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NEW WESTMINSTER DESIGN PANEL 

Tuesday, March 22nd, 2016 3:00p.m. 
Committee Room No. 2 

AGENDA 
 Page 

1.0 ANNUAL HOUSEKEEPING 3:05pm 

2.0 ADDITIONS TO AGENDA 

2.0 ADOPTION OF MINUTES 

2.1       Adoption of the Minutes of February 23rd, 2015 

3.0 REPORTS AND INFORMATION 

3 

4.0 DESIGN REVIEWS 

4.1 100 Braid Street  OCP00014    
REZ00125 10 

Urban Academy, in partnership with Wesgroup, are proposing an OCP Amendment and 
Rezoning for the purposes of facilitating the development of a 60,000 sq. ft. (5,570 sq.m.) 
private school and 202,900 sq.ft. (18,850 sq.m.) of residential density at 100 Braid 
Street.  The applicant has provided a preliminary drawing package outlining the proposal 
and has submitted Design Guidelines which are being brought forward to the Design 
Panel for discussion/input. 

HCMA Architecture and Design 

5.0 NEW BUSINESS 

6.0 UNFINISHED BUSINESS 

7.0 CORRESPONDENCE 
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New Westminster Design Panel 
February 23, 2016 

Doc# 827559 Page 2 

8.0 NEXT MEETING 

8.1 April 26th, 2016 (in Committee Room #2) 

9.0 ADJOURNMENT 
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NEW WESTMINSTER DESIGN PANEL 

Tuesday, January 26th, 2016 3:00 p.m. 
Committee Room No. 2 

MINUTES 
MEMBERS PRESENT: 
Meredith Mitchell        - Chair, BC Society of Landscape Architects 
David Roppel       - Vice Chair, Development Industry Representative 

(UDI)  
Donald Andrew     - AIBC Representative (arrived at 3:02) 
Maranatha Coulas - Architectural Institute of BC 
Maria Fish - BC Society of Landscape Architects 
Rodney Maas - Architectural Institute of BC  

REGRETS: 
Robert Duke          - AIBC Representative 

GUESTS: 
Daryl Lee - PWL Landscape Architects 
Anna Babicz - PWL Landscape Architects 
Kevin King - Dialog Design 

STAFF: 
Rupinder Basi - Senior Development Planner  
Erika Mashig  - Parks and Open Space Planner 
Debbie Johnstone - Committee Clerk 

The meeting was called to order at 3:01 p.m. 

1.0 ANNUAL HOUSEKEEPING 

1.1 Orientation Package 

Debbie Johnstone, Committee Clerk, reviewed the following documents with the 
Committee members: 

• Social Media Policy;
• Terms of Reference; and,
• Permission Forms.

Doc #830477 New Westminster Design Panel Page 1 
February 23, 2016 - DRAFT 
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City of New Westminster 

R E P O R T  

DEVELOPMENT SERVICES DEPARTMENT 

To: Members of the New Westminster 
Design Panel 

Date: March 22, 2016 

From: Rupinder Basi 
Senior Development Planner 

File: OCP00014 
REZ00125 

Subject: Official Community Plan Amendment and Rezoning Application – 100 
Braid Street – Proposed Design Guidelines 

RECOMMENDATION 

THAT this report be received for information 

PURPOSE 

Urban Academy, in partnership with Wesgroup, have submitted an OCP Amendment and 
Rezoning application for the purposes of facilitating the development of a 60,000 sq. ft. 
(5,570 sq.m.) school and 202,900 sq.ft. (18,850 sq.m.) of residential density at 100 Braid 
Street.  The OCP amendment would change the land use designation of the property from 
the existing industrial-based Mixed Use Designation (MU) to a new Mixed Use 
designation that allows for institutional and residential uses on site.  The Rezoning 
application would rezone the subject property from Light Industrial Districts (M-1) to a 
new Comprehensive Development (CD) Zone.  As part of the OCP amendment and 
Rezoning application process, the proponents have been working with staff on the 
development of design guidelines that will be incorporated into the proposed CD Zone to 
provide guidance for future development permit applications.   

The purpose of this report is to provide information to the New Westminster Design 
Panel in regards to the propose development concept for the site as well as proposed 
design guidelines.  
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BACKROUND 
 
Applicant 
 

Urban Academy in partnership with Wesgroup 
 

OCP Land Use 
Designation: 

 
(MU) Mixed Use (Light Industrial) 

 
Development Permit 
Area Designation: 

 
 
Industrial/Business Park Development Permit Area #4 – 
Brunette Avenue  

 
Zoning: 

 
Light Industrial Districts (M-1) 

 
 
 

Site Area: 1.72 acres 
 

APPENDICIES ATTACHED TO THIS REPORT 
 

 
PROPOSAL 
 
The 1.72 acre site at 100 Braid Street would allow enough space for Urban Academy to 
meet their future expansion needs while offering close proximity to rapid transit as well 
as the regional road network.   Under this proposal, the Urban Academy school would be 
developed on approximately one-third of the site with underground parking and drop-off 
access, with the remaining portions of the site to be developed as multi-unit residential by 
Wesgroup, in the future.  
 

There would be shared access off of the lane via Rousseau Street for both the school and 
residential uses to separate underground parking.  A pedestrian greenway link would be 
provided between the school and residential buildings to provide a connection between 
Braid Street to the lane and other properties within the Rousseau Triangle. 
 
At full build-out, the School would be able to accommodate 450 students from Junior 
Kindergarten to Grade 12.  The building would accommodate administrative offices, 
gymnasium, multi-purpose performing arts space, art gallery, common learning spaces, 
Kindergarten and Pre-Kindergarten learning spaces, elementary, middle, and senior 

1 Location Map 5 Preliminary Project Drawings 
2 Sustainability Report Card - 

Residential 
6 Proposed Design Guidelines 

3 Sustainability Report Card – 
Institutional (Private School) 

7 100 Braid – Heritage Assessment 

4 Urban Academy – Urban School   
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(4,360 sq.ft. gallery) 
 

Floor Space Ratio 
(to overall site) 
(approx.) 

0.80 2.7 3.5 
 

Approximate Max. 
Height 

4-6 Storeys  
22 m. (72 ft.) 

21 Storeys  
64.8 m. (212 ft.) 

 

 
CONTEXT 
 
Site Characteristics and Context 
 
The site is a rectangular shaped lot with frontage on Braid Street and Rousseau Street.  
The subject parcel has an area of 6,957 sq.m. (74,880 sq.ft.) with a lot width of 100 
metres (330.61 feet) and an average lot depth of 69 metres (226.28 feet). There are three 
buildings on the site that have spaces leased to tenants and the age of the buildings range 
from 45 to 86+ years.    
 
The subject property is just outside the boundary of the Floodplain.  The site is bounded 
by light industrial uses (Self Storage) to the east, Braid Street to the north, Rousseau 
Street and Single-Detached Residential to the west, and Single-Detached Residential and 
Light Industrial (Self Storage) to the south. The subject property is located across the 
street from the future Sapperton-Green Development which is proposed by Bentall-
Kennedy, and recently received approval for an OCP amendment by Council.  
 
Sustainability Considerations 
 
Sustainability Report Cards has been received for this proposal for both the school and 
residential components of this proposal (attached) . The proposal is generally supportive 
of the City’s sustainability objectives in terms of redevelopment of a brownfield site, 
creating a more intensive use of land to support local businesses and a net increase in the 
City’s property tax base. 
 
Heritage Considerations 
 
The core of the building was constructed in 1929, with renovations and additions in 1963 
and 1969. It was originally owned by BC Distilleries and the original portion of the 
building was designed by Gardiner & Mercer (who also designed the Westminster Trust 
Building on Columbia Street). A heritage assessment has recently been conducted of the 
site by Donald Luxton & Associates with the conclusion that the building warrants 
further heritage consideration (attached).   It is the opinion of the Heritage Planner that 
the building does have heritage merit, but that in this case the building does not need to 
be retained in order to respect its history.  The applicant could be asked to provide an 
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interpretive sign/plaque (similar to those on some of the downtown buildings) at the front 
entry that goes into the early history of the site. In addition, opportunities could also be 
explored in regards to the new front façade of the proposed buildings drawing inspiration 
from the 1929 portion of the site.  Staff will be exploring this with the applicant in further 
detail as this project moves forward. 
 
Proximity to Transit Service 
 
Transit Facility Frequency Distance 
Braid SkyTrain Station 5-6 minutes (Peak Hours), 6 

minutes Midday and 
Evening, 8-10 minutes Late 

Night and Weekends 

984 feet (300 metres) 

 
The site is within a 5 minute walking distance of the Sapperton Skytrain station. 
 
POLICY CONTEXT  
 
Official Community Plan Land Use Designation 
 
The subject property is designated as (MU) Mixed Use in the Official Community Plan. 
As per the MU Designation, this area will include “non-population dependent office uses, 
medical office uses, light industrial land uses, fitness and recreation, and innovative 
housing types such as work/live or live/work units”.  The proposal for a private school 
with multi-unit residential is not consistent with this designation, and hence, requires an 
OCP amendment. 
 
The City is currently reviewing the OCP with the objective of having a new OCP ready 
for Council consideration in approximately one year. It is anticipated that the land use 
designation for the entire Rousseau triangle will be clarified in the updated OCP. As 
such, at this time, the proposed OCP amendment will apply to only the subject site. 
However, staff suggest that the proposed school/residential designation for 100 Braid 
Street will provide a reasonable transition from the Sapperton residential area and the 
range of commercial/residential/light industrial uses that are currently existing or could 
be developed in the future in the Rousseau triangle area.  
 
Brunette Creek Neighbourhood Plan 
 
The subject property is within the boundaries of the Brunette Creek Neighbourhood Plan 
which was adopted on November 25, 2002 and is designated MU Mixed Use.  The OCP 
designation for the property is based on the MU Designation outlined within this 
Neighbourhood Plan in regards to intended land uses. 
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Zoning Bylaw 
 
The site is zoned Light Industrial Districts (M-1).  The intent of the M-1 Zone is allow for 
light industrial uses.  The uses proposed by the proponents (school and multi-unit 
residential) are both not permitted within the M-1 District and require a Zoning Bylaw 
Amendment.  
 
Development Permit Area 
 
The site is designated as part of Industrial/Business Park Development Permit Area #4 – 
Brunette Avenue.  The intent of the Development Permit Area Designation is: 
 

“Lands in this development permit area are designated in order to provide a 
framework for an industrial business park, for service commercial uses adjacent to 
Brunette Avenue, as well as to mitigate the impact of the major transportation…” 

 
Through the proposed OCP Amendment and Rezoning, draft design guidelines have been 
developed for the subject property to guide future development development permit 
applications in regards to building massing, urban design, setbacks, and how these 
contribute towards creating a good public realm/streetscape along Braid Street and 
Rousseau Street. Staff proposes that these guidelines would be included within the 
proposed CD Zone. A copy of the draft Design Guidelines have been attached to this 
report and staff seeks comments from the members of the NWDP.  
 
DESIGN CONSIDERATIONS 
 
The applicant has provided preliminary renderings showing how they propose to locate 
the school and future residential development on the property as well as a set of design 
guidelines that are intended to guide future development permit applications in achieving 
their vision of the site, as conceptualized in the renderings, precedent images, and 
conceptual illustrations.  The development concept entails locating the Urban Academy 
school on the west side of the property at the corner of Rousseau Street and Braid Street.  
The four to six storey school building would act as a transition between the proposed 
residential buildings on the site and the existing single-detached residential properties 
located along Rousseau Street to the west and the south.   
 
