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jProject Summ yry

This project is located at 5730 Turner Road in the heart of North Nanaimo in a COR3 
Zone. This zone provides for a regional Community Corridor connecting residential 
areas to the commercial center with a focus on medium to high density residential with 
secondary retail and service uses. We are proposing 2 buildings, one 5-storey apartment 
building and a commercial building. The density of the project requires us to meet Tier 1 
requirements.

Site Description

The site is currently undeveloped and provides a great opportunity to introduce a 
medium to high density residential use and commercial uses to the existing 
neighbourhood. The site is well serviced by public transit with a direct route to VIU and 
the downtown core. Although we are seeking height and parking variances, we believe 
introducing a high-density residential project in this location can contribute to the 
vibrancy of the neighbourhood because the area has a vast range of existing retail, 
services, and businesses within a walkable distance to support the project. The site will 
also offer residents options to use existing transit, bike, and pedestrian infrastructure for 
needs further away.

This application proposes a Mixed-Use Residential development comprised of two 
structures, one 5 Storey Apartment with under building parking and a commercial 
building with offices, a bank, and a cafe. The two buildings are separated by a plaza 
along Turner Road and a rear surface parking severing both occupancies. The entries 
for each building are along Turner Road activating the street edges, with the apartment 
entry off the more residential section of Turner (running north) and the bank and cafe off 
the plaza to further engage the plaza. The rear surface parking, also accessed off 
Turner, is flanked with landscape elements to provide visual screening including a large 
center naturalized area to buffer the building from the rear parking area. Significant 
landscape elements including a stormwater bioswale animate the streetscape 
terminating at a retention pond. There is another bioswale behind the commercial space 
located on the north side of the building both have been used to help with building 
stormwater management.
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Apartment Description

The Apartment is located on the southeast corner of the site flanking both sections of 
Turner Road at the roundabout. The building offers 82 rental units with 29% being 2 bed 
units as well as 1 bed and studio units bringing a variety of rental units to the area.
The resident entries have been defined with thick canopy elements over them which also 
serve to block the sightlines into the units above. These wayfinding elements over the 
principal entries are intended to provide weather protection and offer a location for 
building signage. The entry is further defined with a change in material to highlight the 
entry. For the residential use the main street entry has been placed on the residential 
section of Turner. The secondary building entry, located on the north side, is used to 
directly access the rear parking area from the building lobby. The Turner Road frontages 
are animated with residential decks overlooking the street. The upper storeys utilize 
building elements that cover the upper decks and the vertical sections separate units 
giving units deck privacy while also sectioning the building to break up the facade. The 
other facades are treated with similar building elements and recesses to generate a 
dynamic interesting massing from all viewpoints around the building. The apartments 
parking has 37% of the stalls located below the apartment building with access provided 
off the internal street. The Apartments refuse room is located in the underground parking 
allowing direct access to the residents without going outside. On the ground floor next to 
the plaza there is a resident amenity room for use by the residents with direct access to 
a patio.

Commercial Building Description

The commercial building offers an edge conditions in the West corner of the site. In this 
location the building acts as a landmark for the Turner and Upland intersection. The 
commercial space has a large overhang over the entries off the plaza to provide 
weather protection. The commercial car parking area is in the rear parking lot as close to 
the building as possible. The garbage and recycling enclosure has been designed to be 
enclosed behind the commercial building. The plaza along Turner has been placed for 
use by both buildings with the upper section mainly used by the Cafe and Office. The 
massing of the building's roof has been raised on the Uplands Drive side of the building 
to announce its presence on the corner. Along Turner  the facade has glassing to activate
the street along the newly upgraded Turner shared walk and bikeway. On the back of the 
building offices face the Bioswale collecting the roofs stormwater.
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City of Nanaimo Zoning Bylaw No 4500.

Schedule D – Amenity Requirements for Additional Density

To: Development Approvals Planner.
City of Nanaimo.

Re: Confirmation of Schedule D – Tier 1 Density.

The following is signed confirmation that Turner Road Limited Partnership will carry out 
the following tasks in order to achieve Schedule D – Tier 1 added density for the 
proposed development project.

Project: 82 Unit Residential Building.
&
6,400 sf Commercial Building.

Civic Address: 5730 Turner Road, Nanaimo, BC.

Owner Name: Turner Road Limited Partnership

______________________________________________________________________
Owner / signature: Date:
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In order for a development to include the additional Tier 1 density provided for within 
City of Nanaimo Zoning Bylaw 4500, the proposed development must achieve sufficient 
minimum points required in at least three of the categories set out in the following table 
which allocates points for amenities, affordable housing and the location of the 
development.

roposed Categories

The proposed development is achieving the points required in the following three 
categories;
1 - Site Selection,
5 - Energy Management,
6 - Water Management. 

