City of Nanaimo
REPORT TO COUNCIL
DATE OF MEETING: 2014-JUN-23

AUTHORED BY: GARY NOBLE, DEVELOPMENT APPROVAL PLANNER,
PLANNING & DESIGN SECTION

RE: DEVELOPMENT VARIANCE PERMIT NO. DVP234 - 2558 NADELY CRESCENT

STAFF RECOMMENDATION:

That Council issue Development Variance Permit No. DVP234 at 2558 NADELY CRESCENT in
order to permit a height variance for the accessory building that contains a secondary suite to
increase the maximum height to 5.73m.

PURPOSE.

The purpose of this report is to seek
Council authorization to vary the maximum
height for an accessory building that
contains a secondary suite in order to
permit an over height accessory building
that is currently under construction.

BACKGROUND:

A Development Variance Permit (DVP)
application has been received from
ISLAND RED CEDAR CONSTRUCTION
LTD, on behalf of WILLIAM MACEY and
SARAH LYNNE MACEY, to permit a
height variance for the accessory building
that contains a secondary suite.

The City of Nanaimo “ZONING BYLAW
2011 NO. 4500" requires accessory ]
buildings with an 8:12 roof pitch or greater AN ;
to be a maximum of 5.5m in height. The N '“’J;ﬂg.e;‘o;ﬁ@ | S -
applicant is requesting to vary the height of L VAR
the accessory building from 5.5m to
5.73m, a proposed variance of 0.23m.

i Councll

Meeting
In-Camera Meeting
Meeting Date: _ 014" 91»-4'\ 23

86



Report to Council - 2014-JUN-23 Page 2
Re: DVP00234 - 2558 Nadely Crescent

Subject Property
Zoning R1 — Single Dwelling Residential
ocp The subject property is designated Neighbourhood.

The subject property is located on Nadely Crescent, off of Rosstown Road via Mountain
Vista Crescent.

Total Area 1,052m?

Location

The subject property is located within the Wellington Neighbourhood area, in a low density
residential neighborhood with lot sizes ranging from 600m? to 900m>

DISCUSSION:

Proposed Development

The applicant is requesting to vary the
maximum height requirement for an
accessory building with a secondary suite
from 5.5m to 5.73m, a proposed variance &
of 0.23m. The City of Nanaimo “ZONING

BYLAW 2011 NO. 4500” permits R1
accessory buildings to be up to 7.0m in &
height if the building is located within the
principal building setbacks or, if it has a <
roof pitch of 6:12 or greater and contains v
a secondary suite within the roof P 2 %
structure. In this case, neither of these & a5 =

options apply; thus, the permitted height s v
is 5.5m. & & ; .8 8
ES ” -3 / @ g
& & sl/,, § / Blackcomb PI

The accessory building is currently under s
construction and the roof system is in V@ o
place. The applicant advises the request —
for a variance is due to:
e Miscalculating building height during construction
e Increasing the grade of the property for drainage, resulting in a finished grade 0.31m
higher than natural grade
e Receiving a truss system 5 inches higher than specified

2514
510

Rosstown Rd

o]
&
&8
B

N‘ rq
{

2571
2563

"
an
28

2553
551
549

2545

254

2539
2537

2525
252
P2
P
2517

%
&
2541

54,
2538
2534
2530

2526
252

Nadely Cres

2545
2541
2537
2533
2529
2525
2521

265

&
2524

>
Ry

The truss manufacturer has advised that altering the truss system to bring the building into
conformity is not an option.

A copy of the applicant’s Letter of Rationale is included (Schedule A).
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Report to Council - 2014-JUN-23 Page 3
Re: DVP00234 - 2558 Nadely Crescent

Required Variances
Section 6.6.5 of the City of Nanaimo “ZONING BYLAW 2011 NO. 4500” requires accessory
buildings with an 8:12 roof pitch or greater to be a maximum of 5.5m in height. The applicant is

requesting to vary the maximum allowable accessory building height from 5.5m to 5.73m, a
proposed variance of 0.23m.

STAFF COMMENT

It is Staff’s opinion that the proposed variance to the height of the accessory building will not
result in an obstruction to any neighbourhood views or negatively impact neighbourhood
privacy.

Respectfully submitted,

g

B. Anderson
MANAGER
PLANNING & DESIGN SECTION

Concurrence by:

> py -

D.<iAgéay ' I. Howat
DIRECT GENERAL MANAGER
COMMUNITY DEVELOPMENT CORPORATE SERVICES

CITY MANAGER COMMENT:

I concur with the staff recommendation.

