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NEW WESTMINSTER DESIGN PANEL 
Tuesday, September 27, 2016 

3:00p.m. Committee Room No. 2 
AGENDA

 Page 
1.0 ADDITIONS TO AGENDA 

2.0 ADOPTION OF MINUTES 3:05pm 4 

2.1     Adoption of the minutes of August 23, 2016 

3.0 REPORTS AND INFORMATION 

3.1 Infill Housing Design Guidelines City of New Westminster 
Ramsay Worden Architects 11

Presentation to the New Westminster Design Panel of the first draft of the Infill Housing 
Design Guidelines for Laneway and Carriage Houses, and for Townhouse and 
Rowhouses for review and comment.

4.0 DESIGN REVIEWS 

4.1 300 Salter Street – Port Royal DPQ00110
DVP00612

Ramsay Worden Architects 
58

A Development Permit application has been received to permit 87 “loft units” ranging 
from studio units up to two and three bedroom units.  The project contains one level of 
underground parking and secured bike storage, as well as a large common amenity 
facility and children’s play area.  The application is in conjunction with a Development 
Variance Permit application to vary the height from the allowable 50 feet (15.24 metres) 
to the proposed 60.66 feet (18.48 metres). 

4.2 1002, 1012, 1016 and 1020 Auckland Street REZ00127
Bingham Hill Architects  

98
An application has been received to amend the Official Community Plan, Rezone and 
issue a Development Permit for the site at 1002, 1012, 1016 and 1020 Auckland Street.  
The purpose of this report is to provide information to the New Westminster Design 
Panel for their consideration of the development.
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4.3       612-618 Brantford Street
         OCP00016

     HER00571 
DPU00055

Boldwing Continuum Architects 

The applicants are bringing forward a revised design in order to address the comments 
received at the August 23, 2016 New Westminster Design Panel (NWDP) Meeting.  The 
development proposal still entails an OCP amendment, Heritage Revitalization 
Agreement, and Development Permit to facilitate the construction of a mid-rise, 42 unit 
multi-residential building, which includes ground-oriented units with private patios.  The 
proposal also includes the retention and restoration of an existing 1890 heritage house 
located on the site. The heritage home would be relocated to the west edge of the 
property in order to provide a better transition from and juxtaposition to the neighbouring 
single family dwellings to the west. The house would be a 3 bedroom detached strata 
unit, with private rear yard and access directly from the street. 

4.4 100 Braid Street – Urban Academy DPS00045
Grant Architecture Studio 

154

The applicant (Urban Academy) has applied for a Development Permit to facilitate the 
construction of a 4,726 square metre (50,870 square feet) private school on the westerly 
portion of the 100 Braid Street property at the corner of Braid Street and Rousseau Street. 
There is an active OCP Amendment and Rezoning Application to amend the land use 
designation, implement Development Permit Area guidelines, and change the zoning of 
the site to allow for the proposed school and future residential.  The proposed OCP 
Amendment and Rezoning Amendment Bylaws have received third reading and staff is 
working with the applicant in finalizing these applications before final adoption.  In the 
meantime, the applicant wishes to initiate the Development Permit process and will also 
be making an application to subdivide the property.  Both applications would be subject 
to the final approval of the OCP Amendment and Rezoning. 

5.0 NEW BUSINESS 

6.0 UNFINISHED BUSINESS 

6.1 Review of start time 

7.0 CORRESPONDENCE 

8.0 NEXT MEETING 

8.1 Tuesday October 25, 2016 in Council Chamber

272
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9.0 ADJOURNMENT 
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NEW WESTMINSTER DESIGN PANEL 
Tuesday, August 23, 2016 3:00 p.m. 

Committee Room No. 2 

MINUTES 
MEMBERS PRESENT: 
Meredith Mitchell        - Chair, BC Society of Landscape Architects 
Donald Andrew     - AIBC Representative 
Maranatha Coulas - Architectural Institute of BC 
David Roppel       - Vice Chair, Development Industry Representative 

(UDI) 
REGRETS: 
Robert Duke          - AIBC Representative 
Maria Fish - BC Society of Landscape Architects 
Rodney Maas - Architectural Institute of BC  

GUESTS: 
Laura Jones  - Pacific Land Group 
Gerald Blonki - Gerry Blonksi Architect 
Arthur Buse  - Boldwing Continuum Architect 
Sylvain Boulanger - Boldwing Continuum Architect 
Sandra Moore - Birmingham Wood Architects and Planners 
Patricia Campbell - PMG Landscape Architects 
Eric Pattison  - Pattison Architecture 

STAFF: 
Rupinder Basi - Senior Development Planner 
Michael Watson - Senior Planning Analyst 
Julie Schueck - Heritage Planner  
Debbie Johnstone - Committee Clerk 

The meeting was called to order at 3:09 p.m. 

