
 

AGENDA 
 

AGENDA FOR THE SPECIAL MEETING OF  
THE COUNCIL OF THE CITY OF NANAIMO, 

TO BE HELD IN THE SHAW AUDITORIUM, 80 COMMERCIAL STREET, NANAIMO, BC 
ON THURSDAY, 2016-NOV-03 COMMENCING AT 7:00 P.M. 

 
 

CHAIR:  MAYOR MCKAY 
 

1. CALL TO ORDER THE SPECIAL MEETING OF COUNCIL: 
 
 

 

2. ADOPTION OF AGENDA: 
 
 

 

3. CALL TO ORDER THE PUBLIC HEARING: 
 
 

 

4. PUBLIC HEARING AGENDA: 

 
Bruce Anderson Manager, Community & Cultural Planning to explain the 
required procedures in conducting a Public Hearing and the regulations 
contained within Part 14 of the Local Government Act. 

 
(a) Bylaw No. 6500.032 – OCP00066 – 2560 Bowen Road and Parts of 

2020 Labieux Road (1900 and 2200 Labieux Road) - to be introduced 
by Ms. Karin Kronstal, Planner, Community & Cultural Planning. 

 
This bylaw, if adopted, will amend the land use designation within the 
Official Community Plan from Light Industrial to Corridor. 
 

(b) Bylaw No. 4500.102 – RA000288 – 2560 Bowen Road and Parts of 
2020 Labieux Road (1900 and 2200 Labieux Road) – to be introduced 
by Ms. Karin Kronstal, Planner, Community & Cultural Planning. 
 
This bylaw, if adopted, will rezone a portion of the subject properties 
from High Tech Industrial (I3) to Community Corridor (COR3) with 
site-specific use permitting Automobile Sales, Service and Rental, to 
facilitate commercial and residential development. 

 
 
5. ADJOURNMENT OF THE PUBLIC HEARING: 

 

 
 
 
 
 
 

 
 

Pg. 2-17 
 
 
 
 
 
 
Pg. 2-19 
 
 
 

 
 
 
 

6. BYLAWS:  
  

(a) That “OFFICIAL COMMUNITY PLAN AMENDMENT BYLAW 2016 
NO. 6500.032” (OCP66) - to amend “OFFICIAL COMMUNITY PLAN 
BYLAW 2008 NO. 6500,” by amending the land use designation 
within the Official Community Plan from Light Industrial to Corridor, 
pass Third Reading. 
 

(b) That “ZONING AMENDMENT BYLAW 2016 NO. 4500.102” (RA288) - 
to amend “ZONING BYLAW 2011 NO. 4500,” by rezoning a portion of 
the subject properties from High Tech Industrial (I3) to Community 
Corridor (COR3) with site-specific use permitting Automobile Sales, 
Service and Rental, to facilitate commercial and residential 
development, pass Third Reading. 

Pg. 16-17 
 
 
 
 
Pg. 18-19 
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NOTICE OF PUBLIC HEARING CITY OF NANAIMO
HARBOUR

November 3rd 2016 at 7:00 pm
There will be a Public Hearing on Thursday, November 3rd 2016, starting at 7:00 pm in the Shaw Auditorium, 
Vancouver Island Conference Centre, 80 Commercial Street, Nanaimo, BC, to consider proposed amendments to the 
City of Nanaimo “ZONING BYLAW 2011 NO. 4500” and "OFFICIAL COMMUNITY PLAN 2008 NO. 6500."

All persons who believe their interest in property is affected by the proposed bylaw will be given the opportunity to be heard 
in person, by a representative, or by written submission, on the matters contained within Bylaws 6500.032 and 4500.102 at 
the Public Hearing.

BYLAW NO. 6500.032
Purpose:

Map A

To re-designate the subject properties from Light 
Industrial to Corridor to perm it a commercial and 
residential development.

Location(s): 2560 Bowen Road and Parts of 2020 Labieux
Road (1900 and 2200 Labieux) as shown on Map A.

File No.: OCP Amendment Application -  OCP00066

This bylaw, if adopted, will amend the land use designation within the 
Official Community Plan from Light Industrial to Corridor.

