
 
 
 

AGENDA
DESIGN ADVISORY PANEL MEETING

 
September 28, 2023, 5:00 PM

Boardroom, Service and Resource Centre,
411 Dunsmuir Street, Nanaimo, BC

Pages

1. CALL THE MEETING TO ORDER:

[Note:  This meeting will be live streamed and video recorded for the public.]

2. INTRODUCTION OF LATE ITEMS:

3. ADOPTION OF AGENDA:

4. ADOPTION OF MINUTES:

a. Minutes 3 - 7

Minutes of the Design Advisory Panel meeting held in the Boardroom of the
Service and Resource Centre, 411 Dunsmuir Street, Nanaimo BC, on
Thursday, 2023-SEP-14 at 4:03 p.m.

5. PRESENTATIONS:

a. Development Permit Application No. DP001300 - 3612 Island Hwy N 8 - 28

To be introduced by Payton Carter, Planner, Current Planning Section.

Application to be presented by Alan Lowe Architect & Island West Coast
Developments (IWCD).

Purpose: To allow a new 1,987.88m 2 automobile dealership (Nissan).

b. Development Permit Application No. DP001309 - 231 Fraser Street 29 - 59

To be introduced by Payton Carter, Planner, Current Planning Section.

Application to be presented by Ian Niamath Architect.

Purpose: To allow a a 96m 2, 1-storey automotive rental service and office
building.

6. OTHER BUSINESS:



a. Chair Coverage Request

Purpose:  That the Design Advisory Panel appoint a member as Acting Chair to
preside in the absence of the Chair during the 2023-OCT-12 Design Advisory
Panel meeting.

7. ADJOURNMENT:
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 MINUTES 
DESIGN ADVISORY PANEL MEETING 

ELECTRONIC MEETING 
THURSDAY, 2023-SEP-14, AT 4:03 P.M. 

 
 

PRESENT: Members: Marie Leduc, At Large (Chair) 
  Councillor Eastmure 
  Angela Buick, At Large 
  Jonathan Behnke , BCSLA/CSLA 
  Kaein Shimuzu, At Large  
  Kevin Krastel, At Large 
  Hector Alcala, AIBC 
  Jason Santeford, AIBC 
   

Staff: L. Rowett, Manager, Current Planning Section 
 J. Holm, Director, Development Approvals (joined at 4:30 p.m.) 
 C. Horn, Planner, Current Planning Section 
 L. Brinkman, Manager, Community Planning Section 
 B. Binnersley, Recording Secretary 

 
 
1. CALL THE DESIGN ADVISORY PANEL MEETING TO ORDER: 
 

The Design Advisory Panel Meeting was called to order at 4:03 p.m. 
 
 

2. ADOPTION OF AGENDA: 
 

It was moved and seconded that the Agenda be adopted.  The motion carried 
unanimously. 

 
 
3. ADOPTION OF MINUTES: 
 

It was moved and seconded that the Minutes of the regular Design Advisory Panel 
Meeting held in the Boardroom, Service and Resource Centre, 411 Dunsmuir Street, 
Nanaimo BC, on Thursday, 2023-JUL-13 be adopted. The motion carried unanimously. 

 
 
4. PRESENTATIONS: 

 
(a) Infill Housing and Secondary Suite Regulations  

 
Introduced by Caleb Horn, Planner, Current Planning Section. 
 
Presentation: 

 
1. Caleb Horn, Planner, presented the project on infill housing and secondary 

suite regulations. Highlights included: 
 

• Potential for up to two suites being permitted on a single lot 
• Proposed changes to the allowable sizes of suites  
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• Reducing the lot size criteria for eligibility of detached suites 
• Expanding the eligibility of detached suites 
• Updating the City of Nanaimo Zoning Bylaw to allow suites in side-

by-side duplexes and townhouses as permitted by BC Building 
Code 

• Increasing the supply of smaller scale development  
• Opportunities to pre-zone to R5 zone allowing for triplexes and 

fourplexes 
• Pre-zone areas informed by the City Plan – New Official Community 

Plan 
• Adjustments being proposed to the existing R5 zone regulations 
• Expanding the eligibility of lots that can build a fourth unit 
• Proposed changes to reduce lot sizes and setback requirements 
• Front yard setbacks are measured to the property line 
• Incentivizing the preservation of homes built before 1975 within Old 

