3179 BARONS ROAD, NANAINO, . VT 5W5

PHONE: (250) 7569553 FAX: (250) 7569503 "+

N"EWCASTLE
ENGINEERINGLTD. .~

- 0700-002

' May 1,2020

~ Williamson & Associates Professional Surveyors,
“. Attn.: Mr. Brian Hennlng, B.C. L S.,

3088 E Barons Road,

Nanalmo B C V9T 4B5

" Dear S1r

Proposed Mixed Use Development
6261 Hammond Bay Road SR
Serv1c1ng Review "

’ »As requested we have reviewed the services available to the above referenced property
“from the: perspectlve of their ability to accommodate the proposed mixed-use "
development contemplated by the Official Commumty Plan (OCP) Amendment
Application before the Crty of Nanaimo. If adopted as proposed, the OCP Amendment
be1ng apphed for WO 'd expand the Woodgrove Centre Urban Node to 1nclude the

SRR ,The subJect property is currently zoned AR2 (Urban Reserve) and its future land use -
S ;de31gnat10n in the current Ofﬁc1al Comrnumty Plan is Corr1dor

RN : The conceptual development plans prepared by Barefoot Plannmg + Design, by Murdoch
" de Greef Landscape Planmng & Design and proposed development data prov1ded by the
.+ consultant team indicate an approximate futuire unit cotmt of 2,500 units in a number of
Vbu11d1ngs varying in he1ght from 2 to in excess of 12 storeys Bu1ld1ng tenure, road
SO ‘,gnetwork configuration, proposed parcel counts and 31zes all remaln to be conﬁrmed at
BRI rezomng/subd1v151on/des1gn stage ' IR S I




The servicingcomments havebeenseparated byserv1cetypeasdetalledbelow Sl T
Watermains
Watermains fronting the subject property currently include:-

o A 250¢ watermain in Marlin Way along the northerly150 metres of the westerly
boundary of the subject property; ‘

e A 3000 watermain in Hammond Bay Road fronting the subj ect property;

e A 250p watermain in Uplands Drive fronting the subject property between
Hammond Bay Road and Parkwood Drive;

e A 300g watermain in Uplands Drive fronting the subject property between
Parkwood Drive and the southerly llmrt of the subject property’s frontage on.
Uplands Drive.

Given the various target zonings requited to facilitate the development as proposed we
expect that the most demanding zone in terms of fire flow demand may be apphcable to
the design of the watermain network and required fire hydrant spacing throughout the
proposed development The maximum theoretical fire flow permissible under the City of
Nanaimo Manual-of Engmeermg Standards and Spe01ﬁcat10ns (MOESS) is 300 I/s for the
zoning required to permit the hlghest dens1ty of the antrc1pated property zonings (R9-
High Rise Residential). The C1ty of Nanalmo Manual oft Engmeermg Standards and

e Spemﬁcatlons (MOES S) also requ1res that at burldmg"desrgn stage the theoret1cal ﬁre

f; ‘flow at the main be l1m1ted to 300 l/s under the R9 zone . , e

. At subdivision design stage collaboration will be requlred Wlth the C1ty of -Nanarmo

" and/or their consultant in order to confirm watermain looping requlrements and | pipe
sizing required to ensure that available fire flows within and surrounding the proposed

’ '}development meet MOESS and project requlrements S

i ,There is currently a 200@ sanitary sewer main running north to south along Uplands

\ ' Drive starting approx1mately 120 metres to the north of Parkwood Drive and ending at
st ‘1*’7P,arkwood Drive from whete it flows to the east. The manhole at the intersection of
,.Uplands Drrve and Parkwood Drive is the expected pomt of connection’ for the samtary

- 'sewer serv1c1ng assoc1ated wrth the subject property. It is. our understanding that the L
. sanitary sewer: network from thrs location down to the intersection of Hammond Ba‘ e
o Road and Sealand Road has s1gn1ﬁcant capac1ty l1m1tatlons at present :

LI 'The Crty of Nana1mo engaged Urban Systems to complete a rev1ew of the samtary sewer
©network downstream of the subJ ect property in 2018, and engaged Newcastle R
U Engmeermg Ltd. to complete a.50% design for the recommended works in 2019 Base
" upon prehmmary mformatlon recelved from the Clty of Nanalmo itis out understandmg o
~ -that construction’ of the samtary sewer upgrades downstream of the subJ ect property o
L "recommended in the Urban Systems report are tentatlvely scheduled for constructlon m e
f;52023 Dol . oy .




