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July 31, 2025

City of Nanaimo

455 Wallace Street

Nanaimo, BC VIR 5J6

Attn:  Planning & Development Services — City of Nanaimo
Re: Submission: Development Variance Permit Application for 309 Hillcrest Ave, Nanaimo

Dear City of Nanaimo Planning & Development Services,
On behalf of Pacifica Housing Advisory Association, TL Housing Solutions is pleased to submit this Development
Variance Permit application for our proposed project at 309 Hillcrest Avenue in Nanaimo. This letter outlines both

the design rationale for the project as well as a formal parking variance request.

Design Rational for the Development

The context of the existing site is one of connectivity to the adjacent road network as well as proximity to community
infrastructure. The proposal replaces the existing 10 townhome blocks (containing 34 units) with 160 new units
through a mix of unit types into three building footprints. This approach increases site efficiency and density to the
highest and best land use.

Building placements are designed to facilitate direct firefighting access to public roads along Foster Street. The three
building lobbies are clustered around a central plaza which allows short-term vehicle circulation while prioritizing
pedestrian movement. A network of paths support both pedestrian and bicycle traffic, with secure indoor bicycle
storage located at grade, as well as additional exterior bike parking beside each building entrance. These highly
visible and accessible bike facilities promote safety and encourage active modes of transportation.

Surface parking is provided for residents vehicles, with careful consideration put into the current demand as well as
the anticipated shift away from car ownership. With close access to transit, dedicated pedestrian and cycling
infrastructure, and the opportunity for integration of a car-share program within the development, the site has been
thoughtfully designed to reduce long-term personal vehicle dependency. Surface parking areas are intentionally
flexible and can be repurposed in the future as vehicle needs evolve.

Resident vehicles and waste management services have access from the north end of the site from Hillcrest Avenue,
effectively separating these functions from building lobbies and ensuring accommodation for collection vehicles.
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Public movement through the site is supported by a multi-use pathway that connects the intersection of Wakesiah
Avenue and Foster Street to Hillcrest Avenue. Additional semi-public pedestrian pathways link common outdoor
areas, waste facilities, and vehicle parking. These paths have been design to allow for maximum visibility from
residential units, promoting overall site safety through CPTED design and principles.

Architecturally, the buildings adopt a clean, durable, and efficient design. Rather than being seen as individual
buildings within the lot, they present a cohesive residential aesthetic within a park-like environment as the buildings
are nestled within the current tree canopy. The building design addresses seismic resilience and energy performance
requirements, while material variation, through subtle shifts in texture and colour, provides visual interest without
disrupting consistency in massing and detailing.

The landscape design complements this approach as indicated above. Existing trees along the site perimeter are
preserved, while new, native tree species and low-level plantings enhance the thoughtfully designed open spaces.
Features such as rain gardens, patios, and integrated pedestrian routes create a layered and dynamic landscape that
balances private and public activity, supporting the site’s environmental and social goals.

Development Variance Request

The project, as currently designed, is required to provide 172 off-street parking spaces. We are proposing to provide
111 spaces and are therefore requesting a variance to accommodate this proposed shortfall of 61 spaces. Given the
site location and layout, we believe this reduction reflects a deliberate and thoughtful response to the site’s unique
context, the City of Nanaimo’s evolving transportation policies, as well as our shared objectives of advancing more
sustainable, community-focused forms of mobility.

The subject site is ideally located for reduced vehicle reliance. It sits directly across the street from Vancouver Island
University and within 800 metres of the VIU transit exchange, placing it within the boundaries of a designated
Transit-Oriented Area as outlined in Bylaw No. 7382 — Transit-Oriented Areas Designation Bylaw. In addition to the
transit exchange, the site is within walking distance of multiple bus stops along Wakesiah Avenue, Foster Street, and
Third Street, ensuring convenient access to public transit for residents and visitors alike.

Recognizing the strength of this transit network, the project has chosen to intentionally prioritize sustainable
transportation modes. The design includes 199 bicycle parking stalls, more than double the 96 stalls required, in
support of active transportation. Furthermore, the landscape design incorporates a network of new public
pedestrian connections through the site, linking Hillcrest Avenue, Wakesiah Avenue, and Foster Street. These
connections serve not only future residents but also the broader community and neighbourhood, enhancing
walkability and creating safe, direct routes to nearby transit stops and key community destinations.

