SALE OF SURPLUSLAND, CENTREPOINTE, NEPEAN

COMMITTEE RECOMMENDATIONS

That Council:

1 Declare as surplus to Regional needs, part of Lots 34 & 35, Concession 2, in
the City of Nepean, containing an area of approximately 3.585 ha. (8.86 acres),
shown asBlocks M and N, on Annex “A”, attached;

2. Approve the sale of lands described in Recommendation 1, to Arnon
Corporation for the sum of $2,000,000. subject to the conditions outlined in the
body of thisreport.

3. Authorize staff to negotiate a settlement with the NCC with respect to the
disposition of funds, in accordance with the details provided in the body of this
report.

DOCUMENTATION

1 Planning and Development Approvals Commissioner’s report dated 29 May 00 is
immediately attached.

2. Extract of Draft Corporate Services and Economic Development Committee Minute,
06 June 00 follows the report and includes arecord of the vote.
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FROM/EXP. Commissioner
Panning and Development Approvas Department

SUBJECT/OBJET SALE OF SURPLUSLAND, CENTREPOINTE, NEPEAN

DEPARTMENTAL RECOMMENDATIONS

That the Corporate Services and Economic Development Committee and Council:

1 Declare as surplusto Regional needs, part of Lots 34 & 35, Concession 2, in the City
of Nepean, containing an area of approximately 3.585 ha. (8.86 acres), shown as
BlocksM and N, on Annex “A”, attached;

2. Approve the sale of lands described in Recommendation 1, to Arnon Corporation for
the sum of $2,000,000. subject to the conditions outlined in the body of thisreport.

3. Authorize staff to negotiate a settlement with the NCC with respect to the disposition
of funds, in accor dance with the details provided in the body of thisreport.

PURPOSE

This report deals with the disposition of part of the Region’s land located on the west Side of Woodroffe
Avenue, south of Basdline Road in the City of Nepean. The land on which the Trandtway and dtation
are located, together with the balance of land owned by the Nationad Capital Commission (NCC), to
the west of the station and extending south to the railroad tracks, was purchased by the Region as part
of an agreement between the NCC and the Region with respect to the transfer of the Federal Bridges
(Laurier and Mackenzie King) in Ottawa. A portion of the site, immediately south of Basdline Road has
been developed with the Trandgtway and gtation. The future extenson of the Trangtway to the south,
will require the use of a sgnificant amount of the baance. Part of the Site to the south of the station and



immediately north of Tallwood Avenue is being used by the Region to accommodete the new Peter D.
Clarke Centre.

The purpose of this report is to address the disposition of that portion of the land acquired from NCC,
located immediately west of the Basdline Trangtway dation, between Basdine Road and the limit of
land occupied by Nepean City Hall. The blocks are identified as Blocks M and N on Annex “A”
attached. The land is vacant, contains 3.585 ha (8.86 ac.) and is zoned Indtitutional.

BACKGROUND

The subject property consists of two vacant Blocks to the west of the trangt station, bisected my a strip
of land to be retained by the Region for the future extenson of Navaho Drive. The property has no
usesble road frontage and is accessible only through the Arnon property to the west. The provision of
access from Woodroffe will be possble once the Trangtway is reconstructed and Navaho Drive is
extended. That is not expected to occur for a least 10 years. In the meantime, the adjacent owners
have gpproached the Region with a proposa to purchase our surplus land for incorporation into their
development.. Arnon Corporation (Arnon) is the sole aoutting owner. Their Site is improved with two
office buildings, both occupied by Nortel. Nortd, is anxious to move forward with a third building for
occupation by February, 2001. Further expansons are possble on the ste. The land required to
extend Navaho across the Arnon land will be conveyed to Nepean under an existing agreement, once
Navaho is extended from Woodroffe.

As part of our review of the Arnon proposal, we considered two other options. The firdt, to wait for the
recongtruction of the Trandtway and extenson of Navaho Drive. This scenario will prevent
intengfication in the area of the gtation for a number of years until decisions are implemented around the
Transgtway and Navaho. The second option was to investigate the possibility of digposing of the entire
block between Woodroffe and the Arnon lands, ether including the Transitway Ste, subject to retaining
rights for the recondruction of the Trangtway, or through marketing the right to build over the
Trandtway. The Navaho extenson requirements would have to be retained. The generd consensus
from developers and redtors was that this is perhaps better viewed as a long term option. Under the
circumstances, the option of asdeto Arnon isthe preferred solution.

