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November 8, 2017

388 Machleary Street
(also known as Malaspina Gardens and the “Old Nanaimo Hospital”)

Mr. Andre Molnar — amolnar@molnargroup.com
Mr. Dak Molnar — dakmolnar@gmail.com
Mr. Greg Persanyi - Greg@molnargroup.com

The Molnar Group
570 - 1285 West Broadway
Vancouver, BC V6H 3X8

Dear Mr. Molnar, Mr. Molnar and Mr. Persanyi,

The Nanaimo Old City Association (NOCA) is writing to follow-up on the “Community Talk /
Preliminary Proposal” hosted by the Molnar Group on October 17, 2017 regarding 388 Machleary Street,
Nanaimo.

NOCA is an active neighbourhood association and has a keen interest in the development of this property.
This letter outlines our views, concerns, and comments on the proposed development of this site, as
presented by the Molnar Group at the above mentioned meeting.

In summary, our comments are:

o The scale of the proposed development is far too large and inconsistent with the Official
Community Plan (OCP), the Neighbourhood Plan, and the zoning; _

* The 100% rental tenure that is proposed is unsupportable and will have poor social outcomes long
term,;

e The proposed layout of the site will cause major traffic problems, block views and be inconsistent
with all public policies and community desires for the neighbourhood character and function; and

¢ Moving forward, an approach that honors existing visions and plans, and includes a respectful
working process with the neighbourhood is critical.

On May 15th NOCA held a Community Workshop on the future of this property. Our Report on the
Outcomes of the Community Workshop was released in July 2017 and we understand that the Molnar
Group has a copy. This report, along with the Old City Neighbourhood Concept Plan and NOCA’s future
engagements with local residents, is the foundation on which NOCA’s comments are based and will
guide the association’s engagement with the City of Nanaimo and the future owner of 388 Machleary St.

NOCA acknowledges the Molnar Group’s efforts to organize a meeting that begins the conversation with
local residents and is looking forward to continued engagement with the Molnar Group and the City of
Nanaimo with the goal of achieving an outcome that considers the concerns of local residents and the
integrity of the Old City.




The following explores NOCA’s comments in more detail.
Nanaimo’s Official Community Plan and Old City Neighbourhood Concept Plan and Zoning

There are three levels of planning and bylaws in place that govern the use of this site, all created with
significant community engagement.

The first is the Official Community Plan (OCP). Nanaimo’s Official Community Plan “... provides
direction related to elements such as the location and type of residential, commercial and industrial
development...” (p. 2). The 388 Machleary site is firmly in the “Neighbourhood” classification in the
OCP. The first policy in “Neighbourhood” areas in the OCP expressly states that new development must
maintain a physical character that is in harmony with the existing neighbourhood of single family homes.
While housing diversity is also encouraged, that policy also requires that it maintain the existing
surrounding character. Density limits of 10-50 units per hectare are established. Higher density
residential is limited and only possibly supported immediately adjacent to commercial centres.

In order to change the OCP classification of this site to something that would support what the Molnar
Group has proposed, it would need to be reclassified as a Corridor or an Urban Node — both of which are
significantly different than the “Neighbourhood” areas.

Recent Molnar Group projects have been near or along Terminal Avenue and Bowen Road corridors and
as such, the significant density associated with these is more appropriate within the community plan. 388
Machleary Street is in a completely different community context — far away from the Fitzwilliam Street
corridor and in the middle of the oldest heritage neighbourhood in the city. To change this site to
“Corridor” status would be a significant change not only to this site, but to the surrounding area as well,
based on the OCP precedent it would set, as neither Corridors nor Urban Nodes are appropriate as isolated
spots.

Any changes to these core community policies also require consultation and support from the local
community associations. “The Plan Nanaimo Advisory Committee [now called the Community Planning
and Development Committee] will consult and involve neighbourhoods who may be affected by OCP
changes.” (p 123). NOCA will be a part of this process should this application proceed.

The next layer of planning and regulation that applies is the Old City Neighbourhood Concept Plan. Key
concepts noted in the Old City Neighbourhood Concept Plan include:
*  Ensuring that new design is sensitive to the scale and character of the neighbourhood
(emphasis added) are principles that guide the residential component of the Concept. (p 5)
* Established areas of single family residential development are preserved (emphasis added) and
the Concept works to preserve architecturally and / or historically significant older homes. (p 5)
e Higher density multi-family uses are provided for in this Concept in locations which minimize
impacts on view corridors, and are located adjacent to major roads (emphasis added). (p 5)
e Planning Goals
o Preservation of public view corridors.
o Preservation of the heritage character of the neighbourhood.
o Maintenance of the pedestrian orientation — in terms of form, character, and scale of
development.
o Provisions of compatible adjacent land uses. (p 7)




e Building Height
o Limit new multi-family and commercial building heights 70 a maximum of three storeys
in order to maintain public ocean views and keep new buildings in scale with historic
development (emphases added). (p 11)

The third layer of regulation that applies to this site is the zoning. In Nanaimo’s zoning bylaw, 388
Machleary Street is zoned as CS-1, Community Service 1. This zone provides solely for public-
orientated uses designated to serve the community (i.e. academic school, seniors’ congregate housing,
etc).

