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DESIGN ADVISORY PANEL MEETING

 
February 25, 2021, 5:00 PM

Board Room, Service and Resource Centre,
411 Dunsmuir Street, Nanaimo, BC
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1. CALL THE MEETING TO ORDER:

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

2. ADOPTION OF AGENDA:

3. 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
2021-FEB-11.

4. PRESENTATIONS:

a. Development Permit Application No. DP1212 - 285 Prideaux Street 8 - 42

To be introduced by Lisa Brinkman, Planner, Current Planning Section

A development permit application, DP1212, has been received from S2
Architecture Interior Design for the development of a four-storey personal care
facility building which is proposed to include 51 units.  The subject property is
legally described as Lot B, Section 1, Nanaimo District, Plan EPP95349.

b. Development Permit Application No. DP1221 - 3945 Biggs Road 43 - 97

To be introduced by Lainya Rowett, Manager, Current Planning Section

A development permit application, DP1221, has been received by Stuart Olson
Construction Ltd., on behalf of Her Majesty the Queen in Right of the Province
of British Columbia, as represented by the Minister of Citizens' Services, for a
phased development to replace the existing Nanaimo Correctional Centre.  The
existing facility will be demolished and twelve new buildings will be erected. 
The subject property is legally described as Lot A, Section 1, Range 3,
Wellington District, Plan VIP68061.

5. OTHER BUSINESS:



6. ADJOURNMENT:
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MINUTES 
DESIGN ADVISORY PANEL MEETING 

BOARD ROOM, SERVICE AND RESOURCE CENTRE 
411 DUNSMUIR STREET, NANAIMO, BC 
THURSDAY, 2021-FEB-11, AT 5:00 P.M. 

 

 
PRESENT: Members: Charles Kierulf, Chair 

  Councillor Brown (joined electronically) 

  Tony James, AIBC (joined electronically) 

  Kevin Krastel (joined electronically) 

  Marie Leduc (joined electronically) 

  Kate Stefiuk, BCSLA (joined electronically) 

 
Absent: Gur Minhas 

 
Staff: L. Rowett, Manager, Current Planning Section 
 L. Brinkman, Planner, Current Planning Section 
 C. Horn, Planner, Current Planning Section 
 L. Nielsen, Recording Secretary 

 
 
1. CALL THE DESIGN ADVISORY PANEL MEETING TO ORDER: 
 

The Design Advisory Panel Meeting was called to order at 5:06 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 Tuesday, 2020-JAN-28 at 5:05 p.m. be adopted as circulated.  
The motion carried unanimously. 

 
 
4. PRESENTATIONS: 
 

(a) Development Permit Application No. DP1213 – 250 Timbercrest Way 
 
Introduced by Lisa Brinkman, Planner, Current Planning Section. 
 
Presentations: 
 
1. Joyce Troost, Architect of Joyce Reid Troost Architecture accompanied 

by Scott Mack, Principal of Townsite Planning Inc., presented the project.  
Ms. Troost spoke regarding site history, site and neighbourhood context, 
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site topography, and provided an overview of the proposed architectural 
plans. 
 

 There are 21 residential units proposed (nine duplex buildings and 
three single family homes 

 The duplex models differ from one another; one is wide and 
shallow, and the other is long and narrow 

 Single family homes are located at each end of the site 

 Buildings are sited to fit the site’s topography and natural features 
and to allow for optimal sun exposure 

 The lowest point of the property is at the corner of 
Timbercrest Way and Crestline Terrace 

 Exterior materials consist of natural materials in muted colours 
such as stone and wood 

 
2. Scott Murdoch, Landscape Architect of Murdoch de Greef Landscape 

Planning and Design presented the landscape plan and spoke regarding 
the proposed tree retention plan, site grade challenges and the proposed 
plant palette. 
 

 The tree management plan proposes 31 tree removals and the 
planting of 132 trees 

 The site’s grades are inconsistent throughout the site and attempts 
are made to minimize disturbance to the land and the amount of 
retaining walls required 

 Ornamental planting treatments are used on street frontages and 
side yards 

 Common areas are planted with native and adaptive plant material 
and small lawn areas are proposed where the slope allows 

 Concrete will be used for walkways and driveways 

 A rock cut wall will run through the mid portion of the site 
(naturalized zone) 

 A mix of native and non-native tree species will be used including 
Douglas fir, arbutus, native pines, maple and ash 

 Shade gardens will be incorporated and will include native ferns 
 
Panel discussions took place regarding the following: 
 

 The intended stratification of the development 

 The driveway design and location for the duplex units 

 The east elevation façades and considerations to break building massing 

 The possibility of integrating an amenity space on the east side of the 
property 

 The proximity of Buildings 5 and 8 pertaining to the proposed glazing and 
fire protection 

 Siting the single family homes at either end of the development 

 The possibility of fitting visitor parking on the site 

 The proposed building height variance 
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 It was moved and seconded that Development Permit Application No. DP1213 
be accepted as presented with support for the proposed building height variance.  The 
following recommendations were provided: 
 

 Consider introducing variation on the east facing high wall elevations; and, 

 Consider introducing an amenity space or pathway in keeping with the natural 
landscape character. 