In alignment with the City’s Policy for Consideration of a Parking Variance under Bylaw No. 7266, we believe this
proposal provides a clear net benefit to the community and the environment. By reducing hard surface parking, the
site is able to accommodate additional green space, improve stormwater management, and enhance the pedestrian
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experience. The resulting proposed layout facilitates public movement through the site by both foot and bike,
supporting greater integration with the surrounding neighbourhood and meeting the connectivity goals of the
Transportation Master Plan.

We are also actively exploring a car-share program for the development. Should this be implemented, it would
further reduce reliance on private vehicles while offering residents flexible and affordable mobility options,
consistent with the parking reduction incentives outlined in Bylaw No. 7266. This variance is also well supported by
the broader planning framework outlined in City Plan: Nanaimo Reimagined (2022). The Plan establishes a hierarchy
of mobility that places walking, cycling, and transit at the top, and sets ambitious greenhouse gas reduction targets
tied directly to transportation behavior.

The City has committed to doubling its sustainable mode share, from 12% to 24%, by 2041, and our project is
intentionally designed to help advance this objective. By delivering a transit-oriented, pedestrian-connected, and
bike-friendly site design, our project is aligned with the City’s long-term vision of a more inclusive, low-carbon urban
form.

Due to the site’s proximity to major transit infrastructure, the significant provisioning of bicycle parking, the inclusion
of new community pathways, and our commitment to supporting shared mobility, we believe the reduced vehicle
parking is not only reasonable, but appropriate. It reflects the current and future transportation needs of residents
and supports a broader shift toward more resilient, community-based modes of travel.

We respectfully submit this application for your consideration and would be pleased to provide any further
information required to support the review.

Sincerely,

O

Dylan Baird

Development Manager

TL Housing Solutions

E: Dylan.Baird@tlhousingsolutions.com
P: 250-202-7496
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IMPROVEMENTS. ALL EXISTING UTILITIES TO BE IDENTIFIED BY THE CONTRACTOR PRIOR TO COMMENCING CONSTRUCTION

5. REFER TO ARCHITECTURE FOR ALL ARCHITECTURAL WORKS.

6. REFER TO CIVIL FOR ALL SITE GRADING, CIVIL WORKS AND DETAILS. ALL PAVED AREAS TO SLOPE AWAY FROM THE
BUILDINGS TO PROVIDE POSITIVE DRAINAGE.

7. THIS DRAWING AND DESIGN IS THE PROPERTY OF LANARC 2015 CONSULTANTS LTD. (LANARC) AND SHALL NOT BE USED,
REUSED OR REPRODUCED WITHOUT THE CONSENT OF LANARC. LANARC WILL NOT BE HELD RESPONSIBLE FOR THE
IMPROPER OR UNAUTHORIZED USE OF THIS DRAWING AND DESIGN, OR ANY CHANGES MADE TO THE DRAWING BY ANY
THIRD PARTY, INCLUDING CONTRACTORS, SUPPLIERS, CONSULTANTS OR THEIR EMPLOYEES OR AGENTS, WITHOUT
LANARC'S PRIOR WRITTEN CONSENT.

8. DESIGNS, PLANS AND RECOMMENDATIONS ARE PROVIDED FOR THE SPECIFIC PURPOSE INDICATED HEREIN AND MAY NEED
TO BE MODIFIED DEPENDING ON ACTUAL FIELD CONDITIONS THAT MAY BE DISCOVERED DURING CONSTRUCTION. LANARC
EXPRESSLY DENIES ANY RESPONSIBILITY FOR CONSTRUCTED WORKS THAT ARE SUBJECT TO SITE CONDITIONS THAT
AFFECT THE INTEGRITY OF THE DESIGN.

