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DATE OF MEETING January 15, 2018 

AUTHORED BY GARY NOBLE, DEVELOPMENT APPROVAL PLANNER, CURRENT 
PLANNING AND SUBDIVISION 
 

SUBJECT DEVELOPMENT PERMIT APPLICATION NO. DP1065 – 
5085 UPLANDS DRIVE 

 

OVERVIEW 
 
Purpose of Report 
To present for Council’s consideration, a development permit application for a 59-unit rental 
residential development at 5085 Uplands Drive. 
 
Recommendation 
That Council issue Development Permit No. DP1065 at 5085 Uplands Drive with the following 
variances: 

 reduce the rear yard setback from 10.5m to 4.95m; 

 increase the maximum building height from 14m to 16.38; and, 

 reduce the number of off-street parking spaces from 97 to 68 spaces. 

 
BACKGROUND 
 
A development permit application was received from KPL James Architecture Ltd, on behalf of 
Westurban Holdings Group Ltd, to construct a four-storey rental residential development with 
under-the-building parking.  
 
Subject Property: 

Zoning R8 – Medium Density Residential 

Location The subject property is located on Uplands Drive between Turner Road 
and Hammond Bay Road.  

Total Area 3,690m2 

Official 
Community 
Plan (OCP) 

Map 1 – Future Land Use Plans – Corridor; Development Permit 
Area No. 9 - Commercial, Industrial, Institutional, Multiple Family and 
Mixed Commercial/Residential development. 

Relevant 
Design 
Guidelines 

General Development Permit Area Design Guidelines 

 
Site Context 
 
The subject property is an infill project with street frontage on Uplands Drive.  It is adjacent to 
existing multi-family developments, including Cedar Grove and Strathcona Place.  Northridge 
Village Shopping Centre is located to the south, and Green Thumb Nursery is currently located 
to the north.  The subject property is designated Corridor and is in the frequent transit network in 
the Transportation Master Plan.  
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DISCUSSION 
 
Proposed Development 
 
The proposed development is a four-storey, 59-unit rental building comprised of one- and two-
bedroom units and three studio units.  The units range in floor area from 32m2 to 106m2.  There 
are two levels of under-the-building parking.  The proposed Floor Area Ratio is 1.37 with 82% of 
the parking located under the building. 
 
Site Design 
 
Access is from the north end off Uplands Drive where the visitor parking and a loading area are 
proposed.  Sixteen parking spaces are available beside the building, and the remaining 56 stalls 
are located within the two levels of parking under the building.  The building maximizes street 
presence with the entrance located centrally on the property; individual patios on the ground-level 
units facing the street; and new sidewalk improvements along Uplands Drive.  The building siting 
(in the southern portion of the property) also assists in maintaining the majority of existing views 
for neighbouring developments. 
 
Building Design 
 
The proposed building design is a modern architectural expression with two sharply angled wings 
in response to the triangular shape of the site.  The entrance to the building is covered and 
recessed from the building frontage with well-defined hardscaping leading to the street. 
 
The building massing is broken up vertically with changes in exterior materials, including Hardie 
panel and Hardie plank, metal cladding, ledgestone, and timber framing.  The fenestration is 
rhythmic, using windows, exterior materials, and balconies to break up the massing.  
 
The proposed design is appropriately scaled for the Corridor designation and addresses potential 
impacts on the existing adjacent development by reducing the hallway window sizes facing the 
existing units, which minimizes the off-site illumination.  In addition, the interior spaces of the 
proposed units have been organized to reduce overlook. 
 
The angled shape of the building also minimizes the amount of building length that borders the 
west side lot line (approximately 10% of the lot line) adjacent to the existing development.  
 
Landscape Design 
 
The landscaping program focuses on the Uplands Drive frontage, including street trees and lawn 
along the new sidewalk, a feature wall in front of the parking area, and a robustly planted bioswale 
in front of the building and parking area. 
 
Tall, columnar trees are proposed on the west and south edges to break up the exterior of the 
building, to provide shading and screening to the existing development, and to enhance views 
from the interior spaces of the proposed units.  
 
