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OVERVIEW 
 
Purpose of Report 
To present for Council’s consideration a development permit application for a family housing 
development at 1435 Cranberry Avenue. 
 
Recommendation 
That Council issue Development Permit No. DP1359 for a family housing development at 1435 
Cranberry Avenue with variances as outlined in the “Proposed Variances” section of the Staff 
Report dated 2025-DEC-01. 

 
BACKGROUND 
 
A development permit application, DP1359, was received from Snuneymuxw First Nation for a 
42-unit affordable family housing development at 1435 Cranberry Avenue.  The subject property 
is owned by the City of Nanaimo and was created through subdivision in 2023 on the southwest 
corner of Cranberry Avenue and the Cranberry Connector.  The property is one of three sites 
identified for affordable housing projects in the July 2020 Memorandum of Understanding 
between BC Housing and the City of Nanaimo (previously under the address of 1425 Cranberry 
Avenue).  BC Housing has partnered with Snuneymuxw First Nation to develop affordable 
housing for families on the site. 
 
Subject Property and Site Context 
 
The subject property is located in the Chase River Neighbourhood at the southern edge of the 
South Gate Urban Centre.  The site is bordered by a no-exit portion of the Cranberry Connector 
to the north, Cranberry Avenue to the east, Thirteenth Street to the south, and Wexford Creek 
with its associated wetland to the west.  Road dedication was taken at the time of subdivision to 
account for a future roundabout at the intersection of Cranberry Connector and Cranberry 
Avenue.  The Cranberry Connector is expected to connect with the rest of the South Gate Urban 
Centre in the future. 
 
The site is partially wooded and slopes downhill slightly from east to west towards Wexford Creek.  
A portion of the creek and wetland occupy the westernmost portion of the property where they 
are protected by covenant. 
 
The surrounding neighbourhood consists of a mix of residential, commercial, and institutional 
uses.  Adjacent land uses include the Nanaimo Fire Station No. 4 across the Cranberry Connector 
to the north, single residential dwellings to the northeast and east, the Nanaimo Parkway across 
Thirteenth Street to the south, and a large undeveloped portion of a City-owned parcel to the 
west.  Nearby amenities include John Weeks Parks, the Boys and Girls Club, the Nanaimo Moose 
Hall, and a gas station with a convenience store on the east side of Cranberry Avenue to the 
north, and Chase River Elementary School to the south. 
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DISCUSSION 
 
Proposed Development 
 
The proposed development is a six-storey family housing building with 42 dwelling units.  The 
proposal is a partnership between the BC Housing Management Commission and the 
Snuneymuxw First Nation, and the development will offer affordable housing with supports 
provided on-site.  The project will offer housing for families on their journey towards independent 
living with a priority for Indigenous families.  Residents will be supported by Snuneymuxw First 
Nation resources and programs.  The use is considered a Personal Care Facility in the City of 
Nanaimo “Zoning Bylaw 2011 No. 4500” (the “Zoning Bylaw”). 
 
The proposed unit composition is as follows: 
 

Unit Type Number of Units Approximate Unit Floor Area 

Studio 6 38m2 

One-Bedroom 14 40m2 – 59m2 

Two-Bedroom 11 68m2 – 72m2 

Three-Bedroom 11 84m2 – 90m2 

Total 42  

 
The proposed gross floor area is 3,730m2 and the total Floor Area Ratio (FAR) is 1.04, less than 
the maximum permitted FAR 1.25 for a Personal Care Facility in the CS1 zone. 
 
Site Design 
 
The building is sited in the eastern portion of the site with an “L-shape” footprint to maximize on-
site amenity space.  The principal building entry will be located in the northeast corner of the 
building.  Surface parking is proposed between the building and Cranberry Avenue, and an 
enclosed outdoor amenity space is proposed between the building and the wetland at the rear of 
the building.  No encroachment into the 15m setback from Wexford Creek is proposed. 
 