The Residential Tower and Townhouses would be located further into the site away from 
Rousseau Street.  The higher massing elements of the residential buildings are intended to 
respond to the adjacent proposed development of Sapperton Green.  The tower would be 
flanked by a podium and townhouses to respond to the proposed school and the adjacent 
commercial/industrial uses to the east and south of the property.   
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The proposed design includes street-fronting city homes in the podium along Braid 
Street, and, three-storey townhomes around the perimeter of the courtyard. Appropriate 
setbacks would be provided for the street-fronting townhomes to allow for unit entries 
and landscaped private patios in order to contribute to an activated and a pedestrian 
friendly streetscape along Braid Street.  Setbacks would be provided for the courtyard-
oriented townhomes in order to allow for a pedestrian pathway access off the lane via 
private open space to individual unit entries.  
 
Proposed Design Guidelines 
 
Since there is no concurrent development permit application with the proposed OCP 
Amendment and Rezoning, staff has been working with the applicant on the development 
of design guidelines that will be incorporated into the proposed CD Zoning that the 
applicant wishes to pursue for the site (attached).  Through the development of the design 
guidelines (attached), Staff is working with the proponents in regards to how the project 
concept will address the streetscape along Braid Street and Rousseau Street.  These 
design guidelines are intended to address the development of both the private school and 
the future multi-unit residential and have been organized around the following sections: 
 

 Urban Design Principles and Site Considerations 
 Architectural Characteristics 
 Streetscape and Open Space 
 Vehicular Access, Off-Street Parking and Loading Areas 

 
 
There are a number of  areas about which staff would appreciate Panel comments: 
 

1) Do the proposed design guidelines articulate the urban design concepts illustrated 
in the applicant’s preliminary project drawings and provide sufficient description 
to help guide future development applications on the property? 
 

2) Are the precedent images and conceptual sketches provided throughout the design 
guideline document sufficient for illustrating the points outlined within the 
guideline text for each respective section?  

 
3) Each side of this development has a different interface: north side interfaces with 

Braid St, south side with the lane, east side with the existing industrial and west 
side with Rousseau St.  How well resolved are the relationships with each face 
along the property line? 
 

4) Does the proponents design respond to the current and future development 
context? 
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5) The proposal includes a number of rooftop amenity areas both within the school 

portion and future residential portions of the site in addition to privately-owned, 
publically-accessible spaces throughout the site.    What are the Panels comments 
in regards to design considerations for making these spaces accessible, safe, 
inviting, and attractive for site users and the public? 
 

 
6) The applicant’s proposal includes the provision of a 4,360 sq.ft. gallery space 

within the future residential tower.  Does the panel have any preliminary design 
considerations that the applicant should think about for this space?  

 
    
Respectfully submitted, 
 
  

  
Rupinder Basi, 
Senior Planner 
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APPENDIX # 1 
 
 

LOCATION MAP 
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APPENDIX # 2  
 
 

SUSTAINABILITY REPORT CARD – FUTURE 
MULTI-UNIT RESIDENTIAL 
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Page 4

Environment APPLICANT STAFF
Subject Area Score Explanation Score Comments 

12 Provides open greenspace and other greened 
features, including landscaped common areas 
and walkways to green the built environment. 

Provides space for growing food in common 
areas (i.e. at-grade gardens or raised planters). 

Habitat

/3 /3

13 Retains sound original trees and landscape 
features or provides a net gain in tree canopy 
and landscaped area. 

See specifi cations in the City’s Building Permit 
Requirement Package.

Habitat

/2 /2

14 Maximizes use of passive solar design to 
reduce excessive heat loss/heat gain and 
reduce energy consumption. 

Examples:

• Sites/masses buildings to maximize 
natural lighting on sides with limited solar 
exposure.

• Provides operable windows on two sides of 
units to allow cross-ventilation.

• Uses landscaping & deciduous trees to 
limit summertime solar gain & maximize 
wintertime  solar access.

• Limits overall amount of exterior glazing to 
minimize seasonal heat loss/heat gain: 

• If possible, state the glazed area % of 
envelope = _______%
Recommended: Below 60%

• Uses exterior window shading devices to 
limit excessive solar heat gain.

• Uses high albedo (“white roof”) roofi ng to 
limit heat gain/heat island effect. 

Energy 
Effi ciency

/4 /4

EARLY STAGE

EARLY STAGE

EARLY STAGE

100 Braid Street, New Westminster, BC 2016-M01-28

2

Internal court yard in the residential
section between the town houses
and the tower.

3

Proposed design concept 
includes open greenspace 
and other greened features.  
These are also discussed in 
design guidelines.  To be 
further examined at DP Stage

2

Will be implementing the same
amount or more of tree and
landscape that exists presently.

City Arborist to examine 
Arborist Report and assess 
trees on site.  Mature trees to 
be retained where possible.

50

3

The site lends well to passive solar
concept. The South exposure has
generous overhangs to reduce
solar gain in the summer on the
tower and the west facade is the
shallow, therefore reduce summer
sun setting heat gain. 

Glazing on corner units will have
cross ventilation. 

Town house units have no/ or
limited west heat gain - overhangs
on south reduce summer heat gain,
but allow winter solar gains and
daylighting. Deciduous trees will
assist in passive cooling.  

3

Sun and Shadow Analysis 
provided and guidelines 
include wording in regards to 
passive solar design. To be 
examined in closer detail at the 
Development Permit Stage.
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Environment APPLICANT STAFF
Subject Area Score Explanation Score Comments 

15 Achieves building energy performance above 
Building Code requirements. 

Energy 
Effi ciency

/4 /4

16 Incorporates alternative energy systems, such 
as geo-exchange, solar, or district energy. 

Example: Solar or geo-exchange systems for 
building hot water heating.

Alternative 
Energy

/4

Specify % of energy provided:

/4

17 Provides a co-op vehicle and assigned parking 
space as per City parking reduction incentive 
policy. 

Zoning By-law Section 150.74 allows a 3-space 
parking reduction if a co-op vehicle & space is 
provided. See also www.modo.coop.

Transportation

/1 /1

18 Incorporates use of recycled and/or salvaged 
materials, including those salvaged from 
on-site or off-site heritage buildings. 

Facilitates salvaging of on-site heritage 
materials by contractors or persons/groups 
with a heritage interest.  

Recommended:  

Recycled-- minimum 7.5%*
Salvaged/Refurbished-- minimum 10%*.

*% of total building material cost. Note also 
that heritage lumber/siding must be graded.

Waste & 
Materials

/2

Specify % of material:

/2

19 Incorporates landscaped roofs on concrete 
buildings to improve building energy 
effi ciency, reduce heat island effect & 
stormwater runoff, and create habitat & 
biodiversity. 

  

Stormwater & 
Habitat

/3 /3

EARLY STAGE

EARLY STAGE

EARLY STAGE

100 Braid Street, New Westminster, BC 2016-M01-28

4
Early stage, however, this tower
does expect to achieve a better
than code built energy
performance.

To be examined at DP/BP 
Stage

None at this time - Updated at DP
submission

Applicant has been in 
discusssions with Community 
Energy Manager.  To be 
further examined at DP and BP 
stage.

1

Exploring this opportunity. To be further discussed with 
applicant

2

7.5% will be recycled. The existing
site will not have much to be
recycled or salvaged.

Long-Term proposal to 
demolish buildings on site as 
School and then future 
residential is developed.   To 
be further examined with 
applicant

3

On Urban Academy this will most
likely be the case. Roof areas of
tower are limited and better
insulated via conventional systems.
Courtyard in residential will be
green over concrete parkade.  

3

Landscaped roofs shown on 
design concept and illustrated 
in draft design guidelines.  To 
be further examined at the DP 
Stage.
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Environment APPLICANT STAFF
Subject Area Score Explanation Score Comments 

20 Provides 20 cm (8 in) of topsoil as fi nished 
grading for groundwater recharge and 
stormwater retention/evaporation.

Stormwater

/1 /1

21 Reuses existing topsoil and other soils through 
on-site or nearby storage and topsoil screening 
or other related practices.

Stormwater

/1 /1

22 Removes invasive species* and incorporates 
native or adaptive species which provide 
multi-storey habitat (groundcover, shrubs & 
trees).

*Defi ned by Invasive Plant Council of BC 
www.invasiveplantcouncilbc.ca

Habitat

/1 /1

23 In wood-frame buildings, incorporates high-
effi ciency HVAC systems (heat recovery 
systems, variable speed fans, etc.).

Energy
Effi ciency

/2 /2

24 Provides electric plug-ins to support use of 
electric vehicles.

Recommended: 10% of resident stalls.

See BC Hydro’s Electric Vehicle Charging 
Infrastructure Deployment Guidelines

Transportation

/1

% of resident stalls:

/1

100 Braid Street, New Westminster, BC 2016-M01-28

1

Green spaces will have 8" of
topsoil to reduce run off and
increase absorbption into existing
plantings.

To be examined with Parks 
and Open Space Planner and 
looked into in closer detail at 
DP Stage.

0

Existing site has limited soil if any
to be utilized for future
development.

To be further discussed at 
DP/BP Stage

1

This will be done as site will be
cleared and all new plantings will
be climate and environment
adapted for drought tolerance and
native, non-invasive species.

Applicant has provided 
language within design 
guidelines in regards to using 
local, native species.  to be 
examined in closer detail at 
DP Stage.

0

No wood frame on this application.
Energy issues noted above. Not
applicable.

N/A - concrete building 
proposed

1

This will be implemented.
To be further discussed at 
DP/BP Stage
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Environment APPLICANT STAFF
Subject Area Score Explanation Score Comments 

25 INNOVATION— 
ENVIRONMENTAL SUSTAINABILITY ASPECTS NOT 
CAPTURED ABOVE:

26 CONSTRAINTS— 
UNIQUE SITE ASPECTS WHICH LIMIT 
SUSTAINABILITY ACHIEVEMENT:

TOTAL SCORE: 
ENVIRONMENTAL ITEMS /51 /51

100 Braid Street, New Westminster, BC 2016-M01-28

 

32 9
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Social & Cultural APPLICANT STAFF
Subject Area Score Explanation Score Comments 

27 Provides adaptable housing design features 
above City requirements. 

Includes other adaptable housing & barrier-
free design features beyond Building Code. 

Examples: Housing for the lifespan of all 
people including children & parents with 
strollers; visitability features. 

Accessibility

/3

% of adaptable units:

/3

28 Provides ground-oriented units. Housing

/1 /1

29 Provides a diversity of unit sizes. Housing

/1

Unit Type % of Total

/1

30 Provides long-term market or non-market 
rental units. 

Housing

/5 /5

31 Includes affordable market housing units. Housing

/4 /4

32 Includes a professional heritage conservation 
plan.  Achieves a recognized industry 
standard* for heritage conservation. 

*Defi ned in “Standards & Guidelines for the 
Conservation of Historic Places in Canada”. See 
www.historicplaces.ca

Heritage

/4 /4

EARLY STAGE

EARLY STAGE

EARLY STAGE

EARLY STAGE

EARLY STAGE

EARLY STAGE

100 Braid Street, New Westminster, BC 2016-M01-28

3

40%
Applicant will be required to 
provide as per Zoning 
Requirements.  To be 
confirmed at DP/BP Stage

1
Tower and town homes will both
have ground oriented accessible
suies

1 Ground-oriented units shown 
on concept. To be determined.

1

One Bedroom 60

Two Bedroom 30

Three Bedroom 10
1

Diversity of unit sizes 
indicated on concept plans.  
To be confirmed at DP Stage.

0
Predominantly market condo units.

0 No rental component

0

No affordable units at this time.

0

No affordable housing 
component

2

Working on heritage report.
However, this project will enhance
the local environment, through
more green space and a more
livable community. It will also
merge with Sapperton Green.

