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OVERVIEW

Purpose of Report
To present for Council’s consideration a development permit application for a proposed multifamily
residential development at 2240 Northfield Road.

Recommendation

That Council issue Development Permit No. DP1386 for a proposed multi-family residential
development at 2240 Northfield Road with variances as outlined in the “Proposed Variances” section
of the Staff Report dated 2026-SEP-21.

BACKGROUND

A development permit application, DP1386, was received from Matthew Davis, Path Developments Ltd.,
on behalf of Path Boxwood Holdings Corp., to permit a 211-unit multi-family residential (strata)
development at 2240 Northfield Road. This application was originally on the agenda for Council’s
meeting of 2026-FEB-02 but was removed from the agenda at the applicant’s request.

Subject Property and Site Context

The subject property is located at a prominent (northeast) corner of Boxwood Road and Northfield
Road. The property is currently vacant and relatively flat with some localized depressions. The parcel
boundaries were established through subdivision in June 2025 and the site was cleared of vegetation to
facilitate development as part of the Midtown Gateway redevelopment plans. The property was
previously a brownfield site, contaminated by past industrial activity. Through subdivision and the
construction of the Boxwood connector road, the subject property now has a continuous pedestrian
connection to Bowen Road, Beban Park, local-servicing commercial services, and a frequent transit route
along Bowen Road, all within 200m of the site.

The surrounding neighbourhood is characterized by residential development, commercial uses, a church
and daycare, and light industrial businesses.

DISCUSSION
Proposed Development

The applicant proposes to construct a phased development including two six-storey multi-family
apartment buildings (Building A - 96 units and Building B - 108 units), as well as seven, three-storey
townhouses. A total of 211 units are proposed including a mix of unit types (studio, one-bedroom, two-
bedroom, and three-bedroom) in the following composition:

Unit Type Number of Units Unit Size
Studio 2 42m?
One-Bedroom 114 47m?—73.8m?
Two-Bedroom 88 74.2m? - 91m?
Three-Bedroom (townhouses) 7 151.4m?
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A minimum of 10% of the units will also be designed as adaptable units in accordance with the covenant
secured through rezoning (RA469).

The total gross floor area for the development is 15,261m? and the proposed Floor Area Ratio (FAR) is
1.57. The COR2 zone permits a base FAR of 1.25 with a maximum permitted FAR of 1.69 based on the
proposed percentage of underground parking and Tier 1 amenities to be provided, in accordance with
Schedule ‘D’ Amenity Requirements for Additional Density of the “City of Nanaimo Zoning Bylaw 2011
No. 4500”, including amenities such as:

e The development is located on a brownfield site;
e A minimum of 80% of the parking is provided underground; and,
e A parking space will be secured for a future carshare location.

Site Design

Vehicle access to the site is proposed from a new public road which will extend north-south through the
property to connect Northfield Road and Boxwood Road. The two multi-family apartment buildings are
oriented to maximize street presence, with direct pedestrian connections to the street and most of the
parking provided below grade. A central drive aisle and surface parking area provides resident access to
bike storage and waste management facilities. Publicly accessible plazas are provided on the northwest
and southwest corners of Building A, in accordance with the covenant conditions as secured through
rezoning. The townhouse building is oriented to face the new road in the northeast corner of the
property. A network of sidewalks connect all three buildings onsite and to the adjacent street frontages.

The “Off-Street Parking Regulations Bylaw 2018 No. 7266” applies to this development and requires 262
parking spaces, including six accessible spaces and ten visitor spaces. Additionally, 106 long-term and 21
short-term bicycle spaces are required. The required long-term bicycle storage is provided within the
under-building parking area and the short-term bicycle parking is located adjacent to the apartment
building entrances. Each townhouse unit (3-bedrooms) will have two dedicated parking spaces located
within individual garages and driveways. A parking variance to the total number of parking spaces is
proposed as outlined in the Proposed Variances section of this report.

The proposed parking plan also includes tandem parking for nine two-bedroom units of the total 211
units. The applicant has confirmed that each pair of tandem spaces will be tied to a single strata unit
and this requirement will be secured as a condition of the development permit.

