Nanaimo Airport

DEVELOPMENT DESIGN GUIDELINES
November 2019

Report Prepared by:

Report Prepared for:

Nanaimo Airport Commission
3350 Spitfire Rd. Cassidy, BC
V0R 1H0

Contents
1. Introduction...................................................................................................... 1
1.1. Intent of the Nanaimo Airport Development Design Guidelines.............................. 1
1.2. How to Use These Guidelines................................................................................. 2
1.3. Vision ...................................................................................................................... 2
1.4. Guiding Principles.................................................................................................... 2
1.5. Development Procedures........................................................................................ 4

2. General Development Design Guidelines....................................................... 5
2.1. Fencing and Screening............................................................................................ 5
2.2. Utilities..................................................................................................................... 6
2.3. Fire Protection......................................................................................................... 6
2.4. Grading and Stormwater Management.................................................................... 6
2.5. Outdoor Storage and Refuse Areas........................................................................ 7
2.6. Signs . ..................................................................................................................... 7
2.7. Landscaping.......................................................................................................... 11

3. Development Design Guidelines by Land Use Design District...................... 13
3.1. Gateway Design District........................................................................................ 15
3.2. Airport Business Park............................................................................................ 26
3.3. Airside Design District............................................................................................ 31
3.4. Terminal District..................................................................................................... 34

Appendix A - Key Terms................................................................................... 37
Appendix B - Recommended Plant Species List............................................... 41

NANAIMO AIRPORT: DEVELOPMENT DESIGN GUIDELINES

1

1. Introduction
The Nanaimo Airport Development Design Guidelines promote the airport’s
objectives toward well planned high quality airport development and associated
infrastructure, ensuring long term airport viability while being a respectful
neighbour within the region.
The Development Design Guidelines follow the Nanaimo Airport Lands
Development Site Master Plan and incorporate the key planning principles of
adaptability, balance and hierarchy. The Guidelines describe the expectations
and requirements for future development applications on Nanaimo Airport lands
and are written to convey the potential for attractive, flexible and innovative
development and placemaking.

1.1. Intent of the Nanaimo Airport Development Design Guidelines
The purpose of these Development Design Guidelines is to articulate a sense
of land use coordination and design continuity for the future development of
Nanaimo Airport Lands. As such, these Guidelines provide recommendations for
the general development practices, as well as detailed design for three ‘Design
Districts.’ These Development Design Guidelines (hereafter Guidelines), are
performance based rather than prescriptive and provide general direction in the
following areas:
• Buildings (form/ character/ materials/ siting/ massing)
• Landscape (fencing/ lighting/ / vegetation)
• Signage
• Parking, Loading & Storage
• Pedestrian Areas
• Interfaces (highway interface, internal road interface, airside interface)
Together, these elements are intended to ensure high quality development
on airport lands. High quality development creates a distinct identity by
expressing and reinforcing a cohesive character that reflects the nature of each
development’s purpose, responds to the development character and expectations
of the Nanaimo Airport Commission (NAC), reflects regional context and climate,
and contributes to a safe and attractive airport.
A developer will be required to provide plans and other supporting information to
demonstrate that the layout, landscape and architecture of their developments are
reflective of these Guidelines, as well as all other relevant policies and bylaws.
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1.2. How to Use These Guidelines
The Guidelines should be used to further the understanding of dimensional, form and character, public
realm, thematic and general requirements prior to submitting a formal development application to the
NAC. They also provide a framework to improve the functional quality of the internal streetscape, public
interfaces and the pedestrian experience with lease properties and infrastructure. The Guidelines should be
read in association with the Objectives and Policies identified in the Nanaimo Airport Land Use Plan (March
25th, 2019).
The Guidelines are for developers, sign makers, architects, landscape architects, and designers who
are mandated to adhere to these Guidelines and its relevant regulations. Representing a compilation of
qualitative design-related considerations, the Guidelines have been provided to address and respect public
and private concerns without compromising individuality or creativity.
Applicants seeking to develop lands within the Nanaimo Airport will need to demonstrate that the design
principles of these Guidelines have been fulfilled. It should also be noted that all development is subject
to meeting the criteria and requirements of the British Columbia Building Code for standards of safety,
structural stability and accessibility. Alignment with the Guidelines should not supersede the British
Columbia Building Code, nor does it guarantee approval.

1.3. Vision

Future development will enhance the functional quality of the Nanaimo
Airport and inspire a unique character through the application of the
Development Design Guidelines. These Development Design Guidelines
will facilitate a platform for the coordinated development of airport lands
that is clear, flexible, visually appealing and consistent with quality design
expectations.

1.4. Guiding Principles
The Nanaimo Airport has completed a series of workshops and planning exercises that identified and built
a consensus on design-oriented goals of the Airport related to placemaking and institutional branding.
These goals, which share common themes, provide the foundation for a set of Guiding Principles. These
Guiding Principles set out a common approach to functional and aesthetic elements of urban design and
built form that once implemented can be characterized as creating high-quality development, and public
realm.
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SENSE OF SCALE – The scale of future development should reflect its context, its relationship to
adjacent land uses and accommodate its intended users and uses.
UNIQUE CHARACTER – Development should have an aesthetic that promotes the West Coast
environment of the Nanaimo Airport and supports a “brand” consistent with the Airport’s objectives
and policies contained in the Nanaimo Airport Land Use Plan.
COMMUNITY INTERFACE – Future development should respect the Airport’s neighbours and
support opportunities for regional and community partnerships.
COMMERCIAL INTERFACE – Buildings should meet objectives of business frontage, identify
business type and address, while respecting the interaction with the pedestrian realm.
DIVERSITY OF FORM – Building form should consider adjacent context and may include
projections, painted wall signs, and other interesting architectural features.
DURABILITY AND PRACTICALITY – Building design and materiality should respect the climatic
conditions of the region and strive to integrate green building and renewable energy technologies.