BYLAW NO. 4500.102
Purpose: To rezone the subject properties from High Tech

Industrial (13) to Community Corridor (COR3) with a 
site-specific use permitting Automobile Sales,
Service and Rental, to facilitate commercial and 
residential development.

Location(s): 2560 Bowen Road and Parts of 2020 Labieux Road
(1900 and 2200 Labieux) as shown on Map A.

File No.: Rezoning Application -  RA000288

This bylaw, if adopted, will rezone the subject properties from High Tech Industrial (13) to Community Corridor (COR3) with a site-
specific use permitting Automobile Sales, Service and Rental, to facilitate commercial and residential development.

The subject properties are legally described as parts of LOT A, SECTIONS 18, 19 AND 20, RANGE 7, MOUNTAIN DISTRICT, PLAN
2299, EXCEPT IN THOSE PARTS IN PLAN 16078, 27441 VIP58294 AND VIP62569 (2200 and 1900 Labieux Road), and LOT B,
SECTION 20, RANGES 6 AND 7, MOUNTAIN DISTRICT, PLAN 43870 (2560 Bowen Road).

Kenworth

Clenar Dr

Subject properties

WANT TO FIND OUT MORE INFORMATION?

IN PERSON: A copy of the above-noted bylaw and related documents 
may be inspected from October 21st 2016 to November 3rd 2016, from 
8:00am to 4:30pm, Monday through Friday (excluding statutory 
holidays), at the City of Nanaimo, Community Development 
Department, Service and Resource Centre, located at 411 Dunsmuir 
Street.

WEBSITE: Access the rezoning application information on the 
City’s webpage:

What’s Building In My Neighbourhood? 
www. nanaimo. ca/whatsbuilding

Following the close of a Public Hearing, no further submissions or 
comments from the public or interested persons can be accepted by 
members of City Council, as established by provincial case law. 
This is necessary to ensure a fair Public Hearing process and 
provide a reasonable opportunity for people to respond.

C ity o f Nanaimo 
C om m unity D evelopm ent Departm ent 

Service and Resource Centre 411 D unsm uir S treet 
Phone: (250) 755-4429 Fax: (250) 755-4439

www.nanaimo.ca

WANT TO M AKE A WRITTEN SUBMISSION?

If you are unable to attend the Public Hearing, written 
submissions must be received no later than 4:00pm, 
November 3rd 2016, to ensure their availability to Council at 
the Public Hearing. Written submissions can be provided by 
any of the following methods:

IN PERSON: Drop off at the Service and Resource Centre, 
located at 411 Dunsmuir Street

EMAIL: Email should be sent to public.hearing@nanaimo.ca

WEBSITE: Submit comments directly through the City’s 
website at www.nanaimo.ca/publichearing

M AIL: City of Nanaimo, Community Development 
Department, 455 Wallace Street, Nanaimo, BC, V9R 5J6

If you would like more information about Public Hearings 
please go to the City website at www.nanaim o.ca  and use 
the search function to find the ‘P ub lic  Hearing In fo rm ation  
Sheet’, which contains many frequently asked questions.

This Notice is published in accordance with Section 892 o f the Local 
Government Act. Notice given by the Corporate Officer.2

http://www.nanaimo.ca
mailto:public.hearing@nanaimo.ca
http://www.nanaimo.ca/publichearing
http://www.nanaimo.ca


Staff Report
File Number: OCPOOO66 

RA000288

DATE OF MEETING October 3, 2016

AUTHORED BY KARIN KRONSTAL, PLANNER, COMMUNITY AND CULTURAL
PLANNING

SUBJECT OFFICIAL COMMUNITY PLAN AMENDMENT APPLICATION NO.
OCP66 AND REZONING APPLICATION NO. RA288 -  2560 BOWEN 
ROAD, 1900 LABIEUX ROAD AND 2200 LABIEUX ROAD

OVERVIEW 

Purpose of Report
To present Council with applications to amend the Official Community Plan designation of 
2560 Bowen Road, 1900 Labieux Road and 2200 Labieux Road from Light Industrial to 
Corridor; and to rezone these properties from High Tech Industrial (13) to Community Corridor 
(COR3) including a site-specific use on a portion of the property to permit automobile sales, 
service and rental, in order to facilitate commercial and residential development.