 
The motion carried unanimously. 

 
(b) Development Permit Application No. DP1214 – 400 Fitzwilliam Street 

 
Introduced by Caleb Horn, Planner, Current Planning Section. 
 
Presentations: 
 
1. Pablo Yuste, Architect and Principal of Omicron Architecture Engineering 

Construction Ltd., accompanied by Jordan Royer, Project Manager of 
Omicron Architecture Engineering Construction Ltd., presented the 
project.  Mr. Yuste spoke regarding site and neighbourhood context, site 
grades, building siting and volumes, and provided an architectural 
overview of the project. 
 

 This mixed use development consists of two buildings for a 
residential rental mix of 197 units and one commercial retail unit 

 The existing Telus operations centre is to remain onsite 

 The proposed unit mix targets a wide variety of household types, 
with adaptable and accessible units included 

 The site is programmed with a number of elements which include 
a communal roof deck atop Building B (including an indoor kitchen 
area), children’s play space, a dog walk area, garden beds, 
outdoor communal amenity furnishings (ie seating, dining table) 

 Wallace Terrace, a new public space is being created just off the 
street level commercial retail unit located on the corner of Wallace 
and Wentworth Street 

 A prominent sculptural stair is proposed from the lower level of  
Wallace Street and to the semi-private resident courtyard between 
Buildings A and B 

 The resident courtyard is located over the underground parkade 

 Street frontage improvements will include a bike lane along 
Wallace, Wentworth and Richards streets 

 Parking area access will be from Richards Street 

 Exterior materials are chosen to limit massing and include 
aluminum composite panel, wood look shiplap siding, corrugated 
and perforated metal cladding in contrasting colours 

 All patios and balconies will include glazing 
 
2. Ken Larsson, Landscape Architect of Connect Landscape Architecture 

presented an overview of the proposed landscape concept plan. 
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 The Wentworth/Wallace Street corner public plaza will include 
several amenities to become an activity generator which includes 
the corner bulge, bike path, commercial retail unit and slightly 
elevated seating terrace, a people place 

 Materials, textures and colours are chosen to be durable and to 
play off the coastal feel 

 
Panel discussions took place regarding the following: 
 

 The possibility of providing additional street level commercial space 

 The lower units and resident access from the street level 

 Pedestrian access to and through the site 

 Historical pedestrian movement within the Old City area, its uniqueness 
and the possibility of creating something similar through the site 

 The importance of the transition with the existing neighbourhood along the 
Wallace Street/Fitzwilliam Street corner 

 The possibility of adding transparency to the commercial unit for 
enhanced lighting on the plaza 

 Landscape materials and plantings to reflect the local zone 

 The use of artificial turf within the dog walk area and rubber matting within 
the children’s play area 

 The good use of the site’s natural topography to step back and screen the 
underbuilding parking with dwelling units 

 The street facing units on all elevations providing surveillance and 
reducing any need for fencing or gating  

 The possible reinforcement of the character of the older areas, with less of 
a setback and a little more streetscape 

 
 It was moved and seconded that Development Permit Application No. DP1214 
be accepted as presented with support for the proposed building height variance.  The 
following recommendations were provided: 
 

 Consider enhancing the southeast corner stair and its relationship to the street; 
and, 

 Give further consideration to enhancing the integration between the building 
frontage and the Wallace Street streetscape. 

 
The motion carried unanimously. 

 
 
5. OTHER BUSINESS: 
 
 Lainya Rowett, Manager, Current Planning Section advised the panel that one panel 

member has resigned and the position will be advertised. 
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6. ADJOURNMENT: 

 
  It was moved and seconded at 6:55 p.m. that the meeting terminate.  The motion 

carried unanimously. 
 
 
____________________ 
CHAIR 
 
 
 
CERTIFIED CORRECT: 
 
 
_____________________ 
RECORDING SECRETARY 
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STAFF DESIGN COMMENT 
 

DEVELOPMENT PERMIT APPLICATION NO. DP001212 – 285 PRIDEAUX STREET 
 
 

Applicant / Architect:  S2 ARCHITECTURE INTERIOR DESIGN 

Owner:  CITY OF NANAIMO 

Landscape Architect:  WSP LANDSCAPE ARCHITECTURE 

 

SUBJECT PROPERTY AND SITE CONTEXT: 

Zoning Fitzwilliam Zone (DT2) and Old City Mixed Use (DT8) 

Location 
The subject property is located on the corner of Prideaux Street and 
Fitzwilliam Street. 