_ The flows attributable to the subject property in the Urban Systems report were based

: upon a theoretical future population of 796 persons (284.2 units at 2.8 petrsons per unit)
++ and a population density of 16 units per hectare. This population density is comparable to
. that permitted under the City of Nanaimo R10 (Steep Slope Residential) zone. Our

. review of the Official Commumty Plan indicates that the Corridor land use desrgnatlon

i (indicated for the subject property on the Future Land Use Plan in the OCP) would: *
typically result in a residential densrty of “50-150 units/Ha” and building heights of 2 6
}Storeys Based upon allowable densities, the current OCP land use designation for the
subject property would suggest a possrble theoretical future population of 1,510-4,530
.\persons It therefore seems that the futiire sanitary sewer flow for the subject property
‘may 1 need to be rev1s1ted in the context of the Future Land Use indicated for the subject
roperty in. the current version of the Official Community Plan ideally in advance of
:completron of ﬁnal desrgn for the. sanitary sewer upgrades downstream of the subject

§ Should the OCP amendment and subsequent zonings result in development rights on the
f"-fsub] ect property allowmg construction of 2,500 units, the resulting theoretlcal populatlon
a1 persons per unit (as specrﬁed in the C1ty of Nanarmo "MOESS) would be -

. approx1mately 4,250 petsons; Wthh is' Wrthm the range contemplated in the current OCP:
The ultimate populatron densny on the subj ect property will not be known with any
jcertamty untll the OCP. Amendment all requlred Rezonmg Apphcatrons and finally,
Bulldmg Perm1t Apphcatlons have been compl ed for all parcels created by the
’development _ RN : SR o

Development of the subJ ect property Wlll trrgger a requlrement by the C1ty of Nanalmo to

- eliminate the sewer pump statlon located on the West side of the Island H1ghway Just ;

‘ north of Enterprlse Way and to provrde a gravrty sewer- connect1on between the locat1on
HE R R of thls pump statlon and the samtary sewer 1n Parkwood Drry at Uplands Dr1v P

'Sanltary Sewer Development Cost Charge (DCC) prOJ ects 1n the V1c1n1ty of the proposed
e ::-;,development 1nclude faiu e L

DCC PrOJect No SS36-290m of 350mm d1ameter (at trme of DCC Bylaw o
Update) san1tary sewer between Island H1 ghway North and the 1ntersect1on of
Uplands Drive and Parkwood Drrve) :
’ f “DCC Pro; ect No SS44-upSrze samtary sewers 1n Hammond Bay Road and Turner_ -
"-rRoad Ry oy Lol o | . k&




i.'Drarnag

o The drarnage from the upstream lands_,currently ﬂows through the subJect property from
- the Island Hrghway to an. inlet structure on the west. side of Uplands Drive opposite
'::,,Parkwood Drive.. The size of this inlet structure and the downstream piping was based
‘ upon the version’ of the C1ty of Nanalmo MOESS in effect at the time of its design and
élconstructron Updates to the: MOESS smce des1gn and,mstallatlon of the storm sewer
'?-p1p1ng downstream of the subj ect property have m, rporated the requirement to adjust
“design ] flows to accommodate theoretrcal flow increases attrrbutable to poss1ble future.
;.,chmate change (2016 MOESS) It is our understandrng that the pendlng 2020 version of
" the MOESS 1ncorporates further 1ncreases to the theoretrcal dralnage ﬂows The. result of
e f.;,thrs requrrement is that’ prplng downstream of the subJ ect propertres may be found to be .
. undersized at desrgn stage. Iti isa requlrement of the Crty of Nanaimo MOESS to.prove "
- capacrty downstream as far as ‘the nearest trunk storm sewer (deﬁned in the MOESS as -
.:,'600;25 or, greater) whrch m thrs 1nstance 1s the 10500 storm sewer located in Parkwood .
¢ i ' P i n for theiproposeaf‘deve pment. -

8 '",Dramagefrom ‘the proposed development wrll be requrred‘ to. sat1sfy theiC1ty of Nanaimo ‘f L
o MOESS requlrements with respect to retention on srte post‘development runoff rate Vs o
pre- development runoff rate and water quahty ‘ F ‘ -

The methodologies for meetrng MOESS requrrements w1ll be conceptually deﬁned atf»' [
~ Development Permit Stageand' further refined at'design stage: for the development ¢ of ©
each parcel created as a result of the: requlred OCP Amendment Apphcatron subsequent IR
Rezoning Applrcatron(s) Development Permit Apphcatlons Subdrvrsron Apphcatlon(s) REPR
and Building Permit Apphcatrons ( BN RhRS

These methodologres Would typrcally include some combination of:.