For more information, see the Attachments. 
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Proposed Variances 
 
Rear Yard Setback: 
 
The required rear yard setback is 10.5m.  The proposed rear yard setback is 4.95m, a variance 
of 5.55m. 
 
The proposed building is sited to achieve the best use of the irregularly shaped property.  The 
rear yard setback is measured in a radius from the intersecting lines of the two side lot lines.  Only 
the southwest corner of the building encroaches into the rear yard setback given the method of 
measurement. 
 
Building Height: 
 
The maximum building height is 14m.  The proposed building height is 16.38m, a proposed 
variance of 2.38m. 
 
The low-pitched shed roof has a height of 16.38m at its highest point (on the south elevation).  
The building has been designed in response to the parcel shape and topography, which slopes 
approximately 10m from north to south.  The proposed over-height portion of the building is in the 
upper wing, which is offset from the lower wing so that the lower wing is within the allowable 
height. 
 
Required Off-Street Parking: 
 
The required number of parking spaces is 97 parking spaces (1.66 spaces/unit).  The number of 
parking spaces provided is 68 (1.15 spaces/unit), a proposed variance of 30 parking spaces. 
 
The proposed project is located along a transit route in close proximity to a bus stop and shops 
and services within walking distance at Longwood Station and Northridge Village Centre, so the 
parking demand is anticipated to be less than what the bylaw requires.  In addition, the applicant 
proposes to provide secure bicycle storage to further encourage the use of alternative modes of 
transportation. 
 

 
SUMMARY POINTS 

 

 Development Permit Application No. DP1065 is for a four-storey, 59-unit rental 
residential development. 

 The proposed development meets the intent of the General Development Permit Area 
Design Guidelines. 

 Staff support the proposed rear yard setback, height, and parking variances.  
 
 

 
 
ATTACHMENTS 
 
ATTACHMENT A:  Permit Terms and Conditions 
ATTACHMENT B:  Location Plan 

95



  

Staff Report January 15, 2018 
DEVELOPMENT PERMIT APPLICATION NO. DP1065 – 

5085 UPLANDS DRIVE 
Page 4 

 
ATTACHMENT C:  Site Plan 
ATTACHMENT D:  Building Elevations 
ATTACHMENT E:  Landscape Plan 
ATTACHMENT F:  Aerial Photo 
 
 

 

Submitted by: 
 
Lainya Rowett 
Manager, Current Planning and Subdivision        

Concurrence by: 
 
D. Lindsay 
Director, Community Development 
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Permit Terms and Conditions – DP1065 

 
TERMS OF PERMIT 

 
 

The City of Nanaimo “ZONING BYLAW 2011 NO. 4500” is varied as follows: 

1. Section 7.6 Size of Buildings – increase the building height from 14m to 16.7m. 
 

2. Section 7.5.1 Siting of Buildings – decrease the rear yard setback from 10.5m to 3.5m. 
 
 
The City of Nanaimo “DEVELOPMENT PARKING BYLAW 2005 NO. 7013” is varied as follows: 

1. Schedule A (multi-family) – reduce the number of off-street parking spaces from 97 to 72. 

 

CONDITIONS OF PERMIT 

1. The subject property is developed in accordance with the site plan prepared by KPL James 
Architecture, dated 2017-DEC-19, as shown on Attachment C. 
 

2. The development is in general compliance with the building elevations prepared by KPL James 
Architecture, dated 2017-DEC-19, as shown on Attachment D. 
 

3. The subject property is in general compliance with the landscape plan prepared by Lazzarin Svisdahl 
Landscape Architects, dated 2017-DEC-15, as shown on Attachment F. 