City zones by providing additional density 
• Proposing amendments to the R7 Zone to allow for both 

townhouses and rowhouses (fee simple property) 
 
J. Holm joined the meeting electronically at 4:30.p.m 

 
Panel discussions took place regarding: 
 
• Parking concerns and parking requirements 
• The allowable square footage of the suites 
• The proposed adjustments to the R2 zone 
• Consideration for a detached suite to have an upper and lower suite if the 

main dwelling cannot support an attached suite  
• Areas being proposed for pre-zoning to an R5 zone 
• Allowable footprint for a detached suite 
• When a garage is to be included in the total floor area of the suite 
• Concerns about increasing the current maximum allowable height for 

detached suites 
• A form and character review component for detached suites  
• Front and rear yard setbacks as proposed with the potential for some 

flexibility 
• Limiting off-street parking in school zone areas 
• Considering parking reductions in relation to densification  
• Appreciation for the proposed front yard setback reduction 
• Lot sizes that could be eligible for detached and attached suites  
• Laneway access to not impact eligibility for an additional suite, as long as 

they meet size requirements 
• Ways these amendments could impact the strata bylaws 
• R5 zone to top out at four units 
• Assembling lots to allow for a row of units 
• How storm water management will be managed with higher density on lots  
• Potential impact on trees and tree protection bylaws 
• Ensuring that additional suites do not become short term rentals  
• Making long term livable sized spaces 
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• The definition of infill housing and concerns about infill housing being mostly 
exempt from the form and character review  

• Possibility of having two suites in a detached building and mandating that 
the bottom suite is accessible/adaptable 

• Communicating with community associations regarding changes to their 
zoning and hearing their opinions 

• Trying to keep form and character comparable with the neighbouring 
community 

• Establishing requirements for parking to limit increases in front yard parking 
due to the additional suites  

• Limited width of driveways 
 

It was moved and seconded that the Design Advisory Panel recommends that Council 
support the proposed Infill Housing and Secondary Suite Regulations, as outlined in the 
2023-SEP-14 report titled “Infill Housing and Secondary Suite Regulations. The following 
recommendations were provided: 

 
• Consider the possibility of having one suite on top of another located in a secondary 

building on a property; 
• Review the tree bylaw to determine if infill and additional suites will reduce the tree 

coverage; 
• Look into the possibility of having flexible front and rear yard setbacks; and 
• Ensure that there are guidelines in place to ensure consistent form and character 

within a neighbourhood. 
 
The motion carried unanimously. 
 
(b) Increasing Adaptable Housing in Nanaimo 

 
Introduced by Lisa Brinkman, Manager, Community Planning Section. 
 
Presentation: 

 
2. Lisa Brinkman, Manager, Community Planning, presented the project on 

increasing adaptable housing in Nanaimo. Highlights included: 
 

• Potential changes being made to the BC Building Code to make 
units more adaptable  

• The definition of adaptable housing as housing with the potential to 
accommodate all community members regardless of their physical 
abilities 

• Adaptable units allow for a future conversion and individualized 
upgrades to meet the specific needs of a tenant, resident or owner 

• The difference between an adaptable unit and an accessible unit 
• Proposed changes to enable more adaptable housing  
• Requiring adaptable units in seniors housing  
• Incentivizing additional adaptable units through density bonusing 
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Panel discussions took place regarding: 
 
• The costs and additional requirements to make a unit accessible compared 

to adaptable 
• Creating a bylaw that requires units to be accessible from the building stage 
• Aging in place is an important factor in housing 
• Accessibility needs can be presented within a large spectrum 
• Having universal accessibility  
• Review of parking/storage for accessibility modes of transportation 
• Future opportunities to make the design guidelines address accessibility 

needs  
• Adding another level to the accessibility design at the building stage 
• Provincial accessibility requirements  
• Impacts to a dwelling when changing it from adaptable to accessible  
• Potential for increased building applications before the changes to the BC 

Building Code are implemented 
 

It was moved and seconded that the Design Advisory Panel recommend that Council 
support the proposed amendments to the City of Nanaimo’s Zoning Bylaw to create more 
adaptable housing in Nanaimo as outlined in the 2023-SEP-14 report titled “Increasing 
Adaptable Housing in Nanaimo. The motion carried unanimously. 