Total Area 1,796 m2 

Official Community 
Plan (OCP) 

Map 1 – Future Land Use Plan – Neighbourhood 
Map 3 – Development Permit Area No. 8 – Old City Neighbourhood; 
Development Permit Area No. 9 - Commercial, Industrial, Institutional, 
Multiple Family and Mixed Commercial/Residential Development; and 
Heritage Conservation Area (HCA 1) 

Downtown Nanaimo 
Plan 

Old City Commercial and Fitzwilliam Character Area #8 

Relevant Design 
Guidelines 

Old City Multiple Family Residential Design Guidelines 
Nanaimo Downtown Urban Design Plan and Guidelines (Fitzwilliam precinct) 
General Development Permit Area Design Guidelines 

 

 
The subject property is located in the Old City neighbourhood, on Fitzwilliam Street which is a 
gateway to downtown Nanaimo. The existing community services building will be demolished to 
allow for redevelopment of the site. The adjacent property to the west is the City’s new fire hall, 
which is currently under construction. The Nanaimo detachment of the RCMP is located across 
Fitzwilliam Street to the south. The surrounding neighbourhood is a transitional area between 
more intensive commercial uses to the east and residential uses to the west. Nearby properties 
include single residential dwellings, low-density commercial uses, multi-family residential 
buildings, and commercial services.  
 
 
PROPOSED DEVELOPMENT 
 
The applicant is proposing a four-storey personal care facility with 51 supportive housing units.  
 
Site Design 
 
The building is set back 5.9m from the Fitzwilliam Street property line, and the front elevation and 
entrances face Prideaux Street. The grade of the property slopes down towards the northeast 
corner, causing the entrances to the building to be raised, with steps and/or a wheelchair ramp to 
provide access. A shared driveway (with the fire hall) is located along the west side of the property. 
Driveway access to the property is provided on both Fitzwilliam Street and Prideaux Street. Six 
parking spaces and the garbage/recycling enclosure are located on the north side of the property. 
A landscaped amenity area is located on the south side of the building, within the setback area 
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between the building and the Fitzwilliam Street public sidewalk. A concrete sidewalk is provided 
around the perimeter of the building. A bike rack is provided near the building entrance.  
 
The proposed building will have a Floor Area Ratio (FAR) of 1.48, less than the maximum 
permitted FAR of 2.3. 
 
Staff Comments: 
 

 Due to the statutory right-of-ways registered on the property title (noted as access 
easement on the plans), the proposed site plan makes efficient use of the developable 
area of the property. 

 
Building Design 
 
A four-storey modular wood frame building is proposed. The main floor of the building will contain 
offices, staff room, kitchen, laundry, lounge, dining area and 6 residential units. The upper three 
storeys of the building contains 45 units. Generous glazing is proposed for the first storey facing 
Prideaux Street, and a canopy with wood detailing extends along the length of the front façade, 
which defines the ground floor and provides interest and weather protection for the primary 
building entrances. The exterior façade materials consist of fibre cement paneling and wood like 
fibre cement plank. The arrangement of the white fibre cement panel on the south and east façade 
provides interest and breaks the massing of the building. The building elevation facing Fitzwilliam 
Street contains windows and a canopy for weather protection in the amenity area. 
 
Staff Comments: 
 

 Consider ways to better differentiate the ground floor amenity area and the south 
elevation, such as a change in material or contrasting colour to break the continuous use 
of wood like material on this elevation. 

 Provide details of screening for any rooftop equipment. 

 While the canopy identifies the building frontage, consider additional detailing or visual 
cue to accent the front entry doors. 
 

Landscape Design 
 
A raised amenity area with trees and picnic tables is proposed on the south elevation facing 
Fitzwilliam Street, and is located on a curved concrete retaining wall that is 0.45m in height. A 
curved wrought iron decorative fence, 1.56m in height, is proposed to be located on the retaining 
wall to enclose the amenity area.  Trees and shrubs are proposed between the sidewalk and the 
retaining wall to screen the retaining wall. Also, a landscape buffer and wood fence are proposed 
along the north property line to screen the parking spaces. Trees and shrub plantings are 
proposed along Prideaux Street. Exterior lighting will be placed to illuminate the entrances and 
the pedestrian walkways. 
 

 Provide landscape screening along the east side of the garbage/recycling enclosure to 
screen from the street, and along the west side if possible. 

 The proposed trees and plantings in the boulevard areas will be reviewed by the City’s 
Engineering Department. 