ATTACHMENT A 

PERMIT TERMS AND CONDITIONS
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LOCATION PLAN 
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Description

Total Floor Area: 5045m2

Building Type: Apartment

Group: C

Occupancy Classification: 3.2.2.50 - 5 storey

Max Area: 1440m2

Floor & Supporting Structure Rating: 1 hour

Construction Type: Combustible OR Noncombustible

Occupancy Separations: 1 hour Floors/1 hour Walls

Sprinklered: Yes

Building Area: 1417m2

Max Travel Distance: 50m

BCBC Part: 3

Areas:

Main floor area 469m2

Second-Fourth floor area 1270m2

Net Areas:

Total Net Area

Occupant load:

Residents (2/sleeping room/dwelling unit) 165 people (1 per microsuite)

Total Occupant Load 165 people

Total Floor Area 5072m2

Fifth floor area 793m2

4058m2

Main floor area 375m2

Second-Fourth floor area 1016m2

Fifth floor area 634m2

SITE DATA

MUNICIPAL ADDRESS:

LEGAL DESCRIPTION:

SITE AREA: 3690m2

ZONING DATA

CLASSIFICATION:

SITE COVERAGE:

FLOOR SPACE RATIO:

AVERAGE GRADE: 125.1m

SETBACKS REQUIRED PROVIDED

FRONT YARD: 6.0m 6.0m

SIDE YARD: 3.0m 3.5m

REAR YARD: 10.5m 4.95m

PARKING

STANDARD PARKING:

BICYCLE PARKING:

BUILDING HEIGHT: 16.38m

REQUIRED PROVIDED

H/C PARKING: 

LOADING:

R8

ALLOWABLE PROPOSED

14m

1473m2 (40%) 1417m2 (38.4%)

5085 Uplands Drive, Nanaimo, BC

LOT 6, DISTRICT LOT 20,
WELLINGTON DISTRICT, PLAN VIP79506

98 (59x1.66)

3

N/A

1 30' TRUCK

68

3

8 x 4 LEVELS = 32

1 30' TRUCK

1:1.44 (U/G = 78%) 1:1.37

SMALL CAR: 22 ALLOWED 22

EV CHARGING: 4 4

MOTORCYCLES: N/A 4

1 : 250
1

SITE PLAN

519 PANDORA AVENUE, VICTORIA, B.C. V8W 1N5

250-388-4261

KPLJ JOB #:

SCALE:

DATE:

DRAWN BY:

CHECKED BY:

As indicated

SITE PLAN

WESTURBAN DEVELOPMENTS LTD.
UPLANDS APARTMENTS
5085 Uplands Drive
Nanaimo, BC   V9T 0A3 A-1.2

1714

2017/12/15

JS

BJK

ZONING DATA

BUILDING CODE DATA

R E C E I V E D

DP1065

2017–DEC–19
Current Planning & Subdivision

ATTACHMENT C 

SITE PLAN 
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KPLJ JOB #:

SCALE:
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DRAWN BY:
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ELEVATIONS

WESTURBAN DEVELOPMENTS LTD.

UPLANDS APARTMENTS
5085 Uplands Drive
Nanaimo, BC   V9T 0A3 A-3.1
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JS

BJK

1 : 100
2

EXTERIOR ELEVATION - EAST

1 : 100
1

EXTERIOR ELEVATION - NORTH

KEYNOTE LEGEND

KEYNOTE DESCRIPTION

AL ALUMINUM SOFFIT - COLOUR MATCH
CHARCOAL

ET EASYTRIM REVEAL - CLEAR ANNODIZED

FA PAINTED FASCIA - COLOUR MATCH
CHARCOAL

GR ALUM. GUARDRAIL - BLACK ANNODIZED

GR2 ALUMINUM GUARDRAIL PER LANDSCAPE
PLAN

H1 HARDIE PANEL "SMOOTH" - PEARL GREY

H2 HARDIE PANEL "SMOOTH" - AGED PEWTER

H3 HARDIE PLANK - LIGHT MIST

H4 HARDIE PLANK - COUNTRY LANE

MC METAL CLADDING - CHARCOAL

SGD VINYL SLIDING GLASS DOOR - BLACK

SSR STANDING SEAM METAL ROOF - CHARCOAL

SV PACIFIC ART STONE "SHADOW VALLEY
LEDGE"

TF TIMBER FRAMING - SOLID STAIN "DARK
CHERRY"