 
(c) Increasing Family-Friendly Housing in Nanaimo 

 
Introduced by Lisa Brinkman, Manager, Community Planning Section. 
 
Presentation: 

 
3. Lisa Brinkman, Manager, Community Planning, presented the project on 

family-friendly housing in Nanaimo, highlights included: 
 

• Rationale to increasing family-friendly housing 
• Having more attainable family-friendly units  
• Proposed amendments to the zoning bylaw for zones which multi-

unit development is already a permitted use 
• Proposed amendments to Schedule D of the zoning bylaw 
• The demand for family-friendly housing near schools 
• Proposed amendment to “City of Nanaimo Policy for Consideration 

of a Parking Variance”  
 

Panel discussions took place regarding: 
 
• The benefit of on-site outdoor amenity spaces for families 
• Safety provisions regarding possible additional on-street parking 
• Raised sidewalks in school areas for safety of pedestrians  
• Multifamily development requirements to include building raised sidewalks 

along street frontages 
• Considering the addition of other family-friendly uses within the proposal, 

such as a childcare facilities or communal kitchens 
• The required size of a two-/three-bedroom unit to accommodate a family 

adequately 
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• Rezoning to multi-family and if these amendments would apply  
• Policy for consideration of a parking variance  
• Shortage of family-friendly housing in Nanaimo 

 
It was moved and seconded that the Design Advisory Panel recommend that Council 

support the proposed amendments to the City of Nanaimo’s Zoning Bylaw, and new parking 
variance criteria, to create more family-friendly housing in Nanaimo as outlined in the  
2023-SEP-14 report titled “Increasing Family-Friendly Housing in Nanaimo”. The following 
recommendations were provided: 

 
• Consider if there is sufficient outdoor amenity space when adding more family-

friendly units; 
• Consider issues around increased off-street parking in areas with more children; 

and 
• Need to review parking variances. 

 
The motion carried unanimously. 

 
Panel discussion took place regarding the R10 zone (steep slope) and the infill housing guidelines. 
 
 
5. ADJOURNMENT: 

 
  It was moved and seconded at 5:56 p.m. that the meeting terminate.  The motion 

carried unanimously. 
 
 
 
  
CHAIR 
 
 
CERTIFIED CORRECT: 
 
 
  
RECORDING SECRETARY 
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STAFF DESIGN COMMENT 
(Revised Submission) 

 
DEVELOPMENT PERMIT APPLICATION NO. DP001300 – 3612 ISLAND HIGHWAY NORTH 
 
 
Applicant:  ROBERT ARMENEAU 

Architect:  ALAN LOWE ARCHITECT INC. 

Landscape Architect: LOMBARD NORTH GROUP 

 
SUBJECT PROPERTY AND SITE CONTEXT 

Zoning Mixed-Use Corridor (COR2) 

Location The subject property is located on the north side of the Island Highway, 
south of the intersection of Victoria Avenue and 106th Street.   

Total Area 8,190m2 

City Plan Future Land Use Designation – Residential Corridor 
Development Permit Area DPA8 - Form & Character 

Relevant 
Design 
Guidelines 

General Development Permit Area Design Guidelines 

 
 
The subject property is located in the Long Lake neighbourhood. The property is flat with a 
residential area located to the north, commercial uses to the west, and Country Club Centre 
located to the east. The site has an existing automobile dealership building and service shop to 
be removed to facilitate the proposed development.  
 
BACKGROUND 
 
This application was previously presented to the Design Advisory Panel (DAP) on 2023-JUL-13. 
DAP accepted the height variance request and requested that the application return to a future 
DAP meeting with revised plans to address the following form and character recommendations: 
 

• Consider re-siting the building to the corner of Island Highway N and 107th Street and 
relocate the parking to the back of the building, as per General Development Permit 
Area Design Guidelines.  

• Review the tree list and incorporate more shade trees, evergreen trees, and trees 
suitable to climate change. Avoid invasive species. 

• Consider options for pedestrian connection from the crosswalk at Island Highway N and 
107th Street to Victoria Ave and/or into the site. 

• Add diversity to the raingarden. 
• Consider adding a rooftop deck or outdoor amenity area. 
• Consider adding permeable or patterned paving to the parking lot. 
• Consider making the wayfinding from the Island Highway N clearer. 
• Consider green options such as solar panels or a green roof. 
• Consider adding a significant landscaping feature at one of the property corners. 
• Consider incorporating garbage and recycling into the building or ensure the refuse 

enclosure materials fit the character of the building. 
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• Ensure that site lighting does not intrude on the residential neighbourhood. 
• Consider adding showers and a change room for staff. 