 Heritage Report that has 
been reviewed by Heritage 
Planner.  Applicant to examine 
ways of recognizing heritage 
aspects of site through their 
proposed design.
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Social & Cultural APPLICANT STAFF
Subject Area Score Explanation Score Comments 

33 Includes reuse of an existing heritage 
structure through restoration or 
rehabilitation. May include re-location. 

Heritage

/2 /2

34 Includes references to historic site or 
neighbourhood character or history in the 
proposed architecture and/or land use. 

Integrates authentic and existing heritage 
features such as signs, garden walls, gates, 
sidewalks, and/or heritage trees/landscaping. 

Heritage

/2 /2

35 Provides public amenities above City voluntary 
amenity contribution policy (check all that 
apply): 

a) Child care facility
b) Communal gardens
c) Play areas
d) Public art
e) Public gathering place

f) Other___________________

Amenities

/4 /4

36
Provides private amenities (check all that 
apply): 

a) Accessible green roof
b) Play areas
c) Social gathering place

d) Other____________________

Amenities

/2 /2

EARLY STAGE

EARLY STAGE

EARLY STAGE

EARLY STAGE

100 Braid Street, New Westminster, BC 2016-M01-28

0

There is not much existing that
resembles existing heritage at this
site. 

See previous comment

1

Potentially this maybe an
opportunity, but at this time, there
is nothing on the site that relates to
the heritage of the site.

Applicant to examine 
opportunities for making 
reference to heritage aspects 
of site through proposed 
design.  To be discussed 
further with Heritage Planner.

✔

✔

2

Public art could be implemented, 
but would be on the school site.  
 
Pedestrian mews through the site.

4

Artist Gallery and Studio 
Space proposed within 
residential tower.  Site to 
include publically-accessible, 
privately owned open spaces 
and pedestrian connections as 
indicated in proposed concept 
and design guidelines.  To be 
confirmed at DP Stage.

✔

✔

✔

✔ Urban Academy

2

Green court yard for use by
residents and families that can use
the space to play, meet, socialize,
etc. 2

Proposed concept indicates 
private amenity areas and this 
is articulated in design 
guidelines as well.  To be 
confirmed at DP Stage.
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Social & Cultural APPLICANT STAFF
Subject Area Score Explanation Score Comments 

37 INNOVATION— 
SOCIAL/CULTURAL SUSTAINABILITY ASPECTS 
NOT CAPTURED ABOVE:

38 CONSTRAINTS— 
UNIQUE SITE ASPECTS WHICH LIMIT 
SUSTAINABILITY ACHIEVEMENT:

TOTAL SCORE: 
SOCIAL & CULTURAL ITEMS

/28 /28

100 Braid Street, New Westminster, BC 2016-M01-28

The site is under redvelopment and the
potential for social and cultural events will
not be achieved under Sapperton Green is
developed. The Urban Academy could also
provide opportunities for social and cultural
events to be held in this facility.

Area is under redevelopment and many of
the aspects that will be achieved will be
achieved in the future as the area
undergoes regrowth.

12 8
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Economic APPLICANT STAFF
Subject Area Score Explanation Score Comments 

39 Results in net increase in the City’s property 
tax base.

Employment

/4 /4

40 Creates more intensive use of land that 
supports local businesses. 

Land Use

/2 /2

41 Redevelops a contaminated brownfi eld site. Land Use

/4 /4

42 Supports and/or is compatible with the 
ongoing viability of surrounding existing 
commercial or industrial employers. 

Supports walking to shops & services 
by strengthening an existing/planned 
neighbourhood centre or broadening its 
current retail/service mix.  

Land Use

/3 /3

43 INNOVATION— 
ECONOMIC SUSTAINABILITY ASPECTS NOT 
CAPTURED ABOVE:

44 CONSTRAINTS— 
UNIQUE SITE ASPECTS WHICH LIMIT 
SUSTAINABILITY ACHIEVEMENT:

TOTAL SCORE: 
ECONOMIC ITEMS /13 /13

EARLY STAGE

EARLY STAGE

EARLY STAGE

100 Braid Street, New Westminster, BC 2016-M01-28

4
Large development that will bring
more density and resident to area.
Attracting more residential from
other metro Vancouver areas.

Proposal will add residential 
density to site.  Taxation 
impacts to be confirmed.

2

The increased residential base will
increase traffic for local
businesses. High FSR notes the
density that will have an impact on
local businesses.

Proposal will bring residential 
and institutional uses to the 
site which may help support 
local businesses.

1 Not known to contaminated site at
this time, however, positive
redevelopment.

Environmental investigation 
underway.  

3

This will in the future work with the
new developments such as
Sapperton Green and the
redevelopment happening in the
area.

Site is within close proximity to 
Transit, future 
Sapperton-Green 
Development, Royal Columbia 
Hospital, and E. Columbia 
Street.  Proposed school will 
provide educational amenities 
within the area.

10 0
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APPENDIX A 

 
 
Draft Metro Vancouver Recycling Space Standards 
 
(Note: Access Standards may be added at a later date) 
 
In addition to storage space for the deposit and collection of garbage or refuse: 
 

1.1 The minimum size of the centralized recycling storage space for multi-family residential buildings and hospitality 
lodgings shall be the greater of: 

(a) 5 m2 (53.8 sq ft) or 
(b) the space allocation determined by multiplying the number 

of housing units by 0.19 m2  (2.05 sq ft) 
 

1.2 For new multi-family building construction only, the centralized recycling storage space must also include a “Flex 
Space” for storage of other reusable or recyclable materials. The required size of this space is 50% of the space 
allocation for recyclable materials specified in Section 1.1. 
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APPENDIX # 3  

 
 

SUSTAINABILITY REPORT CARD – SCHOOL  
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Environment APPLICANT STAFF
Subject Area Score Explanation Score Comments 

11 Provides open greenspace and other greened 
features, including landscaped common areas 
and walkways to green the built environment. 

Provides space for growing food in common 
areas (i.e. at-grade gardens or raised planters).

Habitat

/3 /3

12 Retains sound original trees and landscape 
features or provides a net gain in tree canopy 
and landscaped area. 

See specifi cations in the City’s Building Permit 
Requirement Package.

Habitat

/2 /2

13 Maximizes use of passive solar design to 
reduce excessive heat loss/heat gain and 
reduce energy consumption. 

Examples:

• Sites/masses buildings to maximize 
natural lighting on sides with limited sun.

• Provides operable windows on two sides of 
units to allow cross-ventilation.

• Uses landscaping & deciduous trees to 
limit summertime solar gain & maximize 
wintertime  solar access.

• Limits overall amount of exterior glazing to 
minimize seasonal heat loss/heat gain. 

• If possible, state the glazed area % of 
envelope = _______%
Recommended: Below 60%

• Uses exterior window shading devices to 
limit excessive solar heat gain.

• Uses high albedo (“white roof”) roofi ng 
material to limit heat gain/heat island 
effect. 

Energy 
Effi ciency

/4 /4

EARLY STAGE

EARLY STAGE

EARLY STAGE

100 Braid Street, New Westminster, BC 2016-M01-28

2

Meets the requirements as set out. To be confirmed at DP/BP 
Stage

0

None at this time - Updated at DP 
submission

Sustainability discussed in 
Design Guidelines. To be 
confirmed at DP/BP Stage

50

3

The site lends well to passive solar 
concept. The South exposure has 
generous overhangs to reduce solar 
gain in the summer on the tower 
and the west facade is the shallow, 
therefore reduce summer sun 
setting heat gain.  
 
Glazing on corner units will have 
cross ventilation.  
 
Town house units have no/ or 
limited west heat gain - overhangs 
on south reduce summer heat gain, 
but allow winter solar gains and 
daylighting. Deciduous trees will 
assist in passive cooling.   
 

3

Sun and Shadow Analysis 
provided and guidelines 
include wording in regards to 
passive solar design. To be 
examined in closer detail at 
the Development Permit 
Stage.
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Environment APPLICANT STAFF
Subject Area Score Explanation Score Comments 

14 Achieves building energy performance above 
Building Code requirements. 

Energy 
Effi ciency

/4 /4

15 Incorporates alternative energy systems, such 
as geo-exchange, solar, or district energy. 

Example: Solar or geo-exchange systems for 
building hot water heating.

Alternative 
Energy

/4

Specify % of energy provided:

/4

16 Provides end-of-trip bicycle facilities as per City 
policy (Appendix A). 

Transportation

/1 /1

17 Incorporates use of recycled and/or salvaged 
materials, including those salvaged from on-
site or off-site heritage buildings. 

Facilitates salvaging of on-site heritage 
materials by contractors or persons/groups 
with a heritage interest.  

Recommended:  
Recycled-- minimum 7.5%*
Salvaged/Refurbished-- minimum 10%*.

*% of total building material cost. Note also that 
heritage lumber/siding must be graded.

Waste & 
Materials

/2

Specify % of material:

/2

18 Incorporates landscaped roofs on concrete 
buildings to improve building energy effi ciency, 
reduce heat island effect & stormwater runoff, 
and create habitat & biodiversity. 
  

Stormwater & 
Habitat

/3 /3

19 Provides 20 cm (8 in) of topsoil as fi nished 
grading for groundwater recharge and 
stormwater retention/evaporation.

Stormwater

/1 /1

EARLY STAGE

EARLY STAGE

EARLY STAGE

100 Braid Street, New Westminster, BC 2016-M01-28

4
Early stage, however, this tower 
does expect to achieve a better 
than code built energy 
performance.

To be examined at DP/BP 
Stage

None at this time - Updated at DP 
submission 

Applicant has been in 
discusssions with Community 
Energy Manager.  To be 
further examined at DP and 
BP stage.

1
Exploring this opportunity. To be further discussed with 

applicant

2

7.5% will be recycled. The existing 
site will not have much to be 
recycled or salvaged. 

Long-Term proposal to 
demolish buildings on site as 
School and then future 
residential is developed.   To 
be further examined with 
applicant

3

On Urban Academy this will most 
likely be the case. Roof areas of 
tower are limited and better 
insulated via conventional systems. 
Courtyard in residential will be 
green over concrete parkade.   

3

Landscaped roofs shown on 
design concept and illustrated 
in draft design guidelines.  To 
be further examined at the DP 
Stage.

1
For all landscaping the 8" of topsoil
will be provided to help increase
absorption and reduce 
evapotranspiration of water.

To be examined with Parks 
and Open Space Planner and 
looked into in closer detail at 
DP Stage.

 VERSION # 1 37



Page 5

Environment APPLICANT STAFF
Subject Area Score Explanation Score Comments 

20 Reuses existing topsoil and other soils through 
on-site or nearby storage and topsoil screening 
or other related practices.

Stormwater

/1 /1

21 Removes invasive species* and incorporates 
native or adaptive species which provide multi-
storey habitat (groundcover, shrubs & trees).

*Defi ned by Invasive Plant Council of BC 
www.invasiveplantcouncilbc.ca

Habitat

/1 /1

22 In wood-frame buildings, incorporates high-
effi ciency HVAC systems (heat recovery systems, 
variable speed fans, etc.).

Energy
Effi ciency

/2 /2

23 INNOVATION— 
ENVIRONMENTAL SUSTAINABILITY ASPECTS NOT 
CAPTURED ABOVE:

24 CONSTRAINTS— 
UNIQUE SITE ASPECTS WHICH LIMIT 
SUSTAINABILITY ACHIEVEMENT:

TOTAL SCORE:
ENVIRONMENTAL ITEMS /48 /48

100 Braid Street, New Westminster, BC 2016-M01-28

0 There is not a lot of soil on the site
to reuse for this development.

0 To be further discussed at 
DP/BP Stage

1

The site will be cleaned and all
new native, not invasive, drought
tolerant species will be planted to
ensure a positive growing habitat. 1

Applicant has provided 
language within design 
guidelines in regards to using 
local, native species.  to be 
examined in closer detail at 
DP Stage.

