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1. 

Design Rationale 
 
The development proposal for 5594 Linley Valley Drive consists of four modern 
fourplexes on a long, narrow site in the beautiful Linley Valley.   The buildings are 
situated on the last lot on Linley Valley Drive and border a pond to the North and forest 
to the South. The intention of the design is to create a sustainable community and 
unique living experience for residents while being sensitive to the appropriate character, 
scale and environmental complexity of the R10 Steep Slope Zone (DPA 5) and this 
special location.   The buildings, including the individual units, respond to existing 
topography by stepping both vertically and horizontally to conform to the irregular slope 
and shape of the site.  The design accommodates extensive usable green space and 
areas of vegetation while offering efficient and generously sized units that connect with 
their natural surroundings. The form and character and siting of the buildings into the 
landscape design allow it to integrate harmoniously with its natural context as well as the 
surrounding neighbourhood. 
 
The proposed project would be consistent with and positively support the goals of the 
OCP (DPA 5).  The project respects existing environmental elements while offering 
higher density and more affordable housing to the area.   An increase in density and 
fourplex typology could help address the local need for more varied and affordable 
housing.  The design of the project could serve to increase social interaction and 
sustainability and provide a model for future development.  The increase in density also 
helps to diminish urban sprawl and has allowed more of the surrounding area to be 
designated as park.  
 
The design of the project contributes positively towards the creation of a livable hillside 
neighbourhood.    The design of the site and integration of the buildings into the slope 
respects the existing topography while the form and character of the buildings 
acknowledges the residential features and scale of the surrounding single family 
properties.   Instead of adding additional accessory buildings, the fourplexes are tightly 
aligned with amenities and pathways between the buildings, reserving more area for 
open space.   The large areas of green space and extensive trees and vegetation in the 
landscape design restore the natural character of the site, help to reduce erosion and 
visually connect it to the adjacent forest.  The buildings formally address both Linley 
Valley Drive and the private road on the property while providing generous outdoor 
decks, balconies and patios to provide additional animation to the frontages and to 
connect the units to the landscape. The site’s proximity to hiking areas will encourage 
recreation in the local area and the inclusion of ample bike storage on site could also 
encourage the use of transportation alternatives.    
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2. 

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

sides of the buildings.   There will also be an area for garbage and recycling bins under 
the stairs for each of the upper units (the bins will be located in the garages for the main 
floor units).   This amenity area also provides pathways to the rear of the property and 
the common green space and will be surfaced with gravel to facilitate drainage.   The 
separation between buildings B and C is widened further to accommodate a fire truck 
turnaround off the road.  
 
Each fourplex will have two parking stalls (32 private stalls) provided at the front of the 
units; garage and driveway apron stalls for the main floor units and parking pads for the 
upper floor units.   There will also be four guest parking stalls and two bicycle racks for 
temporary bike parking (accommodating a total of eight bikes) on the South side of the 
private road.  Six parking stalls (the number in excess of that required) will be surfaced 
with grasscrete to decrease the hard surface area and allow for permeability (see 
Landscape Plans). This includes the guest parking stalls.  The guest stalls will be 
important to prevent guests from parking along Linley Valley Drive due to the lack of 
parking in the area. There is access to public transportation in the area but, for the time 
being, it is understood that driving will be a necessity for most residents and their guests.  
 
 
Form and Character 
 
The predominant housing typology in the Linley Valley area is the single family 
residence.  The fourplexes of the proposed development have been designed to 
integrate well with the existing homes in the area while providing an important increase 
in density and affordability.  The four unit, two storey buildings address the street at a 
human scale with separate entries to the units at ground level as well as clearly 
identified entries and individual stairways for the units at the upper floor (see A-02 
Streetscapes and all building elevations).   The buildings maintain a residential scale and 
appear as four separate single family homes.  
 
Entrances are provided with ample overhangs to shelter from rain and to identify the 
front entries to the units.    Large roof overhangs with exposed posts and beams cover 
the large decks over the upper West units and extend over the stair to shelter from the 
elements and draw attention to the front door.  These decks will also help to animate the 
frontage along the private road and Linley Valley Drive.   The entrances of the upper 
units on the East side ‘bump out’ to create distinct elements at the top of the stairs that 
extend up from the bicycle closets below.  Wood-look cladding also helps to identify the 
entries by differentiating the materials while addressing on the sides of the units will be 
large enough to read from a distance.   
 
Given the significant slope on the lot, each unit in the fourplexes has been stepped down 
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to the East along with the existing topography; each of the building units in Buildings A, 
B and C step vertically (from .46m to .61 m), as do the buildings, in accordance with 
slope down towards the end of the road.   The units also shift towards the North or South 
relative to each other to conform to the irregular shape of the lot, allowing for the garden 
spaces, driveways and parking pads to the front.  
 