1.0 ADDITIONS TO AGENDA 

There were no additions. 

Doc #920517 New Westminster Design Panel Page 1 
August 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: September 27, 2016 

From: Lynn Roxburgh, Planner 
 

File: 13.2525.20 
 

Subject: OUR CITY 2041 - Draft Infill Housing Design Guidelines  
 
 
PURPOSE  
 
This report presents the New Westminster Design Panel with the first draft of the Infill 
Housing Design Guidelines for Laneway and Carriage Houses, and for Townhouses and 
Rowhouses, for their review and comment.  
 
 
BACKGROUND 
 
In January 2014, Council endorsed a general scope, work plan and budget for the Official 
Community Plan (OCP) review process. The purpose of the revised OCP is to provide a 
renewed vision for New Westminster to the year 2041 and a regulatory framework to 
guide future growth of the city.  
 
The OUR CITY 2041 review process has had a large focus on increasing housing choice. 
Currently single detached dwellings and apartment/condo buildings make up more than 
95% of the city’s housing stock. Increasing housing choice in New Westminster would be 
achieved by encouraging more ground oriented housing forms. Typically a ground 
oriented unit has a separate, exterior entrance directly accessible (without passing through 
a common lobby or corridor) from a street or open space. 
 
Increasing housing choice was the main theme of the Community Conversation on 
Housing. During this round of consultation the community was presented with a range of 
ground oriented infill housing options (e.g. duplexes, triplex, single detached dwellings 
on a compact lot) that were being considered. The purpose of the consultation was to 
understand: 

 The level of support for each of the different housing forms.  
 What people like and not like about each form. 

11



Doc#934640 

 Which are the forms that the City should focus on as the process moves forward. 
 
The results of these public consultation events, held over the winter of 2015-2016, were 
presented to Council on April 25, 2016, at which time two workshops were held with 
Council. The report recommended that staff begin an implementation strategy for the 
housing forms that received the highest level of support during consultation: laneway and 
carriage houses (66% of participants in support), townhouses (57% support), and 
rowhouses (56% support). An excerpt from the April 2016 Council Report which 
summarizes the feedback received on each of these forms is included at Attachment A.  
 
Following this meeting work has begun on the implementation strategy which has 
included exploring three key questions:  

 What regulations are needed? (e.g. minimum lot size, parking, building size) 
 What design guidelines are needed? (e.g. related to privacy and overlook, 

landscaping, building design) 
 What does the approval process look like? 

 
This report outlines the work done to date on the implementation strategy.  
 
 
DISCUSSION 
 
Staff retained Ramsay Worden Architects to assist with the implementation strategy for 
laneway and carriage houses, and for rowhouses and townhouses. They have created a 
draft set of design guidelines, which is included in Attachment B.  
 
The feedback received during the Community Conversation on Housing consultation 
events was considered during the creation of these guidelines. Staff from various 
departments (e.g. Fire Services, Building Division, Engineering Department) were also 
consulted during the creation of the draft guidelines.  
 
These design guidelines are still draft and the next round of consultation will solicit 
feedback from this committee and from various stakeholders. Feedback received will be 
reviewed and incorporated before returning to Council for consideration.  
 
Laneway and Carriage Houses  
 
A laneway house is a detached rental unit at the rear of an existing single detached lot 
with a lane. A carriage house is a detached rental unit at the rear of a single detached 
dwelling, but is on a lot which does not have a lane. The guidelines are intended to ensure 
that laneway and carriage houses are designed to fit within existing neighbourhoods, and 
have minimal impact on streetscapes and neighbours. The draft design guidelines cover 
each of the topics outlines below: 
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Building Size: The size of the laneway/carriage house would be controlled in three ways: 
 Minimum and maximum size: The new unit would be between 350 and 950 square 

feet (32.5 to 88.3 square metres). This would allow for a range of unit sizes while 
still ensuring that the new unit is secondary to the main house.  

 Floor Space Ratio for the Property: It is also proposed that the floor space ratio for 
single detached dwelling properties remain the same as today (0.5 FSR). This 
means that where a home is already built to the maximum, a laneway/carriage 
house would not be permitted.  