Recommendation
That Council:

1. receive the report pertaining to the City of Nanaimo “Official Community Plan
Amendment Bylaw No 6500.032” and “Zoning Amendment Bylaw 2016 No. 4500.102”; 
and,

2. direct Staff to secure a covenant for access agreements, road works, use restrictions,
bicycle parking, road dedication and the community contribution, prior to the adoption of
the bylaw, should Council support the bylaw at third reading.

BACKGROUND

An Official Community Plan amendment application (OCP66) and a rezoning application 
(RA288) was received from Island West Coast Developments Ltd. (IWCD) on behalf of Bowen 
Road Developments Ltd. (2560 Bowen Road) and the City of Nanaimo (1900 and 2020 Labieux 
Road).

Subject Properties
Location: The subject properties are located between Bowen Road, Labieux 

Road and the Island Highway
Total Lot Area: 2560 Bowen Road is 19,477m2, 1900 Labieux Road is 8,260m2 and 

2200 Labieux Road is 3,077m2, for a total lot area of 30,814m2
Current OCP Designation: Light Industrial

Current Zoning: High Tech Industrial (13)

Proposed OCP Designation: Corridor

Proposed Zoning: Community Corridor (COR3) with a site-specific use on a portion of 
2560 Bowen Road permitting Automobile Sales, Service and Rental

CITY OF NANAIMO

SRPV1
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CITY OP NANAIMOTHE HAEBGUR/
Staff Report October 3,2016 

OFFICIAL COMMUNITY PLAN AMENDMENT APPLICATION NO. OCP66 AND 
REZONING APPLICATION NO. RA288 -2 5 6 0  BOWEN ROAD, 1900 LABIEUX

ROAD AND 2200 LABIEUX ROAD 
 Page 2

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 Wheaton 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 1,150.9m2 (12,388ft2) building area
Lot 2 New car dealership with approximately 1,096.3m2 (11,800ft2) building area
Lot3 Furniture store with approximately 1,254.2m2 (13,500ft2) building area
Lot 4 A mixed-use building with approximately 806.4m2 (8,680ft2) of office space and 

12 rental apartment units above
LotS Two commercial/office buildings approximately 1,008m2 (10,850ft2); and
Lot 6 A mixed-use building with 854.7m2 (9,200ft2) 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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Assessment

The applicant has submittedaTrafficimpactAssessment(TIA) by AdeptTranspodation 
Solutions (Attachments) outlining road improvements thatwouid mitigate impact efthe 
proposed development on existing levels ot 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 Roadandconstructinga 
roundabout at the intersection of Kenworth and Labieux Roads. Should Council approve this 
application,the improvements recommended bytheTIA will be included InaSection 219 
covenant on the properties thatwiii be registered priorto final adoption.

Mfnfsfrv of Environment Release

The City's rezoning and CCR 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 thatthere have been such activities on the subject 
properties, the applicant was required to apply to the Ministry of Environment (MoE) for release 
ofthe site for development. The release forrezoning approval was obtained from MoE on 
2916-AUG-12; however, the MoE advised that future applications will require further 
investigation as identified in Section 40 of the Env/ronmentaf management Act.

LandC/soos/f/on

Cn2016-JUN-13,Council passed Motion No. 25916to dispose of 2.45 acres ofCity-owned 
property located at 1900 Labieux Road and 2200 Labieux Road to Bowen Road Developments 
Ltd., forthe sum of 31,280,000. The purchase and Sales Agreement forthese properties will 
closeon2016DEC-15

RefematofAoot/caf/on

Under Fart 14 of the BC Local Covemmeat Act (2015), when considering an amendment to the 
OCR, local governments must provide one or more opportunities for consultation with 
organizations or authorities that it considers may be affectedbythe amendment. During the 
CCR review process,an initial referral of the application was sent toanumber of agencies for 
comment including the Ministry ofTransportation,the Regional District of Nanaimo,School 
District 68 andSnuneymuxw First Nation. Should Council supportthis application,asecond 
referral will be sentto these agencies priorto Rublic Hearing.

