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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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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. 
 
 










