Figure 1. Application Review Process
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1.5. Development Procedures
The following section provides a high-level
overview of the application process and submission
requirements for development occurring on
Nanaimo Airport lands.

1.5.1 Development Permit Application Process
Overview
The Nanaimo Airport Commission (NAC) operates
its own development application process. All
construction projects on Airport lands, including
the alteration or modification of existing structures,
must comply with the NAC’s Development
Design Guidelines. Developers and contractors
(“Applicant”) should ensure they have a current
copy of the Guidelines and application process
for the Airport prior to the completion of a Land
Sublease and Development Proposal Submission.
The process is summarized as follows:

1.5.2 Expression of Interest
• Initial discussions to take place with the
NAC’s Director of Operations, to determine if
the scope and character of the development
fits with the Airport’s objectives and current
Site Master Plan.
• Proponent submits a general development
concept plan in colour.
• Discussions take place regarding the terms
and conditions of a sublease agreement.
• If the NAC supports the basic concept,
the proponent is to complete and submit a
Development Permit Application.

1.5.3 Development Permit Application
Submission
• The Applicant submits the Development
Permit Application.
• The application is referred to Appropriate
Reviewing Parties (including NavCan).
• Airport staff from an operational, engineering,
and environmental perspective review the
Application.
• The Application will be reviewed by
the airport’s Design Review Panel for
consistency with the Development Design
Guidelines. The Applicant may be asked to
present the proposed development to the
Design Review Panel.
• The Applicant will revise submitted plans
addressing any Airport concerns that have
been provided in writing to the Applicant.
• Revised plans will be reviewed by the NAC.
• The NAC will prepare a sublease for
signature by the Applicant when the Land
Sublease and Development Proposal
requirements, including approval by the
airport’s Design Review Panel, have been
met. The sublease agreement is to be
completed and the Applicant may submit
a Building Permit Application when the
sublease has been executed by the NAC.
• Prior to application for Building Permit the
Applicant shall submit construction plans
to the NAC / Independent Professional
for verification of compliance with the
Development Permit requirements, which
includes adherence to the Nanaimo Airport
Development Design Guidelines.

The Design Review Panel will be responsible for ensuring Development
Permit Applications meet the intent of the Development Design Guidelines.
The Design Review Panel will be composed of the following:
• 2 Staff Members
• 1 External Urban Designer
• 1 Board Member
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2. General Development Design Guidelines
The following section provides general Guidelines that apply to development in all areas of the Nanaimo
Airport lands, Key terms used in the following sections are noted in Appendix A.

2.1. Fencing and Screening
a. Buildings are encouraged to screen rooftop and mechanical systems with the building’s
architecture.
b. Screening for outdoor storage areas, loading bays, and parking is encouraged.
c. Screening materials should employ high quality wood or steel vertical pickets in an industrial
aesthetic and the use of chain link fencing should be avoided.
d. Planting beds, shrubbery, and vegetation should be prioritized over man-made materials for
screening.
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2.2. Utilities
e. The Applicant is responsible to determine the existing infrastructure, locate all existing
underground and overhead utilities, confirm capacity is adequate for the planned development
and comply with the NAC standards.
f.

The Applicant is responsible to install all applicable metering systems including an accessible
remote meter for a water meter.

g. Underground servicing (i.e. hydro/telephone) should be considered in all development areas but
may be an operational requirement for some sites.
h. Final connections to all services will be inspected by a representative of the NAC and if
applicable a local government authority.
i.

Servicing arrangements must meet the applicable standards for the type of occupancy to the
satisfaction of the NAC.

j.

The Applicant is responsible for ensuring all infrastructure and utilities maintain an appropriate
set back from the current and future highway right-of-way.

2.3. Fire Protection
a. The Applicant will be required to provide an approved water supply to meet firefighting needs.

2.4. Grading and Stormwater Management
a. Applicants are required to grade the site in such a way that it will complement the Airport
drainage system.
b. Grading, drainage and storm water management design must be part of the Development
Application and shall be in conformance with Airport standards.
c. Development must be designed so as to maintain the quality of any storm water flowing toward
or into identified water features. Any detrimental effects on the environment from effluent or storm
water discharge must be avoided.
d. Proposed development must be designed to avoid any increase in volume or peak flow of runoff.
e. Controls are required on surface-water drainage to prevent pollutants from entering water
features including aquifers.
f.

Any development must be designed to avoid storm water runoff that could destabilize the slope
or cause damage to neighbouring properties.
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2.5. Outdoor Storage and Refuse Areas
a. All proposed developments must minimize the visual impact of their outdoor storage and/or
refuse area.
b. In general, these areas should be located within a principal building, or to the side or rear of a
principal building, provided that it is not in a required minimum yard or in a required parking or
loading space.
c. Landscape screening in the form of a fence, hedge (as per Section 2.7 Landscaping), or both
no less than 1.8 metres above finished grade shall be incorporated around the area.
d. Garbage containers, garbage compounds, loading, unloading and storage areas will be located,
orientated and designed to minimize their effect on adjacent properties and views from the street
and Highways.