 Floor Space Ratio for the Laneway/Carriage House: There would also be a floor 
space ratio for the laneway/carriage house (0.15 FSR) which would also limit 
building size, especially on small lots.  

 
These calculations for building size will allow increased housing choice in the city while 
maintaining the existing neighbourhood character by not allowing more density than 
currently permitted, expect through Heritage Revitalization Agreements. 
 
Setbacks: Required setbacks from the side and rear property lines have been drafted. 
These are intended to optimize privacy between new units, access to sunlight and 
opportunities for open space. Extra consideration was given to rear yard setbacks for 
carriage houses since there is no lane providing separation between the new unit and the 
neighbouring property at the rear.  
 
Building Separation: There would be a minimum distance required between the main 
house and the laneway/carriage house (16 feet/4.8 metres) to help ensure adequate open 
space, light and privacy for the new unit and the main house. 
 
Parking Type: Parking pads (neither covered nor enclosed) would be encouraged since 
they do not add building bulk, and cannot be converted to living or storage space. Pads 
can be used for other purposes (e.g. play space) but are readily converted back when 
needed for parking. A maximum of one of the parking spaces could be a carport (covered 
parking). A maximum of one of the parking spaces could be a garage (enclosed parking) 
but would count towards the total permitted size of the unit. The total number of parking 
spaces required is discussed later in this report.  
 
Building Envelope and Massing: The building envelope is the three dimensional space 
the laneway/carriage house must be located within. The building envelope is generally 
defined by side and rear setbacks, separation from the main house, and height. The 
building envelope tends to be larger than the maximum unit size would permit. This 
means that it is possible to configure a laneway/carriage house in different ways, while 
still fitting within the envelope. The purpose of the building envelope is to ensure that 
whatever the configuration of the new unit, it will have minimal impact on shade, 
shadow, and overlook of neighbouring properties. The design guidelines for the building 
envelope also include a provision for the second floor of the laneway/carriage house that 
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includes inclines that will ensure that unit is pulled back from neighbouring property 
lines and minimizes shade and shadows.  
 

 
Image 1: Building Envelope Example. This image shows a section through the building 
envelope illustrating how the building envelope will be calculated for side elevations. The darker 
blue shape indicates the building envelope. The light blue shape indicates a possible building 
configuration that fits within the envelope.  

 
Roof Forms: Laneway/carriage houses would be permitted to have a second floor but it 
would be smaller than the first (a maximum of 60% of the size of the first floor). This 
would make the building look shorter and less bulky. It would also allow more light into 
surrounding yards. The second floor would also have to be built into the roof line (see 
Image 2). This would allow a more useful second floor while keeping the building height 
lower. It would make the building less bulky and allow more light into yards. 
 

 
Image 2: Building Into Roofline.  

 
Privacy and Overlook: Second floor windows have the potential to impact privacy and 
overlook. As a result, upper level windows would have to be designed to minimize 
overlook into neighbours’ yards. Windows could be oriented to the lane or side street (on 
a corner lot). Other windows that are oriented to a neighbour’s yard would not be at eye 
level. Instead skylights, clerestory windows (windows located above eye level) and floor 
level windows would be encouraged. These window types will protect privacy of 
adjacent houses while still allowing natural light into the unit. 
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Fences and landscape screening would be used to increase privacy, especially on the 
sides and back of the property. This would provide privacy for the new unit as well as for 
adjacent houses. 
 
Open Space: The laneway/carriage house would be provided with a private outdoor space 
that is clearly delineated. The space would be at least 160 square feet (14.9 square 
metres), which would provide room for patio furniture and a barbeque. This would make 
the unit a more livable and functional place to live for the occupant. The 
laneway/carriage house could also have additional open space on a second floor balcony 
but this space has to be oriented and screened to reduce overlook. This would provide 
additional outdoor space while maintaining privacy between homes. 
 
Landscape Design: Landscape design would be encouraged to incorporate stormwater 
management and must consider tree protection in accordance with the Tree Protection 
Bylaw. Planted areas would be required between the laneway house and the lane. This 
would help achieve other City objectives and would create an attractive interface between 
the lane and the new unit. 
 
Pedestrian Access: A three foot (one metre) wide path that connects the new unit to the 
front street would be required. This access route is meant to make it easy for emergency 
services, pizza delivery and visitors to find the new unit. It also means that the residents 
of the unit have easy access to the main street. Laneway houses would also have well-
designed access from the lane.  
 