0
Not Applicable. This will be a
concrete building. 0

N/A - concrete building 
proposed

 

32 9
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Social & Cultural APPLICANT STAFF
Subject Area Score Explanation Score Comments 

25 Provides long-term market or non-market 
rental units. 

Housing

/5 /5

26 Includes institutional barrier-free design 
features beyond the Building Code. 

Examples: Features for employees and clients; 
accessible buildings, rooms and tenant 
improvements; visitability features for persons 
with impairments, parents with strollers, etc. 

Accessibility

/3 /3

27 Includes a professional heritage conservation 
plan. 

Achieves a recognized industry standard* for 
heritage conservation. 

*Defi ned in “Standards & Guidelines for the 
Conservation of Historic Places in Canada”. See 
www.historicplaces.ca

Heritage

/4 /4

28 Includes reuse of an existing heritage structure 
through restoration or rehabilitation. May 
include re-location. 

Heritage

/2 /2

29 Includes references to historic site or 
neighbourhood character or history in the 
proposed architecture and/or land use. 1

Integrates authentic and existing heritage 
features such as signs, garden walls, gates, 
sidewalks, and/or heritage trees/landscaping. 

Heritage

/2 /2

EARLY STAGE

EARLY STAGE

EARLY STAGE

EARLY STAGE

EARLY STAGE

100 Braid Street, New Westminster, BC 2016-M01-28

3

40% Applicant will be required to 
provide as per Zoning 
Requirements.  To be 
confirmed at DP/BP Stage

1

Tower and town homes will both 
have ground oriented accessible 
suies

1

Ground-oriented units shown 
on concept. To be 
determined.

2

Working on heritage report. 
However, this project will enhance 
the local environment, through 
more green space and a more 
livable community. It will also 
merge with Sapperton Green.

 Heritage Report that has 
been reviewed by Heritage 
Planner.  Applicant to 
examine ways of recognizing 
heritage aspects of site 
through their proposed 
design.

0

There is not much existing that 
resembles existing heritage at this 
site.  

See previous comment

1

Potentially this maybe an 
opportunity, but at this time, there 
is nothing on the site that relates to 
the heritage of the site. 

Applicant to examine 
opportunities for making 
reference to heritage aspects 
of site through proposed 
design.  To be discussed 
further with Heritage Planner.
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Social & Cultural APPLICANT STAFF
Subject Area Score Explanation Score Comments 

30 Provides public amenities above City voluntary 
amenity contribution policy (check all that 
apply): 

a) Child care facility
b) Communal gardens
c) Play areas
d) Public art
e) Public gathering place

f) Other___________________

Amenities

/4 /4

31 Provides private amenities (check all that 
apply): 

a) Accessible green roof
b) Play areas
c) Social gathering place

d) Other____________________

Amenities

/2 /2

32 INNOVATION— 
SOCIAL/CULTURAL SUSTAINABILITY ASPECTS NOT 
CAPTURED ABOVE:

33 CONSTRAINTS— 
UNIQUE SITE ASPECTS WHICH LIMIT 
SUSTAINABILITY ACHIEVEMENT:

TOTAL SCORE: 
SOCIAL & CULTURAL ITEMS /22 /22

EARLY STAGE

EARLY STAGE

100 Braid Street, New Westminster, BC 2016-M01-28

✔

✔

2

Public art could be implemented, 
but would be on the school site.  
 
Pedestrian mews through the site.

4

Artist Gallery and Studio 
Space proposed within 
residential tower.  Site to 
include publically-accessible, 
privately owned open spaces 
and pedestrian connections 
as indicated in proposed 
concept and design 
guidelines.  To be confirmed 
at DP Stage.

✔

✔

✔

✔ Urban Academy 

2

Green court yard for use by 
residents and families that can use 
the space to play, meet, socialize, 
etc. 

2

Proposed concept indicates 
private amenity areas and this 
is articulated in design 
guidelines as well.  To be 
confirmed at DP Stage.

The site is under redvelopment and the 
potential for social and cultural events will 
not be achieved under Sapperton Green is 
developed. The Urban Academy could also 
provide opportunities for social and cultural 
events to be held in this facility. 

Area is under redevelopment and many of 
the aspects that will be achieved will be 
achieved in the future as the area 
undergoes regrowth. 

12 8
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Economic APPLICANT STAFF
Subject Area Score Explanation Score Comments 

34 Maximizes Offi cial Community Plan potential 
for long-term job creation on site. 

Employment

/6 /6

35 Results in net increase in the City’s property tax 
base.

Employment

/4 /4

36 Creates more intensive use of land that 
supports local businesses. 

Land Use

/2 /2

37 Redevelops a contaminated brownfi eld site. Land Use

/4 /4

EARLY STAGE

EARLY STAGE

EARLY STAGE

100 Braid Street, New Westminster, BC 2016-M01-28

4

Large development that will bring 
more density and resident to area. 
Attracting more residential from 
other metro Vancouver areas. 

Proposal will add residential 
density to site.  Taxation 
impacts to be confirmed.

2

The increased residential base will 
increase traffic for local businesses. 
High FSR notes the density that will 
have an impact on local 
businesses. 

Proposal will bring residential 
and institutional uses to the 
site which may help support 
local businesses.

1

Not known to contaminated site at 
this time, however, positive 
redevelopment. 

Environmental investigation 
underway.  

1

At this time, the site is not known to
be a contaminated site. But the
redevelopment will still improve the
overall area.

Applicant undertaking an 
environmental assessment of 
the site as required by 
Province.  To be examined 
further.
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Economic APPLICANT STAFF
Subject Area Score Explanation Score Comments 

38 Supports and/or is compatible with the 
ongoing viability of surrounding existing 
commercial or industrial employers. 

Supports walking to shops & services 
by strengthening an existing/planned 
neighbourhood centre or broadening its 
current retail/service mix.  

Land Use

/3 /3

39 Provides offi ce fl oorspace. Employment

/4 /4

40 Serves or supports a regional destination 
institutional function such as health care, 
education or justice services. 

Employment

/3 /3

EARLY STAGE

EARLY STAGE

EARLY STAGE

100 Braid Street, New Westminster, BC 2016-M01-28

3

This will in the future work with the 
new developments such as 
Sapperton Green and the 
redevelopment happening in the 
area. 

Site is within close proximity 
to Transit, future 
Sapperton-Green 
Development, Royal 
Columbia Hospital, and E. 
Columbia Street.  Proposed 
school will provide 
educational amenities within 
the area.

0

This is an educational facility, so
this requirement does not apply.

Educational facility.  N/A

3

This will support a regional
destination in that it is an
educational facility for grade
Kindergarten to Grade 12.

3

Proposed school will help 
provide for more schooling 
options within the community 
and is located within close 
proximity to RCH, SkyTrain, 
E.Columbia Street, Highway 
1, Braid Street
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Economic APPLICANT STAFF
Subject Area Score Explanation Score Comments 

41 INNOVATION— 
ECONOMIC SUSTAINABILITY ASPECTS NOT 
CAPTURED ABOVE:

42 CONSTRAINTS— 
UNIQUE SITE ASPECTS WHICH LIMIT 
SUSTAINABILITY ACHIEVEMENT:

TOTAL SCORE: 
ECONOMIC ITEMS /26 /26

100 Braid Street, New Westminster, BC 2016-M01-28

10 0
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APPENDIX A 
 
BICYCLE END-OF-TRIP FACILITIES POLICY (Adopted Oct 27, 2008) 

 
1.0 Intent: 

The provision of end-of-trip bicycle parking facilities for every new development or an addition to a development in New 
Westminster which results in a requirement of four or more bicycle parking spaces in accordance with the New Westminster 
Zoning Bylaw. 

 
2.0 Implementation: 

End-of-trip bicycle parking facilities required in accordance with the above Intent shall be required as a condition of approval 
of rezonings. 
 
The provision of end-of-trip bicycle parking facilities in accordance with the above ‘intent’ will be strongly encouraged by the 
City of New Westminster where a project does not require rezoning.   The provision of end-of-trip bicycle parking facilities will 
be included in the City’s Smart Growth Checklist and will be considered when determining if a project has sufficiently 
addressed the need to develop in a sustainable manner.    

 
3.0 End-of-Trip Facility Standards 
 

 Minimum Number For Each Gender 
Required Number of 
Class A Bicycle Spaces 

Water Closets Wash Basins Showers 

0-3 0 0 0 
4-29 1 1 1 

30-64 2 1 2 
65-94 3 2 3 

95-129 4 2 4 
130-159 5 3 5 
160-194 6 3 6 
Over 194 6 plus 1 for each 

additional 30 bicycle 
spaces or part thereof 

3 plus 1 for each 
additional 30 bicycle 

spaces or part thereof 

6 plus 1 for each 
additional 30 bicycle 

spaces or part thereof 
 

Where Class “A” bicycle parking is required for non-dwelling uses, the minimum number of clothing lockers will equal 0.7 
times the number of bicycle parking spaces for each gender.   At least 50% of the clothing lockers should be full size (min. 18 
cm. [7”] in height).  
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APPENDIX “4” 
 
 

URBAN ACADEMY – URBAN SCHOOL FOR NEW 
WESTMINSTER 
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Urban Academy 

An Urban School for New Westminster 
 

Urban Academy is proposing a modern, purpose-built urban school for the 100 Braid St site.  

This project brief will outline the direction in which schools in urban centres are moving toward, 

the traffic and parking considerations for urban schools, how play space is handled and the 

community benefits that the school would provide to the residents of Sapperton and New 

Westminster through access to Urban Academy school amenities available in this school 

project. 

Urban Academy is seeking a permanent home in New Westminster and the opportunity to 

become part of a neighbourhood, giving back to the community that has hosted it for 15 years. 

The new school would welcome community groups to access some of the facilities in off-school 

hours as well as provide ideal space for Urban Academy to continue to contribute to New 

Westminster's traditions and neighbourhood activities. Over the years UA has been involved in 

a number of events.  We have walked in the Hyack Parade, we hosted “You Wear it Well” for 

New West grads, we contribute to Terry Fox celebrations, we support the St. Barnabas Food 

program and Seniors’ programs at Queens Ave United and Kiwanis Seniors’ Home, all wonderful 

experiences for our school community and just a few examples of community events we have 

enjoyed. 

Sapperton is a vibrant, active neighbourhood with a wonderful sense of community. Urban 

Academy would benefit from the strong sense of community pride, inclusiveness and family-

friendly environment in this neighbourhood.  

 Urban Schools- How are new schools different?  

Increasingly, urban centres must consider the use of space differently if they are to successfully 

provide new school construction as part of community programming. The availability and cost 

of land is out of reach for most projects, both public and private, so schools are being designed 

on much smaller footprints of land. The delivery of curriculum is changing as well. It is entirely 

possible for a school to offer vibrant programming, well-suited to our new curriculum, in a 

school that looks very different from the schools previous generations attended as children. 

New school design takes advantage of natural light as it builds up and not out, opening up 

space and creating learning commons for student collaboration, rather than long hallways with 

all doors closed. Walls can be adjusted as the school population grows and the course offerings 

mature with all teaching spaces designed for more than one use and purpose. 

46



 

 

 

 

 Space is arranged for cross 
curricular and inquiry-based 
learning. Teaching spaces that 
will integrate a number of 
grades and age ranges will be 
found throughout the 
building. Safety on the site 
and the ability for close 
supervision of children has 
always been a priority for 
schools but never more so 
than in our current time.  
Urban schools are on small 

footprints of land, most 

frequently having their play 

space accommodated on spacious decks at various levels in the building.  The decks can be 

allocated for specific ages of students or for specific curricular areas of focus.  The top deck of 

the UA design could lend itself to programming in environmental science and classroom 

learning as well as play space.  When fully finished, UA would have 20,000 square feet of safe 

play space plus a full-sized gymnasium for students. 