Should a rezoning take place on this site, the contextual zoning will be highly influential, in the context of
the OCP and Neighbourhood Plan’s clear statements about maintaining the neighbourhood heritage
quality and character of the area. The area in the immediate vicinity, bordered by Fitzwilliam, Pine,
Albert, and Milton streets (in which 388 Machleary Street is roughly in the middle), is zoned
predominantly R-13 Single Family / Duplex, with a narrow swath zoned R-14 Low Density (Fourplex)
Residential along Milton Street. These zoning designations are an important reference point as the future
of this property is considered.

Increased density has been added in these adjacent zones in a number of locations in a manner that has
been appreciated by the community, particularly the 7 unit complex at 446 Milton Street. The Newport
condominium development at 500 Stewart Avenue is also offered as a good example of appropriate
densification that might be more in keeping with the neighbourhood’s vision.

Neighbourhood Perspectives on the 388 Machleary Site

NOCA and the thousands of residents that they represent in this neighbourhood, recognize the important
opportunity that this site represents for the community. The neighbourhood is a complex and diverse
neighbourhood, with homes ranging from very low cost to highly desirable renovated heritage homes.
The neighbourhood appreciates and wants to maintain this diversity, it values the area’s heritage
character, but it is also open to changes that this project can offer. NOCA is furthermore realistic and
pragmatic about the realities of development in Nanaimo today and its changes as the community and the
market continue to evolve.

This neighbourhood is widely understood to be a unique neighbourhood — unlike any other in the city.
This is the “Old City” and it houses a significant proportion of the older homes with historical character in
the city dating from the 1880s to the early 1960s. The majority of the rest of the city was built in the
post-war era, especially since the 1970s. As such, the neighbourhood character of the Old City is of
utmost importance to the entire municipality, and the neighbourhood’s residents both value it and feel a
sense of stewardship toward its conservation.

Beyond the extensive time that neighbourhood members have spent crafting the vision in the OCP and
Neighbourhood Plan for this neighbourhood in past years, NOCA has also spent time this year, in
advance of any new development proposals for this site, working with professionals who are experienced
in planning and development, to explore opportunities unique to this site. This process was done through
workshops and the crafting of a report that was submitted to Chartwell, and that the Molnar Group has
indicated they have reviewed.

The Molnar Group’s proposal as shown on October 17, 2017

Your proposal at the October 17 community meeting included:
e Four large rectangular buildings — one on each quadrant of the site;



Four storey heights for each building with no variations in massing, height or form;

A traffic pattern that used the existing laneway between Kennedy and Machleary streets to access
internal parking;

177 units of 100% rental tenure (with an associated argument that there is no market for the
purchase of multi-family residential units in the area);

Some rudimentary landscaping around the perimeter of the four buildings, including the proposed
preservation of at least one of the existing older trees on the site;

A proposed view corridor in the middle of the site - that confusingly showed a proposed view
thru the solidity of the mass of two of the four storey buildings along Kennedy Street;

No proposed amenities for the community; and

An image board showing other buildings of contemporary arts and crafts character as inspiration
for future building form.

NOCA'’s Responses to the Molnar Group’s October 17 Preliminary Proposal

With the background of proactive and open-minded work done by NOCA noted above, we offer the
following comments on what was proposed by the Molnar Group in its October public meeting.

General changes

The first point of comment is around the planning and approvals process related to the proposed
changes. While most residents in the 300 & 400 blocks of Machleary and Kennedy streets
understand that residential development at 388 Machleary Street will require zoning changes (and
they are open to some changes), any proposed changes must fit the spirit of the OCP and the
Neighbourhood Plan, be respectful of the unique character of the neighbourhood, and involve the
community directly and meaningfully in forming the new vision for the site.

Meaningful engagement will require significantly more time and effort than a conventional public
information meeting and public hearing model of application and approvals.

Land Use
The second point of comment is around the proposed land use and tenure changes:

The change from “Community Service Uses” to residential is not specifically opposed.
The tenure of the proposed residential however, must be mixed — to include ownership and not
just rental.

o  While the number of units was not noted on any of the displays, it is NOCA’s
understanding, based on communications with the Molnar Group, that it proposes to
build 177 units on this property.

o There are an average of approximately 20 homes/block on the 300 /400 blocks of
Machleary and Kennedy streets. The preliminary design proposes to place the equivalent
of nine blocks of dwellings into a space of less than one block — or a significant majority
of the central area of this entire neighbourhood.

o While this is a significant increase in density, the major problem with this proposal is that
it suggests it will all be of one tenure (rental). The introduction of 177 rental units, of
which 90% will be 1-2 bedrooms, is a massive change to the social structure and
character of this neighbourhood. Housing diversity is always good and would be
welcomed, but the scale of change in a single project is unnecessarily disruptive.

o The creation of a single type and tenure of units in this neighbourhood will have
significant challenges over time as these buildings age. In 30-40 years, these will be
older, less desirable units and as they continue to age, the social dynamic in the
















