· Trellises animate the north corner, bringing the outside in and reducing the 
building’s scale. 

· Overhead doors into the bistro are located on the north corner and is a place 
to engage public.  

· The elements of the human scale pedestrian connection is completed on all 
sides. 

· Cameron Road is steep on the south side and the drive into the site will need 
to be adjusted but will not affect the building. The loading ramp may be 
omitted and be a pedestrian ramp instead. The loading will take place on 
Cameron Road which will require a variance. 

· A small retaining wall from the street will exist on the north side, allowing for 
landscaping and a sidewalk. 

· Exterior Materials include – Hardie paneling, fibre cement panel (patterned, 
two colours) and Evus (fiber like oak – Canadian product) and stone 

· A landscape plan will be made available at a later date. 
 

Discussion Items: 

· Requirement for landscape plan 

· Grade change and width of sidewalk 

· Rooftop mechanical equipment screening 

· First floor rooftop mechanical screening and views from above (rooms / 
neighbouring buildings) 

· Patio, (canopies, overhead weather protection, pedestrian shelter) 

· Rear of building – possible CPTED issues re pedestrian link 

· Cliff face stability 

· Parking strategy (space to be leased from City) 
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· Loading area 

· Public art 

· Landscape plan, and site grading 

· Storm water management (green strategies) 

· Exterior finishes and durability (white eifs) 

· Entrance portico 
 
 It was moved and seconded that the form, character and building siting for 
Development Permit application No. DP1076 be accepted as presented. The following 
recommendations were provided: 

· Consider ways to improve and add strength to the entry porte cochere; 

· Look at providing weather protection to the outdoor awning feature; 

· Consider adding public art to the site; 

· Consider ways to screen the 1st floor rooftop mechanical equipment for overlook 
purposes; and, 

· Give consideration to re-siting the building to remove the space between the cliff 
and the building footprint. 

 
 In addition to the recommendations, the Panel supports a variance to remove the 
onsite loading space; and, would further support the porte cochere encroaching into the 
City right-of-way.  The motion carried unanimously. 

 
 
5. ADJOURNMENT: 

 
  It was moved and seconded at 8:20 p.m. that the meeting terminate.  The motion 

carried unanimously. 
 
 
____________________ 
CHAIR 
 
 
CERTIFIED CORRECT: 
 
 
_____________________ 
CORPORATE OFFICER 
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STAFF DESIGN COMMENT 

 

DEVELOPMENT PERMIT NO. DP001078 – 3200 ISLAND HIGHWAY NORTH 
 

 

Applicant/ Architect:  URBAN DESIGN GROUP ARCHITECTS LTD. 

Owner:  COUNTRY CLUB CENTRE LTD. 

Landscape Architect:  PMG LANDSCAPE ARCHITECTS 

Subject Property: 

Zoning CC3 - City Commercial Centre  

Location 
The subject property includes Country Club Mall.  The proposed drive-thru pad 
building will be located on the south eastern portion of the property adjacent to the 
Dairy Queen property and fronting the Island Highway. 

Total Area 97,998m2 

Official 
Community Plan 
(OCP) 

Map 1 – Future Land Use Plans – Commercial Centre - City; Development Permit 
Area No. 9 - Commercial, Industrial, Institutional, Multiple Family and Mixed 
Commercial/Residential development. 

Relevant Design 
Guidelines 

General Development Permit Area Design Guidelines 

 

 
PROPOSED DEVELOPMENT 

 

The proposed development is a 186m2 single storey pad building for a drive-thru fast food 
restaurant (Triple O’s). 
 
Site Context 
 
The subject property contains Country Club Mall and is located between Norwell Drive, 
107th Street and the Island Highway North.  The property currently includes an existing drive-
thru restaurant (Starbucks) to the west of the proposed restaurant.  The Dairy Queen drive-thru 
building is located to the east on a separate property.  The proposed building is separated from 
the larger shopping centre to the north by parking. 
 
Site Design 
 
The proposed building is in close proximity to the street (Island Highway) which provided the 
opportunity for street presence as encouraged within the General Design Guidelines.  The 
proposed drive-thru lane is located behind the building.  An outdoor patio is located to the 
southwest of the building on the highway frontage. 
 
A pedestrian connection was included within the site design between the drive-thru building and 
the mall.  A concrete sidewalk is included around the pad building on both the west and east 
sides which connects to the pedestrian connection to the mall by way of crosswalks through the 
drive-thru. 
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Building Design 
 
The single storey pad building includes Hardie plank fibre cement lap siding on the exterior with 
two-storey cultured stone column elements.  The south elevation, parallel to the Island Highway, 
features prominent window glazing to maximize mountain view opportunities from within the 
restaurant and permit natural light. 
 