Urban Schools also take advantage of community amenities such as pools, skating rinks, play 

fields, cultural centres and arenas in their local community to offer a diverse curriculum, 

focused on teaching a healthy lifestyle to students. Classes are most often able to travel to 

these sites by transit. The use of community facilities helps schools make the most responsible 

use of space, while they strive to have expensive and well-designed spaces used to greater 

capacity than just the length of the traditional school day. UA will be working on an agreement 

to open up the use of some school facilities to the neighbourhood for the benefit of the 

community. 

Traffic and parking needs to be carefully planned out and highly regulated. Both the school and 

the City need to collaborate on the direction and flow of school traffic. Signage contributed 

from both needs to be clear. In all of the examples of BC urban schools included in this brief, 

the traffic plan was a collaborative effort between the school and the City traffic and 

engineering departments. Schools need a partnership with the City to make an efficient traffic 

plan work. 
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Examples of Urban Schools in BC 

Stratford Hall  

Stratford Hall is an independent school of 516 k-grade 12 students located adjacent to the 

Broadway Skytrain station at Commercial Drive. The Skytrain running behind the school is 

evident in the graphic provided. The site is smaller for the building than the area that UA is 

proposing at Braid St. A clear and regulated traffic plan is posted on their school website that is 

the result of both City and school work. The link can be found at 

https://www.stratfordhall.ca/content/traffic-and-safety. It involves a plan that includes buses to 

transport students, the use of Skytrain and carpooling for as many as possible and a circular 

drop-off pattern for parents driving students to school. The school has purchased parking at an 

adjacent off-site location for staff. Many of these components mirror the work being 

undertaken on traffic and parking for UA at Braid St., although UA has more space for drop-off 

and parking than Stratford Hall does. Stratford Hall has been a very successful urban school on 

a very tight site with solid planning and good design. 
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International Village School 

International Village School is a public school that is currently under construction. It is located 

at the corner of Abbott St and Expo Blvd., a very dense part of the urban fabric of Vancouver. It 

will welcome 500 k-gr 7 elementary students and is located within a mixed-use residential 

development. The rooftop deck will be active play space for the students. Like Urban Academy, 

International Village School will have a Before and After School Care program and will open its 

doors to the community to access school facilities in off-school hours. There is no parking on 

the site whatsoever, all staff parking is leased off-site and the City will be providing a limited 

number of drop-off spots for parents. The Braid St. site offers more flexibility for parking and 

drop-off than this site as well as more play space for students. 
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Alexander Academy 

Alexander Academy is an independent secondary school 

for grades 8-12. It is located within a commercial building 

in the downtown business district of Vancouver at 688 

West Hastings. The school focuses on an excellent 

education within the classrooms available and utilizes 

community amenities to provide all curriculum outside of 

the classroom. 

 

 Students access off-site recreational and adventure venues as 
well as artistic and cultural facilities in Vancouver in order to 
successfully meet the learning outcomes. There is a significant 
focus on transit access to the school as it has no provision for 
drop-off or parking. 
                                                                                                         
There are many similarities between these schools and the plans for Urban Academy. However, 

with every aspect; parking, play space, site space and community amenities, Urban Academy 

has more flexibility at Braid St. than any of the examples of urban schools provided here and 

can create more teaching, learning and community space.  This site would allow UA to be a 

responsible and contributing member of its new community.  Schools help to attract family 

services and programs for families to neighbourhoods and can provide the perfect setting for 

community groups to gather and meet for activities. The presence of a school helps any 

neighbourhood feel more family-friendly and encourages other youth-oriented services and 

programs to locate nearby.  

 

Urban Academy Opens its Doors to the Neighbourhood 

The new school offers UA the chance to share its space 

with the community. Community users, through a 

Memorandum of Agreement, can access the gymnasium, 

multi-purpose space, drama space and meeting space.  

Before and After School care spots can be made available 

to families in the neighbourhood. Summer Camps and 

community programs could be run out of the school in off-

school time that could benefit families in the surrounding 

community. The school is designing much of the space that may be of interest to community 

user groups on the ground floor for easy access and supervision. 
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The Gym 

A full-size gymnasium is being planned with the capacity for full court basketball, volleyball and 

badminton as well as many other activities and games. The gymnasium will host Urban 

Academy’s growing athletics program and offer additional recreational space on the site for 

students. The gymnasium is an example of a community amenity that would be open to 

community groups to book during times when the school is not using it.  Groups that may be 

interested in regular times to play league basketball or volleyball would be most welcome to 

book through the user group process that will be developed, similar to other school 

communities. 

 

Sunnyside School 

The Multi-Purpose and Meeting Spaces 

UA is designing a large multi-purpose room, drama space and a music room on the ground floor 

adjacent to the front entrance of the school. 

 Such spaces could provide meeting space for groups who wish to 

book the school space for an activity or an event.  

 Finding safe, accessible meeting space can be a challenge for 

smaller community groups, particularly not-for-profit 

organizations. Urban Academy could provide such an amenity for 

a wide variety of groups. 
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Before and After School Care 

Urban Academy has an established, excellent Before and After School Care program for school-

age children, including Junior Kindergarten students. Space and licensing provisions are being 

planned for the proposed school on Braid St. as well. Space in the program could be made 

available for families in the neighbourhood if it can meet their needs. The care is provided year-

round so local families may find this a good fit for summer daycare when school is out. 

 

Summer Camps 

Urban Academy has a long had the practice of offering Summer Camps to students on a wide 

variety of topics: Technology, Robotics, Cooking, Musical Theatre, Dance and Photography are 

just a few examples.  Summer Camp can be open to children in the local community to register 

alongside UA students, a wonderful opportunity over the summer holidays. 

 

 Our Wish to Join the Sapperton Community 

Urban Academy wants to be a good neighbour and contribute in positive and constructive ways 

to the community. Care and thought is going into the design of the school, the provision of 

space that the community could access and a safe plan for traffic and parking.  While the design 

and look of schools is changing rapidly, their role in communities is very much the same.  

Schools and children’s needs at school are important aspects of family and community life.  

Urban Academy has been part of New Westminster for 15 years.  Many UA families live in 

Sapperton, as well as other neighbourhoods in New Westminster. This is their home.  UA 

families want to make the new school work for this community as well as the school 

community.  Urban Academy hopes to become a part of this neighborhood and looks forward 

to a rewarding and successful partnership in Sapperton. 
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PRELIMINARY PROJECT DRAWINGS 
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HCMA ARCHITECTURE + DESIGN

4

The 100 Braid Street development proposal is an 
integrated mixed-use institutional and residen-
tial project comprising an independent school 
and a complimentary residential component. 

Located on a rectangular 1.72 acre property in 
the northeast area of the City of New Westmin-
ster, the site is located on the southeast corner 
of the intersection of Braid Street and Rous-
seau Street, at the northern edge of the Rous-
seau Triangle precinct.  The proposal also sits 
directly across from the proposed comprehen-
sive Sapperton Green redevelopment site to the 
north, and is within easy walking distance of the 
existing Braid Street Skytrain Station.  

The project comprises the following major 
components and features:

URBAN ACADEMY SCHOOL

On the western portion of the site, a 4 to 5 storey 
school building of approx. 5570 sq m / 60,000 
sq. ft. is to house the Urban Academy School, for 
450 students in grades K to 12.  

MULTI-FAMILY RESIDENTIAL

The remainder portion of the site will comprise 
of a comprehensive multi-family housing project 
of approximately 18,850 sq m / 202,900 sq ft, 
wrapped around a raised landscape courtyard.  

1.0 / Introduction

1.1 Project Summary
Key components of this portion of the develop-
ment proposal are:

• 21-storey residential tower positioned at 
the northeast corner of the site, sitting atop 
a 6-storey residential podium of townhomes 
and apartments.  

• An art gallery space of approximately 200 
sq m / 2,150 sq. ft. with an additional 200 
sq m / 2,150 sq ft of artists studios above 
is proposed for the northeast corner of the 
ground floor, next to the lobby entrance for 
the tower.

• Two townhome blocks – one block located 
on the south edge of the property fronting 
the proposed lane, and, another block 
located along the eastern boundary of the 
property.

All 3 major residential buildings help define a 
raised landscaped courtyard which will function 
as a key shared open space amenity for the 
residential portion of the development proposal.

LANDSCAPE

The site also features a landscaped pedestrian 
mews which bisects the site in a north/south 
axis, and functions as a:

• pedestrian connection from Braid Street 
to the lane at the south edge of the prop-
erty, and the rest of the Rousseau Triangle 
precinct to the south.

• vehicular access point from the lane to the 
property for drop-off, parking, and loading 
areas for both the school and the residential 
buildings.

• landscaped buffer between the school and 
residential uses.

It is intended that in the future the existing lane 
bordering the property could to be widened, 
and extended east towards Brunette Avenue, 
allowing for better access to this area of the 
Rousseau Triangle. 

The 100 Braid Street comprehensive develop-
ment proposal will provide a vibrant urban devel-
opment that sensitively relates to its context, 
existing circulation and transit networks, and 
other local and community development and 
planning initiatives, and will be a positive prec-
edent for potential and future development in 
the Rousseau Triangle precinct.

EXISTING SITE PHOTOS
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The proposed design of the project responds to the 
character, scale and massing of its context.  It also 
contributes to the revitalization of the neighbour-
hood – supporting transit-oriented development 
near to Braid Street Station, and by providing a mix 
of institutional and residential uses, a pedestrian-
oriented streetscape, a green landscaped private 
and public realm, and new connections through the 
site to the adjacent neighbourhood.

The main components of the development and 
rationale for their location and massing on the site 
are:

SCHOOL

• School building located at corner to anchor 
intersection and to provide institutional 
gateway form to Rousseau St.  Gym use 
located at the corner is highly glazed to allow 
the opportunity for public viewing of active use 
within, and add to animation of the streetscape.

• School location along Rousseau St. and 
stepped massing provides appropriate transi-
tion to single-family residential scale to the 
west.  

• School’s main entry provides opportunity for a 
vibrant pedestrian-centric street life.  A second 
school entry located off the pedestrian mews 
helps activate this link through the site.

• The stepping of the building at the upper floors 
provide for access to sunlight and roof decks 
for outdoor educational opportunities.

3.2 Design & Massing Rationale

NEW PEDESTRIAN MEWS

Widening the separation between the school and 
residential components provides for an opportu-
nity to link Braid Street with the existing lane to 
the south and the rest of the Rousseau Triangle 
precinct.  This creates the space for a new land-
scaped pedestrian mews while accommodating 
carefully controlled vehicular access in and out of 
the site via the lane to drop-off and parking areas 
for both the school and residential components.  It 
will also improve walkability to and from the Braid 
Street Station to the site and the rest of the Rous-
seau Triangle.

TOWER FORM

• The tallest building in the proposed form of 
development, is the residential tower that has 
been located at the northeast corner of the 
site in order to: maximize opportunities for sun 
exposure; minimize view obstruction from the 
surrounding area; and to minimize shadowing 
on both the site and adjacent context.  This will 
also maximize daylight to the communal open 
central courtyard / podium and landscaped 
pedestrian mews.  

• Tower orientation, footprint and stepped 
massing have been arranged to respect the 
scale and views of the surrounding commu-
nity, and to be complementary to the adjacent 
school building.

TOWER PODIUM & STREET WALL

• Connecting the tower form along Braid Street 
with a low-rise component defines a streetwall 

that reflects a similar proposed condition 
across the street in Sapperton Green.