9. LANARC HAS PREPARED THESE DRAWINGS IN A MANNER CONSISTENT WITH THAT LEVEL OF CARE AND SKILL ORDINARILY
EXERCISED BY MEMBERS OF THE LANDSCAPE ARCHITECTURE PROFESSION CURRENTLY PRACTICING UNDER SIMILAR
CONDITIONS IN THE JURISDICTION IN WHICH THE SERVICES ARE PROVIDED, SUBJECT TO THE TIME LIMITS AND PHYSICAL
CONSTRAINTS APPLICABLE TO THE PROJECT.

10. CONTRACTOR TO MAKE GOOD ALL CONSTRUCTION RELATED DAMAGE OUTSIDE THE LIMIT OF WORK.
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SITE DESIGN AND CIRCULATION: The landscape design provides a welcoming street presence along Wakesiah Ave., Hillcrest Ave, and Foster
Street, integrating lawn and planting areas, street trees, entry plazas, connecting paths, and seating opportunities. A barrier-free 3m wide
multi-use path links Wakesiah Ave to Hillcrest via the west and north sides of the site to improve connectivity and active transportation routes for
all modes of travel

A central amenity patio between buildings A and B offers a flexible space for groups of all sizes to gather. The patio is connected to Building B's
interior amenity room for a seamless transition between interior and exterior amenity zones. Open lawn spaces border the patio to support
informal recreation opportunities for individuals, families, and small groups (e.g., space for young children to kick a ball or chase bubbles, friends
to spread out a blanket and have a picnic). A dedicated smoking area is situated at the NW side of Building B, with 6M+ distance from all doors,
windows, and air intakes.

A series of rain gardens have been integrated throughout the site, to filter and slow stormwater and reduce runoff.

The edges of the site that are adjacent residential properties are screened by wooden fencing, tree, and shrub planting to provide privacy for
residents and the adjacent neighbours.

PLANTING DESIGN: The planting approach aims to preserve existing trees and grow the urban tree canopy with a wide range of proposed
deciduous and coniferous tree species. Extensive tree planting creates a park-like setting surrounding all buildings and along the neighbourhood
interface. The understory plant palette features a biodiverse variety of hardy, native shrubs, omamental grasses, and flowering perennials,
selected to provide habitat for pollinators and also offer colour, texture, and interest through the seasons.

IRRIGATION: The landscape will include an automatic irrigation system that will be designed to promote plant establishment while conserving
water. Important factors such as solar aspect, water requirements for specific plant species, and site microclimate conditions will factor into the
design
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NOTES:

1. STYLE (MANUFACTURERY): NOTES:

NEOLIVIANO BENCH (LANDSCAPE NOTES: 00000000 ::“-; :; ::‘z?:ea?f :%@;s Victoria, BC V8T 1M5
FORMS), 6FT, BACKED, WITH 1. STYLE (CUSTOM): CIP CONCRETE . v lintotachitect on
ARMRESTS. SEAT WALL WITH WOOD SLAT 1. STYLE (MANUFACTURER):

2. MATERIAL: ALUMINUM FRAME WITH
LOCALLY SOURCED THERMALLY
MODIFIED ASH SLATS.

3. ALUMINUM FINISH: ANODIZED
ALUMINUM FRAME.

4. REFER TO MANUFACTURER FOR

BENCH MOUNTED TO TOP.

2. MATERIAL: CONCRETE, FSC WOOD
SLATS.

3. CONCRETE FINISH: LIGHT SAND
BLAST.

TOFINO BIKE RACK
(SPORTSWORKS), CANE LA N A R C
DETECTABLE MODEL (ADA 405-256 Wallace Steet Nanaim, BC VOR 583
COMPLIANT) Telephone: 778.762.4800

2. MATERIAL / FINISH: BEAD wwwlanarcconsultants.ca
BLASTED STAINLESS STEEL

4. FASTENERS: GALVANIZED STEEL. WITH NO SCRATCH BUMPERS.

DIMENSIONS, DETAILS, AND MORE

- 3. REFER TO MANUFACTURER Issue Date
INFORMATION. . / FOR DIMENSIONS, DETAILS,
S AND MORE INFORMATION. ISSUED FOR 07-28-2025
> w & 4. ALL FASTENERS TO BE DEVELOPMENT PERMIT
# STAINLESS STEEL.
REFERENCE IMAGE (NTS) REFERENCE IMAGE (NTS) REFERENCE IMAGE (NTS)
BENCH CUSTOM SEAT WALL W/ WOOD TOP BENCH BIKE RACK