The predominant roof form of the buildings is a 2 in 12 shed roof along with low-sloped 
(flat) roof areas.  This form is repeated over the 16 units so that the roofs step down with 
the change in topography (the roofs slope in the opposite direction). The stepped units 
and changing rooflines add to the dynamic nature of the project as does the treatment of 
the site as a whole.   
 
Each unit will be provided with ample outdoor space and connections to the natural 
surroundings.   Decks or patios (depending on the topography) to the rear of the units 
offer access the common lawn area from the main floor units while the upper floor units 
have balconies facing the pond. These also provide additional articulation to the 
façades.  The upper units on the West side of each building also have a large deck area 
facing the private road that allows for additional outdoor space as well as providing 
additional animation and security for the street.  
 
The material finishes on the building include hardie plank in contrasting colours and a 
wood-look cementitious siding as well as natural wood clad elements   The colour 
schemes alternate with every second building (see sheets A-05 and A-06 for Finishes).  
Buildings A and C feature a grey blue, warm white and a natural cedar-look siding at the 
entries, recesses and deck areas.  Buildings B and D have a forest green and ‘mist’ 
coloured white siding with a darker wood-look cladding for entries, decks and accents.  
Natural wood fascias, door and window trim and wood clad posts and beams stained in 
a neutral grey add articulation and natural materials to the design.   The alternating 
colour palettes give each building an individual character and help them to appear like 
individual homes vs a larger development.  
 
The proposed development considers aspects of site design to preserve green space, 
limit hard surface area, manage storm water and provide natural landscape elements to 
enhance the experience of the site.   The common landscaped areas consist of lawn and 
planting will serve as functional green space for the residents as well as aesthetically 
enhance the appearance of the site from a distance.  The same lawn area will also be 
employed to deal with half of the rainwater shed from the roof areas in small swales in 
the lawn (see Civil dwgs).   Ample planting around the site provides natural beauty, 
replaces previously existing trees and vegetations, prevents erosion and connects the 
site to nearby parks and forest.  The parking stalls in excess of those required (as well 
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as additional ‘back-up’ areas) will be surfaced with grasscrete to help with stormwater 
management. 
 
Overall the project offers a dynamic composition of building forms that responds 
sensitively to the site and local area. The fourplexes will increase the site density, offer 
efficient and generous spaces and provide ample amenity space while providing 
extensive open space and landscaping to help integrate it into its natural setting. The 
siting and design of the buildings respects the existing topography and the single family 
typology of the area while creating a unique modern development. 
 
Variance Rationale 
 
Height Variance:  Buildings A, B, C and D 
 
The roof slopes on the units are 2 in 12, therefore are considered low slope.   In Zone 
R10, the maximum height for a roof less than 80% 4:12 is 7.0 m.   The variance is, 
therefore, requested for each of the four buildings.    
 
   Building A   Building B Building C   Building D 
Proposed Height      8.62 m      8.39 m       8.57 m       8.03 m 
Height over Permitted      1.62 m      1.39 m        1.57 m       1.03 m 
 
The roof forms proposed, are a combination of 2 in 12 sloped and low-sloped (2%) roofs 
to give the building an expressive form and reflect the variation in the slopes of the 
surrounding landscape.  This roof form also allows for the stepping of the units in 
accordance with the slope of the site without the roofs interfering with one another.  The 
height of the roofs is mitigated by having more than 50% of the roof forms being low-
sloped (appearing flat). 
 
Given the significant slope on the site, the units are stepped to conform as closely to the 
grade as possible but this also contributes to the increase in average grade and, 
therefore, the excess over the allowable height. The difference at the main floor levels 
between Unit 1 and 3 is 0.61m (2 ft.), between Unit 5 and 7 is 0.61m (2 ft.), between Unit 
9 and 11 is 0.46m (1’-6” ft.) while Units 13 and 15 are at the same level. The topography 
and stepping of the units creates a more challenging situation in which to meet the 7.0 m 
height limit. 
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6. 

Setback at Northeast Corner of Building D 
 
The irregular shape of the site creates a challenging condition for siting the buildings.   
The units have been shifted relative to one another to adapt to the form of the site but a 
small corner of Building D (Units 15 and 16 above) projects into the rear yard setback by 
1.6m (5.9 m vs 7.5m) at the Northeast.   
 
The shape of the site creates an excessively long and curved ‘rear yard’ which faces 
both North and East.   The area at the Northeast corner that projects into the setback is 
very small (27 sf) and faces the pond and future park areas to the North and East so it 
will not affect any adjacent structures.  Allowing for a variance in this small area, 
prevents having to move the building to the West several feet (because of the angular 
geometry) and losing important space between the buildings or having to add potentially 
obtrusive accessory buildings in front of the buildings. 
 
 
 






























