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OVERVIEW 
 
Purpose of Report 
To present for Council’s consideration a development permit application for a multi-family 
development at 6201 Oliver Road.   
 
Recommendation 
That Council issue Development Permit No. DP1282 for a 35-unit multi-family development at 
6201 Oliver Road with variances as outlined in the “Proposed Variances” section of the Staff 
Report dated 2023-JUL-24. 

 
BACKGROUND 
 
A development permit application, DP1282, was received from Raymond De Beeld Architect Inc. 
for a multi-family development consisting of one building with a total of 35 units. 
 
Subject Property and Site Context 
 
The subject property is located in the Longwood neighbourhood in North Nanaimo. The lot is 
irregularly shaped with a rounded east property line abutting the Uplands Drive and Oliver Road 
intersection. Established multi-family developments, seniors care facilities, and commercial 
developments predominantly characterize the surrounding area. The subject property is within 
walking distances to active transportation routes, as well as commercial services (Nanaimo North 
Town Centre and Longwood Station) and a recreation facility (Oliver Woods Community Centre). 
The vacant lot is treed and slopes gradually downhill approximately 3m in elevation from south to 
north. 
 
The property was rezoned in 2005 to allow for multi-family residential use, and a Section 219 
covenant was registered as a condition of rezoning that dictated the development plans for the 
site. The covenant was subsequently amended through public processes in 2005 and 2018 to 
remove the detailed development plans, while retaining certain parking requirements requiring 
50% of the parking to be located underground. The proposed development conforms to the 
covenant requirements. 
 
DISCUSSION 
 
Proposed Development 
 
The applicant proposes to construct a six-storey, 35-unit multi-family building. The proposed unit 
composition is as follows: 
 

Unit Type Number of Units Approximate Unit Sizes 

1-Bedroom 15 63m2 – 64m2 

2-Bedroom 20 79m2 – 96m2 
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The proposed Floor Area Ratio (FAR) is 1.42, which is below the maximum total permitted FAR 
of 1.45 (including a base density of 1.00, 0.2 for 81% of parking provided beneath the building, 
and 0.25 for meeting or exceeding Tier 1 “Schedule D – Amenity Requirements for Additional 
Density”). The applicant is proposing to meet Tier 1 in ‘Schedule D’ by providing amenities, 
which include the following: 

 electric vehicle (EV) charging stations for 50% of all parking stalls; 

 dedicated electric scooter parking; 

 exceeding the BC Energy Step Code by one step; 

 a green roof to cover at least 30% of the roof; and, 

 educational signage referencing sustainable energy and water management practices. 
 
Site Design 
 
The proposed building is oriented east to west. Vehicle access to the site will be via an easement 
over the adjacent property (6205 Oliver Road). Of the 44 parking spaces proposed, eight are to 
be located in a surface parking area and 36 are to be located in an underground parkade. Long-
term bicycle storage is provided in a room accessed from the underground parking level. Short-
term bicycle racks are located beside the entrance to the building. Three-stream waste 
management containers are located in a room accessible from the surface parking level beside 
the drive aisle.  
 
The principal pedestrian entry to the building faces Oliver Road to the south. A walkway with 
trellises and stairs provide circulation through the site from the building entrance to the surface 
parking, as well as connecting to the ground-level units. Outdoor amenity areas will include an 
outdoor seating area in the southwest portion of the lot and a rooftop amenity deck. A raingarden 
feature is proposed in the southeast portion of the lot, closest to the intersection. Concrete 
retaining walls along the north property line will step down to the adjacent property to the north 
(4701 Uplands Drive). A statutory right-of-way along the northeast corner of the lot adjacent to 
Uplands Drive to facilitate the siting of a future sidewalk is included as condition of the 
Development Permit.  
 