Conditions of Rezontng

Should Council supportthis application and passthird reading of'Cfficial Community Rian 
Amendment Bylaw No 6500.682” and “Zoning Bylaw No. 4500.192”, Staff recommends the 
following items be secured priorto final adoption ofthe bylawthrough registration ofaSection 
219covenanL
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1. Access Agmemen^s)
The City of Nanaimo will require an agreementfor access across proposed Lots2and3 
in orderto 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 bea 
signatory to any other reciprocal access agreements between lots.

2. Road Works
Road works beyond the centreline,as identified in the AdeptTransportation Solutions' 
TIA and the NanaimoTransportation Master Rian, will be required on Kenworth Road 
and Labieux Road, including, but not limited to:

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

b. LaningofKenworth Street,including potential reworking ofthe curb from the 
property iine to Bowen Road (including Kenworth north approach) as generally 
described in the TIA,to the satisfaction ofthe City:

c. Develop pedestrianlcyclist facilities within the Labieux Road roundabout, to the 
satisfaction ofthe City: and

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

3. Use Resfnof/ons Based on Road Network
The TIA completed forthis development proposal is based on specific uses and its 
recommendations speakto the improvementto the road network required to support 
those uses. The covenantwill include language limiting the uses on the propertyto the 
specific uses identified in the TIA,butwili also containaprovision to ailowthe property 
ownertoelectto revise the proposed development uses to thefullrange ofwhat is 
permitted underthe Zoning Bylaw,provided thattheanew  TIA is provided and the City 
retains the right to revise the works that are to be constructed to support the revised 
development.

4. B/oyofeRarkfng
Bicycle parking is to be provided as perthe rates recommended in the TIA,with 
additional provision ofO.ZCIassfspaces per unit and6.1Class2spaces per unitfor 
the seniors congregate housing.

5. RoacfDerkoaf/on
a. Kenworth Road,aMinor Collector roadway,withina22m road dedication 

(typical),constructedwithin the site between Bowen and Labieux Roads, 
designed and constructed to the City's satisfaction:

b. Aroundabout atthe intersection ofLabieuxfLabieux^Kenworth,as generally 
described within the TIA, with accommodation forthe future extension of Rock 
City Road (northeast leg), integration of cycling within roadway and multiuse trail 
network including connections to adjacenttrails to Beban Rark^E^NTrail, 
designed and constructed to the City's satisfaction: and

c. 2 metres offuture road dedication where the property line meets Bowen Road.
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CITY OP NANAIMO Staff Report October 3, 2016 
OFFICIAL COMMUNITY PLAN AMENDMENT APPLICATION NO. OCPOOQ66 
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LABIEUX ROAD AND 2200 LABIEUX ROAD 
_______________________________________________  Page 5

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

• The application is to redesignate the subject properties from Light Industrial to Corridor 
and to rezone these properties from 13 to COR3 with a site-specific use on a portion of 
the site to permit Automobile Sales, Service and Rental.

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

« 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. Lindsay
Manager, Community & Cultural Planning Direcjor^CerMmunity Development
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ATTACHMENT A

!S S ^
Kenworth Rd

Cienar Dr

A

OFFICIAL COMMUNITY PLAN NO. OCPOOO66 | “ I  
REZONING APPLICATION NO. RA000288 ■— 1

LOCATION PLAN
Civic: 2560 Bowen Road,

2200 Labieux Road 
and 1900 Labieux Road

Subject
Properties

Redesignate from 
Light Industrial to 
Corridor

Rezone from 
13 to COR3

Area of Site
i E i  Specific Zoning
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|  2560 & 2590 BOWEN ROAD 
2020 LABIEUX ROAD
NANAIMO B.C.
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ATTACHMENT C

Aerial Photo

A
OFFICIAL COMMUNITY PLAN NO. OCPOOO66 

REZONING APPLICATION NO. RA000288
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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 ofthe 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 I 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 ofthe site is designated Industrial (1-3). 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 ofthe conceptual plan are to;

« provide a mix of uses consistent and compatible with existing adjacent uses 
• establish a corridor edge to the Kenworth Road extension 
« 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

11



Abnef description of each site follows:

L0TB1AN02:

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

LOT3:

This proposeduse willbe eitheralow intensity commercialuse (i.e. furniture salesjor an 
automotive related use.

