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DISCUSSION

Subject Property and Surrounding Area

The subject properties are located in central Nanaimo and are bounded by Bowen Road,
Labieux Road and the Island Highway. The site is currently occupied by a vacant industrial
building, a commercial building, and the former SPCA site. Beban Park is located to the
southeast on the other side of Labieux Road, and a City’s pumphouse station is directly
northeast of the site. Adjacent businesses include the Laird WWheaton GM car dealership
(2590 Bowen Road) and St. John’s Ambulance (2250 Labieux Road).

Proposed Development

The applicant intends to consolidate the three subject properties with a portion of 2590 Bowen
Road, and then subdivide the property into six lots (see Attachment B: Site Plan). The
development concept proposes two automotive dealerships, a furniture store, three mixed-use
buildings, as well as a seniors housing complex with 130 units and associated amenities (see
Table One: Development Data). One of the proposed car dealerships extends onto

2590 Bowen Road. As this property has appropriate Official Community Plan (OCP)
designation and zoning for the automotive dealership use, it is not included in the applications.
The development concept, as shown on the site plan, exceeds the number of required parking
spaces.

Table One: Development Data

Lot 1 New car dealership with approximately 1,150.9m? (12,388ft?) building area

Lot 2 New car dealership with approximately 1,096.3m? (11,800ft) building area

Lot 3 Furniture store with approximately 1,254.2m? (13,500ft?) building area

Lot 4 A mixed-use building with approximately 806.4m? (8,680ft?) of office space and
12 rental apartment units above

Lot5 Two commercial/office buildings approximately 1,008m? (10,850ft?); and

Lot 6 A mixed-use building with 854.7m? (9,200ft*) of commercial space on the
ground floor with 130 assisted living units above

Staff Review

Official Community Plan

The current OCP designation of the subject properties is ‘Light Industrial.” The Light Industrial
designation is intended for a wide range of industrial and commercial uses, while buffering
residential area from heavier industrial uses. The application is to change the OCP designation
to ‘Corridor.” Corridors are characterized by a mix of residential, commercial, professional, and
service uses, with residential development at medium to high level densities. Within mixed-use
developments, ground floor uses may be retail, office, or community uses that invite public
activity. Given the subject properties adjacency to amenities such as Beban Park and the
proximity of other Corridor-designated areas along the Island Highway, Staff supports the
proposed OCP amendment.
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Traffic Impact Assessment

The applicant has submitted a Traffic Impact Assessment (TIA) by Adept Transportation
Solutions (Attachment E) outlining road improvements that would mitigate impact of the
proposed development on existing levels of traffic. As the intersection of Bowen Road and
Island Highway is already one of the busiest in Nanaimo, the TIA recommends significant road
improvements including connecting Kenworth Road to Labieux Road and constructing a
roundabout at the intersection of Kenworth and Labieux Roads. Should Council approve this
application, the improvements recommended by the TIA will be included in a Section 219
covenant on the properties that will be registered prior to final adoption.

Ministry of Environment Release

The City’s rezoning and OCP process requires the applicant to disclose whether the lands
proposed for development have been subject to any activities that may have led to site
contamination. Since land owners indicated that there have been such activities on the subject
properties, the applicant was required to apply to the Ministry of Environment (MoE) for release
of the site for development. The release for rezoning approval was obtained from MoE on
2016-AUG-12; however, the MoE advised that future applications will require further
investigation as identified in Section 40 of the Environmental Management Act.

Land Disposition

On 2016-JUN-13, Council passed Motion No. 25916 to dispose of 2.45 acres of City-owned
property located at 1900 Labieux Road and 2200 Labieux Road to Bowen Road Developments
Ltd., for the sum of $1,280,000. The Purchase and Sales Agreement for these properties will
close on 2016-DEC-15.