WI VINYL WINDOWS - BLACK
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Current Planning & Subdivision

ATTACHMENT D 

BUILDING ELEVATIONS 
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LANDSCAPE PLAN

1 of 2 

102



227 WILKINSON RD. BRAMPTON, ON. CANADA | WWW.SOLERACORP.COM 
TOLL FREE. 1-877-765-3722 | PH. 905-457-4777 | FAX. 905-457-1115

MOUNTING:  
A/B/T - Anchor, Bolts, Template

LAMPING:

SRB6D

36 LED

70MH

32PLT

42PLT

ELECTRICAL:
Select from 120-277V, 120V, 277V, 347V 
(consult factory for additional voltages)

Magnetic Ballast is Standard on most HID 
lamps; for electronic ballast, specify ELB 
after the lamp option.
Electronic ballast is standard on all CFL, 
Biax and Fluorescent lamps.
Electronic driver is standard on all LED 
lamping.

Clear Lens (standard)
Opal Lens
Frosted Lens

CL
OP
FR

TP
TS
PC
SF
HCO
DM

Tamper proof Hardware
Tamper proof Screwdriver
Button Style Photocell
Single Fuse
House Side Cut O"
Dimming 0 to 10V

FINISH: 
Electrostatically applied, thermally cured, 
polyester powder coated paint #nish.  
Available in Solera standard colors:

WH - Minitex White
BL - Minitex Black
BZ - Minitex Bronze
SG - Minitex Silver Gray
CC - Custom Color (Consult Solera)

S
R

B
6

D
/S

R
B

8
D

 
B

O
L

L
A

R
D

 

OPTIONS:  

These classic dome top bollards come with a variety of optical systems to suit the 
needs of any outdoor space. Their vandal resistant construction makes them ideal for 
use in high tra$c, high abuse areas. Top cap includes concealed hardware and all 
external hardware is stainless steel. 

HBD
DCV
LO
PRV
PRIII
GL
FT
180A

OPTICS:  

LENS/SHIELDING :  

PROJECT DATE QTY

SRB8D
48 LED
100 MH
70 MH
35 LPS
32 PLT
42 PLT

SRB6D 36LED

70 MH

32PLT

42PLT

SRB8D 48LED

100MH

70MH

35LPS

32PLT

42PLT

WW

NW

CW

120V

277V

347V

120/277V

CL A/B/THBD

DCV

LO

PRV

PRIII

FT

180A

TP

TS

PC

SF

HCO

DM

BL

WH

BZ

SG

OP

FR

Cast Aluminum Louvers
Double Cone Re%ector, Type V
Internal Louvers
Prismatic Type V refractor
Prismatic Type III refractor
Guide Light
Forward Throw
180° Asymmetric Light 
Distribution

Semi-specular re%ector hidden inside top 
cap which recaptures up light and evenly 
distributes back down and out. 

A

SRB6D
SRB8D

A
Ø 6"
Ø 8"

39”

PRIII/PRV

LO

DCV

ANCHORING DETAIL

BOLT SIZE: 1/2” X 12” X 1 3/8” 
                 1½" BOLT PROJECTION 

60°

120°

CCD

SRB8D-HBD

CCD = 4 1/2"

60°

120°

CCD

SRB-D-HBD
CCD = 3 1/2"

RELEASE DATE

8-18-16

REFERENCE NUMBER

INS-0105

40429 Brickyard Drive • Madera, CA 93636 • USA
559.438.5800 • FAX 559.438.5900 

www.bklighting.com • info@bklighting.comB-K LIGHTING
THIS DOCUMENT CONTAINS PROPRIETARY INFORMATION OF B-K LIGHTING, INC. AND ITS RECEIPT OR POSSESSION DOES NOT CONVEY ANY RIGHTS TO REPRODUCE, DISCLOSE ITS CONTENTS, OR TO MANUFACTURE, USE OR SELL ANYTHING IT MAY 

DESCRIBE.  REPRODUCTION, DISCLOSURE OR USE WITHOUT SPECIFIC WRITTEN AUTHORIZATION OF B-K LIGHTING, INC. IS STRICTLY FORBIDDEN.