LOT 4:

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

LOT5:

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 inamannerthat anticipates future development along the 
Bowen Road edge. The second building hasasimiiar relationship to Kenworth Road,although 
inasmalierformat given the site configuration and available frontage.

LDTB:

The proposed use is an Independent Bupportive Living Complex. The building is approximately 
139 units including appropriate amenities and services.Crientation ofthe entry/lobby and units 
is predominateiytowards the park. Outdoor space,activities and connecting pathways 
contribute to the livabiiityforresidents.Topography is conducive toacomponent of 
underground parking andacommercialcomponentto that portion ofthe building fronting 
Kenworth Road,again contributing to the corridorfeel ofthe street.

BUMMARY

This isacomprehensive redevelopment ofasignificant site. The uses are consistentwith the 
COR3zone designation and objectives.Lises are carefully considered with respect to access, 
location, orientation, exposures, pedestrian connectivity, respectful of adjacent land uses and 
anticipates future growth.
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ATTACHMENTE
TRANSPORTATION IMPACT ASSESSMENT 

2560 & 2590 Bowen Road /  2020 Labieux Road Development

EXECUTIVE S U M M A R Y

Island Westcoast Developments Ltd retained Adept Transportation Solutions to  conduct a Transportation Impact 

Assessment (TIA) fo r the proposed mixed-use residential /  commercial /  office developm ent located at 2560 /  

2590 Bowen Road and 2020 Labieux Road. The proposed development consists o fth e  fo llow ing six lots and land 

uses:

Lot 1 New car dealerships w ith  approximately 12,388 f t2 (1,150.9 m2) building area;

Lot 2 New car dealerships w ith  approximately 11,800 ft2 (1,096.3 m2) building area;

Lot 3 Furniture Store w ith approximately 13,500 ft2  (1,254.2 m2) building area;

Lot 4 A building containing approximately 8,680 ft2 (806.4 m2) o f office space plus 12 rental apartments units

in the stories above the office space;

Lot 5 Two commercial /  office buildings to ta ling approximately 10,850 ft2  (1,008 m2); and 

Lot 6 Mixed use building w ith 9,200 ft2  (854.7 m2) o f commercial space on the ground floo r w ith  130 Assisted 

Living units in the remainder o fth e  building.

The purpose o f the TIA is to determ ine the transportation related impacts o fth e  proposed developm ent on the 

local transportation infrastructure fo r all modes o f transportation including active transportation such as walking 

and cycling plus transit and vehicular traffic. This is done by comparing the transportation activity associated 

w ith  the proposed development fo r the year it opens as w ell as 5 and 10 years afterwards to  the transportation 

activity that would have resulted fo r those same years if the development did not proceed. In th is case, the 

assumed Opening Year is 2018 so existing tra ffic  is forecast fo r 2018, 2023 and 2028 at 1.5% grow th per annum 

and analyzed fo r certain performance indicators such as volume to  capacity ratios and queue lengths using 

Synchro /  SimTraffic m icro-simulation modeling software. These results are then compared fo r the same years 

fo r post-development conditions which highlight any changes in performance tha t can be attributed to  the 

proposed development.

In this particular case the network is proposed to  be modified by extending Kenworth Road from  Bowen Road to 

the east and then south to align w ith  Labieux Road and form  a Kenworth /  Labieux intersection which would be 

constructed as a roundabout. This would change tra ffic  patterns on the local road network somewhat so the 

Study Area was defined as containing Island Highway from  its intersections w ith  Bowen Road /  Norwell Drive to 

Dorman Road /  Highland Boulevard, Bowen Road from  Island Highway to  Labieux Road and Labieux Road from 

Bowen Road to  Dorman Road.