Referral of Application

Under Part 14 of the BC Local Government Act (2015), when considering an amendment to the
OCP, local governments must provide one or more opportunities for consultation with
organizations or authorities that it considers may be affected by the amendment. During the
OCP review process, an initial referral of the application was sent to a number of agencies for
comment including the Ministry of Transportation, the Regional District of Nanaimo, School
District 68 and Snuneymuxw First Nation. Should Council support this application, a second
referral will be sent to these agencies prior to Public Hearing.

Conditions of Rezoning

Should Council support this application and pass third reading of “Official Community Plan
Amendment Bylaw No 6500.032” and “Zoning Bylaw No. 4500.102”, Staff recommends the
following items be secured prior to final adoption of the bylaw through registration of a Section

219 covenant:
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1. Access Agreement(s)

The City of Nanaimo will require an agreement for access across proposed Lots 2 and 3
in order to access the Labieux pump station from the northwest. The road must be
sufficiently wide to ensure clear access for City vehicles. The City must also be a
signatory to any other reciprocal access agreements between lots.

Road Works

Road works beyond the centreline, as identified in the Adept Transportation Solutions’
TIA and the Nanaimo Transportation Master Plan, will be required on Kenworth Road
and Labieux Road, including, but not limited to:

a. Signal, signage and intersection changes at the intersection of Bowen Road and
Kenworth Street, to the satisfaction of the City;

b. Laning of Kenworth Street, including potential reworking of the curb from the
property line to Bowen Road (including Kenworth north approach) as generally
described in the TIA, to the satisfaction of the City;

c. Develop pedestrian/cyclist facilities within the Labieux Road roundabout, to the
satisfaction of the City; and

d. Complete the sidewalk on the north side of Kenworth Road to connect the
property to Bowen Road, to the satisfaction of the City.

Use Restrictions Based on Road Network

The TIA completed for this development proposal is based on specific uses and its
recommendations speak to the improvement to the road network required to support
those uses. The covenant will include language limiting the uses on the property to the
specific uses identified in the TIA, but will also contain a provision to allow the property
owner to elect to revise the proposed development uses to the full range of what is
permitted under the Zoning Bylaw, provided that the a new TIA is provided and the City
retains the right to revise the works that are to be constructed to support the revised
development.

Bicycle Parking

Bicycle parking is to be provided as per the rates recommended in the TIA, with
additional provision of 0.2 Class 1 spaces per unit and 0.1 Class 2 spaces per unit for
the seniors congregate housing.

Road Dedication

a. Kenworth Road, a Minor Collector roadway, within a 22m road dedication
(typical), constructed within the site between Bowen and Labieux Roads,
designed and constructed to the City’s satisfaction;

b. A roundabout at the intersection of Labieux / Labieux / Kenworth, as generally
described within the TIA, with accommodation for the future extension of Rock
City Road (northeast leg), integration of cycling within roadway and multiuse trail
network including connections to adjacent trails to Beban Park / E&N Trail,
designed and constructed to the City’s satisfaction; and

c. 2 metres of future road dedication where the property line meets Bowen Road.
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6. Community Contribution
The applicant proposes a community contribution of $191,569 to be used towards open
space improvements to Beban Park, as outlined in the Beban Park Master Plan. Staff
supports the proposal and recommends the community contribution be secured via
covenant or paid in full prior to final adoption of the OCP and rezoning amendment
bylaws.

SUMMARY POINTS

e The application is to redesignate the subject properties from Light Industrial to Corridor
and to rezone these properties from I3 to COR3 with a site-specific use on a portion of
the site to permit Automobile Sales, Service and Rental.

e The proposed redesignation complies with the general intent of the OCP to allow for
mixed-use development in urban areas close to amenities.

e The proposed rezoning would facilitate the redevelopment of an existing brownfield site
with new commercial investment, add residential density to an established area of
Nanaimo, and would improve the existing road network.