• Residential townhomes, with entries and 
patios, provide a pedestrian scale experience 
and the opportunity for a more vibrant street 
life.

TOWNHOMES

• The placement of townhome blocks along 
the south and east sides of the residential 
component aligns with the scale of adjacent 
buildings, while helping to define and enclose 
the upper level central landscaped courtyard.

• Townhome entries accessed from the existing 
and future lane extension to the east enhance 
the intended residential and pedestrian scale. 

COURTYARD

• The elevated landscaped courtyard includes 
an accessible expansive green, play area and 
overlook to the pedestrian mews for use by 
the residents.

• The courtyard landscaping “folds” down to the 
pedestrian mews through a series of stairs 
and terraces allowing for a visual connection 
between the private residential courtyard and 
the more public mews open space.

• Landscape throughout the site at grade, at the 
elevated courtyard, and on rooftops softens 
the transition between the urban and school/
residential edges.
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• Approximately 5,570 sq m / 60,000 sq ft (+/-)  4-5 storey building on the west of the site

• A strategic goal of 450 students (+/-) - Junior Kindergarten to Grade 12 at final build-out.

• Building to accommodate the following conceptual program and spaces:  administration; gymna-
sium; multi-purpose performing arts space; common learning spaces; K & pre-K learning spaces; 
elementary learning spaces; middle learning spaces; senior learning spaces; defined entry w/ drop-
off; parking and loading; and outdoor play area(s) (rooftop and/or at ground level).

• Access to majority of drop-off and parking to be accommodated within Urban Academy parcel. 

Summary

PRECEDENT IMAGERY

3.4 Proposed Urban Academy School

Conceptual precedents of school building form, entrances and character
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NEW TEACHING AND LEARNING SPACES FOR URBAN ACADEMY 

The new Urban Academy School is a modern, urban school, reflective of a new direction 
in education. The siting will take advantage of natural light, critical in a design of a school 
and will offer significantly more green space on play decks and the surrounding space.  The 
classroom space is designed to meet the needs of the twenty-first century learner and the 
new Education Plan underway in British Columbia.  It will be an exemplary learning environ-
ment for students.  It will also offer opportunities for neighbourhood access to amenities in 
the building for community use.

The school will offer Before and After School Care, learning space for Early Childhood, 
Primary, Middle and Senior Years as well as the potential for summer programming and 
community activities.

GYMNASIUM, DRAMA AND MULTI-PURPOSE SPACES

Urban Academy is planning a full-size gymnasium as part of its program. This will provide 
additional activity and play space for students as well as the focus for a developing athletics 
program.  The gym will be 9 metres in height, allowing for full court basketball and volleyball 
as well as a variety of other sports. 

The drama and multi-purpose space will host the full range of school programming with a 
particular emphasis on the Fine Arts. These two spaces also provide additional play space 
for students. Senior students enjoy different activities during their free time at school and do 
not always frequent the playground. Activity space that provides for clubs, drama rehearsals 
and co-curricular events is very valuable in a school that houses senior students as well as 
primary students.

A community MOA could offer community groups affordable, safe and accessible meeting 
space during off-school hours. The gymnasium, drama and multi-purpose space and class-
rooms are all areas of the school that could be part of such an agreement, opening the doors 
of Urban Academy to the community.

GREEN SPACE AND PLAY AREAS
The play space available to students will offer generous surface area and varied locations for 
play. Four rooftop play decks are planned with more than 12,000 square feet of play space 
provided. This will allow separated play spaces for Junior Kindergarten, Primary, Middle and 
Senior years’ students, for structured activities and formal classroom instruction as well as 
free play.  In an urban school design this is a safe, accessible method to provide children’s 
play space in an environmentally sustainable and responsible manner. 

Conceptual precedents of school spaces and playspace roof character
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PRECEDENT IMAGERY

• Approximately 18,850 sq m / 202,900 sq ft multi-family residential use.

• Predominantly a market multi-family housing form - with ground-oriented townhomes and apartment units with 
private usable open space for each unit on the lower floor and a range of unit types and sizes on upper floors.

• Urban housing form arranged around an inner courtyard providing both private and communal landscaped open 
space.  Design will provide street-fronting townhomes along Braid Street, and, ground-oriented townhomes 
around the perimeter of the internal courtyard.

• Appropriate setbacks for street-fronting townhomes allow for individual unit entries and landscaped private 
patios, contributing to an activated and a pedestrian friendly streetscape along Braid Street, proposed laneway 
and the pathway.

• Units would comply with the Family-friendly Housing Policy/Bylaw requiring that 30% of new units are to be 
two bedrooms or larger, and, of that, 10% are to be three bedrooms or larger..

• Proposed concrete buildings means some rooftops can be designed to be accessible, shared/communal, and 
also meet usable open space requirements.

• Secured residential parking will be separate from the school parking. 

• Approximately 200 sq m / 2,150 sq ft of Artist Studios and an additional 200 sq m / 2,150 sq ft Gallery space 
located at level 1 & 2 in the north-east corner, fronting Braid Street.

Summary

3.5 Proposed Residential Development

Conceptual precedents of residential building form, materiality and character
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BUILDING FORM CONCEPT

The proposed Sapperton Green development 
immediately to the north acts as an appropriate 
urban design precedent and driver, helping to 
inform the conceptual design for the 100 Braid St. 
site.   The proposed land use, density and massing 
initiatives of Sapperton Green can be considered 
to continue flowing outward and south beyond its 
own site boundaries, influencing the 100 Braid 
Street site, and helping to set the tone for devel-
opment within the surrounding Rousseau Triangle 
precinct.

The height, density and massing criteria for the 
proposal, influenced by the adjacent Sapperton 
Green, drive the objective to treat both the north 
and south sides of Braid Street in this location in 
a similar way, providing continuity and clarity to the 
urban scale, form, character and streetscape of 
this area in close proximity to this important transit 
node.   Consequently, the buildings for the concep-
tual scheme reflects those in Sapperton Green 
fronting Braid Street, directly across the street 
from the subject site.  These have a potential max. 
height of 10 commercial storeys, and a density of 
approximately 2.9 FSR.  

The resultant proposed scheme for the subject 
site uses similar and complementary built forms, 
massing and street walls, helping to reinforce and 
encourage an appropriate urban scale and pedes-
trian experience on both the north and south sides 
of Braid Street.  

The scheme proposes the location of the school 
and its low-rise massing form along Rousseau 
St., acting as an appropriate transition gesture in 
response to the lower scale of the adjacent existing 
single-family residential to the west. 

The proposed scheme allows for the site to proceed 
as an integrated development, allowing for the 
possibility of a simultaneous or a phased develop-
ment scenario, with buildings positioned to define 
an interior landscape open space courtyard, and 
with shared vehicular/pedestrian access, drop-off, 
underground parking and loading off the lane.

OVERALL BUILDING CHARACTER

The residential tower and adjacent extended 
podium (21 and 6 storey building heights respec-
tively) complement each other.  The tower anchors 
and identifies the site as a high-profile landmark, 
stepping back at the upper floors to provide 
interest and create an identifiable silhouette on 
the skyline.  The residential podium unites with 
the tower volume and grounds it along the Braid 
Street frontage.  Exterior expression of the podium 
exhibits two and three-storey bay treatments to 
help enhance the intended pedestrian-scale nature 
of the streetscape. The two townhome blocks at 
the rear of the site complete the enclosure of the 
interior elevated landscape courtyard and provide a 
more intimate and appropriate low-rise residential 
scale to these edges of the project.    

The overall architectural character of the resi-
dential buildings uses simple and elegant linear 
geometries and volumes to define the buildings, 
street and lane frontages, and interior landscaped 
courtyard.  Contextual contemporary classic 
design complements the Urban Academy school, 
the currently planned adjacent developments and 
the future built environment in a quiet and confi-
dent manner.  Durable contemporary materials 
and treatments using a simple natural palette of 
concrete, masonry, glass, metal, and wood are 
intended to reflect and express a contextual west 
coast contemporary character and aesthetic.

Conceptual precedents of residential building and landscape character
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LANDSCAPE CHARACTER

The proposed landscape strategy aims to employ 
a visually cohesive palette of materials that will 
serve to define the character and hierarchy of 
the various outdoor spaces.  

The north/south green linkage is defined with 
special paving extending across the pedestrian 
and vehicular routes to visually unify the linkage 
between Braid Street and the Laneway and to 
place priority on the pedestrian over vehicles.  
Bollards would be introduced into this shared 
modal space to provide added safety separation 
between vehicles and pedestrians.  

The plaza forecourt located between the east 
lobby entrance of the school and the ground 
level residential amenity room features an 
additional layer of paving quality combined with 
timber seating elements, and perimeter planting.  
A cascading series of steps and seating terraces 
with overhead tree canopy creates a natural 
grade transition between the upper courtyard 
and lower plaza. 

An intimate outdoor lawn on the north end the 
green linkage provides an outdoor room with 

Conceptual precedent of North / South Green Linkage

Conceptual precedent of Public Open Space / Plaza ForecourtConceptual precedent of Landscape Buffer

Conceptual precedent of Streetscape character

provisions for randomly placed seating that 
could potentially be incorporated into a public 
art strategy.  

Streetscape improvements along the Braid 
and Rousseau Street will feature landscaped 
boulevards with double rows of trees or single 
row of large canopy trees whose spacing would 
be coordinated with building weather protection. 
Provisions would be made at the entrance of the 
school to feature a small arrival plaza and boule-
vard alongside the lane as a memorable linkage 
to the east lobby entrance.    

75



76



HCMA ARCHITECTURE + DESIGN

24 77



78



79



80



81



82



83



84



85



86



87



88



89



37

10
0 

B
R

A
ID

 S
TR

E
E

T
N

ew
 W

es
tm

in
st

er
, B

C

4.5 Conceptual Rendering
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5.0 / Appendix

5.1  Survey
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Cover Image: conceptual rendering of proposed development
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1. URBAN DESIGN PRINCIPLES & 
 SITE CONSIDERATIONS

1.1  Site Planning & Buildings

1. Building siting shall contribute to a pedestrian scale 
neighbourhood character. Consider the following:

• Design buildings to address all frontages, 
including public street and internal accesses, 
mews and future laneways.

• Use architectural and landscaping language to 
reinforce sense of arrival and to direct students, 
school staff, and visitors toward the Rousseau 
Street entrance. 

2. Building siting shall respect the existing neighbour-
hood and site context. Consider the following:

• Site buildings with thought to existing buildings 
and outdoor spaces including the location of 
windows and entrances, overlooking of spaces, 
impact to air circulation, access to daylight and 
overshadowing.

• Minimize the impact of noise and exhaust to 
pedestrians and existing neighbours, especially 
in relation to service areas and mechanical 
equipment.

• Minimize visibility of service areas and mechan-
ical equipment from streets, open spaces and 
neighbours.

1. Intersection of Braid / Rousseau Street to facili-
tate the safe and efficient movement of pedestrians, 
cyclists and vehicles in all directions to ensure safety 
of students and residents within the development as 
well as the examination of a median on Braid Street, as 
required by the City’s engineering department.

2.  Intersection of Rousseau Street and Braid Street 
to be reviewed in regards to providing suitable access 
to the proposed school and multi-unit residential with 
consideration for minimizing traffic impacts to the lower 
Sapperton neighbourhood.

3.  All transportation analysis should take into consider-
ation the future development on surrounding properties, 
such as Sapperton Green.

4.  The proposal shall provide for good connectivity for 
pedestrian, cyclists, transit users, and motor vehicles to 
Hume Park, the existing and future improved trail and 
greenway system, transit and future development within 
the area, such as Sapperton Green.