Lighting: Carefully considered exterior lighting creates safe, welcoming and clearly 
identified building entrances, lanes, and access pathways. Laneway/carriage house 
lighting would be expected to be neighbour friendly, avoiding glare into neighbouring 
and principal dwellings' outdoor or indoor spaces. 
 
Architectural Expression: These guidelines anticipate buildings that enhance existing 
neighbourhoods. A specific architectural approach would not be identified, but design 
excellence and innovation would be expected, including: weather protection and passive 
energy performance design, long lasting materials with low maintenance costs, clearly 
residential architectural character.  
 
Townhouses and Rowhouses  
 
Both townhouses and rowhouses are ground oriented units which share a wall with a unit 
on at least one side. Townhouses are stratified to allow multiple owners. Rowhouses are 
developed as freehold lots, meaning that each unit is on its own lot.  
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The design guidelines would allow projects in the following forms: 
 Street Fronting (Townhouse and Rowhouse): All units on shallow mid-block lots 

would face the street. This is a traditional form that creates an attractive 
streetscape with front doors and yards. Units also have back yards. This format 
also has the flexibility of being either a townhouse (stata) or a rowhouse (fee 
simple). 

 Courtyard (Townhouse): A project on deep lots could be a courtyard style 
development, where units face an internal courtyard. The two end units would be 
required to face the street. Due to the layout this format could only be a townhouse 
(stata), not a rowhouse (fee simple). 

   
 

Image 3: Street Fronting 
Townhouse/Rowhouse   

 Image 4: Courtyard Townhouse 

 
The design guidelines for townhouses and rowhouses are targeted at small projects that 
would be designed to fit next to and across from single detached dwellings. The draft 
design guidelines cover each of the topics outlines below. 
 
Density: The maximum frontage (property width) of a project would be 150 feet (45.7 
metres) and the maximum building width would be 125 feet (38.1 metres). This would 
limit the scale and number of properties that can be consolidated into one project. This 
also limits the number of units possible. The maximum number would be in the order of 
eight units for a street fronting project and ten unis for a courtyard project. The intent of 
these guidelines is to make sure that these are small projects that work as neighbours to 
single detached dwellings. 
 
The permitted base density would be a floor space ratio of 0.75. On deeper lots (120 
feet/36.57 metres or greater), where courtyard style development is possible, the density 
may increase to a floor space ratio of 0.85. Units would be permitted to have basements, 
which would not count towards to total floor space ratio.  
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Setbacks: Setbacks provide adequate separation between neighbours, support a 
streetscape with transitions between varying front yard depths and optimize functional 
front and back yards. Generally setbacks for side yards are more than what would be 
required for a single detached dwelling to increase the separation from neighbouring 
houses. The side setback will be greater for courtyard style (14 feet/4.26 metres) than for 
street fronting (6 feet/1.8 metres) and would act as backyards. Requiring a side yard that 
is substantially larger than what is normally required in a single detached dwelling 
neighbourhood helps ensure a new courtyard development would have minimal impact 
on neighbouring homes and their backyards.  
 
The minimum front yard for projects would be 14 feet for both project types. However, 
the end units of street fronting townhouse projects would be greater (19feet/5.8 metres) to 
improve the transition to neighbouring houses.   
 
Vehicle Parking Design: Parking pads (neither covered nor enclosed) are encouraged. 
Parking pads are preferred they do not add building bulk and cannot be converted to 
storage space. It is also use for other uses (e.g. play space) but can be readily converted 
back when needed for parking. A detached carport would be permitted but the size 
(number of stalls) per carport would be limited. 
 
Parking Number: One parking stall would be required for each unit. Townhouse projects 
would also be required to provide one visitor parking space. Parking for a townhouse is in 
a common area which is shared by all the owners, and can therefore include an additional 
space. Each rowhouse would be on its own property. One parking space would be 
provided on the individual property for each rowhouse and no visitor parking would be 
included as there would be no common (shared) space to locate it. 
 
Bicycle Parking: Secured and weather protected bike parking would be required.  
 
Building Height: Units can be up to two and a half floors. For street fronting projects, the 
end units could only be two floors due to their closer proximity to neighbouring houses. 
This will make livable units while also ensuring that these new townhouses work well as 
neighbours to single detached dwellings. 
 