Parking proposed on-site consists of nine surface parking spaces below a second-storey building 
overhang.  Vehicle access will be from the Cranberry Connector to the north, with secondary 
access from Thirteenth Street to the south.  The two vehicle entries will be gated and will allow 
for through-access for larger vehicles (e.g. waste collection and emergency response vehicles) 
without a turnaround on-site.  Short-term bicycle parking will be provided outdoors near the front 
entry, and secure long-term bicycle storage will be provided indoors on the ground level. 
 
An outdoor waste management enclosure is proposed in the Thirteenth Street right-of-way at the 
south end of the surface parking lot with a pedestrian connection to the building.  An 
encroachment agreement will be required for this enclosure as a condition of this development 
permit.  Staff support the enclosure within the right-of-way given that this portion of Thirteenth 
Street provides access to only one property (130 Thirteenth Street) and is not expected to be built 
to the full road standard.   
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Building Design 
 
The proposed building design references the Snuneymuxw Nation’s weaving tradition by 
alternating vertical and horizontal metal plank cladding.  Visual contrast will be provided by varying 
wood-tone, red, and grey shades of cladding.  The building layout is organized around a double-
loaded corridor in each wing.  A canopy is proposed as weather protection for the front building 
entry. 
 
Exterior wall assemblies, windows, and glazed doors will be built to minimize noise impacts from 
the Nanaimo Parkway in accordance with CMHC acoustic criteria for interior spaces and the City’s 
Nanaimo Parkway Design Guidelines. 
 
Landscape Design 
 
Landscaping is proposed throughout the site with a narrow buffer along the Cranberry Avenue 
frontage, planting beds in front of the building, and planting throughout the rear amenity space.  
The planting palette is made up of indigenous species including a medicinal garden.  Removal of 
existing trees is proposed with replacement trees to include quaking aspen, western red-cedar, 
and Pacific dogwood.  The multi-tiered outdoor amenity space will include a large concrete patio 
with raised garden beds, an accessible picnic table, a play area, and landscape boulders 
distributed throughout.  Exterior lighting will include dark-sky compliant in-ground lighting and 
bollard lighting near the building entry and throughout the amenity space.  A wood fence 
reinforcing the weaving aesthetic of the building is proposed to secure the perimeter of the site. 
 
The overall development design is in substantial compliance with the applicable City design 
guidelines and provides visual interest through a unique and culturally significant exterior cladding 
and fencing pattern. 
 
Design Advisory Panel 
 
The Design Advisory Panel (DAP), at its meeting held on 2025-MAR-27, accepted DP1359 as 
presented and provided the following recommendations: 

 Consider the necessity for extra fence height, especially on the front of the building;  

 Consider using three pane window glass to mitigate the noise from the highway; 

 Consider adding a window in the small nook near the elevator; 

 Consider a covered bike parking area; and 

 Consider the building height and how it will impact the neighbours. 
 
The applicant subsequently submitted revised plans in response to the DAP recommendations, 
including the following key design revisions: 

 Revised the fence design to be semi-transparent along the street frontage; 

 Incorporated CMHC-compliant windows for interior acoustic criteria; and 

 Reviewed shadowing impacts which were found to primarily affect the Fire Station to the 
north. 
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Proposed Variances 
 
Maximum Building Height 
 
The maximum allowable building height in the CS1 zone is 14.0m.  The proposed building height 
is 20.1m, a requested variance of 6.1m. 
 
The City Plan future land use designation of ‘Secondary Urban Centre’ envisions typical building 
heights between 2 and 12 storeys.  The applicant is requesting the building height in order to 
accommodate the compact six-storey building form and maximize the outdoor open space outside 
of the protected wetland.  Through initial shadow studying, the building massing was not found to 
have significant shadowing impacts on nearby residential properties to the north and east, which 
are further than 50m away from the proposed building due to the road dedication for future 
roundabout.  Elsewhere in the South Gate Urban Centre, a four-storey development at 1300 
Junction Avenue was completed in 2024.  
 