Building Design

The architectural design of the proposed buildings is modern and minimalist with flat rooflines. The
apartment forms have articulated facades with private balconies and strategically stepped massing to
reduce visual bulk and enhance the streetscape. The townhouses provide a ground-oriented form,
lower in height, with individualized entrances to add visual interest. Exterior finishes include a mix of
contrasting light and dark metal siding and panels with reveals, as well as wood-like siding accents to
add warmth and texture and to complement the character of the surrounding context.
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Landscape Design

The proposed landscaping includes generous landscaping around the perimeter of the site and a number
of trees that will provide shade at maturity. The surface parking areas are screened from street view
and broken up with landscape islands to direct vehicle movements. Two large public plazas are
proposed on the northwest and southwest corners of the site, complete with trees, outdoor seating,

and broom finished concrete with a score pattern. Public art, to be selected, is proposed between
Buildings A and B. A combination of trees, shrubs, and lawn are proposed throughout the site to

provide privacy between units and areas for recreation. Ground-oriented units have an outdoor patio
with privacy screening and landscaping. Dark-sky compliant bollard and pole lighting are proposed
throughout the site and parking areas.

The proposed development meets the City’s Form and Character Design Guidelines with complementary
building forms and materials that enhance the streetscape; integration of landscaping, public plazas, and
art to encourage social interaction and provide outdoor amenities; and a mix of unit types to
accommodate a broad demographic.

Design Advisory Panel

The Design Advisory Panel (DAP), at its meeting held on 2025-JUN-26, accepted DP1386 as presented
with support for the proposed variances and provided the following recommendations:

e Consider adding more three-bedroom units in Buildings A and B;

e Consider utilizing materials with tones that align with adjacent buildings within the
neighbourhood;

e Consider enhancing the residential character of the townhouse units by incorporating design
elements such as stepped parapets;

e Consider more programming in the plaza area, such as community gardens, varied ground plane
treatment, or jointing patterns;

e Consider additional sheltered bicycle parking with two-point frame contact;

e Consider adding a commercial space;

e Consider increasing the overall tree coverage;

e Consider revising the surface parking layout to prioritize landscaping and reduce drive aisles;

e Consider relocating the loading bay;

Consider connecting the buildings and adjacent programming with pedestrian pathways;

Consider highlighting the building entrances;

Consider moving the public art in the southwest area closer to the street corner; and,

Consider adding a rooftop amenity space for the townhouse units.

The applicant subsequently submitted revised plans in response to the DAP recommendations,
including the following key design revisions:

e Revised the exterior colours and finishes to better complement the neighbourhood character;

e Incorporated stepped parapets into the townhouses and enhanced the ground level entrances;

e Revised the plazas to include three colours of concrete paving arranged in a geometric pattern,
integrated with at-grade and raised planters and tables;
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e Revised bike parking to provide a centralized, enclosed shelter at-grade, with additional spaces
in the parkade, with two-point contact;

e The applicant advised that a commercial space is not proposed within this development;

e Additional tree coverage is not feasible due to structural constraints and limited soil volumes
above the underground parkade;

e Revised the parking area to reduce drive aisles and increase planting and pedestrian pathways;

e Designed the loading bay to complement and function as an extension to the public plaza;

e Revised apartment building entrances with double-height overhangs for weather protection and
visual interest;

e Relocated the public area closer to the southwest street corner; and,

o Considered more three-bedroom units but maintained the unit mix based on market analysis.

Proposed Variances
Minimum Required Off-Street Parking

The technical review for this application was completed under the previous Parking Bylaw (“Off-Street
Parking Regulations Bylaw 2018 No. 7266") which requires a minimum of 262 parking spaces. The
applicant has opted to proceed under the previous bylaw requirements with a variance based on the
proposed plans and transportation demand management (TDM) measures.

The applicant is proposing 228 parking spaces, a requested variance of 34 parking spaces. 172 of the
228 spaces are provided underground, with the remaining provided either under-building, within private
garages, or at-grade screened by landscaping and building. All accessible spaces and long-term and
short-term bike parking requirements are met.

The scale of the proposed parking variance (13% reduction) does not trigger the requirement for
a parking study. The applicant has provided the following rationale in support of the variance:

e Demographics - The unit composition primarily consists of one and two-bedroom units targeting
first-time homebuyers, as well as downsizers and retirees. Both groups demonstrate less
vehicle ownership than family households. The proposed ratio of 1.08 parking spaces per unit
aligns with observed parking demand in similar developments within Nanaimo's urban areas.

e Site-specific Constraints - The site presents substantial challenges due to historic coal mining
activity. Geotechnical and environmental assessments identified a limited footprint that can
support underground parking structures without extraordinary engineering interventions and
environmental remediation. Meeting the parking requirement would necessitate a second level
of underground parking at prohibitive costs.

e Transit Access — The subject property is located within walking distance to transit routes
including routes #25 and #40 along Bowen Road and route #30 (stop adjacent to the site), with
connections to Downtown and Nanaimo Regional General Hospital (via Country Club exchange).

e Alignment with City Plan Mobility Goals and Objectives — City Plan objectives support
sustainable transportation and reduced vehicle dependency. The development reinforces City
policy given its:
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Proximity to cycling infrastructure and the Midtown Gateway improvements;
Provision of secure bicycle parking for residents;

Connectivity to the pedestrian network along Boxwood Road; and,

Convenient walking distance to commercial services (grocery store, pharmacy,
restaurants, etc.), public recreation facilities (Beban Park complex), and community
services (church and elementary school).