Drafted: 2014-JUN-12
Prospero attachment: DVP00234
TS/Ib/gn
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Development Variance Permit No. DVP000234 Schedule A
2558 Nadely Crescent

LETTER OF RATIONALE

EDAR
CONSTRUCTION LTD
Monday, May 26, 2014

Regarding the Development Variance Application for:

2558 Nadely Crescent, Nanaimo.

A carriage house is under construction at the above address,
being built by Sean Smith of Island Red Cedar Construction Ltd.

The site in question has drainage issues, meaning that it is a
damp area that sits on top of clay and retains water very readily.
Lewkowich Engineering Geotech Assc. Ltd. was hired due to a
covenant that is attached to the property, due to mining. While on
site the drainage issues were discussed and the Geotech was
happy with the plans made by Island Red Cedar Construction
Ltd. to alleviate the problem.

Island Red Cedar Construction Ltd. plans to put in a custom
drainage field to help take much of the sitting water away. Along
with this field they will also be bringing the grade of the property
up with a layer of sand to aid with drainage as well as new
topsoil. The property is a low point for the backyards
surrounding it and these steps will help to improve the drainage
of not only this property but also the neighboring ones.

Due to the fact that the grade of the property will be raised,
Island Red Cedar Construction Ltd. had to raise the height of the

foundation walls to keep them 8" above final grade, conforming
to the BC Building Code. '

Island Red Cedar Construction Ltd. had Turner Land Surveying

Island Red Cedar Construction Ltd.
1211-A Bush St.
Nanaimo, Bc
Telephone: 250-668-6234 Email: sean@islandredcedar.com
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CONSTRUCTION LTD

Inc. pin the corners of the building before forming the foundation
to make sure that the property setbacks weren’t encroached upon
and at that time there was also a reference pin placed inside the
foundation walls to aid in determining the final height of the
building.

There may have been a miscommunication at this time or the pin
may have moved somewhat because at the time of pinning, the
final height was calculated and the building was to be under
height.

The issue of the building being over height has been further
exacerbated by the fact that the truss supplier, Slegg Truss,
delivered trusses with a heel height 5” taller than what was
originally specified, further raising the overall height of the
building. This was not confirmed until the truss heights were
checked, after the surveyors confirmed the building height from
original grade.

Slegg Truss has been contacted in regards to cutting the top of
the trusses down, to allow the building to conform to the height
regulations, and has stated that doing so would not be advisable
due to the type of truss being used. Cutting down the peak of the
truss would not allow the truss to perform as designed according
to Slegg Truss.

It would appear that the building is now a total of roughly 8”
over height from the original grade.

The carriage house is the shortest house in the neighborhood and
well over 150” away from it’s nearest neighbor. It isn’t blocking

Island Red Cedar Construction Ltd.
1211-A Bush St.
Nanaimo, Bc
Telephone: 250-668-6234 Email: sean@islandredcedar.com
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CONSTRUCTION LTD

any neighboring house views as there aren't any views to be had

such as ocean, mountain, pasture or otherwise. The impact of the
carriage house on the neighborhood is minimal as it's location, at
the back of the property, has it hidden almost entirely from view
from the road.

Island Red Cedar Construction Ltd. plans on bringing up the
overall grade of the property by approximately one foot. If the
height of the carriage house were to be taken from the final grade
height it would end up approximately 4" under the maximum
allowable height.

Island Red Cedar Construction Ltd.
1211-A Bush St.
Nanaimo, Bc
Telephone: 250-668-6234 Email: sean@islandredcedar.com

91



B.C. Land Surveyor's Building Location Certificate on:
Lot 29, Section 18, Range 6, Mountain District, Plan VIP53920.
P.I.D. 017—-708-702

Civic Address: 2558 Nadely Crescent

This document was prepared for municipal and mortgage purposes

and is for the exclusive use of our ciient, Linda Macey.

This document shows the relative location of the surveyed structures

and features with respect to the boundaries of the parcel described above.

This document shall not be used to define property lines or property corners.

R.J. Turner Land Surveying inc. accept no responsibility for and hereby disclaim alf
obligations and liabilities for damages arising out of or in connection with any
direct or indirect use or reliance upon the plan beyond it's intended use.

Propo iidi

Averoge natural grade = 112.87

Average finished grade = 113.18

Allowable building height = 5.50 [8:12 roof pitch]
Maximum building elevation = 118.37

Certified correct this 13th dfly of May, 2014.

