
   SALEHI ARCHITECT INC.

December 16,2022

Project: 6340 Mc Robb Avenue, Nanaimo, B.C. (3-phase development)

DESIGN RATIONAL

Re: Design rational for 6340 Mc Robb Avenue, Nanaimo, B.C. (Phases 2&3)

1. Introduction:

My client 6340 Mc Robb Holdings Ltd. has acquired the property located at 6340 Mc 
Robb Avenue in Nanaimo, B.C.to develop three 6-storey wood-frame residential 
buildings.

Due to the large size of the development, the project will be developed in three phases,
phase 1 is a 6 story wood frame residential building located on the eastern portion of the 
site, which is separated from the western portion by an existing road that connects 
Calinda Street to Sentinel Drive to the north. Phase 1 building permit application is 
already submitted in 2021 and we are expecting to receive the building permit by the end 
of this year.  
Phase 2&3 is comprised of two 6-story residential buildings on two levels of the 
underground parkade.

2.Site location and zoning context:

The proposed project is located on the south side of Sentinel Drive in the city of 
Nanaimo.
Mc Robb Avenue is located further to the north and east sides of the project.
The project has a street frontage of 330 feet (100.58 m) along Sentinel Drive and 200 feet 
(60.96 m) along Calinda Street.
An onsite porte-cochere as well as a fire lane is provided of Sentinel Drive for drop-off to 
minimize the traffic congestion on Sentinel Drive in front of the project.

Surrounding the site are a Townhouse development and Sentinel Drive to the north, a
future 6-storey residential building to the east (Phase 1), Calinda Street to the south, and a 
shopping center to the west.
The site is relatively flat, and slopes moderately from southeast to northwest.
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The site is currently designated as R9, high-density residential (High rise)
in OCP with a base FAR of 3.0
There will be an extra 0.25 FAR if all parking stalls are underground and the parkade 
ceiling is not more than 0.8 meters above grade.
Total FAR; 3.25

3. Site Area:

Total site area: 137,648 S.F.(12788 m2) 
Phase 1: Eastern portion of the site:  26, 113 S.F.  (2,426 m2)
Phase 1 proposed buildable area: 53,064 S.F.(4,929.81 m2) with 2.03 FAR 

Phases 2&3: Western portion of site: 111,535 S.F.(10,362 m2)
Phase 2 proposed buildable area:100,190 S.F.(9,308 m2)
Phase 3 proposed buildable area:114,810 S.F.(10,666 m2)

Total of phases 2&3 proposed buildable area: 215,000 S.F. (19,974 m2) FAR: 1.93

The limited buildable area in phase one, and developing 6-story buildings instead of 
20-story high rises in phase 2&3 have resulted in lower FAR than permitted,

Access to the entrance lobby of each building of phases 2&3 is off Sentinel Drive, Phase 
2 is also connected to phase 1 via an on-site walkway to provide access to indoor and 
outdoor common area facilities for phase one residents.

4. Buildings main entrance and ground floor amenities:

East and west building’s main entrances are from a porte-cochere of Sentinel Drive.
Two-storey high entrance lobbies are inviting and very well visible from the outside.
An accessible ramp provides access to the front door of the entrance lobbies.

The indoor amenities for residents are located on the first floor of the western building 
directly from the entrance lobby for convenient access for the residents of phases 1 and 2.
and includes a lounge, kitchen, bar, exercise room, meeting room, and accessible 
washroom.
Outdoor amenity on the ground floor is located on the west side of the western building
and is including an outdoor pool and a sitting area surrounded by landscaping.
The children’s play area as well as the sitting area is located on the north side of the 
eastern building.

There is also pedestrian access between the east and the west buildings to the adjacent 
shopping center located to the west of the project.
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5. Vehichele parking and bicycle storage:

The vehicular access ramp to the underground parkade is off Calinda Street via an access 
road to the existing shopping center and is located between the two buildings.
The proposed driveway provides share access for both phases 2 & 3.
The Parkade ramp is covered with a painted aluminum trellis to reduce the exposure of 
the ramp.