From a vehicular tra ffic  standpoint, all the major intersections in the Study Area had acceptable performance 

indicators fo r all years fo r pre- and post-development conditions w ith  the exception o f the Island Highway /  

Bowen Road /  Norwell Drive intersection. W hile the City o f Nanaimo has plans fo r upgrading this intersection, 

the improvements are not funded in the ir Capital Program at this time. In order to  evaluate this intersection 

more completely, dual le ft turn  lanes on the Bowen Road and Norwell Drive approaches and the elim ination o f 

split phasing in the signal tim ing plan were used fo r this location and analyzed to  generate performance 

indicators as previously described. The results indicated tha t the overall intersection performance would be at 

an acceptable level although some individual movements would operate at E and F Levels o f Service.

One other area o f concern was the Southbound Left (SBL) movement on Bowen Road at Kenworth Road which 

would need to  accommodate existing traffic, trips diverted from  the SBL movem ent at Labieux Road as well as
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TRANSPORTATION IMPACT ASSESSMENT 
2560^2590 Bowen Road^2020 Eableux Road Development

the Incremental tra ffic  associated w ith  the proposed development tha t would also be making this movement. 

Synchro was used to determine the maximum queue length w ith the forecasted tra fflcvo lum es as well as 

sensitivity testing w ith the volumes Increased by 100% and the 95^ percentile queue can be accommodated 

w ith  the existing IT.Sm storage lane.

O thertransporta tlon modes such as walking, cycling and transit were also examined as part o fth ls  analysis. 

W hile there Is some pedestrian Infrastructure available, the sidewalks are not contiguous on both sides o f all the 

roads In the 5tudy Area w ith the exception o f Bowen Road. Howeverthere are significant pa ths^ tra lls  w ith in  

Beban P a rk a n d th e E ^N R a llT ra ll parallel to  Island Highway Isa m a jo r multi-use facility fo r active 

transportation.

W hile Bowen and Labieux Roadsare designated as cycling routes In the OCP fo r th e  City o fN ana lm o,and  the 

roads are signed as such, there are no designated cycling lanes on e ither road.

There are transit routes tha t currently use Bowen and Labieux Roads and the Country Club Mall In the northwest 

quadrant o fth e  Is landH lghw ay/Bow en R oad^N orw ell Drive Intersection Is the site o fa tra n s lt exchange so 

this area Is w ell served by Routes 30 ,40  and 50.

In the calculation o f the Bylaw requirements fo ro ff-s tre e t p a rk in g ,Lo t5hasasho rtfa ll o f 12 spaces while Lots3 

and4have  an oversupplytota llng 22 spaces. W lthacom b lna tlon  o f Introducing bicycle parking a tth e  

recommended rates, Im plem entlngapproprlate TDM measures such as bus passes,ride sharing andshared 

parking strategies as well as utilizing parking surpluses to  accommodate employee parking fo r o ther land uses, a 

parking variance could be supported. This Is also consistent w ith the strategy outlined In the  current Nanaimo 

M asterTransportatlon Plan (NM TP)to prom ote consideration o f reduced parking asam eans o f achieving the ir 

goal to  Improve modal splits to  walking, cycling and transit use.

The specific recommendations Included In the report are detailed below as part o fth ls  summary:

^  The connection o f Kenworth Road to  Labieux Road Is required to  alleviate some 5BL turn ing tra ffic  a tth e  

Bowen Road/Lableux Road In te rse c tlo n a n d p ro v ld e a n e w o p p o rtu n lty to  access the proposed 

development(s)vla the K enw orth /LableuxIn tersection;

^  ByOpenlng Day 2D18,w ith the Kenworth Road Extension In p la ce ,a pe rm ltted^p ro tec ted  phase fo r th e  

5BL turn  movement w ill be required a tth e  B ow en /K enw orth  Intersection;

^  By 2018 Opening Day, w ith  the Kenworth Extension In p lace,the Bowen Road/’ Kenworth Road

Intersection would bene fltfrom E B  and W Blanlng modifications Includlngaseparate le ft turn  laneand 

shared th ro u g h ^rlg h t lanes (from the current shared le ft^ th ro u g h  andseparate right tu rn  lanes). The 

EBLturn lane w illre q u lre a 3 5 m  storage length (from the existing 20m fo r EBR) and WBL w ill require 

20m (from the existing 10m WBR);

^  It Is recommended tha t bicycle parking be provided on each developm ent site;

^  M inim um 1.8m wide sidewalks should be provided on the new Kenworth Road Extension;

