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Advisory Design Panel Report 
For the Meeting of December 19, 2018 

 

 

To: Advisory Design Panel Date: December 7, 2018 

From: Alec Johnston, Senior Planner 

Subject: Development Permit with Variance Application No. 00028 for 1417 May Street 

 

 
EXECUTIVE SUMMARY 
 
The Advisory Design Panel (ADP) is requested to review a Development Permit Application for 
1417 May Street and provide advice to Council. 
 
The proposal is for a two-storey ground-oriented residential building with four dwelling units at a 
density of 0.33:1 floor space ratio.  The variance is related to reduced parking. The proposal 
requires a Rezoning and Development Permit with Variance Application. 
 
The rezoning application was declined by Council at a Public Hearing on June 14, 2018.  At the 
following meeting of Council, a motion was carried to rescind third reading of the zoning 
regulation amendment bylaw and refer the application back to the applicant and staff for design 
revisions. The revised design is the subject of this report. Prior to proceeding to a future 
Committee of the Whole meeting, the applicant has requested that the Advisory Design Panel 
review the proposal. 
 
The property is situated within Development Permit Area 16: General Form and Character, and 
the following documents were considered in assessing this application: 

 Official Community Plan (OCP, 2012) 

 Design Guidelines for Multi-Unit Residential, Commercial and Industrial Development 
(2012) 

 Advisory Design Guidelines for Buildings, Signs and Awnings (1981) 

 Guidelines for Fences, Gates and Shutters (2010). 
 
The proposal is consistent with the applicable design guidelines for the following reasons: 

 the proposed contemporary design respects the character of the established area and 
responds to the diversity of building types through modern form and massing, providing 
coherence and unity in relation to the adjacent properties 

 all of the entrances are ground-oriented and each unit has access to at-grade open 
space 

 landscaped planting areas are proposed along the street frontages to enhance the 
residential presence 

 parking is provided at the rear of the building and screened from adjacent properties. 
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The Options section of this report provides guidance on possible recommendations that the 
Panel may make, or use as a basis to modify, in providing advice on this application. 
 
BACKGROUND 
 
Applicant/Architect: Mr. Peter Johannknecht, MAIBC 

Cascadia Architects Inc. 
 

Development Permit Area: Development Permit Area 16, General Form and Character 

Heritage Status: N/A 

 
Description of Proposal 
 
The proposal is for a two-storey ground-oriented residential building with four dwelling units at a 
density of 0.33:1 floor space ratio.  The variance is related to reduced vehicle parking. The 
proposal requires a Rezoning and Development Permit with Variance Application. 
 

Exterior building materials for the principal building include: 

 blue shiplap wood siding 

 grey cedar board and batten siding for the side and rear facades 

 board form concrete 

 glass balcony guardrails 

 prefinished metal flashing 

 thermal windows and coloured panels 

 metal sunshades. 
 

Exterior building materials for the accessory building and carport include: 

 grey cedar board and batten siding and sliding door 

 frosted glass panels 

 extensive green roof with sedum plantings. 
 

Landscaping materials include: 

 permeable pavers for the rear yard parking and courtyard area 

 concrete pavers for pedestrian walkways and private patios 

 rain gardens and various tree and shrub species 

 trellised vines along the east building façade 

 lit bollards along footpaths 

 various tree and shrub species (as noted on the landscape plan). 
 
The following data table compares the proposal with the existing R1-B Zone. An asterisk is used 
to identify where the proposal is less stringent than the existing zone. 
 