Achieving these 3 categories allows for an additional 0.25 FAR on the site required for 
the proposed density.

Category 1: Site Selection (10 points required)

Amenity B:
The proposed development is on an existing street that does not require any new 
infrastructure such as storm drains, curbs or sidewalks. Although we are opting to follow 
the city request to widen the sidewalks and add bike lanes, it is not required to make the 
site functional.
Total - 3 Points

Amenity C: 
The proposed development is within 200m of a park or trail network. Just across the 
street, 22m away, there is access to the Molecy Creek Park and Walkway.
Total - 1 Point
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Amenity D: 
The proposed development is located within 400m of the following amenities allowing for 
1 point each:
• Retail store; (5800 Turner Road 58m)  - 1 Point
• Daycare facility; (6177 Parkwood Dr 330m)  - 1 Point
• Nanaimo Regional District transit bus stop; (at 5070 Uplands Dr 70m) - 1 Point
• A PRC (Parks, Recreation and Culture) Zoned property; (Molecy Creek Park 

22m)  - 1 Point 
• and
• A CS-1 Zone (6021 Nelson Rd 380m) (Community Service One) zoned 

property.  - 1 Point
Total - 5 Points

Amenity E: 
The proposed development will add the following amenity on the site, as part of the 
proposed development:
• Retail store or public market; (the project adds a cafe to the area)  - 1 Point

Total - 1 Point

Category 1: Site Selection (10 points required) - 10 points provided.

Category 5: Energy Management (11 points required)

Amenity A: 
The proposed development will meet the requirements of Step 3. BCBC Step 3 is one 
step above the requirement specified in the Nanaimo Building Bylaw. - 10 Points
Total - 10 Points

Amenity D:
The development will include permanent education signage or display(s) regarding 
sustainable energy management practices used onsite to help educate residents and 
visitors on sustainable design futures used to meet Step 3. - 1 Point
Total - 1 Point

Category 5: Energy Management (11 points required) - 11 points provided.
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Category 6: Water Management (8 points required)

Amenity A: 
At least 50% of the property is covered with a permeable surface. To meet this, we have 
used permeable pavers on the parking stalls in the northern section. This will help the 
plantings along this edge and is inline with the creek at the base of the site for natural 
ground water seepage into the creek. - 2 Points
Total - 2 Points

Amenity B: 
The proposed buildings on the property will include plumbing features which will use 
35% less water than the BC Building Code standard. - 2 Points
Total - 2 Points

Amenity F: 
A water efficient irrigation system (such as drip lines) will be installed where watering is 
required. - 1 Point
Total - 1 Point

Amenity G: 
The proposed development includes a few rain gardens with bioswales and storm water 
retention ponds on the property. These help reduce the roof and parking storm water 
loads at peak times and passively water the native plants surrounding them. - 2 Points
Total - 2 Points

Amenity H: 
The development will include permanent educational signage showcasing the 
sustainable water management practices above used on the project. - 1 Point
Total - 1 Point

Category 6: Water Management (8 points required) - 8 points provided.
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Variance Rationale

As part of this application, it is proposed that Planning and Council consider the following 
variances for additional allowable height, and Parking stall reduction.

Additional Allowable height

• Permitted height in CC3 Zone: 14.0m (45'-11") from average grade.
• Proposed height of principle buildings: 16.25m (53’-4") from average grade.
• Proposed height variance: 2. 5m (8’2”).

The rationale for this increase is to allow for 1 additional Storey of residential units in 
order to take advantage of the allowable density permitted for the site as listed below 
without increasing the building's footprint.
• Max allowable FAR: 0.75
• Additional density for Under building parking: 0.08
• Additional density for meeting Tier 1 requirements: 0.25
• Total FAR permitted: 1.08
• Total FAR Proposed: .98

The additional height is located on the building along the road away from neighbouring 
properties. Creating a denser footprint than a 4-storey building of the same FAR and 
allowing site space for a public plaza along Turner. A shadow study has been provided 
within the drawing set to show the minimal impact to the adjacent site. There is under-
building parking with 38% of the apartments parking is under the building. Additionally, 
we are meeting BCBC Step Code 3 Energy Code and must leave space in the roofing 
assembly for increased building insulation thickness. Finally, there are architectural 
details that can reduce the parapet height; however, it is best practice to have details 
complete with an up stands to mitigate possible water infiltration.
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