Minimum Flanking Side Yard Setback 
 
The minimum required flanking side yard setback in the CS1 zone is 6.0m.  The proposed flanking 
side yard setback is 5.0m from the north property line (Cranberry Connector) and 1.5m from the 
south property line (Thirteenth Street), requested variances of 1.0m and 4.5m respectively. 
 
The flanking side yard setback variances are requested to accommodate the building footprint 
which is intended to enclose the outdoor amenity space in the rear yard.  The flanking side yard 
variances have been reviewed for sightline implications from adjacent streets, and no off-site 
impacts are anticipated as the proposed building is separated from the edge of curb on both 
streets and there are no neighbours across either street except for the Fire Station to the north. 
 
Maximum Fence Height 
 
The maximum allowable combined height of a fence and retaining wall in the CS1 zone is 1.2m 
in the front and flanking side yard setbacks.  The proposed perimeter fence height along the north, 
east, and south property lines ranges up to 2.8m when including portions on top of a proposed 
retaining wall, a requested variance of up to 1.6m. 
 
Staff have worked with the applicant to ensure that solid portions of the 1.8m-high fence do not 
exceed 1.2m facing the intersection of Cranberry Avenue and the Cranberry Connector.  In these 
locations, the uppermost 0.6m of the fence is transparent to ensure sightlines at the intersection 
and visibility of pedestrians while maintaining the weaving theme found throughout the 
development (see fence details in Attachment H).  For portions of the front and flanking side yard 
next to the surface parking lot, the fence will be located on top of a retaining wall ranging up to 
1.0m in height to account for future grades of the City street cross-section. The retaining wall will 
face internal to the site and will not have off-site visual impacts. 
 
Minimum Required Parking 
 
While the proposed development is considered a Personal Care Facility in the Zoning Bylaw, the 
Personal Care Facility rate in the City of Nanaimo “Off-Street Parking Regulations Bylaw 2018 
No. 7266” (the “Parking Bylaw”) is based on ‘sleeping units’ which do not include kitchens in 
individual units.  The proposed development includes ‘dwelling units’ with full kitchens and the 
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nearest relevant rate is the supportive housing parking rate of 0.2 parking spaces per bed.  Using 
this rate based on the number of beds, the minimum required parking would be 15 parking spaces.  
The proposed number of parking spaces is 9, a requested variance of 7 parking spaces.  Of the 
parking spaces provided, one will be an accessible space. 
 
The applicant has advised that the parking rate aligns with the anticipated parking demand based 
on comparable affordable family housing projects.  In accordance with the Council Policy for 
Consideration of a Parking Variance, the applicant has provided rationale (Attachment G).  Some 
of the considerations to support the parking variance include: 

 Site proximity to future Bus Rapid Transit and Secondary Active Mobility Routes as 
identified in ‘Schedule 3’ of City Plan; and 

 Long-term bicycle parking (37 spaces) provided in excess of the minimum required 
amount 

 
Staff note that had the units met the definition of ‘sleeping units’ without kitchens, then the required 
amount of parking would have been 9 parking spaces and no variance to the number of off-street 
parking stalls would have been required.  Additionally, direction was received from the 
Governance and Priorities Committee (2025-OCT-31) to amend parking rates and remove 
minimum parking requirements in Secondary Urban Centres in the future. 
 
In addition to the parking space variance, a variance is requested to the minimum required number 
of loading spaces.  A Personal Care Facility over 2,800m2 in floor area requires two loading 
spaces.  No loading spaces are proposed.  Given the proposed purpose-built family housing, the 
demand for loading space will be more like residential than institutional uses and dedicated full-
size loading spaces are not expected to be needed.  There will be opportunity for residential-scale 
vehicles to load or unload on-site in the surface parking lot without a dedicated loading space. 
 
Staff support the proposed variances which maximize the building envelope outside of generous 
open space and support the intended programming for the building. 
 