 Consider a textured retaining wall facing the Fitzwilliam Street sidewalk, to contribute to 
the heritage character of the neighbourhood. 

9



DP1212 – 285 Prideaux Street Page 3 
Staff Design Comment 

 Ensure lighting is provided on the building elevations, and within the landscaped areas on 
both the Fitzwilliam Street and Prideaux Street frontages, to create an attractive evening 
urban environment (i.e. lighting under the canopies, and within the retaining wall). 

 
PROPOSED VARIANCES 
 
Building Height 
 
The maximum allowable building height is 12m, the proposed building height is 16m, a proposed 
variance of 4m. 
 
Parking 
 
The Parking Bylaw requires 0.2 parking spaces sleeping unit for the Personal Care Facility use. 
Ten parking spaces are required onsite and 6 parking spaces are provided, a proposed variance 
of 4 parking spaces. 
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STAFF DESIGN COMMENT 
 

DEVELOPMENT PERMIT APPLICATION NO. DP001221 – 3945 BIGGS ROAD 
 
 
Applicant: STUART OLSON CONSTRUCTION LTD. 

Architect:  IBI GROUP ARCHITECTS (CANADA) INC. 

Landscape Architect:  R. KIM PERRY & ASSOCIATES INC. 

Owner: HER MAJESTY THE QUEEN IN RIGHT OF THE PROVINCE OF BRITISH 
COLUMBIA AS REPRESENTED BY THE MINISTER OF CITIZENS' SERVICES 

 
 
SUBJECT PROPERTY AND SITE CONTEXT 
 

Zoning CS2 – Community Service Two 
AR1 – Rural Resource 

Location 

The subject property is located in northwest Nanaimo and is bounded by 
Dunster Road to the north, Nanaimo Parkway to the east, Biggs Road 
and AR1-zoned land to the south, and Brannen Lake and the city 
boundary to the west.   

Total Area Approximately 47 ha 

Official 
Community Plan 
(OCP) 

Map 1 – Future Land Use Plan – Parks and Open Space 
Map 3 – Development Permit Area (DPA) No. 1 – Watercourses; DPA 
No. 2 – Environmentally Sensitive Areas; and, DPA No. 9 – Commercial, 
Industrial, Institutional, Multiple Family, and Mixed Commercial / 
Residential Development 

Relevant Design 
Guidelines General Development Permit Area Design Guidelines 

 
The subject property contains the existing Nanaimo Correctional Centre (NCC) and is situated 
between Brannen Lake and the Nanaimo Parkway.  The lake drains into the Millstone River, which 
runs along the southwest portion of the property.  The existing correctional centre is located in 
the southwest quadrant of the site.  The remainder of the site is comprised of two large forested 
areas and an open field.   
 
Existing rural residential lots are located to the north of the site; across the Nanaimo Parkway to 
the east are forested park and industrial areas, and to the south is a mobile home park and 
agricultural lands.  The development site slopes from Biggs Road to Brannen Lake with 
approximately 30m in elevation change. 
 
 
PROPOSED DEVELOPMENT 
 
The proposed development includes the phased replacement of the existing corrections centre 
with 12 new buildings and accessory structures contained by a perimeter security fence. The 
proposal includes a new administration building, a program services building, a horticulture centre 
and equipment shed, and a variety of residences throughout the site.  
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None of the development will take place within the portions of the property designated within the 
Agricultural Land Reserve. The proposed development is organized into four distinct quadrants 
around a central recreational area. The building composition for the quadrants is as follows: 
 

Quadrant Building(s) Use Size 
1 AE Administration 10,651.38m2 
2 F1 - F3 Medium Security 2,276.03m2 
3 GS Guthrie Support  1,313.62m2 
3 H1 - H4 Guthrie Residences 660.61m2 
4 HT Horticulture Centre 141.1m2 
4 LE Landscape 

Equipment Shed 
111.1m2 

Central D1 Program Services 1,758.24m2 
 
The combined gross floor area (GFA) of all buildings is 16,912.09m2.  The floor area ratio (FAR) 
will equal 0.15, well below the maximum permitted 1.25 FAR within the CS2 zone.    
 
Further development of the existing road and upgrades to the storm water and sanitary lines are 
proposed within the required watercourse leavestrip for Brannen Lake (15m) and the 
Millstone River (30m). The proposed development includes raising a 375m section of perimeter 
maintenance road above the floor control level and the installation of a concrete sanitary 
connection chamber and a new storm water drainage outfall and headwall. 
 
