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Design Rationale

The project prioritizes the integration of architecture and landscape as a means to elevate the market
rental housing typology. Our goal is to create a very desirable collection of homes that will draw a mix
local households and age groups who lead active urban lifestyles and want to live in Nanaimo’s
downtown.

The site context is not particularly attractive, as the property has been vacant for many years and is
not the only empty infill lot in the vicinity. The existing TELUS CO building, and roof mounted
communications tower, is prominently located to the south of the development lot. Several 2-3 storey
residential townhouse and apartment buildings lie to the west on Richards. Across Wentworth street
to the north is a City owned surface parking lot. Across Wallace street to the east the slope drops
away quickly with a commercial building to the south and empty lots relieved by a cheerful coffee
shop at the corner of Wentworth and Wallace. The corner of Wallace and Fitzwilliam marks the start
of the uptown commercial district and Old City. Three historic single and two storey buildings run
around the corner from Wallace to Fitzwilliam and quickly end at another couple of empty infill lots
adjacent to the existing TELUS CO building. Across the street is the beautiful St Andrews
Presbyterian Church built in the Victorian Picturesque style. The tall bell tower and steep roof line
make this a prominent landmark on Nanaimo’s skyline.

Attracting residents and the public to this underutilized stretch of Wallace street demands a
comprehensive urban renewal of this empty infill lot. Our response was to create a rectilinear
contemporary architecture softened by an extensive naturalized landscape strategy at grade, and on
parking deck, to create gardens, patios and walkways that benefit residents and the public alike,
spilling out across property lines to enhance and activate perimeter public frontages.

The site density is organized within two six-storey buildings with addresses on Wentworth and
Wallace streets, respectively. An underground car garage is quietly hidden in the natural slope of the
site and accessed from Richards street at the high side of the site. An extensive naturalized
landscape based on the mid-island “thin soil on rock” landscape covers the parking deck to create a
large residential courtyard garden separating the two buildings. Each building plays its part in
creating a well defined street wall on three frontages, while the centralized residential courtyard offers
visual connection and a sense of urban space/view corridor through the development at mid-block.

Each building has been carefully shaped to respect setbacks and views, achieve pleasing visual
proportions, and break the height and massing down. A limited palette employing colour and
materiality to draw the eye to the front 3 and 4 storey volumes help reduce the apparent mass of the
upper floors. Window placements and balcony openings are quite regularly spaced, as the units and
structural logic require stacking, however, a more random strategy was used in the placement of the
white facade panels so that the composition has some complexity and interest.
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A BETTER WAY.

The primary exterior cladding materials have been limited to a dark coloured corrugated sheet metal,
referencing Nanaimo’s coal mining history, becoming perforated at patio guardrails; a soft white
coloured aluminum composite metal panel on building fronts; and a warm hued, wood-like cementitious
panel in between the dark and the light coloured facades. These materials were chosen for their
durability, texture, color, and overall value. As a composition, they provide good contrast and support
the simple forms and classic proportions of the contemporary architecture. Wood is used at entrance
canopy soffits and within the two building entry lobbies and to resonate with the wood toned
cementitious cladding.
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Height Variance Rationale

1. Introduction

The current Wallace DT-3 zoning maximum height is 14.0m. We are requesting a height variance of

approximately 3.0m for Building A and 5.0m for Building B.

Our development permit application documents describe the Building ‘A’ elevation to the top of the
Level 5 roof sheathing as 43.047m or 16.927m (55-6 %%”) above the 26.120m average finished grade
at the outermost corners of the building. This exceeds the current maximum height allowance of
14.0m described the City of Nanaimo Zoning Bylaw No. 4500, Part 11, DT-3 by 2.927m (9'-7 4”).

Building ‘B’ elevation to the top of the Level 6 roof sheathing is shown as 46.104m or 19.004m
(62’-4”) above the 27.100m average finished grade at the outermost corners of the building. This
exceeds the current maximum height allowance of 14.0m described the City of Nanaimo Zoning
Bylaw No. 4500, Part 11, DT-3 by 5.004m (16’-5").