2.6. Signs
2.6.1 General Requirements
The NAC is the approving authority for all new signage or alteration of existing signage. A sign may not be
erected, altered, rebuilt, enlarged, extended or relocated, and no change can be made to any part of the
supporting structures, surrounding framework, illumination, colour or copy until NAC approval has been
obtained.
a. All signs and their supporting structures shall be continuously maintained so that they are
structurally sound and free from all hazards.
b. All signs, sign backgrounds, copy and lighting shall be maintained in readable and clean
condition.
c. All wiring and conduits for electrical power shall be either placed below grade or otherwise
concealed.
d. No sign or its supports shall be erected, placed or maintained in such a manner as to contact or
interfere with any source of electric light, power line, communications line or their supports.
e. No sign or its supports may interfere or otherwise obstruct traffic control devices, or in any
way interfere with airport traffic visibility or vehicular traffic visibility from a street, highway or
intersection or the use of any access or means of egress.
f.

All signs must meet adhere to Ministry of Transportation regulations and standards where
applicable.
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2.6.2 General Design Considerations for All
Signs:
a. Signs should be integrated into the
overall design of the building and should
not conflict with the general character of
the surrounding streetscape or adjacent
buildings.
b. If any trees are removed or damaged
during sign installation, new trees must be
planted or landscaping improved.

2.6.3 Prohibited Signs
The following signs shall not be permitted:
a. Balloon Signs
b. Flashing Signs
c. Roof Signs
d. Third-Party Signs
e. Wind Activated Signs
f.

Vehicle Signs

c. Signs should be integrated into the
building facade or landscaping.

2.6.4 Permitted Signs

d. Signs should be unobtrusive and in scale
with their surroundings.

The following signs shall be permitted in one or all
Design Districts:

e. Building canopies and awnings should be
coordinated with building signage.

a. Freestanding Signs
b. Electronic Signs
c. Fascia Signs
d. Wall Signs
e. Projecting Signs
f.

Awning / Canopy Signs

g. Directional Signs
Figure 2. Permitted Sign Types

h. Portable Signs
i.

Directory Signs
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2.6.5 Number of Signs
a. A maximum of two (2) signs per business frontage of the following sign types are permitted per
business:
i. One (1) fascia sign, awning sign or canopy sign;
ii. One (1) window sign, projecting sign, or hanging sign.
b. In addition to the signs allowed under Section 2.6.5 (a), subject to NAC approval, NAC will
permit one wall sign on one additional non-business frontage building face.
c. In addition to the signs allowed under Section 2.6.5 (a), subject to NAC approval, NAC will
permit one (1) freestanding sign, directional sign or directory sign at a designated lease parcel lot
entrance.
d. In addition to the signs allowed under Section 2.6.5 (a), subject to NAC approval, NAC will
permit one (1) of the following types of temporary signs per business premises.
i. One (1) banner sign;
ii. One (1) portable sign.

2.6.6 Sign Type Regulations
The types of signs permitted are subject to the following regulations:
a. Fascia, Awning and Canopy Signs:
i. Maximum sign area shall not exceed 0.75 m2 per linear metre of building face length of the
business frontage, awning or canopy to which the sign is affixed, up to a maximum sign
area of 10.0 m2 per business frontage;
ii. The sign shall only be located on the portion of the building containing the business 		
premises to which the sign refers;
iii. Where more than one (1) business occupies a building the signs for each such business
shall be limited to the portion of the business frontage containing the business premises to
which it refers;
iv. Copy shall be permitted only on the exterior front or side face of an awning or canopy; and
v. If a business frontage exceeds 25.0 m, they may be permitted one additional sign under
Section 2.6.6 (a).
b. Hanging, Window and Projecting Signs:
i. Maximum sign area shall not exceed 0.56 m2; and
ii. No hanging or projecting sign shall be higher than 4.0 m, nor lower than 2.2 m from the
ground directly underneath.
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c. Freestanding, Directional or Directory Signs:
i. Shall be setback a minimum of 3.0 m from the parcel lot line, and outside of established site
triangles;
ii. Maximum height shall not exceed 2.0 m;
iii. Maximum sign area shall not exceed 2.0 m except where four (4) or more businesses share
a sign then a total sign area not exceeding 4.0 m2 is permitted;
iv. Notwithstanding Section 2.6.6.c (ii) the maximum height for a freestanding sign on a parcel
lot located within the Gateway design district and adjacent to a primary highway access to
airport lands, shall not exceed a total height of 7.5 m including podium from natural grade;
v. Notwithstanding Section 2.6.6.c (iii) for a freestanding sign on a parcel lot located within
the Gateway design district and adjacent to a primary highway access to airport lands, shall
not exceed 6.0 m2 except where four (4) or more businesses share a sign then a total sign
area not exceeding 12.0 m2 is permitted; and
vi. Shall not contain changeable copy except when located on a parcel lot located within the
Gateway design district and adjacent to a primary highway access to airport lands.
d. Temporary Signs:
i. Shall be displayed for no more than ten (10) consecutive days and not more than thirty (30)
days in a calendar year and on not more than three (3) separate occasions;
ii. Shall not be displayed on building faces with street frontage;
iii. Shall not be located less than 3.0 m from any lot line or driveway;
iv. A banner sign shall not exceed a sign area of 4.0 m2;
v. A portable sign shall not exceed a sign area of 0.75 m2; and
vi. Shall not be illuminated.

2.6.7 Removal of Signs
When a business vacates a parcel or premises, all signs and their supporting structures on the parcel or
premises which relate to that business shall be removed within thirty (30) days by the owner of the sign or
the leaseholder of the parcel or within seven (7) days of being so notified by NAC.
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2.7. Landscaping
All properties will incorporate landscaping in accordance with an approved landscaping plan to enhance the
appearance of each development.