^  M inimum 1.5m marked bike lanes should be provided on the new Kenworth Road Extension;

^  E o rm a lonstree t parking pockets should be provided,particu larly a longthe south side o fth e  Kenworth 

Road Extension development site frontages;
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TRANSPORTATION IMPAGTA55555M5NT 
2560^2590 Bowen Road^2020 Labieux Road Development

It Is recommended th a tth e  existing connection from  Labieux Road to  the E^N R allT ra ll multi-use 

pathway be maintained o ra n e w  pathway provided to  connectthe subject s lte (s ) to th e E ^ N R a llT ra lL  

Appropriate authorities should be contacted to  discuss and confirm  tra il placement, any special tra il 

crossing requirements and signage;

As the site plan Is re fined ,It Is recommended tha t the Nanaimo ReglonalTransIt system (NRT5) be 

consulted w ith respect to  fu ture transit stop locations along site frontages and w ith respectto  any road 

network changes. At the discretion on the NRT5, sheltered bus stops could be provided at site frontage 
loca tlonstoserve thenew em ployees andresidents;

Office workers should be encouraged to  use transit. The parking demand conditions should be 

monitored and subsidized transit passes could be offered to  employees to  reduce off-slte parking 

demand. YYhlle the Individual parcels o fL o ts 5 a n d 6 a p p e a rto n e e d a v a r la n c e ,th e re  has been 

sufficient off-street parking provided on Lots 3 ,4 ,5 a n d 6 to m e e tth e  Bylaw requirements b u tth e  

needed spaces are not all located on the subject Individual lots;

Bicycle parking should be provided at the rates described In the report. The provision o fth ls  bicycle 

pa rk lngand th e lm p lem e n ta tlo n o fT D M a n d sh a re d p a rk ln g s tra te g le sa llsu p p o rtap a rk ln g  variance;

As the Individual lo t site plans develop further, consideration should be given to  the turn ing radius o f 

loading trucks and emergencyvehlclesaccesslngthe parcels to  ensure all requiredm ovem ents can be 

made;

The Glty o f Nanaimo should endeavorto  acquire add itiona lrigh t o fw a y fro m  the existing Hornby’s 

Lanopy site located at 2586 Bowen Road In the fu ture In o rd e rto  accomplish the desired lanlng 

configuration on the east leg o fth e  Kenworth R oad/B ow en Road Intersection. In th e  short-term , 

dedicated le ft turn  lanes andshared th ru /r ig h t  tu rn  lanes can be achieved w ith  some relaxation to 

design guidelines regarding alignment. These compromlsesare not uncommon and w ill Improve 

Intersection operation;

The L ltyo fN ana lm o  should w ork w ith MoTI to  developarevlsed Intersection design a tth e  Island 

H lghw ay/Bow en R oad /N orw e ll Drive Intersection. Adeta lled  corridor study should be undertaken to  

determine Issuesand opportunities fo r Improved tra ffic  operations a tth ls  Intersection. The 

Identification o f right o fw a y  requirements should be undertaken as soon as possible and If requ ired ,the  

precise property dedication should be determ ined and acquired along the 2260 Bowen Road frontage as 

acqnd ltlon  o fth e  subject rezonlng approval.
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CITY OF NANAIMO

BYLAW NO. 6500.032

A BYLAW TO AMEND THE CITY OF NANAIMO 
"OFFICIAL COMMUNITY PLAN BYLAW 2008 NO. 6500”

WHEREAS the Council of the City of Nanaimo wishes to amend City of Nanaimo 
“OFFICIAL COMMUNITY PLAN BYLAW 2008 NO. 6500";

THEREFORE, BE IT RESOLVED that the Municipal Council of the City of Nanaimo, in 
open meeting assembled, ENACTS AS FOLLOWS:

1. This Bylaw may be cited as “OFFICIAL COMMUNITY PLAN AMENDMENT BYLAW 
2016 NO. 6500.032”.

2. The City of Nanaimo “OFFICIAL COMMUNITY PLAN BYLAW 2008 NO. 6500” is hereby 
amended as set out in Schedule A to this Bylaw.