Building Envelope and Massing: The building envelope is the three dimensional space 
the townhouse/rowhouse building must be located within. The building envelope is 
generally defined by front, side and rear setbacks, and height. The building envelope 
tends to be larger than the maximum building size permitted. This means that it is 
possible to configure a building in different ways, while still fitting within the envelope. 
The purpose of the building envelope is to ensure that whatever the configuration of the 
new units they will have minimal impact on shade, shadow, and overlook of 
neighbouring properties. The design guidelines for the building envelope focus on the 
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second floor and third floor by including inclines that will ensure that unit is pulled back 
from neighbouring property lines and minimizes shade and shadows. 

 
Image 5: Building Envelope Example. This image shows a section through the building 
envelope illustrating how the building envelope will be calculated for side elevations. The darker 
blue shape indicates the building envelope. The light blue shape indicates a possible building 
configuration that fits within the envelope.  
 

Open Space: Private outdoor space will be located in the backyard of each unit. The 
space would be a minimum of 160 square feet (14.9 square metres). This would ensure 
the units are livable and functional. 
 
Landscape Design: Landscape design would be encouraged to incorporate stormwater 
management and must consider tree protection in accordance with the Tree Protection 
Bylaw. Planted areas would be encouraged within the parking area to break up the size of 
continuous parking. This will help achieve other City objectives such as tree protection 
and stormwater management. 
 
Privacy and Overlook: Fences and landscape screening would be required between back 
yards to increase privacy of the private outdoor space. This would provide privacy for the 
each of the units as well as for adjacent homes. 
 
Architectural Expression: These guidelines would encourage new development that 
emphasizes livability and responds to the West Coast climate through the use of durable, 
long lasting materials, passive design elements including solar shading on the west and 
south elevations, outdoor spaces located to optimize sun and surveillance and generous 
areas of glazing to optimize daylighting. 
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FURTHER ANALYSIS 
 
Laneway and Carriage House Parking  
 
The number of parking stalls required for properties with a laneway/carriage house is still 
under exploration. Staff have identified three main options:  
 

 Three Units and Three Parking Spaces: This scenario would allow three units: 
the main house, a secondary suite (in the main house) and a laneway/carriage 
house. One parking spot would be required for each unit. This scenario is 
consistent with the current Zoning Bylaw requirements for a single detached 
dwelling. A benefit of this scenario is that it is likely to meet parking demand on-
site and result in less demand for on-street parking. However, properties would 
need to be larger to accommodate all the parking spots, meaning fewer properties 
will be eligible and the potential uptake of this program will be lower. It can also 
mean a reduction in the area of open space for all units.  

 Two Units and Two Parking Spaces: This scenario would only allow two units: 
the main house and either a secondary suite (in the main house) OR a 
laneway/carriage house. One parking spot would be required per unit. This 
scenario is consistent with the current Zoning Bylaw requirements for a single 
detached dwelling. A benefit of this scenario is that it could meet parking demand 
on-site and result in less demand for on-street parking. However, it is possible that 
an illegal secondary suite would be added after the laneway/carriage house is 
approved. This would mean the parking demand would end up not being met and 
the suite might not be constructed to safety and livability standards. 

 Three Units and Two Parking Spaces: This scenario would allow three units: 
the main house, a secondary suite (in the main house) and a laneway/carriage 
house. Only two parking stalls would be required. This scenario is not consistent 
with current Zoning Bylaw requirements for a single detached dwelling. The 
benefit of this option is that more properties would be eligible due to the reduced 
standard. It also means that it is more likely for a greater area of open space to be 
provided for all units. However, since the parking demand is likely not met on-
site, there might be an impact on on-street parking. 

 
During the Community Conversation on Housing participants were asked to consider 
whether they would rather see a reduction in quantity of open space, the depth of the 
front yard, or the number of parking stalls. Of the options presented, the most popular 
(with 47% of respondents) was for a combination of improved open space, reduced 
parking and reduced front yard. The least popular options were those that saw a reduction 
in the quantity of open space. People were most supportive of a reduction in the front 
yard. While some people wanted to see parking standards remain, more people supported 
a reduction.  
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Tree Retention  
 
The Tree Protection and Regulation Bylaw was adopted to preserve trees on private and 
public property and to assist in growing the city’s urban forest. The Bylaw permits trees 
that are within the building envelope to be removed at the time of Building Permit if each 
is replaced by two trees. It is intended that allowing laneway/carriage houses would not 
have an impact on trees by not allowing a greater building entitlement than what is 
currently permitted. The laneway/carriage house would replace what can currently be 
built as a detached accessory structure. Staff is continuing to explore this as the work on 
the implementation strategy advances.  
 
