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OVERVIEW

Purpose of Report
To present for Council’s consideration a development permit application for a multi-family
residential development at 821 Haliburton Street.

Recommendation
That Council issue Development Permit No. DP1315 for a multi-family residential
development at 821 Haliburton Street.

BACKGROUND

A development permit application, DP1315, was received from Raymond de Beeld Architect Inc.,
on behalf of Bakerview Motor Inn Ltd., to permit a five-storey multi-family residential development
with 103 dwelling units at 821 Haliburton Street.

Subject Property and Site Context

The subject property is a through lot located in the southern portion of the South End
neighbourhood. The lot, which is presently undeveloped, abuts the Island Highway to the west
and Haliburton Street to the east and slopes downhill by approximately 7m from west to east. The
surrounding neighbourhood is a transitional area with industrial, commercial, and residential uses.
Adjacent properties include the Coastland wood mill across Haliburton Street to the east, a 19-
unit residential strata to the south, single residential dwellings and a place of worship across the
Island Highway to the west, and a hotel to the north.

DISCUSSION
Proposed Development

The proposed development is a five-storey multi-family residential building with 103 dwelling units.
The development is expected to be a strata (condo) project. The proposed unit composition
consists of 49 one-bedroom units and 54 two-bedroom units, with unit sizes ranging from 50m? to
94m?2.

The proposed gross floor area is 7,659m? and the total Floor Area Ratio (FAR) is 1.57, below the
maximum permitted FAR of 1.58 for this development. The base maximum FAR for the R8 zone
is 1.25 and the applicant is proposing to achieve an additional 0.10 FAR through the provision of
amenities as outlined in ‘Schedule D — Amenity Requirements for Additional Density’ of the “City
of Nanaimo Zoning Bylaw 2011 No. 4500” (the “Zoning Bylaw”) and an additional 0.23 FAR by
providing 93% of the required parking underground.

The applicant is proposing to meet Tier 1 in ‘Schedule D’ by providing amenities including the

following:
e electric vehicle charging for 50% of parking spaces;
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e scooter/motorcycle parking;
o exceeding the BC Energy Step Code required at building permit stage by one step;
o 50% permeable surface area; and,
¢ educational sighage regarding sustainable transportation alternatives, energy

management practices, and water management practices.
Site Design

The proposed building will be sited parallel to the west property line, taking advantage of views
towards the ocean. Terraced concrete retaining walls are proposed to manage the grade change
between the Island Highway and the building.

Two drive aisle entries are proposed, both from Haliburton Street, with visitor parking in a small
surface parking lot in the front of the building. Two levels of under-building parking are proposed,
one accessed at grade from the parking lot and one underground accessed by a ramp. All
required parking will be provided on-site with 12 stalls in the surface parking lot, 63 stalls in the
upper parking level, and 94 stalls in the lower parking level. Additionally, all required bicycle
parking will be provided including a bike rack for visitors at the building entry and long-term bicycle
storage in the at-grade parking level. A refuse receptacle enclosure is proposed adjacent to the
at-grade parking level entry.

The pedestrian entry to the site will be via an accessible walkway from Haliburton Street. A
secondary egress walkway will wrap around the south side of the building and connect to
Haliburton Street via stairs. This secondary walkway will provide access to a small outdoor
amenity area with seating in the southeast corner of the site. Site lighting will include down-facing
bollard lighting along walkways and lighting poles at the surface parking lot. A rooftop amenity
space with seating is also proposed for residents on the north side of the building.

Building Design

The building layout is organized around an internal corridor that is repeated over five levels. The
building will present a six-storey fagade for a portion of its east elevation, facing Halliburton Street,
where the building’s entry and lobby mask the upper parking level. The building design is
contemporary with repeated frames of a four-storey massing, and the uppermost level set back
to de-emphasize the fifth storey. All units will include outdoor balconies or patios.