Community Consultation 
 
BC Housing previously circulated information to neighbours in 2020 regarding the intent to 
develop affordable family housing on the site.  Since partnering with Snuneymuxw First Nation 
and finalizing design details, the applicant has circulated a newsletter with more detailed 
information to the surrounding community in Fall 2025 (see Attachment H).  Staff have not 
received any comments or concerns regarding the proposed development from nearby residents 
to-date. 
 
 

SUMMARY POINTS 
 

 Development Permit Application No. DP1359 is for a six-storey family housing building 
with 42 units at 1435 Cranberry Avenue. 

 Variances are requested to increase the maximum permitted building height, reduce the 
minimum required flanking side yard setbacks, increase the maximum permitted 
combined fence and retaining wall height, reduce the minimum required number of off-
street vehicle parking spaces and loading spaces. 
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 The overall development design is in substantial compliance with the applicable City 
design guidelines and provides visual interest through a unique and culturally significant 
exterior cladding and fencing pattern. 

 Staff support the proposed variances which maximize the building envelope outside of 
generous open space and support the intended programming for the building. 

 

 
 
ATTACHMENTS 
 
ATTACHMENT A: Permit Terms and Conditions 
ATTACHMENT B: Subject Property Map 
ATTACHMENT C: Site Plan 
ATTACHMENT D: Building Elevations and Details 
ATTACHMENT E: Building Perspectives 
ATTACHMENT F: Landscape Plan and Details 
ATTACHMENT G: Parking Variance Rationale 
ATTACHMENT H: Fall 2025 Community Newsletter 
 
 

 

Submitted by: 
 
Lainya Rowett 
Manager, Current Planning              

Concurrence by: 
 
Jeremy Holm 
Director, Planning & Development 
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Permit Conditions DP1359 

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 combined height of a fence
and retaining wall within a front and flanking side yard setback from 1.2m up to 2.8m, as shown
in Attachment F.

2. Section 14.5.1  Siting of Buildings – to reduce the minimum required flanking side yard setbacks
from 6.0m to 5.0m along the north property line and from 6.0m to 1.5m along the south property
line, as shown in Attachment C.

3. Section 14.6.1  Size of Buildings – to increase the maximum permitted height of a principal building
from 14.0m to 20.1m, as shown in Attachment D.

The City of Nanaimo “Off-Street Parking Regulations Bylaw 2018 No. 7266” is varied as follows: 

1. Section 6.1.b  Required Number of Loading Spaces – to reduce the minimum required number of
off-street loading spaces from 2 to 0.

2. Section 7.2  All Other Uses Parking Table – to reduce the minimum required number of off-street
vehicle parking spaces from 15 to 9.

CONDITIONS OF PERMIT 

1. The subject property shall be developed in accordance with the Site Plan prepared by MacDonald
Hagarty Architects Ltd., dated 2025-NOV-07, as shown on Attachment C.

2. The subject property shall be developed in substantial compliance with the Building Elevations
and Details, prepared by MacDonald Hagarty Architects Ltd., dated 2025-NOV-07, as shown on
Attachment D.

3. The subject property shall be developed in substantial compliance with the Landscape Plan and
Details prepared by Biophilia Design Collective, dated 2025-OCT-16, as shown on Attachment F,
and prior to building permit issuance the following shall be submitted:

 an itemized landscape cost estimate prepared by a qualified landscape professional; and

 a landscape security deposit equal to 100%, up to a maximum of $100,000, of the
landscape cost estimate.

4. Commitment to a License Agreement with the City of Nanaimo for installation of the proposed
waste management enclosure within the Thirteenth Street right-of-way, generally as shown on
Attachment C, prior to building permit issuance.