2.7.1 General Criteria for Landscaping
a. Areas of a site not covered by buildings, designated outside storage, parking and parking spaces
or vehicle circulation areas must be landscaped.
b. Landscape development and work shall be approved by the NAC.
c. Ongoing maintenance of landscaping is the responsibility of the Applicant.
d. Efficient underground irrigation systems are required complete with an automated ‘smart’
irrigation controller.
e. Maximize the amount of landscaped areas and minimize the amount of impervious paved
surfaces to increase the natural absorption of rainwater on a site.
f.

Energy efficiency and conservation should be considered in the design of landscaped areas and
in the selection of plant material. This can be accomplished through:
i. Designing the landscaping to moderate the effect of wind;
ii. Providing shade in summer;
iii. Allowing natural drainage to occur throughout the site;
iv. Allowing daylight into buildings; and
v. Redirecting water from rooftop runoff and downspouts into vegetated areas or bioswales
and rain barrels for later irrigation use.

2.7.2 Species
a. When choosing plant material, select species that are capable of sustaining healthy growth in the
Nanaimo region and which do not intentionally attract birds, cause excessive debris or otherwise
conflict with Airport operations. The landscaping should utilize only drought tolerant, native plant
species shown in the recommended Plant Species List in Appendix B. The species of trees and
shrubs that are to be planted must be shown on the proposed landscape plan and will require
approval from the NAC.
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2.7.3 Trees and Shrubs
a. Fifty per cent of the trees at the time of planting should be larger trees as defined below.
b. The minimum size for deciduous trees shall be:
i. For smaller deciduous trees, 5.0-centimeter diameter at breast height (DBH);
ii. For larger deciduous trees, 9.0-centimeter DBH.
c. The minimum size for coniferous trees shall be a height of 2.0 metres.
d. No fruit bearing trees are permitted.
e. The planting of trees is strongly encouraged, and trees should be planted in groups.
f.

Mature trees shall be preserved and, where possible, integrated with new landscaping.

g. In development areas where existing woodland areas may be retained, the applicant will be
expected to adhere to tree protection measures and practices during the construction process.
h. The Tenant is responsible to keep all tree heights below the obstacle limitation surface of the
Nanaimo Airport.
i.

The Applicant is responsible for maintaining the health of the planted vegetation, as determined
by a professional arborist retained by the NAC from time to time, and, where it is determined that
the planted vegetation is unhealthy, the Applicant will replace the vegetation as noted within 6
month of such notice.

2.7.4 Landscaping Plan
a. A registered landscape architect or certified designer who is a member of the BC Society of
Landscape Architects (MBCSLA) must prepare all landscaping plans for new developments.
All plant material and contractor’s work must meet or exceed the standards of the B.C. Nursery
Trades Association or the B.C. Society of Landscape Architects The landscape plan shall identify
at a minimum:.
b. The existing topography with the vegetation that is to be retained and tree protection measure to
be undertaken during construction.
c. The layout of soft and hard landscaping, pedestrian circulation and open space, screening,
berms, slopes and retaining walls.
d. The types, sizes and numbers of plant material and the types of hard landscaping.
e. The sufficient set back for landscaping from highway right-of-way.

2.7.5 Lighting and Glass Guidelines
a. All properties must comply with current NAC lighting and anti-glare guidelines.
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3. Development Design Guidelines
by Land Use Design District
In addition to the General Guidelines, more specific guidelines are provided for four distinct areas, each
responding to different functional requirements and forms of development envisioned. All building will be
designed and supervised by a Registered Architect who is a member of the Architectural Institute of British
Columbia.
The Gateway Design District is intended to provide guidance for developments occurring alongside the
main entrance to the Airport, leading up to the terminal building itself. The Airport Business Park District
comprises lands adjacent to the main north-south interior road and the Airside Design District focuses on
the lands furthest away from the Island Highway, at the fringe of the airport lands. The Terminal District is
focused on uses that support the core functions of the airport, including the terminal buildings and parking
areas.
While overall, a cohesive approach and identity is promoted for development within the airport lands, the
four Design Districts are intended to direct certain forms of development to where they are best suited to
assist the Airport in achieving its overall vision and Nanaimo Airport Land Use Plan Goals, Objective and
Policies.
Organizations looking to develop on airport lands can use the following District Development Design
Guidelines (Section 3) to promote a sense of place that is cohesive within its setting and within the broader
context of Nanaimo Airport and each of the four Design Districts.
In addition, the District Development Design Guidelines in this section aim to achieve the following goals in
all Design Districts:
• Promote the Nanaimo Airport’s character and identity through site development and building design;
• Foster the integration and meaningful interface of public space and buildings;
• Provide a graphic tool to improve ease of interpretation for building design and site planning;
• Create flexibility to allow for creativity;
• Prevent the proliferation of excessive and unattractive signage;
• Provide location specific regulations for each of the three Design Districts;
• Reduce confusion prior to application; and
• Assist with streamlining the development approval process.

14
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3.1. Gateway Design District
The Gateway Design District incorporates the main entrance to the airport and the commercial sites
immediately adjacent to the entrance, leading up to the airport terminal building itself. This precinct
is intended to provide a gateway to and from the airport, incorporating the highest design standards
and generally, a strong entry image. Pedestrian connections are well defined, the highest landscaping
standards are apparent, and land uses generally provide amenity to the airport. This may include
accommodation, restaurants/ cafes, a gas bar and tourist facilities.
This district also includes two other entry points located south of the terminal that may become important
future airport access locations. Both of those locations will have separate future detailed site plans
prepared to identify site development requirements.