Site Design 
 
The site design emulates a campus with pods of buildings surrounding a central recreational area.  
Access to the site will be maintained from Biggs Road, where the visitor parking area containing 
26 spaces will be located and will include accessible parking and electrical vehicle charging 
stations. Bicycle racks are placed near the visitor and staff parking areas.  A pedestrian pathway 
connects the visitor parking to the main administration building.  The site design also incorporates 
cultural elements in artwork and architectural features throughout the site. 
 
A paved turnaround adjacent to the southeast corner of the administration building allows 
ambulant visitors to be dropped-off close to the public entry. Public vehicle access is restricted at 
the end of the paved turnaround, where a private road continues to provide access to all buildings 
and then terminates at a turnaround in front of the program services building (D1) in the centre of 
the site. Proposed landscaping, signage, monitored security, and passive wayfinding elements 
enforce the restriction on public access areas. 
 
Another larger parking area is located to the east of the administration building with approximately 
143 parking spaces for staff and some secured parking spaces. A total of 169 parking spaces are 
proposed within the development site.  Staff bicycle lockers and a carpool structure are located 
across the drive aisle from the staff parking area. Loading bays are also located on the east side 
of the administration building adjacent to the staff parking.  
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Staff Comments: 
 

• The design guidelines encourage a formal entrance to institutional sites. Consider 
signage or other wayfinding elements to reinforce the site entrance.  

• Consider placing the staff bicycle lockers closer to the staff entrance. 
• The design guidelines discourage parking areas that dominate the area between the street 

and the building. Consider further screening of the visitor parking area from Biggs Road.  
• Consider reducing the overall amount of surface parking provided onsite. 

 
Building Design 
 
The proposed buildings vary in massing and design and will be constructed to achieve LEED Gold 
with emphasis on energy efficiency, indoor environmental quality, water efficiency, sustainable 
site design and waste management.   
 
The administration building (AE) is viewed as a two-storey building from Biggs Road; however, 
due to the substantial grade change across the length of the building, and a central control and 
security system, the building height extends up to 18.73m at its highest point and appears as 
three-storeys along the north elevation.  The over-height central control area is set back from the 
south façade and is partially obscured from Biggs Road.  The public entry on the administration 
building displays a large feature wall of natural wood cladding, fibre cement boards, and patterned 
siding.  Exterior materials consist of a combination of fibre cement siding, composite aluminum 
panel, and custom metal cladding. The building has a mix of glazing and articulation, and due to 
its size and configuration, presents as three separate buildings.  
 
The medium security and Guthrie residences (F1-F3, H1-H4) are grouped in two distinct 
neighbourhoods of small, two-storey buildings.  The Guthrie support building (GS) forms part of 
the Guthrie neighbourhood and is similar in scale to the surrounding residences.  The façade 
treatment is clad with fibre cement panels and horizontal lap siding. The building mass is broken 
down further with patterned elements and potential artwork inspired by traditional Coast Salish 
architecture, with vertical trim elements extending the height of the buildings.  
 
The program services building (D1), in the middle of the development site, is similar in scale and 
design to a community centre with the gym placed in the centre of the building.  Due to the grade 
change of the site, only one storey is visible from the south elevation, while the full massing is 
visible from the elevation facing the lake. The exterior materials used include custom pattern metal 
cladding, fibre cement board cladding and generous curtain wall glazing. 
 
Staff Comments: 
 

• The building form reflects the intended institutional use.  
• Barring any security concerns, consider a more prominent staff entrance. 
• Consider providing weather protection above all exit doors particularly those exiting from 

the second level. 
• Provide information regarding the horticulture buildings. 
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Landscape Design 
 
The site has extensive open recreation space including public plazas, space for agriculture, and 
common green spaces.  Indigenous elements and wellness programming is supported throughout 
the site with the inclusion of a healing garden, a sweat lodge and council circle, and a 
Shkode-Kaan.  The buildings and recreation areas are inter-connected by an extensive network 
of universally accessible asphalt and gravel pedestrian pathways. 
 
A proposed ‘commons plaza’ is centrally located between the administration building (AE) and 
the program services building (D1).  This area can accommodate dining, seating and gathering 
spaces, as well as an outdoor workshop plaza space.   Areas around the residences are planted 
with trees to simulate a street edge with a rhythm of plantings, buildings, and walkways leading 
to the entrances of each building.  The healing garden and a small amphitheater are located north 
of the program services building. 
 
A flex-use plaza and ‘common green’ are located south of the program services building and offer 
space for large group gatherings and sports as an extension of the athletic functions within the 
program services building.  A gravel running/walking loop also encircles the green space.  
 
The southwest corner of the development site will provide opportunities for food production and 
orchard planting.  A ‘hedgerow and thicket’ plant typology is utilized to provide separation and 
limit views of the facility from Biggs Road. 
 