PASSED FIRST READING: 2016-OCT-03 
PASSED SECOND READING: 2016-OCT-03
PUBLIC HEARING HELD_______________________
PASSED THIRD READING____________________________
MINISTRY OF TRANSPORTATION AND INFRASTRUCTURE 
ADOPTED_____________________

M A Y O R

CORPORATE OFFICER

File: OCPOOO66
Address: 2560 Bowen Road, 1900 Labieux Road and 2200 Labieux Road
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Bylaw 6500.032
Page 2

SCHEDULE A

1. Map 1 (Future Land Use Plan) ofthe "OFFICIAL COMMUNITY PLAN BYLAW 2008 NO. 
6500” is amended as follows:

a) Redesignate the subject area known as LOT A, SECTIONS 18, 19 AND 20, RANGE 7, 
MOUNTAIN DISTRICT, PLAN 2299, EXCEPT IN THOSE PARTS IN PLAN 16078, 
27441 VIP58294 AND VIP62569 (2200 and 1900 Labieux Road), and LOT B, SECTION 
20, RANGES 6 AND 7, MOUNTAIN DISTRICT, PLAN 43870 (2560 Bowen Road) from 
Light Industrial to Corridor.

Schedule A

2871 
2851

2778 2866
2700 2776 2854

2774 2842

2595

2585
2710

2575

2560

Cienar Dr
1900

2200

OFFICIAL COMMUNITY PLAN NO. OCP00066

LOCATION PLAN

A Civic: 2560 Bowen Road, 
2200 Labieux Road 

and 1900 Labieux Road

□ Subject Properties

•-------- Redesignate from
I I Light Industrial to 

Corridor
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CITYCFNANAIMG 

BYLAW N04500102 

A BYLAWTG AMEND THE CITY OF NANAIMO “ZONING BYLAW2011N0 4500”

WHEREAS the Council may zone land, by bylaw, pursuant to Sections 464, 465, 469, 
477, 479, 460, 461, 462, and 546 ofthe Toca/GoiBemmentAct;

THEREFORE BE IT RESOLVED the Municipal Council of the City of Nanaimo, In open 
meeting assembled, ENACTS AS FOLLOWS:

1 This Bylawmaybecltedas the “ZONING AMENDMENT BYLAW2016N0 4500 102”

2. The City of Nanaimo “ZONING BYLAW2011 NO. 4500“ Is hereby amended as follows:

By rezonlng the lands legally describedas parts of LOTA,SECTIONS 16,19 AND 20, 
RANGE7,MOUNTAIN DISTRICT,PLAN 2299,EXCEPT IN THOSE PARTS IN PLAN 
16076, 27441 VIP56294 AND VIP62569 (2200 and 1900 Labieux Road), and LOT B, 
SECTION20,RANGES6AND7, MOUNTAIN DISTRICT, PLAN 46670 (2560 Bowen 
Road) from HlghTech Industria ls ) to Community Corridor (CORO),wlthaportlon of 
the property designated w lthas ltespeclflc  use permitting Automobile Sales, Service 
and Rental, as shown on Schedule A.

6. By amending subsection 9.2.6 by adding the following site specific use:

Automobile Sales, Service 2560 Bowen Road LOT B, SECTION 20,
and Rental RANGES 6 AND 7,

MOUNTAIN DISTRICT, PLAN
43870

PASSED FIRST READING: 2016-OCT-03 
PASSED SECOND READING: 2016-OCT-03
PUBLIC HEARING HELD______________
PASSED THIRD READING_____________
MINISTRY OF TRANSPORTATION AND INFRASTRUCTURE
COVENANT REGISTERED____________________________
ADOPTED______________

M A Y O R

CORPORATE OFFICER

File: RA000288
Address: 2560 Bowen Road, 1900 Labieux Road and 2200 Labieux Road
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Bylaw No.4500.102
Page 2

Schedule A

§

2595

2585
2710

2575 2700

Kenworth Rd

2560

Cienar Dr
1900

2200

REZONING APPLICATION NO. RA000288

O  Rezone from 
13 to COR3

r— i Site Specific 
Use

LOCATION PLAN
N Civic: 2560 Bowen Road,

/ k  2200 Labieux Road
^  and 1900 Labieux Road
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