IMPORTANT SAFETY INFORMATION - READ, FOLLOW, AND SAVE THESE INSTALLATION INSTRUCTIONS

CD-SS-B

Installation Instructions

Warning Low Voltage Hot Surface

TOOLS

&

MATERIALS

NEEDED:

5/64” Allen Wrench

Drill with 2-1/2” Core Drill Bit 

Waterproof Wire Connectors

Mounting Hardware

CORE DRILL
Low Voltage MR16

• Product must be installed by a qualified person in a manner 

consistent with its intended use and in compliance with the 

National Electrical Code, Canadian Electrical Code, and all Local 

and Provincial Codes. 

• Follow product label information and instructions.

• Qualified Personnel must perform all servicing or relamping of 

this product.

• Before wiring to power supply and during servicing or relamping, 

turn off power at fuse or circuit breaker before service.

• The use of accessory equipment not recommended by the 

manufacturer or installed contrary to instructions may cause an 

unsafe condition. The use of damaged components may cause 

an unsafe condition and void product warranty.

IMPORTANT SAFETY INFORMATION - READ, FOLLOW, AND SAVE ALL SAFETY 

AND INSTALLATION INSTRUCTIONS
• Do not block light emanating from product in whole or part, as 

this may cause an unsafe condition.

• Never operate the fixture with missing or damaged lens.  

Lens must be cleaned on regular basis.

• Entire fixture may become extremely hot. Do not touch hot 

lens or fixture body. Do not touch the lamp at any time. Use 

a clean, dry, soft cloth to handle the lamp. Oil from skin may 

damage the lamp and cause it to rupture.

• Replace lamp only with correct wattage and type of lamp 

marked on fixture label.

• All gaskets, o-rings and sealing surfaces must be kept clean 

during installation and service; failure to do this may cause an 

unsafe condition and void product warranty. 

INSTRUCTIONS PERTAINING TO 
A RISK OF FIRE, OR INJURY TO 
PERSONS IMPORTANT SAFETY 

INSTRUCTIONS

Lighted lamp is HOT!

WARNING - To reduce the risk of FIRE OR INJURY TO PERSONS:  

Turn off/unplug and allow to cool before replacing lamp.  

Lamp gets HOT quickly! Contact only switch/plug when 

turning on.  

Do not touch hot lens, guard, or enclosure (see diagram/

picture).  

Keep lamp away from materials that may burn.  

Do no touch the lamp at any time. Use a soft cloth. Oil 

from skin may damage lamp.  

Do not operate the luminaire fitting with a missing or 

damaged shield.  
 

SAVE THESE INSTRUCTIONS

 ·  Suitable for wet location     ·  Additionally suitable for mounting within 4 ft. of the ground     • Type Non-IC

IMPORTANT LISTINGS AND CERTIFICATIONS

Please refer to the low voltage design guide at www.bklighting.com/lvguide before installation for proper wire selection. 

CD- SQ CD-SQL CD- VQ CD- VQL CD- VB CD- VBL

CD- SS-A CD- SSL CD- VS CD- VSL CD- BQ

GQ

GDCD- BQL

This set of instructions works for:

CD-SS-A - Core Drill Step Star™ A

CD-SS-B - Core Drill Step Star™ B

CD-SSL - Core Drill Louvered Step Star™

CD-VS - Core Drill Versa Star™

CD-VSL - Core Drill Louvered Versa Star™

CD-BQ - Core Drill Brick Star™

CD-BQL - Core Drill Louvered Brick Star™ 

CD-SQ - Core Drill Square Step Star™

CD-SQL  - Core Drill Louvered Square Step Star™

CD-VQ - Core Drill Square Versa Star™ 

CD-VQL - Core Drill Louvered Square Versa Star™

CD-VB - Core Drill Vertical Brick Star™

CD-VBL - Core Drill Louvered Vertical Brick Star™

GD - Gold Star™ 

GQ - Square Gold Star™

Body

Faceplate

18 Gauge Wire

By Others
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