The parking areas are planted with large deciduous trees to provide shade and break up the 
paved areas.  Street trees are proposed along Biggs Road to enhance the streetscape.  
Landscape berms with trees are provided between the visitor parking on Biggs Road and the 
buildings onsite to reduce visibility of the facility from the road.  Lighting is provided throughout 
the site to provide safe, secure and well-lit conditions. 
 
The plant palette throughout the site includes mainly native, drought tolerant and low maintenance 
plant species. Wetland and meadow planting areas within the secured perimeter mimic the 
lakefront and riparian plant typologies.  The retention of existing mature trees and addition of 
deciduous and coniferous tree clusters connects the on-site landscape to the surrounding 
woodland and forest edge typologies. 
 
Staff Comments: 
 

• Consider additional landscape islands to break up the parking areas. 
• Details of proposed retaining walls to be provided. 
• Provide information regarding location of refuse receptacles.  
• Consider a more direct pedestrian connection between the visitor parking and the 

entrance to the administration building. 
• Consider extending the sidewalk to connect the Staff entrance on the south façade to the 

visitor parking area. 
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PROPOSED VARIANCES 
 
Maximum Building Height 
 
The maximum permitted building height in the CS2 zone is 14m.  The proposed building height 
of the administration building (AE) is 18.73m. A requested variance of 4.73m. The additional 
height is required to facilitate a central control and security system for the safety of staff, visitors, 
and inmates within the prison campus. 
 
Minimum Watercourse Setback 
 
The required watercourse setback from Brannen Lake and the Millstone River is 15m and 30m, 
respectively. The applicant proposes to place fill within the watercourse setback in order to 
facilitate a maintenance road as well as upgrade sanitary and storm water infrastructure. 
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IBI GROUP 
700 – 1285 West Pender Street 
Vancouver BC  V6E 4B1  Canada 
tel 604 683 8797  fax 604 683 0492 
ibigroup.com 

 
February 3, 2020 
 
For the attention of: 
 
Lainya Rowett 
Manager, Current Planning Section 
Development Approvals Department 
City of Nanaimo 
 
Re:    Nanaimo Correctional Centre Replacement – Development and Variance Rationale 
         
Lainya, 
 
Please find enclosed the Nanaimo Correctional Centre Replacement – Architectural 
Development and Variance Rationale. Included below is an explanation of the development and 
summary of information relevant to zoning bylaws. 
 
1. Project Overview 

The Nanaimo Correctional Centre (NCC) Project involves the replacement of the Existing 
Correctional Centre at 3945 Biggs Road, Nanaimo BC. The Site is located beside Brannen 
Lake and includes DPA1, DPA2 overlays and CS2, ALR Zoning. Drawing A101 Site Plan 
outlines the scope of the development within the site and its proximity to the zoning 
boundaries.  
 
Over several construction phases, the existing centre will be demolished and 12 new 
Buildings will be constructed within the Secure Perimeter fence. The development includes a 
new secure administration building, a Program Services Building and a variety of Residences 
throughout the site. Drawing A003 Project Data summarises the development areas and the 
relevant zoning data for review, with Bylaw References. 

 
2. Site and Context 

The Project Site is bounded by Millstone Creek to the West, Brannen Lake to the North, the 
Agricultural Land Reserve to the East and Biggs Road to the South. Within this large site is 
the NCC Campus, encompassed by the Secure Perimeter fencing. 
 
The NCC masterplan is designed to reflect a typical college campus, to the greatest extent 
possible within a Correctional Centre. The site is divided into four quadrants of distinct scale 
and character, each with a distinct use. The Main Administration Building (Block AE) is 
located in quadrant 1, the Medium Neighbourhood (Blocks F1-F3) in Quadrant 2, the Guthrie 
Neighbourhood (Blocks GS, H1-H4) in Quadrant 3, the Landscape Storage and Horticulture 
Centre in Quadrant 4 and the Program Services Building (Block D1) at the centre. 
 
The Site is highest at Biggs Road, and descends in terraces towards the edge of Brannen 
Lake. As a result, the South Façade of the Main Administration Building (Block AE) is the only 
visible building face from Biggs Road. Where possible, landscaped berms and planting has 
been used as screening to obscure the scale of the development when viewed from Biggs 
Road or Brannen Lake. 
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3. Massing, Form and Character 

At the centre of the site, Block D1 contains educational and recreational components. This 
building is similar in scale to that of other Community Centres encountered across Vancouver 
Island and the Lower Mainland. The mass of the building is broken into 3 zones, with the Gym 
volume at the centre. From the South, a single storey is visible with the full mass of the 
building facing the lakeside residences to the north. The façade treatment reflects this building 
typology, with custom pattern metal cladding, fibre cement board cladding and generous 
curtainwall glazing. 
 
