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OVERVIEW 
 
Purpose of Report 
To present for Council’s consideration a development permit application for a commercial 
development at 2180 Highland Boulevard. 
 
Recommendation 
That Council issue Development Permit No. DP1286 for a commercial development at 2180 
Highland Drive with a variance as outlined in the “Proposed Variance” section of the Staff 
Report dated 2023-FEB-27. 

 
 
BACKGROUND 
 
A development permit application has been received from K. Paul Architect Inc. on behalf of 
Brooks Landing Centre Inc. to permit the development of a 714.7 m 2 freestanding, multi-tenant, 
single storey commercial pad building. 
 
Subject Property and Site Context: 
 
The subject property is an underutilized paved parking lot with perimeter hedges and legacy pylon 
signage foundations, which provides overflow parking for the neighbouring Brooks Landing 
Shopping Centre to the southeast. 
 
The property is bound by the Island Highway to the southwest and single family residential lots to 
the north. 
 
A development permit (DP000999) was previously issued for a similar multi-tenant commercial 
building for the subject property in 2016; however, the owner chose not to proceed with the 
development at that time. 
 
 
DISCUSSION 

Proposed Development 

Site Design 

Similar to the previously approved design, the proposed building is oriented towards the existing 
shopping centre.  There is an existing pedestrian access into the site via a pedestrian tunnel under 
the Island Highway.  The pedestrian access from the tunnel will be extended to access all the way 
through the site to the Staples store and the main shopping plaza.  This will be accomplished with 
the installation of a new concrete curb, concrete sidewalks and a brightly painted secure cross-
walk.  Improved lighting will also be required on Highland Boulevard.    
 
Required parking is provided and wiring for future EV facilities.  There are existing easements 
and covenants in place that allow all of the parking to be accommodated on the adjacent shopping 
centre property.  Short term bike racks and long term bike lockers are also provided.  
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Garbage/recycling facilities are located within a fenced enclosure in the northern corner facing 
the shopping centre.  Two loading spaces are sited in front of the garbage enclosure. 
 
Building Design 
 
The proposal is for a new freestanding, multi-tenant, single storey commercial/retail building, 
714.7 m2 representing a floor area ratio (FAR) of 0.48. Exterior building materials include 
generous storefront glazing, cement board siding and neutral coloured pre-finished metal awnings 
to provide weather protection above the unit entries. The material palate compliments the existing 
shopping centre. 
 
Landscape Design 
 
Landscaping consists of a combination of trees and shrubs within the building setback areas with 
the intention to break up and soften the building massing. The applicant proposes to 
manicure/prune, where possible, the existing perimeter hedge. 

Three trees in tree grates are provided within the existing parking area, together with landscaped 
islands planted with trees and shrubs at either end of the parking spaces.  
 
The proposed site, building, and landscape design meets the intent of the General Development 
Permit Area Design Guidelines.  
 
Design Advisory Panel 
 
The Design Advisory Panel (DAP), at its meeting held on 2022-NOV-24, accepted DP001286, as 
presented with support for the proposed variance.  The following recommendations were 
provided: 

 Consider incorporating an outdoor amenity space somewhere on the property; 

 Consider adding conifer trees on the site; 

 Consider larger canopies over the entrances to the retail units perhaps similar to the other 
building on the property; 

 Consider bike lockers on the site; 

 Consider providing a roof deck as an amenity space; 

 Consider green options where possible; and, 

 Consider adding more trees to the back of the property. 
 
The applicant subsequently revised the development proposal in response to the DAP 
recommendations with the following changes: 

 Four bistro tables have been added in front of the building encircling the trees, with 
additional seating provided adjacent the sidewalk heading towards Staples. 

 Eight coniferous trees (Serbian Spruce) have been added to better screen the back of the 
property from the neighbouring residential lot. 

 The overall depth of the fabric canopy along the entire storefront has been increased from 
0.9m to 1.2m and the corner feature mid-height eyebrows have been increased from 
0.76m to 0.9m. 

 Bike lockers have been added adjacent to the loading bay. 