T L] TvA =

R. J. Turner, B.C.L.S L
i ti t valid s origi igned and d.

(This document is not valid uniess originaily signed and sealed.) Proposed Voriane

Current existing building height = 118.6
StrOtC] PlC]n 893 Maximum building elevation allowance = 118.37

Request of variance to change maximum
building height by 0.23 meters or 9 inches
to allow for existing building height.
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me T ’ . ... This property is affected by

Turner Land Surveying Inc T R

- the following registered documents:
605 Comox Road "

Nanaimo, B.C. : EF24195 & M76301.
VOR 34 : N @Alvl rights reserved. No person moy copy,
250-753-9778 reproduce, transmit or aiter this document in

File: 13—-074 hole or.in-port without the consent of the signatory.

Development Variance Permit No. DVP000234 Schedule B

2558 Nadely Crescent

HEIGHT SURVEY




€6

Development Variance Permit No. DVP000234 Schedule C

2558 Nadely Crescent

BUILDING ELEVATIONS

South Elevation

U

[

East Elevation

West Elevation

North Elevation

189"

19

Section

Bullding Specifications

1. Foundation

o Min. 6" x 16" concrete footing 18" balow grade, bearing on undisturbed soil
o 8" concrete wall to 8" above grade

o Provide %" anchor bolts max 78" o.c.

o Provide il gasket under bottom plate

o 24" x24" x 8" faoting under point loads to max. of ane storey unless otherwise
noted by eng. beam supplier or structural engineer

o Consult owners regarding optional rebar placement in strip footings and walls

o Cancrete damp proofed below grade

2, Perimeter Drains

o 4" perforated drain pipe with 6 drain rock over

o Slape drain line away from bullding, ensure top of pipe below bottom of slab floor

o 3" solid dralns to connect ralnwater leads to 4" drain pipe min. 10 from building
and draln as per rock pit or dralnage course to sea

3. Slab Floor

o 4" concrete slab on grade over compacted granular base & poly vapor barrler with
opt. R12 rigld Insulation for min. 2 perimeter

o+ Contractor to consult with dl h in slab and stamp
color finish on surface.

4, Exterlor Walls

o 26 studs @ 16” o.c. OR 2x4 studs @ 12" o.c. staggered on a 2x6 plate - consult
owner

o Consult owners regarding exterior finishing

o Tyvec building paper or equivalent over min. 1/2" wall sheathing or over shear
walls (See p.3/3)

o Rainscreen to meet code per BCBC9,27.2

o R-20 Insulation and 6 mil poly v.b.

o %" gypsum board or opt. feature finlsh

5. Interlor Walls

o 28 studs at 16 o.c.

o Bearing polnts to be min. 3 ply studs

o %" gypsum board each side unless otherwlse noted on p.3/3 Lateral Load

o See owner for feature walls and custom cabinetry, shelves and nooks

6. Beams and Columns

Structural column to ensure min. 6x6 post bears through to 8x8 concrete pedestal
tomin, 8" above grade

Englneered beams and hangers to be sized by supplier
7. Roof

7/16" roof sheathing w/ H-clips over 2x4 cross perlins at 24" o.c. on engineered
members

Consult owners regarding roof finish material (min. 3:12 - metal, 4:12 - asphatt
shingles)

R-28 min. insulation in roof or R-40 where space permits
Attic storage space to be accessed by min, 34” x 28" attic hatch

-

-

dence whare i h thece drawl

Eng. truss layout to tak ngs
Truss supplier to ensure facia boards align

8, Eaves

s Protection to 12 inside exterior walls

o Consult owners regarding cholce of hidden gutter or standard gutter

o 2'roof overhangs or as noted

o Soffits vented and screened with insulation stops

9, Windows

o Vinyl, thermal pane, Low-E windows - consult owners for style and location of
opening windows

o Windows to 68" or as noted on plans

s See owners for opt. feature windows

o Flash over all non-protected windows

10. Doors

o Provide doars as noted

o Consult owners for door styles and finish

o Consult owners for final direction of door swings
11, Utilities and Notes

o Contractor to consult with owners regarding optional wiring for muliple stereo
speaker location: d 3 bk

o See owners for location of outside water service taps
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Development Variance Permit No. DVP000234 Schedule D
2558 Nadely Crescent

ILLUSTRATION OF PROPOSED

HEIGHT VARIANCE
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