Exterior building materials will consist of a mix of smooth cementitious panels in different colours,
and cedar panel accent walls. Some exposed concrete elements will be present adjacent to drive
aisle entries and along the refuse receptacle enclosure. Balcony rails will be powder-coated
aluminum with tempered glass. A covered entry with cedar soffit is proposed for the front
entranceway.

No variances are requested and the proposed development is in substantial compliance with the
applicable General Development Permit Area Design Guidelines and the South End Urban
Design Framework and Guidelines by visually differentiating the uppermost floor, providing visual
interest on street-facing elevations, and repeating architectural elements with a consistent rhythm
to the building form.
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Landscape Design

The proposed landscape design includes substantial planting in all areas of the site. A forest
edge is proposed with Douglas firs and a mix of evergreen and deciduous trees. No trees are
permitted along the north property line where the Statutory Right-of-Way (SRW) for underground
utilities is proposed. Along the west property line, terraced gardens are proposed between the
retaining walls, and a garden is proposed around the chip path on the Haliburton Street frontage.
A bioswale and meadow garden is proposed between the surface parking lot and the walkway in
front of the building. Additional planting is proposed around all patios, adjacent to the building
entry, and in planters on the rooftop amenity space.

Design Advisory Panel

The Design Advisory Panel (DAP), at its meeting held on 2023-OCT-26, accepted DP1315 as
presented and the following recommendations were provided:
e Consider adding accessible units, especially on the ground floor;
o Consider a designated walkway along the south driveway to Haliburton Street;
e Consider the aesthetic quality of the fencing along the highway; and,
e Consider a different style of bike rack at the entrance that can accommodate a range of bike
types.

The applicant subsequently submitted revised plans in response to the DAP recommendations,
including the following key design revisions:
e Addition of a textured walkway along the south driveway;
o Replacement of cedar panel fence with black metal picket fence along the Island
Highway; and,
o Revised u-shape bike rack at building entry.

Additionally, a building height variance previously considered by the DAP has since been
eliminated by the applicant through redesign of the rooftop amenity space.

SUMMARY POINTS

o Development Permit Application No. DP1315 is for a five-storey multi-family
residential development with 103 dwelling units at 821 Haliburton Street.

¢ No variances are requested and the proposed development is in substantial
compliance with the applicable General Development Permit Area Design Guidelines
and the South End Urban Design Framework and Guidelines.
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ATTACHMENTS
ATTACHMENT A: Permit Conditions
ATTACHMENT B: Subject Property Map
ATTACHMENT C:  Site and Parking Plans

ATTACHMENT D:
ATTACHMENT E:
ATTACHMENT F:
ATTACHMENT G:

Submitted by:

Lainya Rowett

Building Elevations and Details

Building Perspectives

Landscape Plan and Details

Schedule D — Amenity Requirements for Additional Density |

Concurrence by:

Jeremy Holm

Manager, Current Planning Director, Planning & Development

209



ATTACHMENT A
PERMIT TERMS AND CONDITIONS

CONDITIONS OF PERMIT

The subject property shall be developed in substantial compliance with the Site and Parking Plans
prepared by Raymond de Beeld Architect Inc., dated 2024-JUL-19, as shown on Attachment C.

The subject property shall be developed in substantial compliance with the Building Elevations
and Details prepared by Raymond de Beeld Architect Inc., dated 2024-JUL-19, as shown on
Attachment D.

The subject property shall be developed in substantial compliance with the Landscape Plan and
Details prepared by Kinship Design Art Ecology, dated 2024-JUL-24, as shown on Attachment F.

The subject property shall be developed in accordance with the ‘Schedule D — Amenity
Requirements for Additional Density’ prepared by Raymond de Beeld Architect Inc., received
2024-MAY-16, as shown on Attachment G, and to include the following items:
o Aletter from the coordinating professional submitted prior to building permit issuance
outlining how the required items for additional density will be achieved; and
o Aletter from the coordinating professional with accompanying evidence submitted prior
to building occupancy demonstrating that the required items have been provided.