 
The applicant has submitted revised plans for the Panel’s consideration and have been included 
as attachments in this package. The primary design revisions are listed below.  
 

• Additional trees/plantings have been incorporated along all frontages. 
• Patterned concrete has been added to the surface parking and vehicle display areas.  
• Additional landscaped islands have been added to the surface parking area.  
• A pedestrian connection has been provided from 107th Street on to the site and to the 

main entrance of the building. 
• Additional windows have been added to the south elevation.  
• There are no proposed changes to the building siting, and no changes to building 

elevation materials. 
 
PROPOSED DEVELOPMENT 
 
Summary of Previous Staff Design Comments 
 
The applicant is proposing a new 1,988m2 automobile dealership (Nissan) with one and a half 
storeys and underground vehicle storage. The proposal includes a ground-level service centre, 
showroom, storage, and dealership office space on the ground-level and upper floor. The 
proposed site coverage is 19%, which is below the maximum permitted lot coverage of 60%. 
The proposed building height is 7.72m.  
 
The proposed building will be located in the western portion of the site with a landscape buffer 
located along each property line. The primary access to the site will be via an existing access off 
Victoria Avenue and an additional existing site entrance off 106th Street. A refuse enclosure and 
waste oil tank are located at the northwest corner of the site. The proposed building includes a 
1,711m2 underground vehicle storage area for inventory. The 1,560m2 ground-level contains a 
showroom with dealership office space, as well as ten service bays, three wash and auto 
detailing bays and a service drive-through. The upper storey is 428m2 and includes additional 
dealership office space and storage, with the east portion open-to-below.  
 
The proposed building has a flat roof, and some portions of the building are stepped-back to 
delineate between the first and second storey. LED wall pack lighting is proposed along each 
building face. The applicant anticipates fascia signage to be provided on two building faces, and 
the exterior building finishes include corrugated metal cladding, aluminum composite and 
concrete panels, with a red accent panel intended for signage, and significant glazing along the 
south and east elevations to emphasize the interior of the showroom. 
 
The proposed development will include landscaping along the perimeter of the lot with some 
additional plantings on landscape islands within the customer parking area, east of the 
proposed building. Pole lights are proposed along the perimeter of the site and at both entrance 
locations. Additional pole lights are also proposed within the landscape islands of the customer 
parking area east of the building. Vehicles will be displayed along the perimeter of the site with 
additional vehicle display area abutting the showroom.  
 
Site Design Revisions 
 
Revisions to the site design include the addition of broom-finished concrete in areas designated 
for vehicle display along all site frontages. The broom-finished concrete is also located in the 
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surface parking area located east of the proposed building. This assists in delineating the 
surface parking areas from the drive aisles and pedestrian areas. Circular vehicle display areas 
are featured at the promininent property corners abutting the Island Highway.  
 
A pedestrian connection is proposed from 107th Street on to the site and to the main entrance of 
the building. The connection passes through newly proposed landscape islands in the surface 
parking area.  
 
There are no proposed changes to the building siting or the outdoor refuse enclosure. 
Horizontal corrugated metal is used to screen the outdoor refuse enclosure. which fits the 
character of the building. 
 
Staff Comments: 
 

• Consider providing weather protection for short-term bicycle parking.  
• City design guidelines recommend buildings be located at prominent corners to 

empathize street presence with architectural deatures wherever possible. Staff 
recommend further consideration of ways to strengthen the building presence at the 
corners and/or along Island Highway North.  
 

Building Design Revisions 
 
There have been no changes to building elevation materials. Two additional windows have been 
added to the south to break up the concrete panelling and provide natural light to the service 
shop area. One window on the east elevation has been removed.  
 
Landscape Design Revisions 
 
Additional deciduous trees and plantings have been incorporated along all frontages of the site. 
The proposed tree species include Maples, Ginkgo, Locust, and Dogwood. There have also 
been revisions to the plant list, including the removal of invasive species.  
 
Additional landscaped islands have been incorporated into the surface parking area, adjacent to 
the proposed pedestrian pathway through the site. The landscape islands include Princeton 
Sentry Ginkgo trees and Meidiland White Rose.  
 