The Medium Security and Guthrie Residences (Blocks F1-F3, H1-H4) are grouped in two 
distinct neighbourhoods of small, two storey buildings. The Guthrie Support Building (Block 
GS) forms a part of the Guthrie neighbourhood, similar in scale to the surrounding residences. 
The façade treatment is typical of multi-family developments, clad with fibre cement panels 
and horizontal lap siding. The building mass is broken down further with pattern elements 
inspired by traditional Coast Salish Architecture, with vertical trim elements extending the 
height of the buildings. 
Each of these neighbourhoods contains a hardscape plaza, vehicle and pedestrian access. 
 
Block AE, the main administration building, contains all the Secure populations, their 
supporting services, a healthcare component, staff offices and publicly accessible areas. The 
building massing ultimately reflects the functional program required for the efficient and safe 
operation of a Correctional Centre, with a focus on reducing the scale of the public facing 
façade. The resulting massing is a two storey institutional development, when viewed from 
Biggs Road. Across the length of the building the grade drops substantially. The building form 
varies across this length, appearing as 3 separate buildings due to setbacks and façade 
treatment. The public entry displays a large feature wall of natural wood cladding, fibre 
cement boards, pattern siding. 

 
 
4. Vehicle Access and Circulation 

The Nanaimo Correctional Centre is accessed from Biggs Road. Vehicular circulation is 
divided into two categories, Public and Secure.  
 
The public parking lot is located close to the Biggs Road site entry, the visitor entrance plaza 
and the public lobby of Building AE. This parking lot contains Accessible Stalls and Electrical 
Vehicle Charging stands. A paved turnaround allows ambulant visitors to be dropped off close 
to the public entry. Public Vehicle Access is restricted at the end of the paved turnaround. 
Landscaping, Signage, monitored security and passive wayfinding elements enforce this 
restriction. 
 
Secure Vehicle access continues beyond the entrance plaza to the North to the Staff Parking, 
Vehicle and Pedestrian Sallyports, Facilities and Maintenance Entrance and the exterior 
patrol road. Deliveries will be received at the loading bays. Fire Truck and Emergency Vehicle 
Access to the site is provided via the Vehicular Sallyport to the North of Block AE. Inside the 
NCC Campus a road provides access to all building entries, ending in a turnaround in front of 
Building D1.  
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5. Pedestrian and Bicycle Access 

The Nanaimo Correctional Centre is accessed from Biggs Road, the Public parking and Staff 
parking lots. Bicycle parking is located adjacent to the Public and Staff entrances. 
Landscaping, Signage, monitored security and passive wayfinding elements are used to 
reinforce and naturally delineate public access. Staff are provided with a dedicated entry in to 
the facility, that is discrete and separate from the main Reception and Visitation area used by 
the Public. Pedestrian walking paths are numerous, located throughout the campus to provide 
barrier free access to each building. 

 
6. Sustainability 

The Nanaimo Correctional Centre Replacement Project is designed to meet a high level of 
environmental stewardship. In addition to meeting the mandatory ASHREA 90.1 
requirements, the new school is designed to achieve LEED Gold. The design places an 
emphasis on energy efficiency, indoor environmental quality, water efficiency, sustainable site 
design and waste management. The LEED score card will summarize the specific strategies 
used for this project. 

 
7. Zoning 

Please refer to Drawing A003 Project Data for a detailed summary of applicable Zoning 
Calculations with rationale and Bylaw references included. 

 
8. Variance Rationale 

A small portion of the Block AE Development infringes on the Maximum Allowable Building 
Height. The Infringing Area is comprised of the Central Control and Security System for the 
entire Prison Campus. This location is ideal for the function of this space, as view lines from 
the Central Control to the Public Entry, Public Parking Lot, Staff Parking Lot and the NCC 
Campus are essential for the safety of staff and inmates. The Central Control is set back from 
the South Façade and is partially obscured from view from Biggs Road. In addition to this, the 
finished grade at the public entry is a Storey above the Average Grade, further diminishing the 
appearance of the building height to the public. The infringing area is approximately 120m2 of 
the total 16,912m2 development. 
 
The Average Grade Calculation, Maximum Building Height, Infringing Area and proximity to 
Biggs Road are outlined on Drawings A5000 and A5500. 