Required parking spaces:
Studio: 0.75 parking space/unit
1 bedroom and 1bedroom+Den unit: 0.88 parking space/unit
2-bedroom unit and 2- bedroom+Den unit: 1.26 parking space/unit
3-bedroom unit: 1.52 parking space/unit
Visitor: one parking space for each 22 required parking.
H/C parking: 2 per each required 100 parking plus one for each adaptable unit.

Total required parking spaces including visitor and accessible parking spaces:279 Spaces.

The project provides 279 parking stalls on 2 levels of underground parkade as per the 
requirements of the City of Nanaimo. 
Proposed parking stalls are including 20 accessible parking spaces, 15 visitor parking 
spaces, and 71 small cars.
Visitor parking is located on the P1 level, secured with an overhead security gate, and 
resident parking is separated from visitor parking with secondary overhead security gates.

The project provides 270 secured bicycle storage/storage lockers on P1 & P2 levels.

PMT pad is located at the northeast corner of the site and the gas chamber, 
garbage/recycling staging, and loading area are located on the south side of the project of 
Calinda Street.
The garbage and recycling room is located on the P1 level at the bottom of the parkade 
ramp for easy access to the garbage staging area on grade.
Electrical, communication, and mechanical rooms for each building are located on the P1 
level.
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3.Unit type and mix:

Phase 2 (East building) is including 122 units, consisting of 23 studios, 
44 one-bedroom/one-bedroom + den, 37 two bedrooms/two-bedroom + den, and 18 three 
bedrooms units.

Phase 3 (West building) is including 144 units, consisting of 11 studios, 81
one- bedroom/one-bedroom + den, 45. Two- bedrooms/two-bedrooms +den, and 7
three-bedroom units.

4: Orientation and massing concept:

Phases 2 &3 are divided from phase one parcel by an interior road, which connects 
Calinda Street located to the south of the project to Sentinel Drive to the north of the 
project.

The proposed project is located on the western parcel of the three-phase project, 
consisting of two separate residential buildings for the phase 2 &3 to break up the overall 
massing on the site.
The proposed buildings are 6 storey residential buildings, which are significantly lower 
than original 20 storery proposal buildings and are much more consistent with the 
existing neighborhood character.

The proposed buildings are facing a townhouse development and Sentinel Drive along 
the north property line. The two buildings are laid out to allow for a large open space 
facing Sentinel Drive for on-site Porte-cochere to minimize traffic congestion on Sentinel 
Drive as well as outdoor amenities such as sitting, barbeque, and children’s play area.

While determining the location of the two 6-story buildings consideration has been done 
to minimize the impact on the neighboring developments. 
The western building setback from the north property line adjacent to the existing 
townhouse development is 7.50 m (24.60’) and the minimum distance between the two 
buildings is 50’.
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East and west buildings are oriented in directions to take advantage of the maximum size
dimensions as well as the north water view.

Ground floor units take advantage of outdoor patios, with access to the onsite public 
walkways. Private landscaping and patio guardrails provide privacy for the private patios. 

All typical floor units have a large balcony off their living room and the 6th-floor units 
take advantage of a large roof deck with a view.
Deep overhangs and the 6th-floor roof leaner projection provide protection for the 
balconies and roof decks.
Setback of the 6th floor at all sides of the building provides reduced scale to the façade 
and the building as a whole.

The exterior design features a contemporary style for this project, while façade 
proportions provide a residential character for these two buildings.
Cultured stone that is specified for the first floor, all around the building extends up to the 
upper floor at the entrance lobbies and at some locations providing a feature wall.

Architectural frames on the north elevation of the east building and the east elevation of 
the west building define the main entrance to these buildings.
Similar architectural frame ideas, but in different proportions, wrap-around balconies,
and the finishing material and colors that wrap around the corners of the buildings on the 
other elevations, maintain a general design language throughout the building on all sides.

3 of the exterior finishing colors of phase 1 have been used in phases 2 & 3 for more 
harmony between the phases. 