2. Rationale

Initially trying to achieve the necessary unit count within the 14.0m maximum height requirement
produced a floor to floor height of 2.550m (8’-4 %”), which provided a clear ceiling height of only
2.210m (7°-3”). To maintain the intended 5 and 6 storey development, two alternate scenarios were

explored, blast and excavate deeper, or delete one floor from each building.

Based on the existing natural lot slope, and the adjacent street grades, Building A street level
residential at 24.75m is already almost 1.7m below the existing grade of 26.433 at the corner of
Richards and Wentworth Streets. Building B main entrance at 24.30 is 450mm below that of Building
A, however Wallace Street is on the incline as it reaches the principle entrance to Building B. The

issue here is that it is critical to the development is that the Level 1 courtyard remain at an elevation

common to the L1 floor level on both buildings at 27.80.

In addition, over 50% of the geotechnical test bore holes done across the site encountered bedrock

as depths between 1.2m and 5.2m. The current depth of excavation for the parking garage is well
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over 4.0m to achieve a finished slab on grade elevation of 24.75m down from existing back of sidewalk
elevations of 26.756m and 28.122m along Richards Street. Considering the additional depth for elevator
pits, pad footings, and the very large stormwater retention tank under the slab on grade, deeper

excavation did not seem viable.

Deleting the top storey from each building would be a reduction of 6 units (10 bedrooms) from Building
A, and a reduction of 11 units (13 bedrooms), a large multi-purpose room and outdoor patio amenity
space from Building B. Exploring options to recuperate the loss in building area, the building articulation

would suffer, as would the extent of the central courtyard space.

We have designed a typical residential floor to floor height of 3.057m (just over 10 feet), which finished
will be 2717mm (just under 9 feet). This facilitates the required dropped ceiling areas in baths/ensuites,
as well as HRV air exchange and range hood fan exhaust duct bulkheads to be no lower than 2.44m
(8'-0).

Visually, the majority of facades on both buildings are articulated with stepped fagades, reducing
building massing, adding visual interest, and providing a pedestrian scale environment at the street and
courtyard levels. The street level and courtyard level facades each have their own individuality with
recessed private patios, extended amenity and retail spaces, and easy access between the two
buildings. Combined with incorporating several cladding materials, profiles, and colours compliments
the articulation by breaking up the wall surface and defining spaces. The fenestrations also have their
role in creating interest in the building facades and connecting the interior/exterior activities. The
3.057m floor to floor facilitates 2.44m (8’-0”) high operable awning style windows and slider type patio

doors.

Summary

As the sheet A0.4 Massing In Context images depict, while this development is large in scale due the
size of the lot, the buildings stepped facades align nicely with the adjacent existing 4 storey multi-family
building at 152 Wallace, the office building at 256 Wallace, and the MNP office building at 345 Wallace.
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LOCATION PLAN

DEVELOPMENT PERMIT NO. DP001214

CIVIC: 400 FITZWILLIAM STREET
Subject Property  LEGAL: LOT 1, SECTION 1, NANAIMO DISTRICT, PLAN 26286
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SYMBOL QTY.

ON-SITE

BOTANICAL NAME

TREES (CONIFER)
ABIES GRANDIS

PINUS CONTORTA VAR. CONTORTA
PSEUDOTSUGA MENZIESII

THUJA PLICATA

TREES (DECIDUOUS)

ACER CIRCINATUM

ACER GINNALA FLAME'

AMELANCHIER

ARBUTUS MENZIESII

BETULANIGRA

CORNUS KOUSA MILKY WAY"

CORNUS NUTTALLII EDDIES WHITE WONDER'
MALUS

QUERCUS GARRYANA

SHRUBS

ARBUTUS UNEDO 'COMPACTA"
CORNUS SERICEA KELSYII
HAMAMELIS VIRGINIANA
MAHONIA NERVOSA

PHYSOCARPUS OPULIFOLIUS 'CENTRE GLOW'

POTENTILLA ANSFRINA

RIBES SANGUINEUM 'KING EDWARD'
ROSA NOOTKANA

SALIX PURPUREA 'GRACILIS'