Building Design 
 
The proposed building form is contemporary with a building design reflecting the west coast 
character of the surrounding Longwood neighbourhood including accents of natural materials 
such as wood and stone and glass railings. The building massing is primarily five storeys in height 
with projecting covered decks, with the exception of a sixth storey amenity room. The principal 
building entrance has a covered entry portico for weather protection.  Exterior building materials 
will consist of natural tones, including wood-like horizontal siding with lighter accent siding. A 
darker brick veneer is proposed for the ground level at the base of the building and along the 
covered deck columns. Timber frame columns and beams will provide additional natural accents, 
and generous glazing is provided on all elevations. 
 
Landscape Design 
 
The proposed landscape design includes significant planting throughout much of site. A forest 
garden in the southwest corner of the site will include existing Douglas fir trees to be retained, in 
addition to new tree plantings and a bark mulch path. A pollinator garden, featuring different types 
of flowering plants, is located beside the ground-level seating area.  Wetland species are 
proposed for the raingarden, and additional trees and shrubs are proposed throughout the east 
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portion of the lot.  A green roof is proposed on the uppermost floor as part of the rooftop amenity 
space, as well as on the roofs of the building entryways. A cedar board fence is proposed between 
the surface parking and adjacent property. 
 
The proposed development meets the intent of the General Development Permit Area Design 
Guidelines including the provision of an onsite pedestrian walkway network, building mass 
compatible with adjacent developments, well-articulated building design, landscaping, and 
provision of common outdoor space. 
 
Design Advisory Panel 
 
The Design Advisory Panel (DAP), at its meeting held on 2022-SEP-22, accepted DP1282 as 
presented and provided the following recommendations: 

 Consider making the rain garden a feature in the landscape plan; 

 Consider climbing or cascading plants on the retaining walls; 

 Consider a small element of colour on the facade; and, 

 Consider a hard pack path in the landscaping where possible for better mobility. 
 
The applicant subsequently submitted revised plans in response to the DAP recommendations, 
including the following key design revision: 
 

 Planter boxes, additional trees, and more robust plantings including the addition of 
cascading plants along the north side lot line retaining walls.  

 
Proposed Variances 
 
Maximum Fence Height 
 
The maximum permitted height of a retaining wall in the COR1 zone within a side yard setback is 
1.8m. The proposed tiered retaining walls are up to 2.9m in height (not including a guardrail), a 
requested variance of 1.1m. Staff support the proposed variance in consideration of site 
constraints; stepping of walls; and as substantive vegetative buffering of varying heights is 
proposed to reduce apparent mass of the walls. 
 
Building Height 
 
The maximum height of principal building in the COR1 zone is 14m (18m where at least 75% of 
the required parking area is located below or beneath a building). The proposed building height 
is 19.53m, a requested variance of 1.53m. Staff support the variance as the height variance is 
only for the portion of the building encompassing a rooftop amenity space, which is stepped back 
from the neighbouring property to reduce overlook and will accommodate the green roof 
elements. 
 
Landscape Buffer 
 
The minimum required landscape buffer width is 1.8m. A variance is proposed to reduce the 
landscape buffer width along a portion of the north side lot line from 1.8m to 0.91m, a requested 
variance of 0.89m. Staff support the proposed variance as the applicant has provided additional 
shade tolerant vegetation for screening, and trees have been incorporated in the landscaping 
along the north side yard lot line to achieve the minimum landscape treatment level.  
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Parking Spaces 
 
The minimum number of parking spaces required for the proposed 35-unit development is 45 
parking spaces. A variance is proposed to reduce the number of parking spaces to 44, a 
requested variance of one parking space. Staff support the proposed variance due to the proximity 
of the development to amenities, public transportation and active transportation routes. 
 
Staff support the proposed variances. 
 
 

SUMMARY POINTS 
 

 Development Permit application No. DP1282 proposes a new 35-unit multi-family 
development at 6201 Oliver Road. 