The exterior finishing materials that provide a significant role in the modern character of 
the building provide maximum durability and require minimum maintenance will 
include.
Echo-Ridge cultured stone..
Painted hardie panel with aluminum trim
Painted 6” exposure hardie siding 
Vision and spandrel glass 
Aluminum guardrail with frosted glazing.
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5.CPTED: ( Crime Prevention Through Environmental Design)

The unit’s large windows provide proper surveillance around the buildings. The parkade 
overhead security gates and the entrance doors to the building will be protected with 
security cameras. Visitor parking is separated from the resident’s parking with another 
overhead security door.
Security cameras will be installed in the buildings to protect the entrance elevator lobby 
and amenity areas 
All bicycle storage/storage lockers are located within the secured residential parking area 
in the underground parkade and will be protected with a security camera.
Parking exits directly discharge to the outside.

6.Green Building Design:

The project will be designed and constructed to meet Step 2 of B.C. Energy Step Code as 
per the City of Nanaimo requirements.
Please see the attached Step 2 Parameters Report prepared by Norman Disney & Young.
Air leakage testing will be performed by the energy modeling consultant during and after 
the completion of construction.
Project materials and products will be selected based on their functionality, durability,
and low environmental footprint including glazing and shading that supports energy 
efficiency. 
In order to focus on the air quality of units, products that are low in VOCs and made from 
natural materials will be sourced. A high-performance building envelope including 
insulation, glazing, and shading along with a comprehensive ventilation system providing 
outdoor air into the homes will be targeted to improve indoor air quality.
Sustainable features such as stormwater management measures will be provided to 
maintain groundwater flows and reduce drainage to the municipal system.
Hi-efficiency appliances and fixtures will be selected.

Reza Salehi
Architect AIBC MRAIC
SALEHI ARCHITECT INC.
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Document Path: V:\Source Data\Departmental Data\EngPubWks\GIS\PROJECTS\TEMPLATES\LOCATION_PLAN\Maps\CA000017_ContextMap.mxd
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SITE AREA :

.

F.A.R                                                     3.0         

R9 ,HIGH DENSITY RESIDENTIAL (HIGH RISE)

TWO 6 STOREY RESIDENTIAL DEVELOPMENT (PHASES 2 & 3)
DEVELOPMENT DATA:

PROJECT ADDRESS :

ZONING :

(

6340 MCROBB AVENUE, NANAIMO, B.C. 

TOTAL SITE AREA OF PHASES 1, 2 &3: 137,648 SQ.FT. (12,788 M2)

R.F .) CALCULATIONS ( PHASES 2 & 3)
DESCRIPTION                                  PERMITTED                  PROPOSED____________________________________________________

PROVIDED 270 BICYCLE STORAGES AND STORAGE LOCKERS (ONE PER UNIT).

______________________________________________________________________________

1111-BED /1-BED+DEN 0.88

VISITOR: 1 SPACE FOR EVERY 22 REQ. PARKING                   

SMALL CAR : 71 = 25.5%

  822-BED 1.26
253-BED 1.52

TOTAL 266

TOTAL PROVIDED PARKING STALLS:                                      279 PARKING SPACES

         UNIT TYPE                        NUMBER OF UNITS               PARKING REQUIRED         PROVIDED              

278.5 / 22 =        12,64 (INCLUDED IN TOTAL REQUIRED PARKING)

34STUDIO 0.75

EAST BUILDING FOOT PRINT          

WEAST BUILDING FOOT PRINT :          
(INCLUDING BALCONIES):             8,705 SQ.FT. (808.72 M2)

(INCLUDING BALCONIES):             9,020 SQ.FT. (838 M2)

PARKING CALCULATION :

PHASE 1 SITE AREA : 26,113 SQ.FT.  ( 2,426 M2)

(INCLUDING 20 H.C, 71 S.C 

              = 25.5
          = 97.68

         = 103.32
           = 38.00

279

  141-BED (ACCESSIBLE)     1.00          = 14.00

PHASES 2 & 3 SITE AREA :111,535 SQ.FT. (10,362 M2)

____________________________________________________

AREAS EXEMPTED FROM FAR:

-EXERCISE ROOM 504 SQ.FT.
-MEETING ROOM 197 SQ.FT.

-TOTAL EXEMPTED AREA FROM FAR:           1,854 SQ.FT.