'SPIRAEA DOUGLASII
SYMPHORICARPOS ALBUS CHENAULTII
VACCINIUM OVATUM

GROUNDCOVERS
ARCTOSTAPHYLOS UVA-URSI
FRAGARIA CHILOENSIS
GAULTHERIAPROCUMBENS
GAULTHERIASHALLON
MAHONIA REPENS

PINUS MUGO 'MOPS'
POLYPODIUM GLYCYRRHIZA
POLYSTICHUM MUNITUM
SEDUM OREGANUM

SEDUM SPATHULIFOLIUM

COMMON NAME

GRAND FIR

SHORE PINE
DOUGLAS FIR
WESTERN RED CEDAR

VINE MAPLE

AMUR MAPLE
SERVICEBERRY

PACIFIC MADRONE

RIVER BIRCH

KOUSA DOGWOOD

WHITE WONDER DOGWOOD
PACIFIC CRAB APPLE

GARRY OAK

STRAWBERRY BUSH
KELSYIl DOGWOOD

WITCH HAZEL

LONGLEAF MAHONIA
NINEBARK

'PACIFICA' SIl VEFERWEED
RED-FLOWERING CURRANT
NOOTKA ROSE

ARCTIC WILLOW
HARDHACK

HANCOCK SNOWBERRY
EVERGREEN HUCKLEBERRY

KINNIKINNICK

‘COASTAL STRAWBERRY
WINTERGREEN

SALAL

CREEPING OREGON GRAPE
DWARF MUGO PINE
LICORICE FERN

SWORD FERN

OREGON STONECROP
BROADLEAF STONECROP

SIZE & SPACING

MIX 3-4M. HT., B&B

MIX 2-4M HT. B&B, MULTI-STEM

MIX 3-4M HT. B&B, MULTI-STEM
MIX 3-4M HT. B&B, MULTI-STEM

#5 POT
#2 POT
#3 POT
#2 POT
#2 POT
#2 POT
#5 POT
#2 POT
# POT
#3 POT
# POT
#2 POT
10Cm 300MMO.C.
10CM 300MM O.C.
10CM 300MMO.C.
10CM 300MM O.C.
#2 POT 600MM O.C.
#2 POT 600MM O.C.
#1 POT 450MM O.C.
#2 POT 450MM O.C.
10CM 300MM O.C.
#1 POT 600MM O.C.

SYMBOL

ON-SITE

OFF-SITE

QTY.

BOTANICAL NAME

GRASSES

AGROSTIS PALLENS

CAREX PANSA

CAREX TESTACEA PRAIRIE FIRE'
CAREX TUMULICOLA

FESTUCA GLAUCA /RUBRA
FESTUCA IDAHOENSIS 'SISKIYOU BLUE'
FESTUCA OVINA VULGARIS
HELICTROTRICHON SEMPERVIRENS
KOELERIA MACRANTHA
MISCANTHUS NANA

SISYRINCHIUM BELLUM
STIPATENNUISSIMA

PERENNIALS | BULBS
ALLIUM COLUMBIANUM
ANAPHALIS MARGARITACEA
ARMERIA MARITIMA

ASTER SUBSPICATUS
BRODIAEA

CAMASSIA

ECHINACEA PURPUREA
ERYTHRONIUM REVOLTUM
ESCHSCHOLZIA CALIFORNICA
FRITILLARIA AFFINIS
RUDBECKIA HIRTA

TREES

TO CITY OF NANAIMO STANDARD

SOD LAWN

TO CITY OF NANAIMO STANDARD

COMMON NAME

BENT GRASS

DUNE SEDGE

PRAIRIE FIRE SEDGE
BERKELEY SEDGE

BLUE FESCUE / RED FESCUE
IDAHO FESCUE

SHEEP'S FESCUE

BLUE OAT GRASS

JUNE GRASS

MAIDENHAIR GRASS
CALIFORNIA BLUE-EYED GRASS
MEXICAN FEATHER GRASS

TIGER LILY

PEARLY EVERLASTING
‘COMMON THRIFT
DOUGLAS ASTER
CLUSTER LILY
COMMON CAMAS
PURPLE CONE FLOWER
PINK FAWN LILY
CALIFORNIA POPPY
CHECKER LILY
BLACK-EYED SUSAN