Registration of a Statutory Right-of-Way (SRW) for the watermain along the north property line
prior to building permit issuance or any development within the property, to the satisfaction of
the Director of Planning & Development.

Conditions DP1315
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ATTACHMENT B
SUBJECT PROPERTY MAP
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ATTACHMENT C

R SITE AND PARKING PLANS 10f2
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LB2 Floor Plan
Scale: 1/16" "
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ATTACHMENT D 1 of 2
BUILDING ELEVATIONS AND DETAILS ©
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ATTACHMENT E
BUILDING PERSPECTIVES 10f7
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ARCHITECT Inc.

Haliburton Apartments
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DESIGN PRECEDENTS

PLANTINGS

06 Forest Garden Shrubs: Flowering Red

05 Forest Garden Understory:
Sword Fern 1. Salal Currant

SITE FURNISHINGS

14 Front Entrance Paving

07 Terrace garden: Japanese Forest Grass

ATTACHMENT F
LANDSCAPE PLAN AND DETAILS

DESIGN RATIONALE

SITE CONTEXT

Located at 821 Haliburton Street, the project site is situated
between the Island Highway and Sunueymuxw IR#1, in the south-
east quarter of Nanaimo’s South End Neighbourhood Plan area.
The site drops 10m from the Island Highway to Haliburton Street,
resulting in a north-east aspect that offers expansive views of the
Nanaimo River estuary and Saysutshun, Protection and Gabriola
Islands. Rocky soils predominate the site, and the remnant forest
is comprised primarily of Bigleaf maple, with a lesser component
of Douglas fir and Red alder.

DESIGN RATIONALE

The landscape design takes cues from the City of Nanaimo’s
South End Neighbourhood Plan, Zoning Bylaw 4500 and City
Plan: Reimagine Nanaimo. The South End Neighbourhood Plan
states that ecosystem complexity and habitat enhancement are
basic concepts of neighbourhood sustainability, that landscaping
should consider native plant diversity, and that the protection
and preservation of views to the ocean are of great importance.
Principle 5 of the Plan is to “Preserve, enhance and restore the
natural environment,” and Principle 8 is to “Maintain key views
and unique vistas.”

08 Meadow Garden: Perennial grasse
o Bylaw 4500 provides additional guidance, recommending an
informal design approach to the landscape, including maintaining
an equal balance of coniferous and deciduous trees in the south
end of Nanaimo.

Section C.1.3 of City Plan: Reimagine Nanaimo outlines desired
outcomes and policies relating to the Urban Tree Canopy, Natural
Areas and Greenways. The plan targets enhanced ecosystem
biodiversity and resilience, as well as consideration of climate
change when replacing or replanting new trees; and promotion of
pollinator friendly plants on public and private lands.

The intent of these policies and regulations is achieved at

821 Haliburton by going above and beyond the 49 required
replacement trees, providing an additional 52 landscape trees that
contribute to habitat diversity, watershed health, climate resilience
and visual interest. To preserve views to the ocean considered

so important in the South End Neighbourhood Plan, while
creating buffers to adjacent uses including the Highway, trees

are generally kept to the periphery of the parcel. Some smaller
deciduous trees drift toward the front of the building to moderate
the architecture along Haliburton. Overall, the planting scheme is
inspired the Coastal Douglas fir ecosystem, including forest edges
and meadow gardens that will result in a thriving, diverse and
climate resilient urban ecosystem.

10f9

KEY DESIGN FEATURES AND ELEMENTS

Forest Edge: A Coastal Douglas Fir inspired forest that
includes a mix of evergreen & deciduous trees, shrubs, and
groundcovers embraces the rear and sides of the proposed
building. Lower, deciduous trees closer to the front of the
building frame important views, increase species diversity
and ensure solar access to the primary building facade.

Stroll Garden: A meandering path through a garden that
incorporates indigenous understory species, pollinator
plants and ornamental perennials offers a contemplative
stroll for residents to enjoy fresh air and beautiful vistas.