O O O O

Furthermore, the applicant has agreed to secure the following transportation demand management
(TDM) measures as a condition of the development permit:

1. Astatutory right-of-way for a (future) public carshare space onsite;

A bike repair station for residents in the underground parkade;

3. Commitment to provide a minimum of 36% of the long-term bike parking spaces as horizontal
spaces that can be accessed by automatic doors for ease of use with larger commuter bikes.

N

In addition, the applicant has contacted a bike share provider to accommodate a public bike share
within the public plaza space onsite. This facility is desired in this location and although not confirmed
at the time of writing this report, the bikes can be added at any time within the public plazas.

Staff have reviewed and accepted the proposed parking variance and TDM measures, as the variance
aligns with the City’s intent to move in the direction of reduced parking rates as vehicle ownership
declines. The effectiveness of the TDM measures may be somewhat limited at the outset until there is
more uptake on active transportation. Staff note that under the new Parking Bylaw (“Off-Street Parking
Regulations Bylaw 2026 No. 7453”), the same proposal would require substantially less parking with the
provision of TDM measures. The applicant is proposing 228 spaces, recognizing the current market
demand for parking as transit service and frequency continues to grow near the site. Given the property
location within walking distance of commercial services, public amenities, and transit, Staff support the
variance acknowledging the potential for limited parking spillover into the surrounding neighbourhood.

Minimum EV Parking Requirement

The applicant is requesting to reduce the minimum requirement for shared access to a Level 2 Electric
Vehicle Charge Receptacle from 25% of all off-street vehicle parking spaces, within any common parking
areas, to all visitor parking spaces (10 spaces).

All 228 vehicle stalls would have conduit to be EV ready in accordance with the Parking Bylaw, and as a
condition of the development permit, access to Level 2 receptacles would be provided for the visitor
parking spaces. The applicant has provided the following rationale in support of this variance:

e The proposal provides some charging receptacles now and future adaptability, supporting the
intent of the Parking Bylaw to provide EV infrastructure;

e Requiring more chargers would impose greater costs on strata purchasers, regardless of
whether they own an EV; and,

e Chargers within the visitor parking area will be accessible where there is the greatest demand.

Staff are supportive of this variance request given that the proposal includes 100% of the spaces to be
EV ready (conduit) and that some charging facilities will be provided onsite.
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Maximum Building Height

The maximum permitted building height in the COR2 zone is 18.0m. Proposed Buildings A and B are
18.29m and 18.18m in height, respectively. The applicant has requested a minor height variance of
0.3m to maintain standard ceiling heights (2.5m) on each floor, by allowing a maximum height of 18.3m.
No variance is needed for the proposed townhouses which are 10.13m in height.

The development complies with all other zoning requirements including building setbacks and lot
coverage. The applicant has provided a shadow study demonstrating that the additional height will not

negatively impact adjacent properties. Staff support the proposed height variance.

COMMUNICATION AND COMMUNITY ENGAGEMENT

This application does not require any statutory notification or community engagement. Engagement
was done in 2021 through the previous rezoning application (RA469), which established the current
zoning of the property to facilitate development.

KEY MESSAGES
e Development Permit Application No. DP1386 is for a proposed 211-unit multi-family
residential development at 2240 Northfield Road.
e Variances are requested to reduce the minimum parking and EV requirements and to increase
the maximum building height.
e The proposed design meets the City’s Form and Character Design Guidelines, and Staff
support the proposed variances.

ATTACHMENTS

ATTACHMENT A: Permit Terms and Conditions

ATTACHMENT B: Subject Property Map

ATTACHMENT C: Site and Parking Plans

ATTACHMENT D: Context Photos

ATTACHMENT E: Building Elevations and Details

ATTACHMENT F: Building Renderings

ATTACHMENT G: Shadow Study

ATTACHMENT H: Landscape Plans and Details

ATTACHMENT I: Schedule D — Amenity Requirements for Additional Density
Authored by: Concurrence by:

Lainya Rowett Jeremy Holm

Manager, Current Planning Director, Planning and Development
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ATTACHMENT A
PERMIT TERMS AND CONDITIONS

PERMIT TERMS

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

1.