SIZE & SPACING
#2 POT 450MM O.C.
#2 POT 450MM O.C.
#2 POT 450MM O.C.
#2 POT 450MMO.C.
#2 POT 450MM O.C.
#2 POT 450MMO.C.
#2 POT 450MM O.C.
#2 POT 450MM O.C.
#2 POT 450MM O.C.
#2 POT 450MM O.C.
#2 POT 450MM O.C.
#2 POT 450MM O.C.
300MM O.C.
300MMO.C.
300MMO.C.
300MMO.C.
300MMO.C.
300MMO.C.
300MMO.C.
300MMO.C.
300MMO.C.
300MMO.C.
300MMO.C.
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PLANTING LEGEND

* CONIFER TREE

DECIDUOUS TREE 1

(CONNECT LANDSCAPE ARCHITECTUREIC.
DIOES NOT GUARANTEE THE EXISTENCE,
LOGATION, AN ELEVATION OF UTILITIES AND/.

sie

THE CONTRACTOR IS RESPONSIBLEFOR
DETERMINING THE EXISTENCE, LOCATION, AND.
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CONCEALED STRUCTURES, ANDIS
RESPONSIBLE FOR NOTIEVING THE
~APPROPRIATE COMPANY, DEPARTMENT OR
PERSON(S) OF TS INTENTION TO CARRY OUTITS
OPERATIONS.

DECIDUOUS TREE 2

DECIDUOUS TREE 3

OFFSITE TREE

SHRUBS

GROUNDCOVERS

GRASSES / PERENNIALS

OFFSITE LAWN

PLANTING NOTES

1. PLANTING SHALL BE IN ACCORDANCE WITH BC
LANDSCAPE STANDARD, LATEST EDITION.

2. CONTRACTOR TO LAYOUT TREES FOR APPROVAL BY
THE CONSULTANT AND/OR THE CITY OF NANAIMO
PRIOR TO COMMENCEMENT OF WORK.

3. ALL UTILITIES ARE TO BE IDENTIFIED AND STAKED
OUT BY CONTRACTOR BEFORE CONSTRUCTION.
CONFLICTING UTILITIES TO BE PROTECTED BY
CONTRACTOR PRIOR TO PLANTING.

4. ALL PLANTING BEDS TO BE MULCHED WITH 2"
(50MM) OF ANSWER GARDEN PRODUCTS 'HUMUS
BUILDER' OR APPROVED EQUAL.

5. ALL PLANTING AREAS TO RECEIVE IRRIGATION
SYSTEM, WITH TIME FIXTURE AND RAIN SENSOR.

6. FINAL SOFTSCAPE AND GRADING LAYOUTS AS WELL
AS LOCATION AND SPACING TO BE APPROVED BY
LANDSCAPE ARCHITECT IN THE FIELD PRIOR TO
INSTALLATION ..

+ = + +

e @ | + + @ v “

1. ISSUED FOR REVIEW. 20-10-23
REVISIONS

TELUS LIVING

| 1 NANAIMO, BC
Drawn: n
Reviewed: KL
Project No. 06-713
CONCEPTUAL
PLANTING PLAN

° ! R INTY




MATERIALS & FURNISHING

1. BROOM FINISH CONCRETE

2. CONCRETE FORM LINER TEXTURED WALL

3. METAL PLANTER
CORTEN FINISH, HEIGHT VARIES

4. PAVER
DIMENSION VARIES

5. METAL GUARDRAIL
STAINLESS FINISH, W/ CABLE WIRES

6. PRIVACY SCREEN
WOOD SLATS ON METAL FRAME

7.0MEGA SECURITY FENCE
1.8M HT

8. CUSTOMIZED BIKE RACK
CORTEN FINISH

9. HARVEST TABLE

10. BENCH
WOOD W/ CONCRETE BASE

11. GARBAGE/RECYCLING

LIGHTING

A. BENCH LIGHT
B. BOLLARD

C. LIGHT STRIP AT STAIRS

PAVER TYPE 1

300

900

CONCRETE PAVER
300mm (11-13/16") x 900mm (35-7/16") x 100mm (3-15/16")

© siinie crey
© cReve NicKeL

PAVER TYPE 2

150

CONCRETE PAVER
150mm (5-7/8") x 450mm (17-11/16") x 100mm (3-15/16")