Official Plan Objectives

The subject lands are part of alarger “ Primary Employment Centre” designation in the Regiond Officia
Pan. The Primary Employment Centre lands include lands south of Basdine Road with the eastern leg
of Centrepointe Drive being the western boundary, Navaho Drive being the eastern limit and Tallwood
Drive and the Algonquin College property serving as the southern boundary. Section 4.3 of the
Regiond Officid Plan encourages the development of mixed-use developments a reatively high
dengties which would act as afocd point to their repective community. The required characterigtics of
a Primary Employment are present in the Basdline and Woodroffe Primary Employment Centre which
are



potentia for at least 5,000 jobs;
potentia for relaively high densties of employment and other uses,
alocation adjacent to an existing or proposed rapid trandt dation - i.e. Basdine Station.

Other pertinent policies within the Officid Plan for Primary Employment Centres include the following:

maximize accesshility for waking, cycling, and trangt service between uses and to rapid
trangt stations and bus stops;

lands within 300m of argpid trangt sation to be generdly a a minimum floor space index
(F.S\I) of 1.5 and primarily be for office or other high density uses. Lands beyond 300m
should ultimatdy have a minimum F.SI. of 0.75. The minimum FS’s shdl goply unless
ste specific udies establish that greater flexibility in distance and/or dengity to a rapid
trandt gation isrequired;

consider permitting proposed devel opments that do not meet the density policies provided
that future development opportunities to satisfy the dengity targets are preserved,

prepare a trangportation impact study for Primary Employment Centres which addresses
al rdevant modes of trangportation. Development applications would be evauated on the
sudy results;

ensue that zoning by-laws dlow for maximum development potentid based on the area
wide trangportation studly;

require zoning by-laws to have reduced parking requirements and maximum parking space
provisons for developments in the vicinity of rapid trangt Sations

initiate practices and policies to encourage development in accordance with the economic
development policies of the Plan

Basdine Woodroffe Secondary Plan Objectives

The Basdine Woodroffe Secondary Plan is being prepared to guide the development and
redevelopment of lands within the Primary Employment Centre. The basic direction of the Secondary
Pan isto creste a centre with amix of uses, to make it avibrant area with character, to accommodate a
high levd of employment, to improve transportation connections and to encourage waking, cycling and
trandt. The Secondary Plan is dso intended to do the following:

implement new (1997) Regiond Officid Plan polices for Primary Employment Centres
desgnate Regiond lands for development and removad of inner ring road designation which
no longer gpplies to these lands will dlow for development of any Regiond lands surplus to
Trangtway and municipd requirements,

provide for new infrastructure required to service future development including Navaho
Drive extenson to Congellation Crescent and the extension of Congdlation Crescent to
Basdline Road

provide policy direction to imminent development - employment uses in Centrepointe,
redevelopment of Shopper City West and the expansion of Algonquin College;

reflect drategic location of the area indde the Greenbelt and proximity to trangt station.



The Transgportation Review required by the Region's Officid Plan and for the Secondary Plan for the
Basdine-Woodroffe Primary Employment Centre has been undertaken with extensive input from
Regiond and City of Nepean daff. Amongst the conclusions of the study were that the levels of
development based on the F.SI. in the Regiona Officid Plan could not be supported by the
surrounding roadway network even assuming very aggressve non-auto modd splits  The Study
proposes an F.S.1 of 1.0 within 300m of the trangit station, 0.7 for office development on the east Sde
of Woodroffe within the Shopper City ste and 0.4 for the baance of the stes which till contain resdud
development potentid.