Common Rush and Slough Grass are proposed within the raingardens located within the 
surface parking area.  
 
PROPOSED VARIANCES 
 
Front Yard Setback  
 
The COR3 zone permits a maximum front yard setback of 6.0m for at least 50% of the building 
face. The applicant proposes a front yard setback of 16.43m, a variance of 10.43m. 
 
Location of Parking Area 
 
Section 9.6.1 of the Zoning Bylaw prohibits parking between the front property line and the front 
face of a building or within the 6.0m maximum front yard setback area in Corridor zones. A 
variance is required for the proposed vehicle display area between the front face of the building 
and front property line and includes some parking within the maximum front yard setback area.  
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Maximum Allowable Height 
 
Section 9.7 of the Zoning Bylaw requires a minimum building height of two storeys above grade. 
As the proposed building is not comprised of two full storeys, a variance is required. 
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architect inc.alan lowe  
 
15 Sep 2023 
 
City of Nanaimo 
455 Wallace Street 
Nanaimo, British Columbia 
V9R 5J6 
 
Re: Development Permit Application – 3612 & 3690 Island Highway N – Nissan Dealership 
 
We are pleased to provide this letter to support the development permit application for 3612 & 
3690 Island Highway N and provide the following written responses to the Design Advisory Panel 
recommendation letter dated 2023-Jul-24. 
 
Recommendation #1: The proposed building cannot be pushed to the corner of 107th and the 
Island Highway due to the current business operation reasons of the owner. If the building is to be 
moved to the corner of Island Highway N and 107th Street the owner’s current dealership business 
on this site would have to be demolished before the new building is built and this means a lot of 
revenue loss which the owner cannot afford. The majority of a car dealership business is through 
the service shop and during the construction period, this shop needs to be in operation. 
 
Recommendation #2: Please refer to the revised landscape plan attached addressing this. 
 
Recommendation #3: Please refer to the revised Arch. site plan (A1.2) attached. A pedestrian 
connection (walkway) has been added to connect the front apron of the building to the existing 
sidewalk along 107th Street.  More landscaping is also added along this added walkway. 
 
Recommendation #4: Please refer to the revised landscape plan attached addressing this. 
 
Recommendation #5: The owner has decided that a roof deck is not feasible for this project. 
 
Recommendation #6: Please refer to the revised Arch. site plan (A1.2) attached. A large area of 
the previously proposed asphalt pavement is replaced with broom-finished concrete to reduce the 
amount of heat islands.  We feel this will help to reduce the size of the asphalt parking area. 
 
Recommendation #7: Please refer to the revised #1-A3.0 sheet attached. An address sign is 
added above the main entrance door facing the Island Highway N. 
 
Recommendation #8: The owner feels that solar panels are not feasible at this time but will look 
at installing solar panels in the future. 
 
 
 
 

13



Page 2 of 2 
 

 
 
Recommendation #9: Please refer to the revised landscape plan attached addressing this. 
 
Recommendation #10: The proposed garbage enclosure is 6ft high and cladded in horizonal 
corrugated metal a material which is used in the proposed building cladding.  
 
Recommendation #11: This item will be dealt with during the Building Permit phase. 
 
Recommendation #12: Please refer to the revised A2.1 sheet attached. The Tech washroom has 
been made larger with some lockers added in the Tech washroom. 
 
 
We trust that this application meets the intent of the development permit guidelines and that this 
project can receive your support.  Should you have any questions, please contact us at 250-360-
2888 or 250-588-1883. 
 
 
Yours truly, 
 

 
 
Alan Lowe, Architect AIBC 
Alan Lowe Architect Inc. 
 
 
cc. Patrick Brandreth, IWCD 

2023-09-15
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STAFF DESIGN COMMENT 
 

DEVELOPMENT PERMIT APPLICATION NO. DP001309 – 231 FRASER STREET 
 

Applicant / Architect:  IAN NIAMATH ARCHITECT 

Owner:  MIKE MARNET 
 
Landscape Architect:  4 SITE LANDSCAPE ARCHITECTURE AND SITE PLANNING 
 

SUBJECT PROPERTY AND SITE CONTEXT 
 

Zoning Wallace (DT3) 

Location The subject property is located at the southwest corner of the intersection 
of Fraser Street and Wentworth Street. 