€ sinie crey
© GRevED NiCKEL

PAVER TYPE 3

“73—

200

1219

PORCELAIN TILE W/ SIMULATED WOOD GRAIN
200mm (8") x 1219mm (48") x 20mm (3/4")

@ rsnvee 1

e FINISH TYPE 2

LANDSCAPE ARCHITECTURE

(CONNECT LANDSCAPE ARCHITECTURE NG
DOES NOT GUARANTEE THE EXISTENCE,
LOGATION, AN ELEVATION OF UTILITIES AND/
(OR CONCEALED STRUCTURES AT THE PROJECT
sie

THE CONTRACTOR IS RESPONSIBLEFOR
DETERMINING THE EXISTENCE, LOCATION, AND.
ELEVATION OF ALL UTLITIES AND/ OR
CONCEALED STRUCTURES, ANDIS
~APPROPRIATE COMPANY, DEPARTMENT OR
PERSON(S) OF 7S INTENTION TO CARRY OUTITS
OPERATIONS.
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BUILDING 3M 23M 22M 23M 1.2M WALLACE ST B BUILDING 32M 48M 12M 3M 15M 22M 23M 13M WALLACE ST
PRIVATE PATIO WALL SIDEWALK ~ BIKEPATH  BLVD PLANTED SLOPE CLIFF WALK STAIRS ~ PLANTING UPPER TERRACE SEATWALL SIDEWALK  BIKEPATH  BLVD
&PLANTING &STAIRS
, PL
30.00M s 22,000
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]
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[
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SLOPE
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23.00M 31.00M
28.00M 30,00M
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SIDEWALK PLANTED SLOPE PAVED PATH SIDEWALKBENCH PLANTED SLOPE PRIVATE PATIO
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(CONNECT LANDSCAPE ARCHITECTUREIC.
DOES NOT GUARANTEE THE EXISTENCE,
LOGATION, AN ELEVATION OF UTILITIES AND/.
(OR CONCEALED STRUCTURES AT THE PROJECT
sie

THE CONTRACTOR IS RESPONSIBLEFOR
DETERMINING THE EXISTENCE, LOCATION, AND.
ELEVATION OF ALL UTILITIES AND/ OR
CONCEALED STRUCTURES, ANDIS
RESPONSIBLE FOR NOTIEVING THE
~APPROPRIATE COMPANY, DEPARTMENT OR
PERSON(S) OF TS INTENTION TO CARRY OUTITS
OPERATIONS.
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36.00M

35.00M

34.00M

33.00M

32.00M

31.00M

6.6M 3M

3.6M

32M

BUILDING

G 34M
PRIVATE PATIO

PLANTED BERM PAVED PATH

AGRICULTURE METAL EDGE

PLANTER

76M 1.2M 24M 3.6M

PLANTED BERM

BUILDING

PRIVATE PATIO

33.00M

32.00M

31.00M

30.00M

29.00M

28.00M

27.00M

26.00M

25.00M

BARK PARK PATH METAL PLANTER PRIVATE PATIO

BUILDING

36M

26M

METAL EDGE

141 M

2M

connect

LANDSCAPE ARCHITECTURE

2305 Hemlockst, Vancouer BC, V6H 211
6046813303 F 604681 3307
recaca

(CONNECT LANDSCAPE ARCHITECTURE NG,
DOES NOT GUARANTEE THE EXISTENCE,
LOGATION, AN ELEVATION OF UTILITIES AND/.
(OR CONCEALED STRUCTURES AT THE PROJECT
sie

THE CONTRACTOR IS RESPONSIBLEFOR
DETERMINING THE EXISTENCE, LOCATION, AND.
ELEVATION OF ALL UTILITIES AND/ OR
CONCEALED STRUCTURES, ANDIS
RESPONSIBLE FOR NOTIEVING THE
APPROPRIATE COMPANY, DEPARTMENT OR
PERSON(S) OF TS INTENTION TO CARRY OUTITS
OPERATIONS.

PRIVATE PATIO

METAL PLANTER
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AERIAL PHOTO

] 400 FITZWILLIAM STREET