-bio-swales, increased absorbent soil thickness, raingardens, ponds, sub-surface storage
green roofs, and/or 1nﬁltratron facilities, along with grading designed to convey majot.
flows to the downstream dra1nage network without damage to the proposed development
or existing 1nfrastructure or bu1ld1ngs




,‘Roadway 3 f,x ; o
| ‘The subJect property currently fronts on the followmg roadways -

Hammond Bay Road (approxrmately 290 metres),

Uplands Drive (approx1mately 655 metres)
Marlin Way (approximately 151 metres) ,
Island Highway North (approx1mately 270 metres)

The preliminary development plan which has been provrded to us 1nd1cates a road
connection between Enterprise Street at the Island Highway North and Calinda Street at
Hammond Bay Road, a connéction to Marlin Way, and a number of connections to
Uplands Drive.

It is our understanding that the City of Nanaimo has a conceptual design for the
interconnecting road between Enterpnse Street and Calinda Street which was prepared i in
advance of the: 51gn1ﬁcant pending revisions to the MOESS with respect to road ;
standards. We further expect that the City. of Nanaimo will require that the road network
associated with development of the subject. property be configured to minimize the
likelihood of increased traffic ﬂows through. Parkwood Drive off Uplands Drive. It is our
expectation that the City of Nanaimo will discourage any. d1rect access to the proposed

- development parcels off any of the fronting roadways w1th the’ p0351ble except1on of -
Marlin Way. :

The future access location(s), counts, widths, and configuration will require approval by
the City of Nanaimo and will be incorporated into the future subdivision plan and
‘subsequently into the de31gn drawmgs for the final building development on each of the -
development parcels created from the subject property.

= The scope of required off-site roadworks along with configuration of the internal road

- network required as a result of the proposed rezoning/development of the subject
' properties is the subject of a Traffic. Impact Assessment (currently underway by Watt
Consultmg Group), future detailed design; and assoc1ated review by the City., of Nanalmo :

“. - Asnoted above, the City of Nanaimo is plannmg to- 1mplement significant revisions to
DAt their road standards in the May 2020 version of the MOESS which will dictate the
~ . standards for upgrading of the fronting streets as well as for the proposed i mtemal roads
EnE requrred in conjunction with the proposed development Preliminary information recerved(
. from:the C1ty of Nanalmo indicates that the future (2020 MOESS) road sections for each <
of the frontlng streets are predlcted to be:

Hammond Bay Road Mobrhty Collector;
Uplands Drrve-Moblhty Collector
Calmda—Enterprrse Connector—Urban or Mobrhty Collector

N | .‘We have ot been able to conﬁrm what upgrades may be requrred to Island Highway
7 North w1th1n the limits of the subject property but. expect that this 1nformat10n w1ll be
prov1ded in the Trafﬁc Impact Assessment currently underway P




SRR ;‘The 1ntersect10ns of Island Highway North with Enterprise Street, Hammond Bay Road

AR .’f,,,wrth Cahnda Street and Hammond Bay Road with Uplands Drive are currently !
e s1gnallzed The requlred upgrades to these intersections will be subject to the

L recommendatrons of the Traffic Impact Assessment review by the City of Nanaimo, and

future rezonmg, of the SubJGCt prop erty

Roads DCC Projects 1n the Vrclmty of the proposed development 1nclude

R38 Uplands Dr1ve upgrade to minor collector including left turn lanes at
]_Parkwood Drlve and into subJ ect property;
e R105- Calmda'Street between Enterpnse Street/Island Highway North and
L Harnmond Bay' Road/Cahnda Street; -
e RI O6-Hammond Bay Road/Island Hrghway North intersection upgrade

B.C. Hvdro/Telus/Shaw Commumcatlons/F ortlsBC Gas

There is three phase overhead B.C. Hydro plant along w1th Telus and Shaw.
Communications servicing along the north s1de of Hammond Bay Road within the

frontage of the subj ect property

There is three phase overhead B.C. Hydro plant extending for one span off Hammond
Bay Road along the east side of Marlin Way and single phase B.C. Hydro plant along the
remainder of'the east side of Marlin Way fronting the subject property. There is Telus " B
plant along the west srde of Marlin Way frontlng the subject property. o