 
 
Yours truly, 
 
 
Tony Gill, Architect MAIBC, MRAIC, AIA 
Global Director 
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LOCATION PLAN

DEVELOPMENT PERMIT NO. DP001221

CIVIC: 3945 BIGGS ROAD

LEGAL: LOT 1, DISTRICT LOT 22G, WELLINGTON DISTRICT, PLAN VIP73819Subject Property
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February 03, 2021 
 
NCCR Landscape Rationale – Issued for DP 
 
 
The landscape design for the project aims to provide impactful exterior spaces that support the 
modern, progressive approach of the facility and create safe and secure outdoor spaces. A 
normalized, campus like design is supporting an atmosphere of learning and growth while being 
grounded in the natural landscape character of the site offering opportunities for daily interaction 
with the natural world. 
Distinct landscape spaces are created throughout the site in response to the building program 
areas and existing site features, promoting diverse uses and positive human interaction. The 
Site plan aims to retain existing trees where possible and aims to respect the existing 
topography and character of the site. Views onto the facility and views from the facility onto 
Brennan Lake and the forest edge are carefully considered. 
 
The site is organized into four quadrants with distinct uses and characters.  
Quadrant 1 located at the NW corner of the site adjacent the lake riparian landscape contains 
the Guthrie Community, support building and neighbourhood plaza. This quadrant is somewhat 
secluded from other areas by the existing mature woodland to the south and a proposed 
wetland and planted berm to the east. 
Quadrant 2 located at the NE corner of the site contains the Medium residences organized 
around a shared Commons with filtered views through stands of mature trees of Brennen Lake 
and views of open meadow and forest edge to the east.  
The Guthrie and Medium communities are linked to the Main Building with accessible walkway 
and stair connections across a sloped open grassland area with stands of mature trees. 
Quadrant 3 located in the SE portion of the site contains the Main Building, is characterized by a 
structured campus landscape typology in responding to the adjacent building program spaces 
and Institutional character of the architecture. The Commons Plaza is a central hub for 
pedestrian circulation that connects the Main and Program Services buildings, offers outdoor 
dining, seating and gathering spaces and an outdoor workshop plaza space. A small 
amphitheater is located north of the Program Services building offering views over the lower 
buildings onto Brennan Lake. A flex-use plaza located south of the Program Services building 
offers space for large group gatherings and outdoor basketball. The Common Green is a further 
extension of the athletic functions located within the Program Services and adjacent plaza. A 
gravel running and walking loop is circling a generous flex-use grass area which can be used for 
a variety of sports and recreational programming. 
Quadrant 4 located at the SW corner of the site contains the agriculture and landscape storage 
buildings. This area offers opportunities for food production and orchard planting as part of the 
operational programming of the facility. Indigenous and spiritual programming is supported by 
the addition of a council circle, Shkode-Kaan, Sweat Lodge and healing garden in proximity to a 
large stand of mature conifers. The addition of a future longhouse is anticipated within this 
quadrant and schematically illustrated if the landscape site plan. 
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The wide variety of landscape spaces provided within the facility creates opportunities for 
positive interaction, organized group activities, outdoor classroom programming, personal 
reflection, physical activity and recreation. Careful placement of gathering spaces, walkways 
and stair connections is aiming to offer freedom of movement and intuitive wayfinding 
throughout the site while respecting the requirements for efficient and secure pedestrian travel 
routes and required inmate population separations. Although the site is sloped, the design 
provides universal access to all major program areas. Where possible existing pathways and 
roads are retained to minimize site disturbance. 
 
The planting strategy for the project relies heavily on the existing landscape typologies within 
the site and it’s immediate context. The current facility features large open grass areas which 
are retained, however transformed from a more manicured lawn aesthetic towards a rougher, 
more drought tolerant grassland typology. The lakefront and riparian plant typologies present 
along Brennan Lake are reflected in the Wetland and meadow planting areas within the secure 
perimeter. A ‘hedgerow and thicket’ plant typology is borrowed from the site’s agricultural 
context and is utilized to provide separation between uses where required and limit views onto 
the facility from Biggs Road. The retention of existing mature trees and addition of deciduous 
and coniferous tree clusters is connecting the on site landscape to the surrounding woodland 
and forest edge typologies.  
Street trees at a regular spacing are provided along the Commons and the lower road alongside 
the Guthrie and Medium communities. This aims to evoke normalized environments of a 
campus mews and typical streetscape with a familiar rhythm of buildings, trees and entrance 
walkways. Large deciduous trees are provided along staff and visitor parking areas to provide 
canopy shade and reduce the heat island effect. 
 
The plant palette relies heavily on native and adaptive plant material, drought tolerant, resilient 
and low maintenance species. The planting strategy follows biophilic design principles aiming to 
provide seasonal interest, connection to nature and creation of habitat. 
Sustainable stormwater management practices include retention of soil permeability, rainwater 
infiltration and retention within landscape areas which is reflected in the Civil consultant’s 
stormwater management plan.  
The site lighting plan has been developed in coordination with the Electrical consultant and aims 
to provide safe, secure and well lit conditions in all relevant areas of the site. 
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