 Variances are requested to:  
o increase the maximum permitted retaining wall height in a north side yard setback 

from 1.8m to 2.9m;  
o increase the maximum permitted height of a principal building from 18m to 19.53m;  
o reduce the minimum landscape buffer width from 1.8m to 0.91m along the north 

side lot line; and, 
o reduce the required minimum number of parking spaces from 45 to 44. 

 Staff support the proposed variances. 
 

 
ATTACHMENTS 
 
ATTACHMENT A: Permit Terms and Conditions 
ATTACHMENT B: Subject Property Map 
ATTACHMENT C: Site and Parking Plans 
ATTACHMENT D: Building Elevations and Details 
ATTACHMENT E: Building Perspectives  
ATTACHMENT F: Landscape Plan and Details 
ATTACHMENT G: Schedule D – Amenity Requirements for Additional Density  
 
 

 

Submitted by: 
 
Lainya Rowett 
Manager, Current Planning              

Concurrence by: 
 
Jeremy Holm 
Director, Development Approvals 
 
Dale Lindsay 
General Manager, Development Services 
/ Deputy CAO 
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Permit Conditions DP1282 

 
PERMIT TERMS 

 
The “City of Nanaimo Zoning Bylaw 2011 No. 4500” is varied as follows: 

 
1. Section 6.10.2 Fence Height – to increase the maximum permitted height of a retaining wall within 

a side yard setback from 1.8m up to 2.9m as shown on Attachment F. 
 

2. Section 9.7.1 Size of Buildings – to increase the maximum permitted height of a principal building 
from 18.0m to 19.53m as shown on Attachment D. 

 
3. Section 17.2.1 General Regulations – to reduce the minimum landscape buffer width from 1.8m 

to 0.91m along the north side yard lot line as shown on Attachment F. 
 
The City of Nanaimo “Off-Street Parking Regulations Bylaw 2018 No. 7266” is varied as follows: 
 

4. Section 7.1 Multiple-Family Dwelling Parking Table – to reduce the minimum required number of 
parking spaces from 45 spaces to 44 spaces. 
 

 
CONDITIONS OF PERMIT 

 
1. The subject property shall be developed generally in accordance with the Site and Parking Plans, 

prepared by Raymond de Beeld Architecture Inc., dated 2023-JUL-10 and 2023-MAY-10, as shown 
on Attachment C. 
 

2. The subject property shall be developed in substantial compliance with the Building Elevations 
and Details, prepared by Raymond de Beeld Architecture Inc., dated 2023-MAY-10, as shown on 
Attachment D.  
 

3. The subject property shall be developed in substantial compliance with the Landscape Plan and 
Details prepared by Kinship Design Art Ecology, dated 2023-JUN-22, as shown on Attachment F. 
 

4. Registration of a Statutory Right-of-Way (SRW) to accommodate future widening of Oliver Road 
prior to building permit issuance, with an approximate width of 1.7m (exact dimensions to be 
determined at detailed design stage). 
 

5. The subject property is developed in accordance with the ‘Schedule D – Amenity Requirements 
for Additional Density’ prepared by Raymond de Beeld Architecture Inc., dated 2022-JUN-02, as 
shown in Attachment G, and to include the following items: 

i. A letter from the coordinating professional submitted prior to building permit issuance 
outlining how the required items for additional density will be achieved; and 

ii. A letter from the coordinating professional with accompanying evidence submitted prior 
to building occupancy demonstrating that the required items have been provided. 