 Green options include changing the main building structural system from steel 
construction to more sustainable wood construction and incorporating double-pane 
energy efficient windows for heating/cooling energy reduction.  
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 Additional trees have been added to the back of the property. 

 A rooftop amenity space has not been added, as this was determined by the applicant not 
to be viable. Instead, additional amenity space and tables are proposed at-grade. 

 

PROPOSED VARIANCE 
 
Minimum Side Yard Setback 
 
Subsection 10.5.1 of the Zoning Bylaw requires a minimum side yard setback of 3.0m in the CC2 
Zone.  A variance is requested to decrease the minimum south (parking lot) side yard setback 
from 3.0m to 1.13m. The requested reduced setback brings the building closer to the internal lot 
line within the parking lot and creates a more urban character without compromising the 
pedestrian walkway in front of the building. 
 
Staff support the proposed variance. 
 

 

SUMMARY POINTS 
 

 Development Permit application No. DP1286 proposes a new 714.7 m2 freestanding, 
single-storey commercial pad building.  

 The site, building and landscape design meets the intent of the General Development 
Permit Design Guidelines. 

 A variance is requested to reduce the minimum south (parking lot) side yard setback 
from 3.0m to 1.13m. Staff support the proposed setback variance. 

 

 
 
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 Renderings 
ATTACHMENT F: Landscape Plan and Details 
 

 

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 DP1286 

PERMIT TERMS 

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

1. Section 10.5.1 Siting of Buildings – to decrease the minimum south (parking lot) side yard setback
from 3.0m to 1.13m.

CONDITIONS OF PERMIT 

1. The subject property shall be developed generally in accordance with the Site and Parking Plans,
prepared by K Paul Architect, dated 2023-JAN-11, as shown on Attachment C.

2. The subject property shall be developed in substantial compliance with the Building Elevations
and Details, prepared by K Paul Architect, dated 2023-JAN-23, as shown on Attachment D.

3. The subject property shall be developed in substantial compliance with the Landscape Plan and
Details prepared by PMG Landscape Architects, dated 2023-JAN-23, as shown on Attachment F.

ATTACHMENT A 
PERMIT TERMS AND CONDITIONS 
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SUBJECT PROPERTY MAP

DEVELOPMENT PERMIT NO.DP1286

 2180 HIGHLAND BOULEVARD

ATTACHMENT B 
SUBJECT PROPERTY MAP 
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R E C E I V E D
DP1286

2023-FEB-02
C u r r e n t  P l a n n i n g

ATTACHMENT C 
SITE AND PARKING PLAN 

1 of 2

Proposed Setback 
Variance
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2 of 2
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ATTACHMENT D 
BUILDING ELEVATIONS AND DETAILS 
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R E C E I V E D
DP001286

2022-NOV-18
C u r r e n t  P l a n n i n g

ATTACHMENT E 
BUILDING RENDERINGS 

Facing South and East
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Facing Parking Lot
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Facing North and West
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Facing North and East
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PLANTED SIZE / REMARKSCOMMON NAMEBOTANICAL NAME
PLANT SCHEDULE

KEY QTY
TREE

1 ACER GRISEUM PAPERBARK MAPLE 6CM CAL; 1.8M STD; B&B; CLIMATE RESILIENT
5 CRATAEGUS CRUS-GALLI 'CRUSADER' THORNLESS COCKSPUR HAWTHORN 6CM CAL;1.5M STD; B&B; CLIMATE RESILIENT

12 LIQUIDAMBAR STYRACIFLUA 'SLENDER SILHOUETTE'SLENDER SILHOUETTE SWEETGUM 6CM CAL; 2M STD; B&B; CLIMATE RESILIENT
1 LIQUIDAMBAR STYRACIFLUA 'WORPLESTON' SWEET GUM 5CM CAL; B&B; CLIMATE RESILIENT
8 PICEA OMORIKA 'BRUNS' BRUNS SERBIAN SPRUCE 1.5M HT; B&B; CLIMATE RESILIENT
1 QUERCUS ROBUR 'FASTIGIATA' FASTIGIATE ENGLISH OAK 6CM CAL; 1M STD; B&B; CLIMATE RESILIENT