3.1.1 Regulations
1. Building Set back to entrance road (min) 5-7.5m
2. Building Set back to Internal (min) Road 2-4m
3. Building Set back to Highway right-of-way (min) 20-25m
4. Building separation distance will vary depending upon building function and location(min) 10m
5. Minimum Landscape Area (25%)
6. Maximum hardscape Area (35%)

3.1.2 Building Siting
1. Locate buildings close to the main entrance road and internal airport road to provide a street wall
that encloses the space.
2. Orientate building entrances and frontages to the internal road within the airport lands to activate the
streetscape with windows and doors facing streets.
3. Locate building entrances close to adjacent property entrances to minimize pedestrian travel
distances between complementary uses and developments.
4. Face buildings away from the highway.

16
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Figure 4. Gateway District Render & Cross Section
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Figure 5. Gateway Plan
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3.1.3 Building Form, Mass and Scale
1. Buildings are encouraged to have a height and massing that supports the efficient use of land and
appropriate transitions to adjacent land uses outside the Airport Lands. Building heights shall comply
with the Regulations established by Transport Canada.
2. Buildings are encouraged to have architectural articulation in form and materials. Large blank wall
surfaces along street frontages are discouraged.
3. Larger buildings with longer building frontages should be visually modified using architectural design
elements to modulate the scale of the building’s frontage. Long, continuous blank walls should be
avoided. Individual functional elements should be expressed to create identity, rhythm and variety,
and to help reduce apparent bulk and visual scale.
4. Architectural design should emphasize entrance areas through a change in building form, increased
height, and / or a change in materials from the main building component.
5. Entrances of appropriate size which are easily identifiable should be provided at each main building
access point.
6. Building entrances should be defined by entrance canopies, awnings and other architectural
elements.
7. Separate building access points for different uses are encouraged.
8. Building elevations and composition should promote a balance between solid walls, windows, and
wall glazing to support green building design strategies, future flexibility and function.
9. Buildings should be expressed as simple volumes.
Figure 6. Highway View Rendering
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3.1.4 Building Materials
1. Buildings are encouraged to utilize natural wood exterior materials to the greatest extent possible,
particularly at their main entrances, within canopies, and where massing changes occur.
2. Industrial standard materials are encouraged
3. A limited range of building materials is encouraged in favour of achieving a unified building image.
4. For durability and consistency, custom colours should be factory applied to all materials and finishes
whenever possible.
5. Where material changes occur, changes in the building plane should also occur though the
articulation of building mass (bump outs or subtractions from the building mass).
6. Material changes should be purposely employed and not used to only break up large wall expanses.
7. In general, all buildings should be grounded in a West Coast Contemporary/ Industrial expression
(see below).
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WEST COAST CONTEMPORARY:
• Building materials should incorporate natural
wood to define building character, expression
and context, such as:

• Wood, metal and cementitious wall panels

• Simple structures in wood, concrete or steel

• Metal or vinyl windows

• Generous clear glazing, especially in
connection with outdoor space

• Latticed wood or metal screens

• Concrete or stone walls, stairs, and platforms

• Wood windows and doors
• Metal doors

• Wood and metal railings

INDUSTRIAL CHARACTER ELEMENTS:
• Industrial structural systems - steel and
heavy timber
• Large expanses of clear glazing with mullion
grids reminiscent of industrial steel windows

• Galvanized or stainless steel
• Robust structures, including wood piles, steel
and wood trusses
• Wood decking

• Metal panel or siding

• Wood siding

• Wood siding

• Cable railings

• Large shingled or metal roof planes
• Industrial grating, stairs and similar
components

MATERIALS THAT MUST NOT BE USED:
• Vinyl siding
• Mirrored or heavily tinted glass
Figure 7. Airport to Highway View Rendering
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3.1.5 Parking and Street Interface
1. High-quality and varied paving materials should be used, in particular for pedestrian paths and for
permeable surfaces to support groundwater recharge.
2. Parking areas should minimize off-site surface water runoff.
3. Parking, loading and servicing is required to be located to the sides and rear of the development
sites and buildings, to ensure that the impact on the pedestrian realm areas is minimized.
4. Paths should connect from directly in front of building entries to public sidewalks without vehicle
parking or circulation interruptions.
5. Large expanses of parking should be avoided and/or broken up with significant landscaping
elements and trees.
6. Clear pedestrian routes should be elevated throughout parking areas to prioritize safe, connected
pedestrian movement.
7. Treed and vegetated buffers should be employed at the perimeter of ALL surface parking areas and
bisect large surface parking areas in conjunction with elevated pedestrian routes.
8. Parallel on street parking is encouraged.
9. Shared driveways are encouraged
Figure 8. Parking Rendering
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Figure 9. Gateway Plan with Example Photos
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3.2. Airport Business Park
The Airport Business Park encompasses the majority of lands that line the main internal road, running
North-south within the airport lands. This district is envisioned as the business park hub for the area,
with a high quality business park setting along the west side of the internal road. Less enclosed than the
Gateway District, this area still aims to achieve a street wall, however, parking areas are anticipated to
reduce opportunities for buildings to abut one another along the street frontage. Anticipated land uses
include offices, light industrial, green industrial, clean energy, aviation related non-airside uses. Further, a
landscaped buffer will be created between Highway 1 and all building sites in this District.