The building entrance is located on the west side of the building facing the parking lot and 
outdoor patio area.  The entrance is defined with a prominent feature that provides some 
weather protection. 
 
Landscape Design 
 
The portion of the drive-thru lane, directly adjacent to the Island Highway, is screened from the 
highway by a 1.8m wide Russian laurel hedge layer.  
 
There are some existing trees along the highway frontage side of the subject property, and 
when combined with the proposed new planting scheme, the landscape design meets the 
minimum landscape requirements.  Taller or denser plantings may be required to appropriately 
screen the drive-thru lane from the Island Highway. 
 
The proposed landscape plan also includes landscaping within the parking lot adjacent to the 
proposed pedestrian connection between the mall and pad building.   
 
 
PROPOSED VARIANCES 

 
There are no proposed variances. 
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SITE INFORMATION

FLOOR AREAS

EXISTING PAD A = 6,569 SF

EXISTING PAD B = 4,583 SF

EXISTING PAD L = 1,650 SF

EXISTING PAD M = 10,361 SF

EXISTING LIQUOR STORE = 6,015 SF

EXISTING PAD BUILDINGS GROSS FLOOR AREA = 29,178 SF

EXISTING PAD BLDG. NET FLOOR AREA (90% OF GFA) = 26,260 SF

EXISTING MALL GROSS FLOOR AREA = 291,656 SF

EXISTING MALL NET FLOOR AREA (85% OF GFA) = 247,908 SF

PROPOSED PAD N = 2,000 SF

PROPOSED ADD'L GROSS FLOOR AREA = 2,000 SF

PROPOSED ADD'L NET FLOOR AREA (90% OF GFA) = 1,800 SF

TOTAL GROSS FLOOR AREA (GFA) = 322,834 SF

TOTAL NET FLOOR AREA (NFA) = 275,968 SF

MINIMUM PARKING REQUIREMENTS

SHOPPING CENTRE: 4.3 PARKING SPACES PER 100 SM (1,076 SF) OF

NET FLOOR AREA

DISABLED PARKING SPACES: 1 SPACE PER FOR 11-20 REQUIRED SPACES

PARKING SPACE AND MANOUVERING AISLE REQUIREMENTS

STANDARD SPACE : 2.75m (9'-0") x 5.8m (19'-0")

SMALL SPACE ( MAX. 33% ) : 2.5m (8'-3") x 4.6m (15'-2")

HANDICAPPED SPACE : 3.7m (12'-2") x 5.8m (19'-0")

LOADING SPACE (MINIMUM SIZE) : 9.2m (30'-0") x 4.0m (13'-0")

MANOUVERING AISLE WIDTH :  6.7m (22'-0")

PARKING CURB OVERHANG : 1.0m (3'-3 3 8")

LEGAL DESCRIPTION : LOT A, SECTION 3 & 5, WELLINGTON DISTRICT, PLAN

VIP60825

CIVIC ADDRESS : 3200 NORTH ISLAND HIGHWAY, NANAIMO, B.C.

ZONING : CC3 - CITY COMMERCIAL ZONE

TOTAL SITE AREA : 1,054,587 SF ( 97,974 SM )

EXISTING BUILDING AREA  : 321,644 SF ( 29,882 SM )

PROPOSED ADD'L BUILDING AREA : 2,000 SF ( 185 SM )

TOTAL PROPOSED BUILDING AREA : 323,634 SF

LOT COVERAGE ( MAX 50% ) : ( 323,634 SF / 1,054,587 SF ) x 100 = 30.7%

BYLAW REQUIREMENTS

PARKING CALCULATIONS

EXISTING BUILDINGS (NFA) 274,168 SF / 1,076 SF x 4.3 = 1,095.7 SPACES

PROPOSED BUILDINGS (NFA) 1,800 SF / 1,076 SF x 4.3 = 7.2 SPACES

TOTAL PARKING REQUIRED = 1,103 SPACES

EXISTING PARKING PROVIDED : 1,373 SPACES

PROPOSED NET PARKING REDUCTION : - 32 SPACES

PROPOSED DRIVE-THRU STACKING : 6 STALLS

TOTAL PARKING PROVIDED : 1,347 SPACES

SMALL CAR STALLS PROVIDED (MAX 33%): 94 SPACES (6.9%)

PARKING RATIO (GROSS FLOOR AREA):                               4.2 SPACES / 1000 SF

DISABLED PARKING REQUIREMENTS :

NEW DISABLED SPACES REQUIRED = 1 SPACE

NEW DISABLED SPACES PROVIDED = 1 SPACE

BOUNDARIES SHOWN HEREON ARE DERIVED FROM EXISTING RECORDS AND MUST

BE CONFIRMED BY SURVEY PRIOR TO THE DETERMINATION OF DIMENSIONS OR

AREAS FOR DEVELOPMENT PURPOSES.