5.  Wayfinding signage should navigate users of the site 
to the Skytrain and Cycle network in the vicinity of the 
site.

1.2  Connectivity
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1.4  Public View Corridors

1.  Provide for the comfort and interest of pedestrians 
on the sidewalk and common outdoor spaces through 
lighting, signage, seating and continuous weather 
protection such as canopies and awnings.

2.  Provide high quality public streetscapes along Braid 
Street and Rousseau Street with sidewalk details 
such as interesting tree grates, paving inlays, stamps, 
or colour, that are consistent or complementary with 
existing sidewalk patterns.

3.  Provide easy access that is suitable for all ages and 
abilities from the street to building entrances and along 
important walkways within the development. Provide 
smooth, non-skid walking surfaces and gentle grades. 
There may be changes in the grade of walkways from 
individual units to the public street.

4.  Provide shielded, down lighting to ensure the safety 
and comfort of pedestrians on the public sidewalk 
and publically-accessible, privately owned walkways, 
but these should also be designed to minimize light 
pollution.

5.  Energy efficient lighting such as LED or solar 
powered lighting is encouraged throughout the site.

6.  Provide opportunities for visual oversight and lighting 
from buildings onto streets, laneways, paths and mews.

7.  Ensure safe circulation by clearly defining and 
separating areas for walking and cycling from parking 
and traffic, including south laneway. Consider interesting 
paving details that delineate pedestrian circulation, 
public and private property. 

8.  Pedestrian mews should be designed to safely 
delineate pedestrian and shared spaces from vehicular 
traffic through the use of special paving, street trees 
and other methods.

1. The siting of all buildings shall take into consideration 
any potential impacts to public view corridors and how 
such impacts can be best addressed through design.  A 
view corridor analysis shall be provided from locations 
within the community such as Fader Street/Braid, East 
Eighth Avenue at Buchanan, and East Columbia Street/
Braid Street. 

1.3  Pedestrian Comfort & Circulation

Conceptual precedent of classrooms / indoor spaces maximizing 
natural daylight and visual &/or physical connection to outdoor spaces.

Conceptual precedent of school design providing visual connection to 
neighbourhood
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2. ARCHITECTURAL CHARACTERISTICS

2.1.  Massing

1. Building massing shall contribute to a pedestrian 
scale neighbourhood character. 

Consider the following:

2.  Use a podium height to right-of-way width proportion 
that reinforces a pedestrian scale streetscape for all 
multi-unit residential development. 

3.  For residential development, step back upper 
portions of the building above the podium level and/
or provide architectural elements to delineate the tower 
portions from the podium-level portions of the building. 
   
4.  For school development, building massing should 
consider stepping at the upper levels of the building to 
allow for a transition between the school and adjacent 
residential buildings. 
 
5.  Use vertical architectural features to break up and 
articulate the massing of buildings.

6.  Use horizontal architectural elements and treatments 
to define floor-to-floor transitions, roofs and cornice 
lines.

7.  Reinforce the pedestrian scale massing by designing 
all buildings to have architectural articulation at the 
“base” and “top” that are visibly differentiated by use of 
different building materials and details. 

1. Consider siting of tower in relation to other properties 
with the goal of providing a recommended separation of 
27 metres / 89 feet for  buildings with a height of seven 
[7] storeys or greater.

2.  Shape residential towers so that views are maximized 
around and between them.

3. Floor plates for residential towers shall be restricted 
to a maximum 780 square metres (8,400 square feet), 
or smaller if possible.

4.  Provide a shadow study and view analysis for all 
buildings at the Development Permit Stage.

5.  Residential building massing shall maximize natural 
light and ventilation to units. Consider the following:

• Mass buildings to promote as many units as 
possible having exterior walls with windows on 
two sides.

• Configure internal units using a wide window-
wall to shallow room depth ratio that ensures 
ample daylight penetrates to the back of the 
unit.

6.  School building massing shall maximize natural light 
and ventilation to all classrooms and indoor school 
spaces, and provide visual and/or physical links with 
outdoor educational spaces and pedestrian mews.

7.  Use strategies to facilitate passive heating in cooler 
months and reduce unwanted heat gain in summer 
months. 

2.2.  Form, Natural Light & Ventilation
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1.  Building entrances shall be located and designed to 
have a strong relationship with the street.

RESIDENTIAL STREET FRONTAGE

2.  Consider the following:

• Orient entries for residential buildings, entry 
lobby, and ground oriented units to the street, 
laneway, mews or future city greenway.

• Distinguish entrances with a landscaped arrival 
feature where the semi-private sidewalk meets 
the public sidewalk. Incorporate smaller arrival 
features to visibly differentiate other building 
entrances. 

• Provide safe, covered entrances for residents.

• A minimum setback of 2.0 metres from the 
property line shall be provided for entrances 
of ground-oriented units and private outdoor 
space.  These spaces can function as a porch, 
a patio, a deck, or a planting buffer from the 
street or lane.  

SCHOOL FRONTAGE

3.  Consider entry sequence, crossing Braid Street to 
the front door of the school and emphasize sense of 
arrival.

4.  Improve pedestrian experience along Braid Street 
- mitigate impacts from vehicles and truck traffic with 
trees, soft and hard landscaping.

5. The orientation and design of the school building 
should add to the street vitality and safety by promoting 
active, street level uses and informal surveillance of the 
area. Where school activities front the street level there 
should be:

2.3 Building Entrances

• Clear windows on the street (not tinted, reflec-
tive or opaque.)

• Prominent doorways

• Architectural building detail at pedestrian eye 
level

• Visual interest including lighting, awnings, 
landscaping containers, and/or creative use of 
colour.

6.  Outdoor seating and/or gathering spaces are 
encouraged to promote street activity, where possible. 
Entrances and gathering areas for the school should be 
orientated towards Rousseau Street and the pedestrian 
mews in order to limit interface between children and 
vehicles on Braid Street. 

7.  Provide safe, covered entrances for students, school 
staff, and visitors.
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Conceptual precedents of school entrances & building materiality that is active, vibrant and of a high quality appearance.

115



10

1.  All buildings and developments shall be designed 
to have a high quality appearance that enhances the 
overall quality of the community. Consider the following:

• The architectural approach to massing, facade 
treatment, detailing, materials and colour choice 
should be complementary to the community 
context.

• Create a cohesive streetscape. Use a similar 
alignment of windowsills, building and roof 
lines and floor-to-floor spacing along the street 
block.

• Design all buildings within the development 
to a similar architectural style but also provide 
individual building variety through massing, 
materials, colour, and other architectural details, 
in order to break down the scale at street level.

• Coordinate lighting, wayfinding and signage, 
outdoor furniture and garbage receptacles; 
and all design outdoor areas and landscape 
elements to be consistent and complementary 
with the style, materials, colour and quality of 
the proposed development.

2.  A consistent palette of high quality materials should 
be used throughout the site, with complementary, 
but distinctive character used as appropriate for the 
different school and residential uses.

3.  In general, all exterior finishing materials and details 
that are appropriate to local climatic conditions may be 
utilized, provided they contribute to:

• a high-quality image that portrays a sense of 
permanence; and

• the long-term durability of the exterior systems, 
such that the initial integrity, quality, and visual 
appearance will be retained over the lifespan of 
the building

2.4 Character & Materiality

4.  Materials and treatments at grade level, particularly 
for buildings fronting public spaces should provide visual 
interest and enhance the pedestrian scale.

5.  Large blank walls fronting public streets, including 
retaining walls, shall not be permitted.

Conceptual precedent of cohesive and active streetscape.

Conceptual precedent of residential varied massing through tower & 
podium design.

Conceptual precedent of residential private balconies and terraces 
overlooking communal landscaped open space.
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2.5 Roofs

1.  Rooftops shall appear clean and attractive and in 
keeping with the architectural style of the building. 
Consider the following:

• Locate and screen mechanical and service 
equipment such that it appears as an integral 
part of the building.

• Finish the surface of roofs with a material that 
is visually attractive and easy to maintain.

• Design roofs to reduce the urban heat island 
effect.

2.  Outdoor Educational Spaces - School

• All the outdoor spaces are to be pre-dominantly 
synthetic surface play spaces. Colour should be 
appropriate to use but visually unobtrusive.

• Provide some 'green' areas of roofs through 
planters and trees, in order to form visually 
pleasing, safe and natural barriers on the 
perimeters of each open space. 

• Vertically orientated non-climbable fencing is to 
be integrated with trees and planting. Fencing 
should be visually porous to enhance the visual 
edge along the building perimeter. 

Conceptual precedent of high quality residential building design, 
materiality and landscaping.

Conceptual precedents of school roofs used as outdoor play and 
educational spaces with visual & physical connection to interior.

Conceptual precedents of green roof planters & trees to create natural 
building edge to the school and provide encounters with nature.
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1.  Signs shall be designed to be consistent and 
complementary with the architectural style, scale and 
materials of the overall development and/or building and 
its surrounding context. Consider the following:

• Integrate signs into the detailing of the building, 
but they should be subordinate to the overall 
building composition.

• Make signs visible from the street without 
being obtrusive. Design the size, location and 
information to be oriented to pedestrians.

• Use indirect lighting from fixtures that are 
integrated into the overall design and character 
of the development and/or building.

2.  A master signage plan shall be provided as part of 
each development permit application.

1.  All development and buildings shall be designed to 
minimize impacts from adjacent industrial and transpor-
tation activities. Consider the following:

• Site buildings to minimize light intrusion from 
trucks and industrial site lighting into residential 
units, private and semi-private open spaces.

• Organize internal unit configuration to locate 
bedrooms and, where possible, other living 
areas away from industrial and goods transpor-
tation activities. Employ technical approaches to 
noise abatement in residential buildings where 
required. 

• Where possible, locate all outdoor spaces away 
from noise sources.

• Provide landscape buffers on the site. Use 
layered plantings of trees and shrubs.

2.  All future Development Permit application(s) to 
develop residential dwellings adjacent to industrial and 
transportation activities shall provide a report prepared 
by persons qualified in acoustics and noise measure-
ment, demonstrating compliance with CMHC noise 
standards for habitable areas. Recommendations from 
this report shall be incorporated within the proposed 
building designs and adequate disclosure shall be 
provided to future owners in regards to train noise within 
the area.  

3.  The Design of each development shall consider the 
Federation of Canadian Municipalities (FCM) Guide-
lines for New Development in Proximity to Railway 
Operations.

2.6 Noise 2.7 Signs

2.8 Artist Studios & Gallery Space

1.  Gallery space should be provided with a mechanical 
ventilation unit and associated ducting sufficient for the 
safe use of noxious or toxic materials and a 220 volt 
service for machinery. Plumbing should be located to 
permit the easy installation of an art sink and sediment 
sink trap.

118



119



120



121



16

1. Open spaces should be thoughtfully designed to 
provide functional, universally accessible space that is 
comfortable for a variety of ages and abilities.

2.  Publically accessible spaces on private property 
should feel public and inviting.

3.  Provide high quality, interesting, and durable outdoor 
spaces. The design of the gathering areas should be inte-
grated with the site and the building(s). Distinctive, high 
quality, and low maintenance paving treatments should 
be used for the Public Open Space, and consideration 
should be given to extending the paving treatment onto 
the street to give the space further prominence.

3.2 Public Open Spaces

Conceptual precedent of public space, featuring high quality paving 
materials and a range of seating options.

Conceptual precedent images of how planting materials are carefully selected to provide shade and screening between public, semi-public and 
private spaces, seasonal interest , as well as various environmental benefits.

Conceptual precedent of cascading landscape creating publicly 
accessible outdoor space on private property.