3.2.1 Regulations
1. Building Set back to Internal (min) Road 2-4m

3. Minimum Landscape Area (15%)

2. Building Set back to Highway (min) 20-25m

4. Maximum hardscape Area (50%)

3.2.2 Building Siting
1. Locate buildings close to the internal airport road to provide a street wall that encloses the space.
2. Orientate building entrances and frontages to the internal road within the airport lands and
activate the streetscape with windows and doors facing streets.
3. Face buildings away from the highway.
4. Orientate long, featureless building walls to be perpendicular to the internal streets within the
airport to minimize inactive frontages. The office component of the building should be located
closer to the street than the plant or warehouse component to be visible from the street and
break up a long building mass.
Figure 10. Business Park Building Rendering
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Figure 11. Business Park District Render & Cross Sections
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3.2.3 Building Form, Mass and Scale
1. Buildings are encouraged to have a height and massing that supports the efficient use of land
and appropriate transitions to adjacent land uses outside the Airport Lands. Building heights shall
comply with the Regulations established by Transport Canada.
2. A variety of roof shapes should be considered to avoid the monotony of flat roofs.
3. Buildings are encouraged to have architectural articulation in form and materials. Large blank
wall surfaces along street frontages are discouraged.
4. Larger buildings with longer building frontages should be visually broken using architectural
design elements to modulate the scale of the building’s frontage. Long, continuous blank walls
should be avoided. Individual functional elements should be expressed to create identity, rhythm
and variety, and to help reduce apparent bulk and visual scale.
5. Building heights along highways are encouraged to be higher to ensure a strong visible presence
of development. Building heights shall comply with the Airport Zoning (Height) Regulations
established by Transport Canada.
6. Architectural design should emphasize entrance areas through a change in building form,
increased height, and / or a change in materials from the main building component.
7. Entrances of appropriate size which are easily identifiable should be provided at each main
building access point.
8. Building entrances should be defined by entrance canopies, awnings and other architectural
elements.
9. Separate building access points for different uses are encouraged.
10. Building elevations and composition should promote a balance between solid walls, windows,
and wall glazing to support green building design strategies, future flexibility and function.
11. Buildings should be expressed as simple volumes while addressing item, 2, 3, 4, ad 6 above..
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3.2.4 Building Materials
1. Buildings are encouraged to utilize natural
wood exterior materials, particularly at
their main entrances and within canopies.
2. Industrial standard materials are
encouraged
3. A limited range of building materials is
encouraged in favour of achieving a
unified building image.
4. For durability and consistency, custom
colours should be factory applied to all
materials and finishes whenever possible.
5. Where material changes occur, changes
in the building plane should also occur
though the articulation of building mass
(bump outs or subtractions from the
building mass).
6. Material changes should be purposely
employed and not used to only break up
large wall expanses.
7. In general, all buildings should be
grounded in a West Coast Contemporary/
Industrial expression
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3.2.5 Parking and Street Interface
1. High-quality and varied paving materials
should be used, in particular for
pedestrian paths and for permeable
surfaces to support groundwater
recharge.
2. Parking areas should minimize off-site
surface water runoff.
3. Parking, loading and servicing is required
to be located to the sides and rear of
the development sites and buildings, to
ensure that the impact on the pedestrian
realm areas is minimized.
4. Paths should connect from directly in front
of building entries to public sidewalks
without vehicle parking or circulation
interruptions.
5. Large expanses of parking should be
avoided and/or broken up with significant
landscaping elements and trees.
6. A sidewalk with a minimum width of 2
metres is required to front each parcel and
connect with the sidewalk(s) on adjacent
parcels.
7. Treed and vegetated buffers should be
employed at the road frontages for ALL
surface parking areas (internal road and
Highway)
8. Parallel on street parking is encouraged.
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3.3. Airside Design District
The Airside Design District includes the airside commercial lands and lands at the north and south extents
of the airport. This district is intended to support more industrial and aviation / aerospace focused land
uses that are directly related to runway access and typically require larger warehouse type structures,
ample exterior storage and operational space and use that are less conducive to an urban setting. Simpler
building forms, minimal glazing requirements, larger warehouse and manufacturing spaces and exterior
vehicular operational areas typify this district.

3.3.1 Regulations
• Building Set back to airside boundary (min) Road 10-15mm
• Building Set back to Highway (min) 20-25m
• Minimum Landscape Area (10%

3.3.2 Building Siting
1. Face buildings away from the airside boundary.
2. Orientate long, featureless building walls east/west to minimize inactive frontages visible from the
public realm.
3. Locate the office component of the building closer to the street than the plant or warehouse
component to be visible from the street and break up a long building mass.
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Figure 12. Airside Design District Render & Cross Sections
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3.3.3 Building Form, Mass and Scale
1. Buildings are encouraged to have a height and massing that supports the efficient use of land
and appropriate transitions to adjacent land uses outside the Airport Lands. Building heights shall
comply with the Regulations established by Transport Canada.
2. A variety of roof shapes should be considered to avoid the monotony of flat roofs.
3. Larger buildings with longer building frontages should be visually broken using architectural
design elements to modulate the scale of the building’s frontage. Long, continuous blank walls
should be screened.
4. Building heights along highways are encouraged to be higher to ensure a strong visible presence
of development. Building heights shall comply with the Airport Zoning (Height) Regulations
established by Transport Canada.
5. Architectural design should emphasize entrance areas through a change in building form,
increased height, and / or a change in materials from the main building component.
6. Entrances of appropriate size which are easily identifiable should be provided at each main
building access point.
7. Building entrances should be defined by entrance canopies, awnings and other architectural
elements.
8. Buildings should be expressed as simple volumes.
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3.3.4 Building Materials
1. Buildings are encouraged to utilize natural
wood exterior materials, particularly at
their main entrances and within canopies.
2. Industrial standard materials are
encouraged
3. A limited range of building materials is
encouraged in favour of achieving a
unified building image.
4. For durability and consistency, custom
colours should be factory applied to all
materials and finishes whenever possible.
5. In general, all buildings should be
grounded in a West Coast Contemporary/
Industrial expression