Total Area 809m2 

City Plan (OCP) Future Land Use Designation: Primary Urban Centre - Downtown 
Development Permit Area: Form and Character DPA8 

Relevant Design 
Guidelines 

General Development Permit Area Design Guidelines; and 
Downtown Urban Design Plan and Guidelines 

 
The subject property is located in Downtown Nanaimo between the Old City Quarter and historic 
core, in an area known informally as the “Terminal Trench” due to its location in a valley occupied 
by Terminal Avenue.  The lot contains a gravel parking lot but is otherwise vacant.  The rear 
portion of the lot, in the west, is steeply sloping uphill towards Wallace Street. 
 
The surrounding neighbourhood is a mix of commercial uses including automotive repair uses to 
the east and south that have been historically prevalent in this part of Nanaimo.  Other nearby 
uses include retail services, offices, and a restaurant across Wentworth Street to the north. 
 
PROPOSED DEVELOPMENT 
 
The proposed development is a one-storey automotive leasing/sales service and office building 
with a surface parking lot.  The proposed gross floor area is 96m2 and the Floor Area Ratio (FAR) 
will be 0.12, less than the maximum permitted FAR of 2.55 in the DT3 zone.  The applicant intends 
for the proposed development to be an interim use for the site until a more significant long-term 
development plan can be developed in concert with other nearby sites. 
 
Site Design 
 
The proposed building is sited in the northeast portion of the property close to the intersection, 
and much of the remainder of the site will be utilized by a surface parking lot to support the 
proposed use.  A total of 14 parking stalls are proposed, of which 3 are required parking stalls (for 
customers or employees) and 11 are proposed for the storage and display of vehicles.  Vehicle 
access to the parking lot will be from Fraser Street through a sliding gate.  The property will be 
secured by fence and the sloping rear of the property will include a lock block retaining wall behind 
the parking lot. 
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DP1260 – 6340 McRobb Avenue  Page 2 
STAFF DESIGN COMMENT 
 

Staff Comments: 
 

• Look at opportunities for a direct pedestrian connection to the site from the adjacent 
streets. 

• Confirm the fence type as an aluminum picket fence (as suggested in the Letter of 
Rationale) rather than a chainlink fence (as shown on the Site Plan). 

• Confirm lock block retaining wall height and material details, and consider textured blocks. 
• Explore site lighting options for surface parking area. 

 
Building Design 
 
The proposed building is a small structure that will include floor space for offices and a vehicle 
detailing garage.  The building design includes significant design details meant to address 
relevant Downtown Urban Design Plan and Guidelines, with key elements including: vertical wall 
cladding with LED strips incorporated into the siding facing the street intersection, a prominent 
vehicle entry arch tied to the building design, and clerestory windows above the garage.  The 
exterior building materials will consist of stucco panels and aluminum siding. 
 
Staff Comments: 
 

• Consider additional glazing or other visual interest on the north (Wentworth Street) 
elevation. 

• Look at incorporating a designated pedestrian entry for staff and customers, with weather 
protection. 

 
Landscape Design 
 
Landscaping is proposed along both street frontages, with a 3m landscape buffer between the 
building and adjacent property lines.  A mix of shrubs, groundcovers, and decorative river rock 
with boulders are proposed in the plant beds, in addition to two flowering trees along the Fraser 
Street frontage.  A raingarden is also proposed within the landscape buffer close to the street 
intersection.  Existing trees along the slope to the rear will be retained, with hydroseeding for 
wildflowers and native grasses throughout. 
 
Staff Comments: 
 

• Ensure that the minimum landscape treatment level along Wentworth Street can be met. 
• Consider reducing the amount of decorative river rock which may not be suitable in the 

downtown area, and consider more formal landscape edge along the sidewalk. 
 
PROPOSED VARIANCE 
 
The surface display / storage of vehicles for sale or rental shall not exceed 4 per lot in the DT3 
zone.  The applicant is proposing a surface parking lot with parking stalls for the display of 11 
vehicles for sale or rental, a requested variance of 7 parking stalls. 
 
The applicant is proposing the variance to support the proposed use which is intended to be 
interim in nature.  Much of the surrounding neighbourhood is automobile-centric uses with surface 
parking, and the subject site is not adjacent to a major road where there would be more of a visual 
impact. 
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