Meadow Garden: A meadow landscape that includes a
mix of evergreen & deciduous shrubs, perennial grasses &
flowers, and groundcovers to add diversity, provide habitat
to pollinators, offer visual interest, and to preserve views to
the Nanaimo River estuary and beyond.

Terraced Gardens: Due to the sloping nature of the site,
sunken patios at the rear of the building nestle private
patios into the landscape and provide refuges that immerse
residents into the natural environment.

Site Accessibility: An accessible entrance is provided that
connects the main entry of the building to Haliburton Street
through a refined walkway through the parking area at the
front of the building.

RECEIVED

DP1315
2024-JUL-

24

kinship
design« art « ecology
1070 Nelson Street, Nanaimo BC, V9S 2K2

250-753-8093

ate sefiuk@Kinshipdesign ca
chis midgley@kinshipdesign.ca
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LANDSCAPE LEGEND

E===  BENCH TYPE 01
Quantiy: 9

BENCH TYPE 02
Quantiy: 3

ENTRANCE
EXIT

BICYCLE RACK
Quanity: 5 (2 bikes per rack)
Capacily: 10 bikes

LANDSCAPE BOULDER
Quantity: 37

LIGHTING BOLLARD
Quantity: 17

LIGHTING POLE TOP
Quantiy: 2

FRONTYARD FENCE
Black metal picket, 1.2m high fence

PERIMETER FENCE
Black metal picket, 1.8m high fence

STEEL PLANTER
Quanity: 8

CART CHIP PATH
Area: 4sm

CONCRETE WALKWAY
Area: 142m

CONCRETE UNIT PAVER
TYPE 01
Area: 146m?

CONCRETE UNIT PAVER
E 02

Area: 328m?

GRASS BOULEVARD

Area: 635m
Soil Depth: 150mm

PLANTED AREA
Area: 1730m?
Soil Depth: 450mm

PLANTED AREA OVER STRUCTURE
Area: 36m*
Soil Depth: 300mm

ORUUUOE=11e

TURFSTONE
Area: 126m?

SUNKEN PATIOS
e o, concrls i pvers, (Cousts Dvgas i i grcers,
50 e v e 8 e ofsereon el
(590 shaet L1 04 Londscapo Sectors) e roundeovers)
(a6 sheet 201 +L2.2 Paning Pl
Nori- S o pant spoio & cuants.

o e e Refer to Sheet L1.01 for Design Rationale
Refer to Sheet L1.03 for Patio Landscape Plan
Refer to Sheet L1.04 for Landscape Elevation

LANDSCAPE PLAN
Refer to Sheet L1.05 for Landscape Sections

SCALE 1:200

RECEIVED NOT FOR CONSTRUCTION

DP1315

2024-JUL-24
Currant Planning
CLIENT NO. | NO. | DATE | REVISION PROJECT PROJECT 1D
DB v KS
May & William ! HALIBURTON APARTMENTS
: 821 Haliburton Street SCALE T200
: Nanaimo, BC, VOR 4V9 DATE July, 2022

Id‘elsgrﬁ |a1r! Ecology

1070 Nelson Street, Nanzimo BC, VoS 2K2
250-753-8093

fale stefisk@kinshipdesign.ca EE
chvis midgley@kinshipdesign.ca

LANDSCAPE PLAN
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LANDSCAPE LEGEND

—_— BENCH TYPE 01
Quantity: 9

= BENCH TYPE 02
Quantity: 3
BICYCLE RACK
Quaniity: 5 (2 bikes per rack)
Capacily: 10 bikes

» ENTRANCE

b e

e

LANDSCAPE BOULDER
Quantity: 37

LIGHTING BOLLARD
Quantity: 17

LIGHTING POLE TOP
Quantity: 2

FRONTYARD FENCE
Black metal picket, 1.2m high fence

PERIMETER FENCE
Black metal picket, 1.8m high fence

STEEL PLANTER
Quantity: 8

CART CHIP PATH
Area: 45m?