TOTAL REQUIRED PARKING STALLS:  278.5=279 PARKING SPACES

SETBACKS:                            REQUIRED                        PROVIDED  
FRONT YARD(SENTINEL DR.)       7.50M 7.50M       
SIDE YARD (EAST) 7.50M 7.50M
SIDE YARD (WEST) 7.50M 8.20M
REAR YARD (SOUTH) 7.50M 7.90M

SITE COVERAGE BASED ON PHASES 2 & 3   SITE AREA:

PROPOSED BUILDING HEIGHT:
21.50M ABOVE AVERAGE EXISTING GRADE OF PHASES 2 & 3.

LEGAL DESCRIPTION  :
Lot 4, District Lot 48, Wellington District, Plan VIP 78452

PROPOSED BUILDABLE AREA (PHASES 2) 100,190 S.F. (9,308 M2) 
ALLOWABLE BUILDABLE AREA:    382,838 S.F. 

PROPOSED BUILDABLE AREA (PHASES 3) 114,810 S.F. (10,666 M2)

TOTAL PROPOSED BUILDABLE AREA (PHASES 2 & 3)   215,000 S.F. (19,974 M2) 

PHASES 2 & 3:

-LOUNGE/PARTY ROOM 1,153 SQ.FT.

2 EXTRA H/C PARKINGS SPACES FOR EACH 100 PARKINGS: 2X2.78=5.56  (INCLUDED IN TOTAL REQUIRED PARKING)

EAST BUILDING FOOT PRINT (INCLUDING BALCONIES):18,746 S.F. (1,742 M2)
WEST BUILDING FOOT PRINT : 21,389 S.F.(1,987.10M2)

TOTAL FOOTPRINT OF THE EAST & WEST BUILDINGS: 40,135 S.F.(3,728.67M2)
SITE COVERAGE: 40,135/111535= 36%

279
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6340 MC ROBB AVE., NANAIMO, B.C. PHASE 2
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6340 MC ROBB AVE., NANAIMO, B.C. PHASE 3
WEST BUILDING UNIT MIX
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NOTE 1 : UNIT AREAS ARE MEASURED TO THE CENTER OF THE PARTY WALLS AND
TO THE EXTERIOR OF SHEATHING OF THE EXTERIOR WALLS

NOTE 2 : PROPOSED FAR IS INCLUDING ALL COMMON AREAS AND EXCLUDING
AMENITY, MECHANICAL, ELECTRICAL, ETS, ELEVATOR MACHINE AND LAUNDRY ROOMS.

NOTE 3 : FRONT,REAR AND SIDE  YARD SETBACKS ARE MEASURED TO THE SHEATHING
OF THE EXTERIOR WALLS AND BALCONIES ARE ENCROACHING INTO THE SET BACKS

NOTE 4 : 5% OF UNITS ARE ADAPTABLE UNITS (REFER TO FLOOR PLANS)

THIS DRAWING, AN INSTRUMENT OF SERVICE, IS THE PROPERTY
OF REZA SALEHI ARCHITECT INC. AND MAY NOT BE REPRODUCED
WITHOUT HIS PERMISSION. ALL INFORMATION SHOWN ON THE
DRAWING IS FOR THE USE OF THIS SPECIFIC PROJECT ONLY AND
WILL NOT BE USED OTHERWISE WITHOUT WRITTEN PERMISSION
FROM THIS OFFICE.

CONTRACTORS WILL VERIFY AND BE RESPONSIBLE FOR ALL
DIMENSIONS ON THE JOB.  THIS OFFICE WILL BE INFORMED OF
ANY DISCREPANCIES AND VARIATIONS SHOWN ON DRAWING.
THESE DESIGN DOCUMENTS ARE PREPARED SOLELY FOR THE
USE BY THE PARTY WITH WHOM THE DESIGN PROFESSIONAL
HAS ENTERED INTO A CONTRACT AND THERE ARE NO
REPRESENTATIONS OF ANY KIND MADE BY THE DESIGN
PROFESSIONAL TO ANY PARTY WITH WHOM THE DESIGN
PROFESSIONAL HAS NOT ENTERED INTO A CONCTRACT.
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P2 PARKING PLAN
PHASE 2&3   63,799 S.F.
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SIXTH FLOOR PLAN
WEST BUILDING:
PHASE 3
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ROOF PLAN
WEST BUILDING
PHASE 3
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