Section 9.7.1 Size of Buildings — to increase the maximum allowable height of a principal building
from 18.0m to 18.3m for Building A and Building B as shown on Attachment E.

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

1.

Section 7.1 Multiple-Family Dwelling Parking Table — to reduce the minimum required number of
parking spaces from 262 spaces to 228 spaces.

Section 7.7 i) Electric Vehicle Parking — to reduce the minimum requirement for shared access to
a Level 2 Electric Vehicle Charge Receptacle (or more efficient charger) from 25% of all off-street
vehicle parking spaces within any common parking areas to all visitor parking spaces.

CONDITIONS OF PERMIT

The subject property shall be developed generally in accordance with the Site and Parking Plans
prepared by IWA Architects, received 2026-JAN-13, as shown on Attachment C.

The subject property shall be developed in substantial compliance with the Building Elevations
and Details, prepared by IWA Architects, received 2025-DEC-18, as shown on Attachment E.

The subject property shall be developed in substantial compliance with the Landscape Plans and
Details prepared by Macdonald Gray, dated 2025-NOV-17, as shown on Attachment H.

Provision of the following Transportation Demand Management (TDM) measures, prior to
Building Permit occupancy:

a) A statutory right-of-way for a public carshare space onsite;

b) Installation of a bike repair station for residents onsite;

c) Ensure that a minimum of 36% of the long-term bike parking spaces accommodate
horizontal bike parking and can be accessed via automatic doors.

Each pair of tandem parking spaces must be tied to one dwelling unit.

Permit Terms and Conditions DP1386
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ATTACHMENT I
SCHEDULE D - AMENITY REQUIREMENTS FOR ADDITIONAL DENSITY

2230 BOXWOOD - TIER 1 DENSITY BONUS
April 16, 2025

SCHEDULE D - AMENITY REQUIREMENTS FOR ADDITIONAL DENSITY

CATERGORY 1: SITE SELECTION (10 POINTS REQUIRED) POINTS POINTS
A The proposed development is located on a brownfield site. 5 5

The proposed development is located on an existing street where the location does not require any new
B infrastructure such as storms drains, curbs or sidewalks. 8 )
C The proposed development is located within 200m of a park or trail network. 1 1
D The proposed development is located within 400m of any of the following:
- retail store;
- daycare facility;
- Nanaimo Regional District transit bus stop;
- any PRC (Parks, Recreation and Culture) Zoned property; and / or
- a CS-1 (Community Service One) zoned property.
The proposed development will add any of the following amenities on the site, or immediately adjacent to the|
site, as part of the proposed development:

1 point each

Rlkr[Rr|~r|~

- retail store or public market; -

- daycare facility; 1 point each
- Nanaimo Regional District transit bus stop; -

- any PRC (Parks, Recreation and Culture) Zoned property; -

-a CS-1 (Community Service One) zoned property; and/or -

- public art 1

TOTAL 20 12

CATEGORY 3: PARKING AND SUSTAINABLE TRANSPORTATION (10 POINTS REQUIRED) POINTS POINTS

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

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

The developer purchases a new car and gifts the car to a recognized car share provider for the inclusion of a
car share space on the subject property.

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

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

The proposed development includes covered and designated parking 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 600m2 of
Gross Floor Area for the first 5000m2 plus one space per 1500m2 of additional Gross Floor Area.

A pedestrian network is included in the proposed development that connects the buildings on the site with
G the public road right-of-way and, the pedestrian network from the adjacent site to which there is access by 2 2
perpetual easement or right-of-way, provided the City agrees to accept the right-of-way.

Parking does not exceed minimum parking requirements within the City of Nanaimo “Off-Street Parking
H Regulations Bylaw 2018 No. 7226” and amendments thereto, and any subsequent bylaw or bylaws which 2 2
may be enacted in the substitution thereof.

The development includes signage or display(s) regarding sustainable transportation alternatives available

: on site or within the immediate area. 1 B
TOTAL 20 10
CATEGORY 5: ENERGY MANAGEMENT (11 POINTS REQUIRED) POINTS POINTS
The proposed development meets at least the requirements of Step 2 of the BC Energy Step Code and
A 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 15

B exceeds the requirement specified in the Building Bylaw by two steps.*

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 30
The proposed development is considered a Part 9 within the British Columbia Building Code (BCBC) and the
C building meets the minimum requirements of Step 4 or 5 within the BC Energy Step Code.*

The development includes permanent education signage or display(s) regarding sustainable energy

. ) 1 1
D management practices used onsite.

TOTAL 56 11

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