BENCH TYPE 02

CONCRETE WALKWAY
Area: 142m?

STEEL PLANTERS

ING

patc) CONCRETE UNIT PAVER
PE 01

Area: 146m*

CONCRETE UNIT PAVER

COMMON SPACE PATIO w 821 HALIBURTON APARTMENTS

GRASS BOULEVARD
Area: 635m*
Soil Depth: 150mm

PLANTED AREA
Area: 1730m?
Soil Depth: 450mm

PLANTED AREA OVER STRUCTURE
Area: 36m*
Soil Depth: 300mm

TURFSTONE
Area: 126m?

BURDULILE-1

Refer to Sheet L1.01 for Design Rationale

ROOFTOP LANDSCAPE PLAN Refer to Sheet L1.02 for Landscape Plan

Refer to Sheet L1.04 for Landscape Elevation

SCALE 1 200 Refer to Sheet L1.05 for Landscape Sections
RESTe® NOT FOR CONSTRUCTION
2024-JUL-24

Chrrant Planning
CLIENT NO. | DATE | ISSUE NO. | DATE | REVISION PROJECT PROJECT ID 220000
1 i May & William e o s HALIBURTON APARTMENTS pB v o8 s
lns I p ) o e 821 Haliburton Street SCALE 1200 @
3 05-16 DP RESUBMISSION Nanaimo, BC, VOR 4V9 DATE July, 2022

design « art - ecology
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Key Qty Botanical Name Common Name PotSize  Spacing 1. All landscape installation and maintenance to mst or exceed the current
edition of the Canadian Landscape Standards as a minimal acceptable
standard

Coniferous Trees N &
rowing medium o mst or exceed the properties outlined n the

o B Peeaomoikabuns o Serblan Spruce omnt Canadian Landscape Standad per Secton § Growing Nedum, Table

5 R e vercon o o 35.3. Properties of Growing Media Level 2 "Groomed -

3. Growing Medmm Depths:

Deciduous Trees e Planting Areas: 1 cu. m.

Ao 16 Acercicinatum Vine Maple # Muttistom 33';;; e o o 10 s

Ay 6 Acergriseum Paper Bark Maple 1.5m it

o e ik f;i:ﬁ:iﬁ%‘;‘;e B 4. Muich 1o be Compost per Section 10 Mulching of the Canadian Landscape

Aps B Acer paimatum ‘Shindeshojo Japanese 1Emht Standard. Mulch depth to be 75mm minimum depth pver all tree, shrub,

e 8 Comus Eddies White Wonder’ Whie Fowring Dogwood and groundcover planting areas,

Ck 10 Comuskousa Red Flowering Doguood 1.5mht

5. lan materil qulty, tansor and handing shal compy i the CHLA
standards for Nursery Sto

Coniferous Shrubs

. ’ et Mo 6. All plant material shall match type and species as indicated on th

P 6 Pinus mugo var. pumilio Dwarf Mountain Pine # 2moc. planting plan. Contact the Landscape Architect for approval of substitutions.
No substitutions will be accepted without prior written approval of the

Deciduous Shrubs Landscape Architect.

Cs 14 Cornus sericea Red Twig Dogwood il 2mo.. 7. Check for loactions of water lines and other under

i n rground services pror 1o

W e emamellex ntermedia e o Gurrant I o digging tree pits. Excavated plant pits shall have positive drainage. Plant

I A Y g o “ l2moc pits when fully flooded with water shall drain within one hour after filing

V' 16 Vacchium Blucberries # 12mos

8. No plants requiring pruning or major branches due to disease, damage or
poor form will be accepted.

Evergreen Shrubs o Al e, ” " pall b "

} ) tree, shrub, groundcover and lawn areas shall be waterad via an

A&, Abuusunedo Compacts Compc Sawpory Tree i amos Undorground somatc migalon Sysle uilzing ‘Smart (€T Weathor asec)

° accinium ovatum vergreen Huckleberry mo.c. iigation control. Irrigation emission devices to be high efficiency low
volume rotary nozzles or drip irigation equipment.