 

ATTACHMENT A 
PERMIT TERMS AND CONDITIONS 
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ATTACHMENT B 
SUBJECT PROPERTY MAP 
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R E C E I V E D
DP1282

2023-JUL-10
C u r r e n t  P l a n n i n g

ATTACHMENT C 
SITE AND PARKING PLAN 
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R E C E I V E D
DP1282

2023-MAY-12
C u r r e n t  P l a n n i n g

2 of 2
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R E C E I V E D
DP1282

2023-MAY-12
C u r r e n t  P l a n n i n g

ATTACHMENT D 
BUILDING ELEVATIONS AND DETAILS Proposed Height 

Variance

Proposed Height 
Variance

1 of 2
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Proposed Height 
Variance

Proposed Height 
Variance

2 of 2
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ATTACHMENT E 
BUILDING PERSPECTIVES 

1 of 5
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Oliver Road

Uplands Drive
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R E C E I V E D
DVP1282

2023-JUN-22
C u r r e n t  P l a n n i n g

ATTACHMENT F 
LANDSCAPE PLAN AND DETAILS 

1 of 9
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See sheet L1.03 Landscape Plan Rooftop. 

R E C E I V E D
DVP1282
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Proposed Landscape 
Buffer Variance
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Proposed Retaining 
Wall Variance

5 of 9
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Off-Site Improvements to 
be determined at detailed 
design
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Schedule D 

Amenity Requirements for Additional Density

In order for a development to include the additional Tier 1 density provided for within this 
Bylaw, 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.  

In order for a development to include the additional Tier 2 density provided for within this 
Bylaw, the proposed development must achieve at total of 65 or more points set out in 
the following table which allocates points for amenities, affordable housing and the 
location of the development.  

Category 1: Site Selection (10 points required)
Amenity Points

A The proposed development is located on a brownfield site. 5
B The proposed development is located on an existing street where the 

location does not require any new infrastructure such as storms drains, 
curbs or sidewalks.

3

C The proposed development is located within 200m of a park or trail 
network.

1

D The proposed development is located within 400m of any of the 
following:

retail store;
daycare facility;
Nanaimo Regional District transit bus stop;
any PRC (Parks, Recreation and Culture) Zoned property; and / 
or
a CS-1 (Community Service One) zoned property.

1 point 
each

E The proposed development will add any of the following amenities on 
the site, or immediately adjacent to the site, as part of the proposed 
development:

retail store or public market;
daycare facility;
Nanaimo Regional District transit bus stop;
any PRC (Parks, Recreation and Culture) Zoned property; 
a CS-1 (Community Service One) zoned property; and / or 
public art.

1 point 
each

Total 20

In order for a development to include the additional Tier 1 density provided for within this 
Bylaw, 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.  

6201 Oliver Road
June 02, 2022

R E C E I V E D
DP1282

2023-MAY-12
C u r r e n t  P l a n n i n g

ATTACHMENT G 
SCHEDULE D  - AMENITY REQUIREMENTS FOR ADDITIONAL DENSITY 

1 of 5
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Category 3: Parking and Sustainable Transportation (10 points required)
Amenity Points

A For a non-residential component of a development, shower and change 
room facilities are provided to accommodate employees.

2

B At least one parking space is clearly marked and designated for the 
exclusive use of a vehicle belonging to a car share or car co-op.

1

C The developer purchases a new car and gifts the car to a recognized car 
share provider for the inclusion of a car share space on the subject 
property.  

4

D A minimum of 50% of the parking provided for the proposed development 
includes access to an electric vehicle charging station.

2

E A minimum of 80% of the total parking area is located underground or in a 
parking structure incorporated into the design of the building.

4

F The proposed development includes covered and designated parking 
spaces for a motorized or electric scooter, or a designated motorcycle 
parking space to accommodate the following number of spaces:

a) multiple family residential developments:  1 motorized or electric
scooter or motorcycle space per 15 dwelling units; or

b) non-residential uses:  1 motorized or electric scooter or motorcycle
space per 600m2 of Gross Floor Area for the first 5000m2 plus one
space per 1500m2 of additional Gross Floor Area.

2

G A pedestrian network is included in the proposed development that 
connects the buildings on the site with the public road right-of-way and, 
the pedestrian network from the adjacent site to which there is access by 
perpetual easement or right-of-way, provided the City agrees to accept 
the right-of-way.