In terms of parking supply, the Secondary Plan will include a recommended maximum parking ratio of
2.2 spaces/1000 0. ft (2.5 spaces/1000 sg. ft. is current minimum) for lands within 300m of the trangt
gation. It isaso proposed that the number of parking spaces provided may not exceed theratio based
on the build out of ther dte devdopment. Outsde of the 300m, the current minimum parking
requirement would become the maximum with a view towards further reductions towards the 2.2
spaces/1000 so.ft. target to occur over time and in accordance with regular Parking Demand Studies.

The Arnon Proposa

Arnon’'s property holdings in the area conssts of approximately 16.5 acres of land improved with a
137,200 sq. ft. building on Blocks O and P (see Annex “A”) as wdll as a 208,000 gg. ft. building on
Blocks L2/L. Arnon gpproached the Region in the spring of 1999 expressing an interest in securing title
to the Region’'s 8.86 acres of land, for the purpose of providing surface parking which they required to
accommodate the next phase of their campus, a 177,000 sq. ft. office building to be attached to the
building located on Block L2/L. Nortel requires occupancy in the new building by February 1, 2001.

Arnon is anxious to expand their campus for the exclusve use of Norte. At present their Ste has
approximately 345,000 . ft. of office gpace with the latest proposa raisng this to over 520,000 s0.
ft.. The employee capacity of the existing buildings is approximately1,500 a number which is expected
to exceed 2,500 once the third building is constructed.

Nortd is requesting parking supply in excess of four (4) spaces/1000 sg. ft. of office gpace which
exceeds the current Nepean zoning by-lawv minimum of 2.5 spaces/1000 sg. ft.. They have submitted a
proposd to the City of Nepean which includes a decked parking structure on part of Block L. Nortel is
committed to a trangt friendly campus in this location. As trangt use increases over time, further
expanson may be possble.

In the short term, the use of the Region's land will eiminate the need to congtruct deck parking on
Block L, provided it can be used for surface parking (zoning amendment from the City of Nepean is
required). This will diminate a perceived permanence of parking and provide greeter flexibility for
further expanson of office uses on the Ste. Arnon’s proposd, including a deck parking structure, has
been approved by Nepean's Planning Committee.



While Norte has been a drong supporter of trandt use (paticipating in the Traved Demand
Management program at their Carling Campus and initiating Ssmilar programs a other locations) they are
convinced that the amount of parking they are requesting is necessary to meet their employee's current
needs. At the same time, they and Arnon are committed to promoting trandt and other non-auto
dternatives  thislocation.

Agresment

The agreement reached with Arnon contains the following provisons:

1.

The full market value of the land is *$2,000,000. based on an appraisal report completed for the
Region;

Arnon is to provide a plan illugraing how they will eventudly meet the FS required in the
Secondary Plan (1.0 on most of the ste with 0.7 on the areas beyond 300m). This provison
goplies to the combined Blocks L2/L/M and O/P/N;

For a period of ten (10) years, there will be a condition surviving closing requiring the payment of a
pendty in the amount of $1,300,000.to be paid by Arnon to the Region if within the ten (10) year
period, Arnon and/or it's successorsassgns, have not initiated congtruction of such additiona
buildings as may be necessary to raise the overal FSI of Blocks L2/L/M and/or Blocks O/P/N, to a
levd of (0.7). If Arnon does initiate a building program on ether combined Block, raising the FS

of the aforementioned combined Blocks to (0.7), the penaty payable on the block(s) will be
waived. The pendty will be gpportioned on the basis of the relative size of Blocks M &N;

Any proposd to increase the FSI on the combination of Blocks L2/L/M or O/P/N, must include
plansindicating how the ultimate FSI of 1.0 will be met upon completion of the devel opment;

In the event dl or any part of the pendty is pad by Arnon to the Region, the money will be
reinvested for trangt purposes only, as directed by Council of the day;

This agreement is subject to Arnon obtaining the necessary zoning to permit surface parking on
Block M;

As part of this agreement, Arnor/Nortd are committed to the promotion of transt and/or aternate
means of transportation, on this campus. Linkages to the Sation are a requirement.

*To edtimate the value of red edtate, an independent gppraisal was completed by Higgs Cameron Cyr
& Wilson Ltd. which concludes that the market vaue of commercid land is within the range of $
250,000/acre.  Since the zoning and servicing are not in place, a 10% discount has been gpplied
resulting in aland vadue estimate of $225,000/acre. By applying the land area of 8.86 acres the market
value caculation is $2,000,000.