Groundcovers & Ferns

Au 582 Arcostaphyios uv Kinnikinnick 100m 45omoc

Fo 277 Fragaria chioonsi CoastalSravbory 10em 45cmoc.

G &5 Gaierashalon Gocmoc.

Gd Gymnocavpvum dryopteris Oa Fern 10cm 30cm o.c.

T 1005 Nononananoss Dull Oregon Grape 1 B0cmoc.

Pg 200  Polypodium giycyrrhiza Licorice Fern 10m ascmoc

Pm 1170  Polystichum munitum Sword fern 80cm o.c.

Ts 20 Thymus sorphylm Cresping Thyme. 10m 30cmoc.

‘Ornamental Grasses

Ok 34 Calamagrosts Karl Forester Faather Reed Grass # 60cm o.c.

Hm 357 Hakonechloa macra Japanese Forest Grass # Gocmoc.

Ln 69 Luzula nivea Snowy Woodrush #1 45cm o.c.

My 16 Miscanthus yaku jima Maiden Grass # Tmo.c

Pa 73 Pennisetum slopecuroides Hameln' Dwarf Fountain grass # B0cm o.c

Perennials

A 103 Achlys triphylla Vanilla Leat 10cm 45cmoc. Refer to Sheet L2.01 for Planting Plan North

Gl 125  Gaura lindneimeri ‘Bantam White Improved' ~ Bee blossom # 45cm o.c.

Np. peta x f nii ‘Dropmore” Catmint #1 60cm o.c. i

Sh 37 Saliaxsynests Caradonne’ Purple Wood Sage # 60om o Refer to Sheet 1L2.02 for Planting Plan South

Tg 93 Tellima grandifiora Fringecup 10cm 45cmo.c. .

Refer to Sheet L2.03 for Rooftop Planting Plan

Bioswale

Co 15 Carexobnupla Siough s: 100m 45emoc

Im 15 Iris missouriensis Western E\ue Flag Iris 10cm 45cm o.c.
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ATTACHMENT G 1 of 2
SCHEDULE D - AMENITY REQUIREMENTS FOR
ADDITIONAL DENSITY

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

Amenity Points

A | For a non-residential component of a development, shower and change 2
room facilities are provided to accommodate employees.

B | At least one parking space is clearly marked and designated for the 1
exclusive use of a vehicle belonging to a car share or car co-op.

C | The developer purchases a new car and gifts the car to a recognized car | 4
share provider for the inclusion of a car share space on the subject

property.

D | A minimum of 50% of the parking provided for the proposed development | 2 2
includes access to an electric vehicle charging station.

E | A minimum of 80% of the total parking area is located underground or in a | 4 4
parking structure incorporated into the design of the building.

F | The proposed development includes covered and designated parking 2 2

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 600m? of Gross Floor Area for the first 5000m? plus one
space per 1500m? of additional Gross Floor Area.

G | A pedestrian network is included in the proposed development that 2
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.

H | Parking does not exceed minimum parking requirements within the City of | 2 2
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.

| | The development includes signage or display(s) regarding sustainable 1 1
transportation alternatives available on site or within the immediate area.
Total 20
(4500.182; 2021-DEC-06) 11/10
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Category 5: Energy Management (11 points required)

20f2

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*

10

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*

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.

Total

31

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

Category 6: Water Management (8 points required)

11/11

Amenity

Points

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

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

(@)

A green roof is installed to a minimum 30% of the roof area.

O

A living wall is installed to cover at least 10% of the total available wall
area for the proposed project.

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

M

A water efficient irrigation system (such as drip) is installed.

The proposed development includes a rain garden, cistern, bioswale or
storm water retention pond on the property.

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

Total

16
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