4. Provide for pedestrian permeability with multiple 
opportunities to access and move through open spaces.

5. Provide a range of seating options that can accom-
modate individuals and small groups.  Locate seating 
options suited to different weather conditions such as 
sun, shade and shelter from wind and rain.

6. Locate outdoor spaces to capture the sun and create 
an inviting gathering space. Suitable overhangs, cano-
pies and trees for shade and rain protection should be 
incorporated.
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RESIDENTIAL

7.  The residential development shall provide directly 
accessible private outdoor space for all units. Consider 
the following:

• Include balconies for above grade units and 
patios or rooftop decks for ground oriented 
units.

• Design roofs to provide usable outdoor space.

• Use private outdoor space to create a transi-
tion where units front onto public or internal 
streets, pedestrian mews, and/or city trails 
or greenways. Design this area to be visually 
and spatially well-defined from the street or 
walkway.

• Provide physical outdoor connections between 
private, semi-private and public open spaces.

8.  Semi-private common outdoor space shall be 
provided for all multi-family development. Consider using 
common space to create a transition between private 
residential areas and public spaces, streets, mews or 
lane. Orient private patios and entries around the semi-
private common space to facilitate neighbourly interac-
tions and provide overlook for children as they play.
 
9.  Common outdoor spaces should be designed to be 
programmable for inter-generational activities and uses 
in locations that are visible and safe.  Spaces should 
contain elements such as play areas, landscaping, 
benches and/or tables, and patios to encourage social 
interaction.

10.  Common outdoor spaces shall be designed to be 
of a usable size and configuration. Include a range of 
activities. Consider the following:

• Hard and soft landscaped areas such as 
courtyards, patios, lawns and/or naturalized 
open space.

• Seating options such as benches, moveable 
chairs and/or tables. Locate seating options 
suited to different weather conditions such as 
sun and shaded, and shelter from wind and rain.

• Providing additional common gardens where 
residents can garden and grow food together. 

• Natural play elements in visible locations. e.g. 
boulders, stepping stones, grassy slopes.

Conceptual precedent of communal space and outdoor amenities 
for residents

Conceptual precedent of communal residential open lawn providing 
a flexible, informal gathering place.

Conceptual precedent of an inter-generational & multifunctional 
communal outdoor space with opportunities for growing flowers 
and food.
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1.  Ensure the on-site accessibility of all pathways, 
building entrances, public and semi-public spaces, 
amenities and special features by people of varying 
ability. Consider the following:

• Build public sidewalks that are obstruction free 
with non-skid, uniform walking surfaces.

• Locate entrance ramps and lifts in areas that 
are highly visible, easy to use and connected to 
the sidewalk.

• Where steps or high thresholds create a barrier, 
provide an alternative route that is easily acces-
sible to everyone.

• Locate site furnishings and landscape / 
streetscape features where they will not 
impede easy passage for those using a mobility 
device or by people who are visually impaired.

• Locate parking for those with ability challenges 
close to accessible building entrances.

• Use LED lights that emit white light in all 
outdoor areas for better visibility i.e. not orange 
light.

3.3 Accessibility

SCHOOL – URBAN ACADEMY

11.  The school development shall provide high quality 
outdoor learning areas at grade and on roofs.  Consider 
the following:

• At-grade public open space should be acces-
sible at all times without physical barriers or 
gates, excluding outdoor spaces for childcare 
licensing requirements.

• Seating areas, walkways, stormwater planters 
or urban plazas are encouraged to create a 
continuous urban open space system.

• Rooftop amenities should be accessible to the 
school community and public events sanctioned 
by the school. Rooftop to include exterior 
landscaped perimeter and attractive fencing. 
Refer also to section to 9b.

Fig 9. conceptual sketch elevation of school and street landscaping 
along south laneway

Conceptual precedent for creating indoor and outdoor visual & 
physical connection with public open space
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3.5 Utility Kiosks

3.4 Trees and Planting

1.  Each development shall use the BC Society of 
Landscape Architects’ and BC Landscape and Nursery 
Association’s “BC Landscape Standard Guidelines 
(Latest Edition)” in specifying, selection, site preparation, 
installation and maintenance of all trees and other plant 
materials.

2.  Each development shall integrate trees, including 
shade trees. Consider the following:

• Retain existing mature trees wherever possible.  
Where tree removal is proposed and approved 
by the City Arborist, replace with a number, 
species and size of trees in accordance with 
the City of New Westminster Tree Protection 
Bylaw.

• Plant new trees in all public and semi-private 
open spaces, parking areas, private yards, and 
along internal streets and pathways.

3.  Tree species and other plant materials shall be of 
high quality, suited to their purpose and contribute to the 
overall quality of the community. Consider the following:

• Choose species that are successful in the 
urban environment, easy to maintain, are 
non-invasive and suited to the site-specific 
conditions of properties within the Rousseau 
Triangle. Selected tree species should also 
have non-aggressive rooting habits.

• Use medium to large size broadleaf deciduous 
tree species, wherever possible, for all shade 
trees including internal street. Select species 
that have a minimum mature height of 15 
meters (49 feet).

4.  All trees shall be planted so that they will success-
fully become established and develop a full canopy over 
time. Consider the following:

• Plant trees along public streets in a minimum 
2.0 metres (6.5 feet) soil boulevard. Or plant 

street trees in a continuous trench minimum 
1.8m width with soil cells below (i.e. 15 to 30 
cubic metres minimum of high quality soil for 
each tree) finished with a tree grate around 
each tree.

• Space street trees consistently and so that 
their canopies touch at maturity. Depending on 
species generally one tree should be planted 
on-centre at a minimum of 5.0m to 10.0m 
maximum intervals (16-32 feet.)

5.  Use green landscaping in all areas including walk-
ways, patios, public spaces or other hard surfaces, and 
within setbacks from the property line, in order to soften 
the urban landscape of the Rousseau Triangle area.

6.  Consider adding landscaping that is integrated into 
the building roofline, patio and podium edges, and along 
the building facade at grade in order to soften building 
edges, provide a degree of privacy, and reduce summer-
time solar gain. Landscaping should provide only a 
partial screen in order to still enable surveillance of the 
street and transparency of school frontages for safety.

7.  Consider best practices in stormwater management 
for all proposed developments on the site. 

1.  Through discussions with the City’s Electrical Depart-
ment and third-party utilities, the location of all utility 
kiosks shall take into consideration the streetscape 
design and not be sited in high profile locations or loca-
tions that will impede pedestrian and cyclists.

2.  Where possible, kiosks shall be screened from view 
through landscaping and/or other treatments such as 
decorative fencing or enclosures.
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1.  Parking structures and parking lots will be designed 
to be unobtrusive to the pedestrian environment and 
adjacent properties.  All parking associated with a 
development shall be located below building and/or 
underground, and designed to reinforce a pedestrian 
oriented neighbourhood character and scale. Consider 
the following:

RESIDENTIAL

2.  Integrate structured parking with the building design 
and have usable building space (e.g. ground oriented 
units) facing public streets, parks and open spaces.

3.  Provide wiring within parking areas for plug-in 
electric vehicles to meet Electric Vehicle Ready 
requirements.

SCHOOL 

4.  Access to off-street student pick-up and drop-off 
areas for the proposed school shall be accessed off 
of the south lane in order to minimize pedestrian and 
vehicle disruption along neighbouring streets. 

5.  Any on-street pick up and drop off areas shall be 
designed to minimize impacts on the flow of pedestrian, 
bicycle, and vehicular traffic within the neighbourhood to 
the satisfaction and approval of the City of New West-
minster Engineering Department.

6.  Provide access to parking, loading, and servicing 
from the south lane to ensure a continuous pedestrian 
interface and neighbourhood quality on both Braid 
Street and Rousseau Street. 
  
7  Visibly and physically separate pedestrian walkways 
from vehicle access points and on-street parking 
through grade separation, bollards, trees in tree guards, 
and other methods as appropriate.

SITE PARKING AND ACCESS

8.  Ensure underground parking is readily accessible, 
well signed and easy to use.

9.  Support transportation options such as carpools, 
cooperative car use, and parking for people with 
disabilities through providing appropriately sized and 
conveniently located parking spaces. 

10.  Support active modes of transportation through the 
provision of conveniently located, and secured, long-
term and short-term bicycle parking. Where possible, 
bicycle parking spaces should be covered to allow for 
weather protection.

11.  Design parking and other paved areas to minimize 
negative impacts on surface runoff volume and quality. 
Use an appropriate selection of strategies such as the 
following:

• Install oil/water separators for high traffic 
areas.

• Direct runoff to landscaped filter strips, bio-
swales, and bio-filtration strips.

4.  VEHICULAR ACCESS, OFF-STREET PARKING AND
 LOADING AREAS

4.1 Parking, Loading & Access
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4.2 Recycling, Garbage & Compost 
Receptacles

4.3. Safety

1.  The location of recycling, garbage and compost 
receptacles should be given thoughtful design to 
encourage the reduction of solid waste and promote 
sustainability within individual developments.

2.  Collection of all recycling, garbage, and compost 
receptacles shall be off of the south lane.  

1.  Each development shall provide a Crime Prevention 
through Environmental Design (CPTED) report outlining 
the use of CPTED strategies in the design of develop-
ments and buildings, including open space.

- End -
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APPENDIX “7” 
 
 

100 BRAID STREET: HERITAGE ASSESSMENT
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HERITAGE ASSESSMENT: 100 BRAID STREET, NEW WESTMINSTER 

 
DONALD LUXTON & ASSOCIATES INC. JANUARY 2016 

1 

ADDRESS: 100 Braid Street   
MUNICIPALITY: New Westminster, British Columbia 
NEIGHBOURHOOD: Sapperton 
ORIGINAL OWNER: B.C. Distilleries  
DATE OF CONSTRUCTION: 1929 (with additions in 1963 and 1969) 
 

 
 
SUMMARY OF RESEARCH: 
The three-storey mixed-use building at 100 Braid Street was first constructed in 1929 for use by the 
B.C. Distillery operation. The large distillery facility was concentrated across Braid Street (then 
known as Distillery Road) and this building served an important role as a compounding warehouse 
for the production of spirits. The B.C. Distillery, founded in 1904, was one of the largest employers 
in the province and its location in Sapperton illustrates the suitability of the area for industrial 
concerns, due to its adjacency to both railway tracks and Brunette Creek. The distillery closed in 
1978 and all buildings, save for this structure, have since been demolished. 
 
The building is the product of the local, prolific architectural firm of Gardiner & Mercer. Known 
for their numerous commissions throughout New Westminster and the Lower Mainland, the firm 
was especially noted for its institutional work, including the B.C. Distillery. The distinctive cupola 
(in the style of the grain elevator) on the roof highlights the historic function of the building and the 
large, multi-pane windows reflect the traditional warehouse design aesthetic of the late 1920s. 
Two warehouse additions on either side of the building in the 1960s altered the site’s composition, 
however the character of the original north and south elevations remains intact. The building now 
serves as a multi-tenant artist studio and commercial space. 
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4 

 
100 Braid Street, looking north, Bing Maps 

 

 
100 Braid Street, looking south, Bing Maps 
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1957 Fire Insurance map of the B.C. Distillery site, note the 100 Braid Street building at the bottom  
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Westminster Trust Building, 713 Columbia Street, designed by Gardiner & Mercer 
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B.C. DISTILLERY: 
 

 
Sapperton area with B.C. Distillery facility, circa mid-1920s (soon before the construction of 100 Braid Street), 

photo supplied to Geoff Pinkerton by Faye Olson (McBride-Sapperton Residents' Association) 
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B.C. Distillery advertisement, Scarlet & Gold Magazine, March 11, 1929 
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B.C. Distillery poster, circa 1940s, City of Vancouver Archives, 1184-933 
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