There is no overhead B C. Hydro, Telus or Shaw Commumcatrons plant along Uplands
Drive within the limits of the- frontage of the subject property. According to the

information we received from B.C. One Call there is underground Telus plant along the.
east side of Uplands Drive fronting the subject property :

There is three phase overhead B.C. Hydro plant along the north s1de of Island Highway
North within the frontage of the subject property

Subject to detalled design to be completed by B.C. Hydro, Telus, and Shaw
Commumcatlons it is our expectation that the proposed development will be serviced
with underground B.C. Hydro/Telus/ Shaw infrastructure connected to existing servicing
by way of underground drops off- the exrstmg overhead plant at connectron pomts to be -

* determined by the respectlve ut111t1es

There is ornamental streethghtlng along both Hammond Bay Road (staggered) and
Uplands Drive (east (far) 51de only) ‘within the limits of the frontages of the subject
property. Thére is currently one ornamental streethght on the west (far) side of Matlin

Way

There is ornamental lighting along Island H1ghway North w1th1n the limits of the frontage
of the, Sllb_] ect. property SN : , v




F 0rt1sBC Gas has the followmg 1nfrastructure frontlng or 1n close prox1m1ty to the subject
property R S B T AN A ‘

’ A 60;5 PE gas maln along the West s1de of Uplands Drlve between the southerly

“*‘Parkwood Dnve" p ,
"An 89;25 PE gas main, along the south s1de of H“ ‘mond\ Bay Road frontrng the
 subject property; - o :

A 600 PE gas‘ \aih

’ "fproperty, ,'i' . SRR,
st S de of Island H1ghway North frontlng: the

1de of Marhn Way f‘ro‘ t1ng the subj ect

A 160 PE gas mam along the \
- stbject property

U Teds expected that FortisBC Gas wrll 1nclude looplngof some or:all of these ‘malns a

through the subject property in conjunction with their. des1gn of serv101n 1 the proposed '
development. This will be confirmed by FortlsBC Gas at subd1v151on serV1cmg des1gn

stage.
Conclusions

Hammond Bay Road has been developed to its ultimate standard based upon the MOESS
which was in effect when it was designed and constructed. Upgrading requlrements will
be dictated by the Traffic Impact Assessment and subsequent City of Nanaimo review of-
that document, the pendlng changes to the MOESS and the outcome of the rezoning
appllcat1on process ‘

The west (near) 51de of Uplands Drive has not been constructed to its ultimate standard

pending development of the subject property Upgrading requ1rements will be dlctated by
the Traffic Impact Assessment and subsequent City of Nanaimo review of that document,
the pending changes to the MOESS and the outcome of the tezoning applrcatlon process.

The east (near) side of Marlrn Way has not been constructed to its ultimate standard
pending development of the subject property. Upgrading requlrements will be dictated by
the Traffic Impact Assessment and subsequent City of Nanaimo review of that document,
~ the pending changes to the MOESS, and the outcome of the rezoning apphcat1on process
Servicing to the subJ ect property is expected to 1nclude looping of the watermalns
through the development with sizes to be dictated by modellmg tesults to be conducted
by the City of Nanalmo ] consultant at the developer’s cost at subd1V1s10n servrclng

- design stage. S




R "‘;’j’those based upon the current OCP Future Land Use Des1gnat10n for the subject propert :

. The theoretlcal samtary sewer des1 gn ﬂows attrlbutable to the proposed development and

‘are expected to result in a need to re- ~visit the. future population calculatlons included i in
the Linley Valley Sanrtary Serv1cmg Rev1ew completed for the C1ty of Nanalmo by :
Utban Systems in July of 2018. The revised theoretical flow 1nformat10n should be '
cons1dered during preparatron of the final desrgn for the proposed upgradlng of the :

Land Use Des1gnat1on in the current OCP and land uses contemplated by the OCP .
Amendment Apphoat1on currently before the City of Nanaimo.© " v 0 oo

We expect that the drainage originating from within the proposed development will be |
managed on each development parcel to achieve compliance with the MOESS.

Should you require any further information in order to eomplete your review of the
foregoing, please contact the undersrgned

Yours truly,
Newcastle Engineering Ltd, .

Mark Warbrrck P.Eng.

Copy to: 1165035 B.C. Ltd Attn.: Mr. Darwm Mahlum -