NCC Agreement

It should be noted that there is a redtrictive covenant in favour of the National Capita Commission that
was registered on title when the Region purchased the land in 1996. The covenant dtates in part, “in
the event all or any part of the lands are sold by the Region for a price which on a per square
foot basis exceeds $ 2.61 per sguare foot ($113,692/ac) then any such excess amount, less the
land transfer tax and registration fees paid by the Region and the carrying costs directly
attributable to these lands from the date of acquisition isto be paid to the NCC within 90 days of
completion of such sale” .)

At this point, we have not initiated discussons with NCC on thisissue. It is our recommendation that
daff be authorized to initiate discussons with the NCC to resolve thisissue. A subsequent report will
then be provided.

Surplus Proparty

The property has been circulated interndly to determine if there is a need to retain this land. The most
criticd factor has been the dignment of the Trangtway and Sation as it crosses this area. An internd
report recommending the existing adignment was reviewed and gpproved by a joint meeting of the
Trangportation and Trangt Services Committees on May 23, 2000. Externd government agencies have
been notified of our intention to digpose of thisland. No interest has been expressed in purchasing the
dgte. We are recommending that it be declared surplus to Regiona needs. As noted below, we do not
believe thereisaNew City impact in so doing.

NEW CITY IMPACT - TRANSITION BOARD

Since the Southwest Trangtway and Basdline Trandtway Station will be re-developed a sometime in
the future, the proposed sde will provide a temporary use of the surplus lands with the ultimate plan of
increasing dengity within this area.

This property is located north-east of the current site of Nepean City Hall and Nepean Hydro. There
are additiond potentidly surplus lands immediady adjacent to that Ste. The sde of the subject lands
while in proximity to the City Hal, do not lend themsdves to incorporation with that Ste in any
reasonable fashion. . As such, we believe it is gppropriate to dispose of these lands.

In accordance with Ottawa Trangtion Board Regulation 100/2000 - Section 4, Guiddines - Financia
Guideline No. 1, Section 5.1b), this transaction requires the gpproval of the Transition Board.

PUBLIC CONSULTATION

The corridor lands are currently under a Secondary Plan review which has involved consultation with
the public.



EXPENDITURE JUSTIFICATION

The sde of Regiond lands will dlow Arnon to proceed with the immediate development of 176,663
s.ft. for Norte and will provide additiond land for the future expanson of Woodline Campus. The
potentid pendty payment of $ 1.3 million will provide an inducement to intensfy development neer the
Trandtway.

FINANCIAL STATEMENT

This transaction will generate a revenue to the Corporation from the sale proceeds. It will adso create
revenue from redty taxes and will generate employment opportunities.

Approved by Nick Tunnacliffe, RPP, MCIP
Planning and Devel opment Approvals Commissioner

Attach. (1)
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Extract of Draft Minute
Corporate Services and

Economic Development Committee
06 June 2000

SALE OF SURPLUS LAND, CENTREPOINTE, NEPEAN
- Planning and Development Approvals Commissioner’s report
dated 29 May 00

Councillor A. Loney requested additiond information with respect to how this proposa relates
to the Secondary Plan process, currently underway with the City of Nepean and the Region.
Nick Tunnecliffe, Commissioner, Planning and Development Approvads explaned that the
Regiond Officid Plan and the Nepean Officid Plan encourage development around the
transtway and this encourages more trangt use. One of the relevant policiesis that car parking
requirements be reduced in the zoning by-law. The Secondary Plan Nepean has undertaken is
looking at development in the Basdineg/Woodroffe areaincluding Shoppers City West, Nepean
City Hdl and the vacant parcels in the Centrepointe area.  He noted the City’s draft report
suggests the zoning by-law be changed so that existing zoning requirements of a minimum of 2.5
gpaces per 1000 square feet of building area be reduced to 2.2 spaces as a maximum. This
would reduce the amount of parking available, if and when it is approved by Nepean.

Mr. Tunnecliffe stated this was why the report was before the Committee for recommendetion.