Zoning Criteria Proposal 
Existing Zone 

R1-B 

Site area (m2) – minimum 926.85 460.00 

Density (Floor Space Ratio) – 
maximum 

0.33:1 N/A 
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Zoning Criteria Proposal 
Existing Zone 

R1-B 

Floor area of all floors (m2) – 
maximum 

445.76 * 420.00 

Lot width (m) – minimum 15.22 15.00 

Height (m) – maximum 8.30 * 7.60 

Storeys – maximum 2 2 

Site coverage % – maximum 31.00 40.00 

Open site space % – minimum 47.60 N/A 

Rear yard open site space % – 
minimum 

61.00 N/A 

Setbacks (m) – minimum   

Front 6.00 * 7.50 

Rear 31.19 15.12 

Side (east) 3.00 3.00 

Side (west) 2.7 1.52 

Parking – minimum 4 1 

Bicycle parking stalls – 
minimum 

  

Class 1 4 N/A 

Class 2 6 N/A 

 
Sustainability Features 
 
As indicated in the applicant’s letters dated May 18, 2017 and December 26, 2016, the following 
sustainability features are associated with this application: 

 passive house design and construction 

 on-site stormwater management features, including: carport/accessory building green 
roof, bioswale, rain gardens and permeable pavers 

 the low slope roof is designed to accommodate solar panels. 
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Consistency with Policies and Design Guidelines 
 
Official Community Plan 
 
The Official Community Plan (OCP, 2012) identifies the site within Development Permit Area 
(DPA) 16: General Form and Character where the following design guidelines apply: 

 Design Guidelines for Multi-Unit Residential, Commercial and Industrial Development 
(2012) 

 Advisory Design Guidelines for Buildings, Signs and Awnings (1981) 

 Guidelines for Fences, Gates and Shutters (2010). 
 
The proposal complies with the Guidelines as follows: 

 the proposed contemporary design respects the character of the established area and 
responds to the diversity of building types through modern form and massing that 
provides coherence and unity in relation to the adjacent properties 

 all of the entrances are ground-oriented and each of the units has access to at-grade 
open space 

 landscaped planting areas are proposed along the street frontages to enhance the 
residential presence 

 parking is provided at the rear of the building and screened from adjacent properties. 
 
Local Area Plan 
 
The proposal is in keeping with the housing policies of Suburban Neighbourhoods (1984) which 
give preference to redevelopment that reinforces the local character and scale of nearby 
buildings.  A four unit ground-oriented residential building would contribute to the form and 
character of the neighbourhood and conform to the established density for the area. 
 
Design Revisions 
 
In response to Council’s motion from June 28, 2018, the applicant has made several changes to 
the building design to achieve a better overall fit with the existing context. Specific details 
include: 

 the roof has changed from a single pitch to a butterfly roof (inverted roof) with a larger 
overhang 

 tongue and groove cedar soffits for the roof and projecting balconies provide visual 
interest and help to soften the building’s appearance 

 board and batten fin walls between the units have been removed on both the north 
(street facing) and south façades 

 board and batten wood siding wraps the south façade and metal screens integrate with 
the aluminium sun shade, and provide privacy screening on the rear balconies 

 shiplap wood siding has been introduced on the south, west and east elevations to 
visually break up the façades into smaller elements and provide visual interest 

 rainwater leaders now follow the vertical break on the side facades created by the 
shiplap siding and direct all storm water to the rain gardens in the rear yard 

 the front landscape rain gardens have been replaced with additional shrubs and 
ornamental grasses. 
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OPTIONS 
 
The following are three potential options that the Panel may consider using or modifying in 
formulating a recommendation to Council: 
 
Option One 
 
That the Advisory Design Panel recommend to Council that Development Permit with Variance 
Application No. 00028 for 1417 May Street be approved as presented. 
 
Option Two 
 
That the Advisory Design Panel recommend to Council that Development Permit with Variance 
Application No. 00028 for 1417 May Street be approved with the following changes: 

 as listed by the ADP. 
 
Option Three 
 
That the Advisory Design Panel recommend to Council that Development Permit with Variance 
Application No. 00028 for 1417 May Street does not sufficiently meet the applicable design 
guidelines and polices and should be declined (and that the key areas that should be revised 
include:) 

 as listed by the ADP, if there is further advice they would like to provide on how the 
Application could be improved. 

 
ATTACHMENTS 
 

 Subject Map 

 Aerial Map 

 Bubbled plans date stamped September 10, 2018 

 Superseded plans date stamped July 12, 2017 

 Applicant’s letters dated October 2, 2018, May 24, 2017 and December 26, 2016. 
 
cc:  Peter Johannknecht, Cascadia Architects Inc. 
 