3.3.5 Parking and Interfaces
1. Parking, loading and servicing should
generally be located to the sides and rear
of the development sites and buildings.
2. Parking areas should minimize off-site
surface runoff.
3. Consider opportunities to connect
pedestrian paths to adjacent paths at the
main building entry.
4. Treed and vegetated buffers should be
employed at the road frontages for ALL
surface parking areas (internal road and
Highway)

3.4. Terminal District
The Terminal District is reserved for uses that
support the core functions of the airport and is not
open for general development. This district supports
airport related development including terminal
buildings and parking areas, which will primarily be
undertaken by the Nanaimo Airport Commission.
No specific Guidelines have been applied to these
lands at this time.
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APPENDIX A - KEY TERMS

The following definitions are the understanding of terms used in the subsequent sections unless the context
requires otherwise:
Accessory building: means a building or structure located on a parcel, the use of which building or structure
is incidental or ancillary to the principal permitted use of the land, buildings or structures located on the
same parcel.
Building: means any structure or portion thereof, including mechanical devices, that are used or intended to
be used for the purpose of supporting or sheltering any use or occupancy.
Building Face: means the exterior face of a building, which is the primary access to the building and upon
which an identifying sign is to be placed.
Building Permit: allows construction of buildings or structure to proceed on condition of compliance with the
British Columbia Building Code which addresses building and fire safety. A Building Permit is required for
the construction, alteration, repair, relocation, demolition, or change of use of a building.
Business Frontage: means an area of a building that creates a public presence for the building and is
allocated for signs located on the ground floor building face of a building adjacent to the street.
Business Premises: means that part of a building or parcel owned or occupied for the conducting of a
business or service.
Character: means the qualities that assist in the identification of a place or brand.
Changeable copy: means a sign or portion of a sign in or on which the information that is displayed can
be changed through the use of attachable letters, numerals and pictorial panels or electronic switching of
lamps or illuminated tubes.
Character: means the qualities that assist in the identification of a place or brand.
Copy: means letters, characters, numbers, symbols, logo or graphics on a sign.
Corner lot: means a lot which abuts two or more roads where the interior angle of the intersection is less
than 135 degrees.
Development Permit: allows a specific type of development on a specific parcel of land within the Nanaimo
Airport (Airport) Boundary to proceed in accordance with the development requirements of the Nanaimo
Airport Commission (NAC). A Development Permit may stipulate some of the following conditions: the
allowed use of the property, intensity of that use, building height, building site coverage, setbacks from
property lines and other buildings and parking requirements.
Design District: means a design district established under Section 3 of these Guidelines.
Exterior lot line: means any side yard that abuts a street.
Finished grade: means for the purpose of determining maximum height of a building or structure, the
average elevation of natural grade calculated from the four corners of the smallest rectangle that will
encompass the building or structure.
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Frontage: means that length of a parcel boundary which abuts an internal street or principle vehicle access
street at the front lot line.
Front lot line: means the yard area between the property line and the building face. In the case of a corner
lot, it may be either of the exterior yards.
Height: means the vertical distance of a structure measured from finished grade to the highest point of a
structure of a flat roof; to the deck line of a mansard roof; and to the mean level between the eaves and
ridge of all gables, hip gambrel or other sloping roof. In the case of a structure without a roof, height will be
measured to the highest point of the structure. Where a structure incorporates a roof exceeding a pitch of
12:12 (45-degree slope), height shall be measured to the highest point of the structure.
Natural grade: means the elevation of the ground surface of a site prior to the commencement of any
development excavation, filling or relocation of on-site materials.
Natural Materials: means any product that comes from plants or the ground. Minerals and the metals that
can be extracted from them (without further modification) are also considered to belong into this category.
Lot: means the same as parcel.
Lot coverage: means the horizontal area in which land is held or into which it is subdivided but does not
include a highway.
Lot width: means the mean distance between side lot lines, excluding access strips of panhandle lots.
Parcel: means any lot, block or other area in which land is held or into which it is subdivided but does not
include a highway.
Principal building: means the building for the principal use of the lot as defined under the permitted uses of
the sublease.
Principal use: means the primary use of land, buildings or structures as defined under the permitted uses of
the sublease.
Property line: means lot line.
Rear lot line: the lot line opposite to the front lot line.
Setback: means the horizontal distance measured from the lot line or natural boundary to any building or
structure.
Side lot line: means any side yard that does not abut a street.
Sign: means any structure, device, advertisement, advertising device or visual representation that is visible
from any street, highway, lane or from any parcel lot or property other than the one on which it is located,
and that is intended to advertise, identify, or communicate information or attract the attention of the public
for any purpose and without limiting the generality of the foregoing includes any symbols, letters, figures,
illustrations or painted forms, but specifically excludes seasonal decorations, murals, window coverings or
interior window displays of merchandise.
Sign area: means the total surface area of a sign within the outer edge of the sign frame or sign border but
where a sign has no frame or boarder, means the area contained within the smallest square or rectangle
that will enclose all of the copy of the sign. In the case of a double-face or multi-face sign only half of the
total area of all sign faces will be counted.
Sign, Awning: means a sign painted on, attached to, or constructed in or on the surface of an awning
supported entirely from the exterior wall of a building and composed of non-rigid materials except for the
supporting framework.
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Sign, Banner: means a sign composed of fabric or similar material which may be secured or mounted to
allow movement of the sign caused by air movement.
Sign, Canopy: means a sign which is painted, attached or constructed on the surface of an unenclosed
permanent roofed structure.
Sign, Digital: means any sign the copy of which can be remotely changed on or off Site and has a varying
message duration. Digital signs incorporate a technology or method allowing the sign to change copy
without having to physically or mechanically replace the sign face or its components. Digital signs may
include moving effects, electronic moving copy, message transition effects, and video images.
Sign, Directional: means a sign indicating the direction only, of a business, parking area, product, service or
event for the purpose of directing pedestrian or vehicular traffic.
Sign, Directory: means a sign that lists only name and unit number of businesses or tenants located in a
shared building or on a common parcel of land.
Sign, Fascia: means a sign which is painted on or attached to and supported by an exterior wall or fascia of
a building provided the face of the sign is parallel to the wall and does not project more than 0.31 m (1 ft.)
beyond the wall surface.
Sign, Flashing: means a sign containing an intermittent or flashing light source but does not include an
automatic changeable copy sign.
Sign, Freestanding: means any sign wholly supported from the ground by a structural member or members,
independently of and visibly separated from any building or other structure and permanently fixed to the
ground.
Sign, Hanging: means a sign suspended under a canopy, awning, eaves or portico.
Sign, Height: means the vertical distance measured from the highest point of the sign to the grade elevation
directly below the sign.
Sign, Portable: means a movable temporary sign not permanently attached to the ground or a building.
Sign, Projecting: means any sign other than an awning sign, canopy sign or fascia sign which is attached to
and projects more than 0.31 m (1 ft.) from the face or wall of a building where the copy is perpendicular to
the face or wall.
Sign, Roof: means a sign placed or erected on or above the roof of a building, in the air space above a roof,
or painted or marked on the roof of a building, but specifically excludes mansard roof sign.
Sign, Temporary: means a sign displayed for a limited period of time.
Sign, Third-party: means a sign advertising or identifying anything other than a business, product or service
being conducted or offered on a parcel where the sign is located.
Sign, Vehicle: means a sign which is erected on or attached to any vehicle or trailer parked where the
principal purpose of the vehicle is to serve as a sign or a sign support structure
Sign, Wall: means a sign painted, pasted, or otherwise affixed to or inscribed directly upon any wall or other
integral part of a building or structure, but does not include a mural.
Sign, Wind Activated: means a wind activated sign or device designed to attract the attention of the public
with movement, including flag signs.
Sign, Window: means a sign which is painted on, attached to or installed on or inside a window that faces
the outside and is intended to be seen from the outside of the Building.
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APPENDIX B RECOMMENDED PLANT SPECIES LIST