SHRUB
2 ARBUTUS UNEDO STRAWBERRY TREE #3 POT; 80CM

22 CORNUS SERICEA 'KELSEYI' KELSEY DOGWOOD #2 POT; 40CM
2 COTINUS COGGYGRIA SMOKE BUSH #3 POT; 80CM
3 COTINUS COGGYGRIA 'GOLDEN SPIRIT' GOLDEN SMOKE BUSH #3 POT; 80CM

11 EUONYMUS JAPONICUS 'GREEN SPIRE' GREEN SPIRE EUONYMUS #2 POT; 30CM
13 HYDRANGEA MACROPHYLLA 'LIMELIGHT' LIMELIGHT HYDRANGEA #3 POT; 80CM

126 MAHONIA AQUIFOLIUM OREGON GRAPE #2 POT; 40CM #3 POT; 50CM
7 NANDINA DOMESTICA 'GULF STREAM' GULF STREAM HEAVENLY BAMBOO #3 POT
4 OSMANTHUS X BURKWOODII BURKWOOD OSMANTHUS #3 POT; 50CM

89 PRUNUS LAUROCERASUS 'OTTO LUYKEN' OTTO LUYKEN LAUREL #3 POT; 50CM
17 SKIMMIA JAPONICA 'MACROPHYLLA' LARGE LEAF JAPANESE SKIMMIA #3 POT; 50CM
39 VACCINIUM OVALIFOLIUM OVAL-LEAF BLUEBERRY #3 POT; 60CM

GRASS
17 MISCANTHUS SINENSIS `MORNING LIGHT' MORNING LIGHT JAPANESE SILVERGRASS  #2 POT
42 PENNISETUM ALOPECUROIDES FOUNTAIN GRASS #1 POT

154 STIPA TENUISSIMA MEXICAN FEATHER GRASS #1 POT
PERENNIAL

60 COREOPSIS VERTICILLATA `MOONBEAM' TICKSEED 15 CM POT
18 ECHINACEA PURPUREA 'SOMBRERO TRES AMIGOS' SOMBRERO PURPLE CONEFLOWER 15CM POT
7 IBERIS SEMPERVIRENS `SNOWFLAKE' SNOWFLAKE EVERGREEN CANDYTUFT 15CM POT
5 NEPETA x FAASSENII 'DROPMORE' BLUE CATMINT 15CM POT
6 RUDBECKIA FULGIDA VAR SULLIVANTII `GOLDSTURM'RUDBECKIA; YELLOW 15CM POT

25 SEDUM CAUTICOLA 'BETRAM ANDERSON' BETRAM ANDERSON STONECROP 9CM POT
GC

117 GAULTHERIA SHALLON SALAL #1 POT; 20CM; 60CM O.C.

NOTES:  * PLANT SIZES IN THIS LIST ARE SPECIFIED ACCORDING TO THE BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD, LATEST EDITION.  CONTAINER SIZES
SPECIFIED AS PER CNLA STANDARD.  BOTH PLANT SIZE AND CONTAINER SIZE ARE THE MINIMUM ACCEPTABLE SIZES.  * REFER TO SPECIFICATIONS FOR DEFINED CONTAINER
MEASUREMENTS AND OTHER PLANT MATERIAL REQUIREMENTS.  * SEARCH AND REVIEW: MAKE PLANT MATERIAL AVAILABLE FOR OPTIONAL REVIEW BY LANDSCAPE ARCHITECT AT
SOURCE OF SUPPLY.  AREA OF SEARCH TO INCLUDE LOWER MAINLAND AND FRASER VALLEY. * SUBSTITUTIONS: OBTAIN WRITTEN APPROVAL FROM THE LANDSCAPE ARCHITECT
PRIOR TO MAKING ANY SUBSTITUTIONS  TO THE SPECIFIED MATERIAL. UNAPPROVED SUBSTITUTIONS WILL BE REJECTED.  ALLOW A MINIMUM OF FIVE DAYS PRIOR TO DELIVERY
FOR REQUEST TO SUBSTITUTE.  SUBSTITUTIONS ARE SUBJECT TO BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD - DEFINITION OF CONDITIONS OF
AVAILABILITY. * ALL LANDSCAPE MATERIAL AND WORKMANSHIP MUST MEET OR EXCEED BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD LATEST EDITION. * ALL
PLANT MATERIAL MUST BE PROVIDED FROM CERTIFIED DISEASE FREE NURSERY. * BIO-SOLIDS NOT PERMITTED IN GROWING MEDIUM UNLESS AUTHORIZED BY LANDSCAPE
ARCHITECT.