2

H Parking does not exceed minimum parking requirements within the City of 
Nanaimo “Off-Street Parking Regulations Bylaw 2018 No. 7226” and 
amendments thereto, and any subsequent bylaw or bylaws which may be 
enacted in the substitution thereof.

2

I The development includes signage or display(s) regarding sustainable 
transportation alternatives available on site or within the immediate area.

1

Total 20
(4500.182; 2021-DEC-06)

Category 3: Parking and Sustainable Transportation (10 points required)

Possibility to Achieve 10 Points

(2.3 Space)

R E C E I V E D
DP1282

2023-MAY-12
C u r r e n t  P l a n n i n g

2 of 5
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Category 5: Energy Management (11 points required)
Amenity Points

A The proposed development meets at least the requirements of Step 2 of 
the BC Energy Step Code and exceeds the requirement specified in the 
Building Bylaw by one step.*

10*

B The proposed development meets at least the requirements of Step 3 of 
the BC Energy Step Code and exceeds the requirement specified in the 
Building Bylaw by two steps.*

15*

C The proposed development is considered a Part 3 within the British 
Columbia Building Code (BCBC) and the building meets the minimum 
requirements of Step 4 (Net Zero Ready) within the BC Energy Step 
Code;  or
The proposed development is considered a Part 9 within the British 
Columbia Building Code (BCBC) and the building meets the minimum 
requirements of Step 4 or 5 within the BC Energy Step Code.*

30*

D The development includes permanent education signage or display(s) 
regarding sustainable energy management practices used onsite.

1

Total 31
* Points will be awarded for only one of A, B, or C.

Category 6: Water Management (8 points required)
Amenity Points

A At least 50% of the property is covered with a permeable surface area 
which may include a green roof.

2

B The proposed buildings on the property include plumbing features which 
will use 35% less water than the BC Building Code standard.

2

C A green roof is installed to a minimum 30% of the roof area. 3
D A living wall is installed to cover at least 10% of the total available wall 

area for the proposed project.
2

E A non-potable irrigation system is installed and used for all on-site 
irrigation.

3

F A water efficient irrigation system (such as drip) is installed. 1
G The proposed development includes a rain garden, cistern, bioswale or 

storm water retention pond on the property. 
2

H The development site includes permanent educational signage or a 
display(s) regarding sustainable water management practices used on 
site.

1

Total 16

Possibility to Achieve 11 Points

Possibility to Achieve 8 Points

Category 5: Energy Management (11 points required)

Category 6: Water Management (8 points required)

(Req. Step Code 2 for Part 3. Need Step Code 3)

The project will explore either complying with (B) or (C), NOT BOTH, to fulfill the minimum 
points required for category (6) at the detail stage of the project. R E C E I V E D

DP1282
2023-MAY-12
C u r r e n t  P l a n n i n g

3 of 5
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Definitions

BC Energy Step Code: means a voluntary provincial standard enacted in April 2017 that 
provides an incremental and consistent approach to achieving more energy-efficient 
buildings that go beyond the requirements of the base BC Building Code.

Brownfield Site: means a previously commercial or industrial property which is an 
abandoned, idled, or underused where expansion or redevelopment is complicated by 
environmental contamination.

Carpool Parking Space: means a parking space clearly marked and designated for the 
exclusive use of a vehicle used to carry two or more people commuting to the same 
location.

Electric Vehicle Charging Station: means a public or private parking space that is 
served by battery charging station equipment that has as its primary purpose the transfer 
of electric energy (by conductive or inductive means) to a battery or other energy storage 
device in an electric vehicle.

Non-potable Irrigation System: means a system used for providing water to plants 
which uses water that has not been examined, properly treated, and not approved by 
appropriate authorities as being safe for consumption.

Pedestrian Network:   means a pedestrian trail or series of pedestrian trails that connect 
a developed property with an adjacent property.

Permeable Surface Area:  means any surface consisting of a material that can provide 
for storm water infiltration.
(4500.103; 2017-JUL-10)
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