Form

Common Name

Scientific Name

Drought
Tolerant

Native
Species

Tree

Grand fir

Abies grandis

Yes

Yes

Tree

Red alder

Alnus rubra

Yes

Yes

Tree

Pacific madrone; arbutus

Arbutus menziesii

Yes

Yes

Tree

Nootka false cypress (yellow cedar)

Chamaecyparis nootkatensis

Semi

Yes

Cornus nuttallii

Semi

Yes

Tree

Pacific dogwood
(western flowering dogwood)

Tree

Shorepine

Pinus contorta var. contorta

Yes

Yes

Tree

Lodgepole pine

Pinus contorta var. latifolia

Yes

Yes

Tree

Ponderosa pine

Pinus ponderosa

Yes

Yes

Tree

Trembling aspen

Populus tremuloides

Yes

Yes

Tree

Douglas-fir

Pseudotsuga menziesii

Yes

Yes

Tree

Garry oak

Quercus garryana

Yes

Yes

Shrub

Redstem ceanothus

Ceanothus sanguineus

Yes

Yes

Shrub

Snowbrush

Ceanothus velutinus

Yes

Yes

Shrub

Shrubby cinquefoil

Dasiphora fruticosa

Yes

Yes

Shrub

Oceanspray

Holodiscus discolor

Yes

Yes

Shrub

Twinflower

Linnaea borealis

Yes

Yes

Shrub

Mock orange

Philadelphus lewisii

Yes

Yes

Shrub

Red flowering currant

Ribes sanguineum

Yes

Yes

Perennial

Yarrow

Achillea millefolium

Yes

Yes

Perennial

Pearly everlasting

Anaphalis margaritaceae

Yes

Yes

Perennial

Red columbine

Aquilegia formosa

Yes

Yes

Perennial

Large headed sedge

Carex macrocephala

Yes

Yes

Perennial

Bleeding heart

Dicentra formosa

Semi

Yes

Perennial

Wooly sunflower

Eriophyllum lanatum

Yes

Yes

Perennial

Tigerlily

Lilium columbianum

Yes

Yes

Perennial

Oregon stonecrop

Sedum oreganum

Yes

Yes

Perennial

Broad-leaved stonecrop

Sedum spathulifoloium

Yes

Yes

Perennial

Goldenrod

Solidago canadensis

Yes

Yes

Perennial

Trillium

Trillium ovatum

Semi

Yes

Fern

Deer fern

Blechnum spicant

Semi

Yes

Fern

Sword fern

Polystichum munitum

Yes

Yes
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