He explained that if the staff recommendation is not approved, Arnon (the adjacent property
owner to whom the property is being sold) would go ahead with an office building for lease to

Nortel. In order to meet the parking requirements of the existing by-law, Arnon proposes to

build a parking structure. If that happens, there would be a large amount of parking in a
gructure, unlikely to be demolished, that isin close proximity to the trangt sation.

Commissioner Tunnacliffe explained the dternative is the dedl saff have negotiated, that isto el
part of the region’s land, is in effect backland, without access, to Arnon, who will use the land
for surface parking for the Norte Development. He advised that staff have negotiated with
Arnon, apendty of $1.3 million that they would have to pay to the new City if an office building
is not built on the previoudy regionaly owned land (they will be able to do this without adding

parking spaces).

Councillor Loney asked the Commissioner to expand on the floor space index (F.S.I.) aspect.
Mr. Tunnacliffe advised the Regiond Officid Plan requires development a an F.SI. of 1.5
within 300 metres of arapid trangt station and a minimum of FS 0.75 beyond 300 metres. As
part of the work undertaken in the Secondary Plan, it has been determined that the leve of
development, even with the optimistic trangt moda split, will result in gridlock for cars in the
surrounding dreets. This is why the secondary plan is recommending that the FSI be reduced
to 1 within 300 metres, 0.7 on the east Sde of Woodroffe and 0.4 for the balance of the ste.



Extract of Draft Minute
Corporate Services and

Economic Development Committee
06 June 2000

This measure, coupled with a trandt modal share that staff believe is attainable and the baance
to car trips, will not overload the sreetsin the vicinity.

Councillor Loney asked, in terms of the new roadway that is required, if there would be any
regiond obligation (other than a the Trangtway Station) with respect to payment.. Mr.
Tunnacliffe stated the road referred to is the extenson of Navaho Drive; it currently runs east of
Woodroffe and would be extended across Woodroffe, be grade-separated at the Transtway
and extend through the site to Congdlation Drive in Centrepointe. He said staff anticipate the
new City would be responsible for the grade separation structure but the road on each sde of
the Trangtway would be paid for by the devel opment.

Councillor Loney said he understood from the City of Nepean Planning Director that Arnon
had, in a previous plan, dedicated the land required through their property from Congtellation
Drive. Mr. Tunnadliffe replied his understanding was that Arnon agreed to dedicate the land at
no charge when the facility is condtructed. He surmised this would be when the Southwest
Trangtway goesin as a grade-separated facility, which could be in 8 to 10 years.

Councillor Loney asked Mr. Tunnadliffe, if, as a professond planner and the head of the
Planning and Development Approvas Department, he consdered this proposd to be a
reasonable compromise. Mr. Tunnadiffe replied in the affirmative. He noted it was a difficult
processto try to accommodate dl the competing interests of al the parties involved.

Councillor R. Cantin said he had understood that the extenson of Navaho Drive would not be
required if the deal was reached because there would be access to Basdine Road. Mr.
Tunnecliffe stated that access to Basdine Road is being proposed but as the entire area
develops, there will aso be a need for the Navaho Drive extenson. Councillor Cantin fdt this
would be avery expensive propostion. Councillor Loney sad it was his understanding that the
City of Nepean has dready collected money for the extenson of Navaho Drive in their
Development Charges. The Councillor noted the big expense would be the grade separation of
the transitway station and he indicated he was not convinced that the station was necessary.

The Committee then gpproved the staff recommendations:



Extract of Draft Minute
Corporate Services and
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06 June 2000

That the Corporate Services and Economic Development Committee and Council:

1.

Declare as surplus to Regional needs, part of Lots 34 & 35, Concession 2, in
the City of Nepean, containing an area of approximately 3.585 ha. (8.86 acres),
shown as BlocksM and N, on Annex “A”, attached;

Approve the sale of lands described in Recommendation 1, to Arnon
Corporation for the sum of $2,000,000. subject to the conditions outlined in the
body of thisreport.

Authorize staff to negotiate a settlement with the NCC with respect to the
disposition of funds, in accordance with the details provided in the body of this
report.

CARRIED