01 jozws 02 Jew 03 sz

NOTES:

1. STYLE (MANUFACTURER): OUTDOOR
SMOKING ASHTRAY CAM-399
(CANAAN SITE FURNISHINGS).
MATERIAL: STAINLESS STEEL
REFER TO MANUFACTURER FOR

NOTES:
NOTES:

1. STYLE (MANUFACTURER):
SCARBOUROUGH LITTER
(LANDSCAPE FORMS), SIDE OPEN,

1. STYLE: SOLID LINEAR PICNIC TABLE
BY STREET LIFE OR SIMILAR

o N

CUSTOM DESIGN. DIMENSIONS, DETAILS, AND MORE LOCK,
2. MATERIAL: GALVANIZED STEEL INFORMATION. 2. MATERIAL: POWDER COATED
FRAME, WOOD SLATS. STEEL.
3. REFER TO MANUFACTURER FOR 3. FRAME COLOUR: POWDER COAT
DIMENSIONS, DETAILS, AND MORE METALLIC GREY
INFORMATION. 4. LINER COLOUR: MATTE BLACK
5. REFER TO MANUFACTURER FOR Revision
DIMENSIONS, DETAILS, AND MORE N Descripti Dat
INFORMATION. [No. _ Descripion  Date
REFERENCE IMAGE (NTS) REFERENCE IMAGE (NTS) REFERENCE IMAGE (NTS)
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PLANTING NOTES PLANT SCHEDULE