GENERAL NOTE :
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STAFF DESIGN COMMENT 

 

DEVELOPMENT PERMIT NO. DP1077 – 1965 BOXWOOD ROAD 
 

 

Applicant/Architect:  KEY ARCHITECTURE LTD. (John Keay) 

Owner:  SAMARITAN HOLDINGS LTD. and ALLAN & KERRY ZINGER 

Landscape Architect:  JPH CONSULTANTS LTD. 

Subject Property: 

Zoning I2 – Light Industrial 

Location 
The subject property is located adjacent to the Nanaimo Parkway, one property 
south of the Boxwood Road/Island Diesel Way intersection. 

Total Area 5,513m2 

Official 
Community Plan 
(OCP) 

Map 1 – Future Land Use Plans – Light Industrial; Map 3 – Development Permit 
Area No. 4 – Nanaimo Parkway Design; Development Permit Area  
No. 9 - Commercial, Industrial, Institutional, Multiple Family and Mixed 
Commercial/Residential development. 

Relevant Design 
Guidelines 

General Development Permit Area Design Guidelines 

 

 
BACKGROUND 

 
Although the subject property is within DPA No. 4, all issues relating to the Nanaimo Parkway 
Design Guidelines were addressed prior to the subdivision of Greenrock Industrial Park. 
 
 
PROPOSED DEVELOPMENT 

 
The proposed development is a two-storey, 900m2 service industry building with an accessory 
office for Falcon Equipment Ltd. It will develop in two phases. 
 
Site Context 
 
The proposed development is located in the Greenrock Industrial Park just south of the Island 
Diesel Way/Boxwood Road intersection. The lot bounds Vibrant Dance Studios to the north, a 
vacant lot to the south, and the Nanaimo Parkway to the west. 
 
Site Design 
 
The building is pushed to the north property line with the main entrance providing street 
presence on Boxwood Road. An existing (but not maintained) vegetated bioswale runs across 
the lot frontage. The rear of the lot consists of the 20m Nanaimo Parkway Character Protection 
Zone, which is fenced off from the rest of the property. 
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DP1077 – 1965 Boxwood Road 
Staff Design Comment 
Page 2 

The building is located to maximize onsite vehicle movement and to allow space for an outdoor 
storage area. Parking is provided on the south side of the property and bicycle parking is 
provided inside of the building. 
 
Staff Comments: 

· The pedestrian connection to the street where street parking is located is weak. The 
applicant should consider a design feature to strengthen the pedestrian connection. 

· Is the driveway in the right location to allow larger vehicles to enter/exit the site without 
crossing the centre line on Boxwood Road? The civil consultant should report on the 
turning movements of the typical vehicle accessing the site. 

 
Building Design 
 
The building is designed with client’s needs in mind: the size, configuration and height are a 
response to the requirement to accommodate an interior crane used for equipment servicing. 
 
The front façade and entrance of the building is detailed with a decorative canopy, which 
integrates the steel frames used in cranes as a reference to the building use. The canopy also 
provides weather protection at the building entrance. This steel design element is repeated at 
the connection between the two building phases.  
 
The building is clad with constrasting corrugated metal panels except for the accessory office 
portion at the front, which is differentiated from the rest of the building by glazing and cement 
board panels. Each building phase consists of four overhead garage doors with glazed panels. 
 
Staff Comments: 

· The north and east elevations are visible from the neighbouring property to the north and 
the Nanaimo Parkway and could benefit from further detail to reduce the scale of these 
wall faces. Clerestory windows on the east wall face could benefit the design by adding 
articulation and light to the building. 

 
Landscape Design 
 
The landscaping is focused at the front of the property and at the building entrance. The main 
entrance is accessed via an entrance plaza detailed with decorative pavers and a bench.  The 
plant palette is primarily native plant species.  
 
The existing front yard bioswale will need to be maintained. Another bioswale is proposed at the 
rear of the property.  
 
Staff Comments: 

· The applicant will need to include a planning program for the front bioswale. 

· A chain link fence is proposed along the front of the property behind the bioswale. A 
fence in this location is not characteristic of Greenrock Industrial Park. If a fence is 
necessary, it would be best located behind the last proposed parking space. 