ATTACHMENTS

ATTACHMENT A: Location Plan

ATTACHMENT B: Site Plan

ATTACHMENT C: Aerial Photo

ATTACHMENT D: Applicant’s Letter of Rationale

ATTACHMENT E: Traffic Impact Assessment (Executive Summary)
ATTACHMENT F: Official Community Plan Amendment Bylaw No 6500.032
ATTACHMENT G: Zoning Amendment Bylaw 2016 No. 4500.102

Submitted by: Concurrence by:

—_ [

B. Anderson D. Lindéay
Manager, Community & Cultural Planning Direcfor munity Development
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ATTACHMENT D

18 May 2016

ZONING RATIONALE

RE: 2560, 2590 BOWEN RD, 2200, AND PORTION OF 2120 LABIEUX RD.

SUBJECT SITE:

The subject sites consist of 4 properties that include the eastern portion of the Laird Wheaton
GM auto dealership, two properties formerly occupied by S. Madill Ltd., and the SPCA site. The
properties are currently accessed by an extension off Kenworth Road, a driveway directly from

Bowen Road. and access points fronting Labieux Road.

This is an area that is historically and currently automotive related uses with a string of
dealerships lining the Bowen Road corridor. The other significant former use was heavy industry

in the extant shop occupied by S. Madill Ltd.

Other adjacent uses include Nanaimo Home Centre, St.John House and an office building
occupied by B.C. Government Ministries. The E & N Trail runs along the Laird Wheaton GM
Highway frontage. Beban Park extends to Labieux Rd. directly across from the S.E portion of

the subject site.
EXISTING ZONES / OCP DESIGNATION:

The subject parcel is currently designated as two distinct Zones. The Laird Wheaton GM site is
Corridor 3 (COR 3) and the balance of the site is designated Industrial (I-3). The OCP future

land use reflects current zoning.
PROPOSED DEVELOPMENT:

The proposed development extends Kenworth Road to intersect with Labieux Road. and defines
six development sites. The objectives of the conceptual plan are to;

e provide a mix of uses consistent and compatible with existing adjacent uses

e establish a corridor edge to the Kenworth Road extension

e redevelop the automotive uses on the remainder of the Laird Wheaton GM site
e include residential density in a low impact format

e include commercial infill along Bowen Road

e provide pedestrian links to park and trail systems

e include uses consistent with objectives and/or as permitted within COR 3 Zone



A brief description of each site follows:

LOTS 1 AND 2:

Automotive sales and service. This is the extension and redevelopment of the Laird Wheaton
site, anticipating new or relocated medium sized dealerships. These will likely be corporate
image buildings.

LOT 3:

This proposed use will be either a low intensity commercial use (i.e. furniture sales) or an
automotive related use.

LOT 4:

This is a mixed use site with commercial uses at street level fronting Kenworth Road. An
additional two floors of residential units are provided. This building is sited close to help
establish a commercial street edge. Parking is located to the side and rear.

LOT 5:
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This site has dual frontages and the response is to develop two small scale buildings both
combining commercial retail and office uses. The larger of the two fronts Bowen Road, is
minimum two storeys and is sited in a manner that anticipates future development along the
Bowen Road edge. The second building has a similar relationship to Kenworth Road, although
in a smaller format given the site configuration and available frontage.
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LOT 6:

453894 * 2

a4

The proposed use is an Independent Supportive Living Complex. The building is approximately
i 130 units including appropriate amenities and services. Orientation of the entry / lobby and units
is predominately towards the park. Outdoor space, activities and connecting pathways
contribute to the livability for residents. Topography is conducive to a component of
underground parking and a commercial component to that portion of the building fronting
Kenworth Road, again contributing to the corridor feel of the street.

SUMMARY

This is a comprehensive redevelopment of a significant site. The uses are consistent with the
COR 3 zone designation and objectives. Uses are carefully considered with respect to access,
location, orientation, exposures, pedestrian connectivity, respectful of adjacent land uses and
anticipates future growth.