GENERAL PLANTING NOTES: SYMBOL ~ CODE QTY BOTANICAL NAME COMMON NAME SIZE Telaphone: 787624800
wwwlanarcconsultants.ca
1. CHECK FOR LOCATIONS OF WATER LINES AND ANY OTHER U/G SERVICES PRIOR TO TREES
DIGGING. RAINGARDEN MIX 220 m?
2. ALL SHRUB AND GROUNDCOVER AREAS TO RECEIVE MIN. 450MM DEPTH PLANTING SOIL. ) Carex obnupta / Slough Sedge ey 10omPot  20% @ 0.6m 0.0 lssue Date
1000 DEPTH MIN. PLANTING SOIL FOR TREES. ACM 1 Acer macrophyllum Big Leaf Maple 6cm cal. c ipata / Awl-fruited Sed 126 100m P 209
3. ALL SHRUB AND GROUNDCOVER AREAS TO RECEIVE 75MM DEPTH MULCH arex stipata / Awl-fruited Sedge cm Pot  20% @ 0.6m o.c. ISSUED FOR 07-28-2025
4. ALL PLANTING WORKS TO CANADIAN LANDSCAPE STANDARD (CLS) Comus sericea / Red Twig Dogwood 15 #1 Pot 10% @ 1.2mo.c. DEVELOPMENT PERMIT
5. PLANT SPECIES AS SHOWN ON CANDIDATE PLANT LIST MAY CHANGE, BASED ON NURSERY Iris tenax / Oregon Iris 63 #1 Pot 10% @ 0.6mo.c.
AVAILABILITY. ALL PLANT SPECIES REPLACEMENTS TO BE COORDINATED WITH LANDSCAPE Juncus effusus / Soft Rush 45 10cmPot  20% @ 1mo.c.
ARCHITECT. . AA 11 Acer rubrum ‘Armstrong’ Amstrong Red Maple 6 cm cal. Spiraea densifiora / Sub-alpine Spirea 36 #1 Pot 10% @ 0.8mo.c.
6. STREET TREE SPECIES AND PLANTING PER CITY OF NANAIMO STANDARD Symphyotrichum subspicatum / Douglas Aster 63 #1 Pot 10% @ 0.6mo.c.
7. REFER TO ARBORIST'S REPORT FOR TREE MANAGEMENT PLAN, TREE PROTECTION
MEASURES, AND PLANTING AND IRRIGATION INSTALLATION WITHIN ROOT ZONES OF
EXISTING TREES TO REMAIN. ) SHRUB MIX 2770 m
8. ALL PLANTED AREAS TO BE IRRIGATED BY A FULLY AUTOMATIC IRRIGATION SYSTEM. ACR 14 Acerx freemanii ‘Jeffersred Freeman Maple 6 cm cal. Calamagrostis x acutifora ‘Karl Fosrster'/ Karl Fosrster Feather Reed Grass 107 # ot 3% @09moc.
Comus stolonifera 'Kelseyi'/ Kelsey's Dwarf Red Twig Dogwood 175 #1 Pot 5% @09moc.
Deschampsia cespitosa / Tufted Hair Grass 136 #1 Pot 3% @08mo.c.
Echinacea purpurea 'Kim's Knee High' / Kim's Knee High Coneflower 319 #1 Pot 4% @ 0.6mo.c.
cl 8 Cercidiphyllum japonicum Katsura Tree 6 cm cal. Lavandula angustifolia Alba’ / White English Lavender 270 #1 Pot 6% @ 0.8m 0.
Lonicera pileata / Privet Honeysuckle 200 #1 Pot
Mahonia repens / Creeping Mahonia 270 #1 Pot
Nepeta x faassenii 'Walker's Low' / Walker's Low Catmint 225 #1 Pot
COR 3 Comusnuttalli Pacific Dogwood 6 cm cal. Polystichum munitum / Western Sword Fern 270 #1 Pot 6% @ 0.8mo.c.
Salvia nemorosa ‘Caradonna' / Cardonna Meadow Sage 136 #1 Pot 3% @0.8mo.c.
Sarcococca hookeriana humilis / Trailing Sweetbox 200 #1 Pot 7% @ moc.
Achillea millefolium / Common Yarrow 91 #1 Pot 2% @0.8mo.c
Arbutus unedo 'Compacta’ / Compact Strawberry Tree 18 #5 Pot 2% @ 1.8moc.
CE 3  Comusx Eddie’s White Wonder' Eddie’s White Wonder Dogwood 6 cm cal. Arclostaphylos uva-ursi / Kinnikinnick 319 #1Pot 4% @ 0.6m o.c.
Athyrium filix-femina / Common Lady Fern 135 #1 Pot 3% @ 0.8mo.c.
Blechnum spicant / Deer Fern 135 #1 Pot 3% @0.8mo.c.
Camassia quamash / Small Camas 160 #1 Pot 2% @06moc.
FO 3 Fraxinus oxycarpa ‘Raywood’  Raywood Ash 6 cm cal Comus canadensis / Bunchberry Dogwood 160 #1Pot 2% @06mo.c
Comus sericea Arctic Fire / Red Twig Dogwood 36 #2 Pot 3% @15moc.
Fragaria chiloensis / Beach Strawberry 159 #1Pot 2% @06moc.
Lupinus polyphyllus / Large-leaved Lupine 91 #1 Pot 2% @0.8mo.c. Revision
. - . Oemleria cerasiformis / Osoberry 15 #3 Pot 2% @2moc. §
@ LT 3 Liriodendron tulipifera Tulip Poplar 6.cm cal. Potentilla fruticosa / Bush Cinquefoi s 1 Pot %@ mox. No. Description Date
Rhododendron yakushimanum ‘Crete’ / Crete Yaku Rhododendron 115 #1Pot 4% @ 1mo.
Ribes sanguineum / Red Flowering Currant 21 #2 Pot 3% @2moc.
Spiraea douglasii / Western Spirea 50 #1 Pot 4% @ 1.5mo.c
6  Pseudotsuga menziesi Douglas Fir 25mHt Vaccinium ovatum / Evergreen Huckleberry 35 #2 Pot 4% @ 1.75m o.c.
3 PyusxNCPX1' Javelin® Pear 6cm cal RECEIVED
DP1396
2025-AUG-12
Current Planning
7 Quercus rubra Northern Red Oak 6cm Cal.
Consultant Seal
4 Zelkovasemata Japanese Zelkova 6 cm cal
4 Zelkova serrata 'Musashino' Musashino Japanese Zelkova 6 cm cal.
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