 
 
PROPOSED VARIANCES 

 
There are no proposed variances. 
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STAFF DESIGN COMMENT 

 

DEVELOPMENT PERMIT NO. DP001081 – 6540 METRAL DRIVE 
 

 

Applicant / Architect:  DE HOOG KIERULF ARCHITECTS (Mr. Glenn Hill) 

Owner:  WTF INVESTMENTS CO. LTD. 

Landscape Architect:  VICTORIA DRAKEFORD LANDSCAPE ARCHITECT 

Subject Property: 

Zoning CC4 – Woodgrove Urban Centre 

Location 
The subject property is located on the east side of Metral Drive, directly opposite 
Home Depot. 

Total Area 5,682m2 

Official 
Community Plan 
(OCP) 

Map 1 – Future Land Use Plan – Woodgrove Urban Node; Map 3 – Development 
Permit Area No. 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 

 

 
PROPOSED DEVELOPMENT 

 
The proposed mixed used development includes two five-storey buildings with the following: 

· 98 - multi-family residential units 
Building A - 66 units (41 one bedroom units and 25 two bedroom units) 
Building B - 32 units (17 one bedroom units and 15 two bedroom units) 
 

· 1 - Commercial Rental Unit (Building A) 105m2 in floor area 
 

· 70 – Underground Parking Spaces 
Building A – 49 parking spaces 
Building B – 21 parking spaces 
 Total – 70 parking spaces 

 
The applicant has supplied 106 parking spaces onsite. 
 
The maximum allowable floor area ratio (FAR) for mixed use buildings is 1.80.  The proposed 
FAR is 1.67. 
 
Site Context 
 
The vacant subject property is located on the north side of Metral Drive along the curve in the 
road. 

· The east property line abuts Art Knapps Plantland and a refurbished commercial 
development. 

· The north property line abuts a veterinary clinic and an existing joint access into the 
commercial development to the north. 

· Home Depot and Fabricland are located on the west side of Metral Drive. 
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DP001081 – 6540 Metral Drive 
Staff Design Comment 
Page 2 

 
Site Design 
 
The subject property has two shared vehicle access points: 

· a right-in / right-out access on to Metral Drive at the southeast corner of the site (near 
Cobbs Bakery); and, 

· a two-way vehicle access to the commercial development to the north 
which limits siting options for the two buildings. 
 
Building A is positioned onsite to mirror and express the road and sidewalk curve in Metral 
Drive.  The siting and building scale provide a strong street wall, which has a good proportion – 
building height to road width (four lane cross-section). 
 
The street wall is well articulated and provides animation and texure to the public realm. 
 
Surface parking is laid out in landscaped pockets around the two buildings. 
 
Landscape Design 
 
The landscape plan, street trees and shrub understory, runs along the full length of Building A 
and creates a soft transition from the public to private realm.  The design facilitates a functioning 
bioswale and rain garden which meets the City’s new Storm Water Drainage Standards and 
illustrates how a storm water utility can provide a strong site aesthetic. 
 
The interior landscape plan creates edges, defines the parking pockets, and highlights the 
laneway between the two buildings in order to improve wayfinding between the two vehicle 
access/exit points. 
 
Building Design 
 
The architectural expression (from the south side looking north) of Building A’s Metral Drive 
elevation is in flux.  The repeated use of structural bays, horizontal and vertical banding, 
different exterior finish textures, and the stepping back of the top floor creates a dynamic design 
composition with a very residential composition. 
 
Staff Comment: Does the small commercial component of Building A need further 

architectural features to highlight its location and compete with the 
architectural vocabulary of the residential portion of the building? 

 
Building B successfully uses the same residential vocabulary as Building A. 
 
 
PROPOSED VARIANCES 

 
Building Height 
 
The maximum allowable building height is 14m.  The proposed height of Building A is 19.81m, a 
proposed variance of 5.81m. 
 
The proposed height of Building B is 17.99m, a proposed variance of 3.99m. 
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DP001081 – 6540 Metral Drive 
Staff Design Comment 
Page 3 

 
Parking 
 

· Onsite Parking 
 
The required onsite parking requirement is 167 parking spaces.  The proposed onsite 
parking is 106 parking spaces, a variance of 61 parking spaces. 

 

· Percentage of Small Car Parking Spaces 
 
The maximum percentage of small car parking spaces is 33%.  The percentage of small 
car parking proposed is 35.8%, a proposed variance of 2.8% 

 
Front Yard Setback for Underground Parking 
 
The front yard setback for an underground parkade is 1.8m.  The proposed parkade siting has a 
0m setback, a proposed variance of 1.8m. 
 
Rear Yard Setback 
 
The rear yard setack is 7.5m.  The siting of Building B is 3.6m from the rear property line, a 
proposed variance of 3.9m. 
 
GN/ln
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