PMG PROJECT NUMBER: 22-176
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TREE PIT, TREE GRATE
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TREE GRATE FRAME, REFER TO GRATE FRAME SUPPORT

SCORE LINES AT CORNERS OF CONCRETE SURROUND

CURB

PRECAST CONCRETE SURROUND, 150mm WIDE+/-

ASPHALTIC JOINT FILLER

BY SANDERSON CONCRETE

COURTYARD LEVEL PAVING
TREE IS MIN. 2.0M FROM BUILDING FACE

1
-

TREE IN TREE GRATE WITH STRUCTURAL SOIL
1:20

920

1241

1397

1397 1241

DOBNEY SP-48 TREE GRATE. (604)
536-7407

ENSURE DIRECT CONTACT BETWEEN
STRUCTURAL SOIL AND GROWING MEDIUM IN
TREE PIT

300 MM
TYP.

450
230

1000

502

3 PLANTING DETAILS
- 1:20

DO NOT CUT LEADER

11 GAUGE GALV.
WIRE IN 13mm
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TREE PIT
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FILTER FABRIC
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NOTES:
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STRUCTURAL SOIL MIX,
REFER TO SPECIFICATION

NOTES:
VERIFY LOCATION OF ANY UNDERGROUND
SERVICES OR OBSTRUCTIONS PRIOR TO
CONSTRUCTION.

100mm

SET TREE PLUMB.  STAKE TREE AS SPECIFIED
POSITIONING STAKE WITHOUT DAMAGE TO ROOT BALL.

TOPSOIL DEPTH AS PER SPEC. ON SCARIFIED
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PART ONE    GENERAL REQUIREMENTS PART THREE    SOFT LANDSCAPE DEVELOPMENT PART THREE    SOFT LANDSCAPE DEVELOPMENT - CONT PART THREE    SOFT LANDSCAPE DEVELOPMENT - CONT

PART TWO    SCOPE OF WORK

CHK'D:

DRAWN:

DESIGN:

SCALE:

DATE:

PMG PROJECT NUMBER:

DRAWING TITLE:

PROJECT:

DRAWING NUMBER:

REVISION DESCRIPTIONNO. DATE DR.

SEAL:

   Copyright reserved. This drawing and design is the
property of PMG Landscape Architects and may not be
reproduced or used for other projects without their
permission.

c

CLIENT:

LANDSCAPE

Burnaby, British Columbia, V5C 6G9
p:  604 294-0011  ;  f:  604 294-0022

Suite C100  -  4185 Still Creek Drive
ARCHITECTS

R E C E I V E D
DP1286

2023-FEB-02
C u r r e n t  P l a n n i n g

201



PART ONE - GENERAL

PART THREE - EXECUTION

PART TWO - PRODUCTS PART THREE - EXECUTION (cont)

CHK'D:

DRAWN:

DESIGN:

SCALE:

DATE:

PMG PROJECT NUMBER:

DRAWING TITLE:

PROJECT:

DRAWING NUMBER:

REVISION DESCRIPTIONNO. DATE DR.

SEAL:

   Copyright reserved. This drawing and design is the
property of PMG Landscape Architects and may not be
reproduced or used for other projects without their
permission.

c

CLIENT:

LANDSCAPE

Burnaby, British Columbia, V5C 6G9
p:  604 294-0011  ;  f:  604 294-0022

Suite C100  -  4185 Still Creek Drive
ARCHITECTS

R E C E I V E D
DP1286

2023-FEB-02
C u r r e n t  P l a n n i n g

202