ATTACHMENT A
PERMIT TERMS AND CONDITIONS 
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CRANBERRY AVENUE

ATTACHMENT B 
SUBJECT PROPERTY MAP 
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R E C E I V E D
DP1359

2025-NOV-12
C u r r e n t  P l a n n i n g

ATTACHMENT C 
SITE PLAN

Off-site design to be determined 
at the time of building permit
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R E C E I V E D
DP1359

2025-NOV-12
C u r r e n t  P l a n n i n g

ATTACHMENT D 
BUILDING ELEVATIONS AND DETAILS

Requested Height Variance

Facing Cranberry Connector Facing Cranberry Avenue

Facing Thirteeth Street
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ATTACHMENT E 
BUILDING PERSPECTIVES
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R E C E I V E D 
DP1359 

2025-NOV-04 
C u r r e n t  P l a n n i n g  

ATTACHMENT F 
LANDSCAPE PLAN AND DETAILS Page 1 of 9

Proposed Fence with Height Variance

Off-site design to be determined 
at the time of building permit
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DP1359 

2025-NOV-04 
C u r r e n t  P l a n n i n g  

Page 2 of 9
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Off-site design to be determined 
at the time of building permit
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MEMO RE: 1435 CRANBERRY AVE PARKING VARIANCE REQUEST  

To: Caleb Horn, Planner, City of Nanaimo 
City File No. DP1359 

CC: Jeremy Holm, Director, Planning & Development, City of Nanaimo 
CC: Joan Brown, Syuwén’ct Director, Snuneymuxw First Nation 
CC: O-Lin Metz, Development Manager, BC Housing 
CC: Emily Davies and Maris MacDonald, MH Architects 
CC: Forrest Wells and Kaela Schramm, M’akola Development Services 

From: Cellina Heang, Project Manager, M’akola Development Services 
Date: October 24, 2025 

PURPOSE 

To submit additional information relating to the parking variance rationale previously submitted for the 1435 
Cranberry Ave family housing project, led by Snuneymuxw First Nation (SFN) and funded by BC Housing (BCH). 
This addendum is intended to supplement the previously submitted rationale, helping support the request 
through the council approval process. 

SUPPLEMENTARY INFORMATION 

1435 Cranberry is not a stand-alone development; it is the 2nd phase of a two-phase development built to help 
families on their journey toward independent living. Phase 1 is currently in operations at a separate location in 
Central Nanaimo and provides safe, short-term, communal housing for families in immediate need. 1435 
Cranberry Ave is being developed as a purpose-built Phase 2 – guided by Snuneymuxw teachings and supported 
by SFN staff and programming, families will naturally transition from Phase 1 to Phase 2. 1435 Cranberry Ave will 
care for families on their healing journey toward independent living by providing secure, mid-term housing with 
intentional programs. The families of 1435 Cranberry Ave will continue to be supported by Snuneymuxw 
resources and programs during their residence. 

As operator of Phase 1, SFN is familiar with the resident needs anticipated for 1435 cranberry including expected 
parking demand. Over the past 3 years, Phase 1 has safely housed a total of 86 families, of which only 18 families 
had a personal vehicle. Given these totals, it is expected that approximately 20% of families at 1435 Cranberry 
Ave may have personal vehicles. With a building unit count of 42, this means that 8 parking spaces would satisfy 
the expected resident parking demand for the project, and the building has been designed to include 9 parking 
spaces. 

Additional TDM strategies have been considered and outlined in the previously submitted parking variance 
rationale. The building is located along multiple bus routes with connections to downtown Nanaimo and 
additional neighbourhoods and includes indoor resident bicycle parking spaces, with additional outdoor guest 
bicycle parking. Residents will be encouraged to use active and public transit to promote active independence 
and reduce the potential for increased parking demand. Like Phase 1, the operator will share donated single-use 
transit passes with residents when available and needed and will help eligible residents acquire government-
funded bus passes. Budget permitting, the operator also hopes to acquire a vehicle for sole use of supporting 
programs and families at 1435 Cranberry Ave. 

R E C E I V E D 
DP1359 

2025-NOV-04 
C u r r e n t  P l a n n i n g

ATTACHMENT G 
PARKING VARIANCE RATIONALE
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About the project

R E C E I V E D
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2025-SEP-17
C u r r e n t  P l a n n i n g

ATTACHMENT H
 FALL 2025 COMMUNITY NEWSLETTER Page 1 of 2
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Key Details

Building permit 
submission

begins
Residents 
move in
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