Implementation 
 
If the City moves forward with allowing laneway/carriage houses, townhouses and 
rowhouses the guidelines would be implemented through the creation of a new 
Development Permit Area which would be included in the Official Community Plan. All 
applications for one of these housing forms would be required to apply for a 
Development Permit prior to a Building Permit. The Development Permit application 
would be reviewed for its compliance with the intent of the design guidelines.  
Some of the draft design guidelines would need to be implemented as amendments to the 
Zoning Bylaw (e.g. setbacks, height). These items would be incorporated into the Zoning 
Bylaw concurrently with the Official Community Plan adoption.   
 
An option available to Council would be to delegate the issuance of these Development 
Permits to the Director of Development Services, rather than requiring that they be 
presented to an approval by Council. 
 
Rezoning or Pre-Zoning  
The City has two options for implementation: 1) require all new projects to apply for a 
rezoning, or 2) the zoning could be changed to make these new housing forms permitted 
uses. There would be more oversight of the process if all applications required a 
rezoning. However, the uptake would be expected to be considerably less if rezoning is 
required due to the extra risk, cost and time of the process. Financial analysis indicated 
that these forms are likely not to be economically viable if a rezoning is required. This is 
especially true for townhouses and rowhouses. Staff are continuing to explore and 
evaluate these options.  
 
Trial Period  
Regardless of the approach taken the City should start with a trial period. After a set 
number of permits are issued the process could be put on hold while the success of the 
first projects is reviewed. The purpose of the review would be to identify needed 
revisions to the design guidelines, regulations, and/or approval process. The hold on 
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Attachment A 

Excerpt from April 25, 2016 Council Report: 
OUR CITY Community Conversation on 

Housing Process  
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Summary of Laneway and Carriage House Feedback 
 
A laneway house is a detached rental unit 
at the rear of an existing single detached 
lot with a lane. A carriage house is a 
detached rental unit at the rear of a single 
detached dwelling, but is on a lot which 
does not have a lane.  
 
There was strong support for laneway 
houses. A total of 66.1% of participants 
that provided feedback on this housing 
form either liked or strongly liked it. 
Another 27% of event participants said 
“Maybe, in the right context”. More 
comments were received about laneway 
and carriage houses than any other form.  
 
In addition to the general comments summarized above, the most frequent comments 
regarding laneway and carriage housing were:  

 Explore how to implement this housing form in a way that allows, or incentivises, 
the existing home to be kept, especially if the home has heritage merit.  

 Design needs to be right. The dwelling should fit within the context of the 
neighbourhood (building size and design) and not adversely impact the 
neighbouring back yard (e.g. privacy, shading).    

 The design, quality and width of the lane are important (e.g. some lanes may be 
too narrow to be appropriate for laneway houses). Many felt this would be an 
opportunity to improve the design of lanes. Some felt it would improve safety to 
have more people using the lane others felt this would decrees safety. Concerns 
about user conflict (cars and pedestrians).  

 Allowing this form would increase the flexibility for how people use their property 
and ensure there is more opportunity for them to use the property in a way that 
works for them and their family (in some case, as an alternative to moving). 

 There was a mix of opinions about whether secondary suites in addition to a 
laneway/carriage house should be permitted. While most people did not comment 
on this element, some people expressed support and others felt it should be one or 
the other laneway/carriage house OR suite).  

 A number of people felt that there should be more flexibility regarding tenure (e.g. 
people should be able to sell the unit). 

 Better alternative than other housing forms, including high rises.  
 Concern about the total number of units that could be built. A few on a block may 

work, but redeveloping the whole block would be too much of a change.  

Image 7: Level of Support (Consultation Events 
and Online Survey)
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 The reasons for not supporting these forms were: too much density, higher 
demand on parks due to a lack of backyard, parking needs would be higher than 
can be accommodated, site coverage would be too high (buildings and paving for 
driveway etc.), inefficient way of accommodating density.  

 
Staff Comments: Allowing both a laneway/carriage house and secondary suite is a 
pragmatic approach that acknowledges the high number of secondary suites that already 
exist and the challenges with enforcing the removal of suites. Appropriate design 
guidelines and regulations (e.g. useable open space, parking) would be created with the 
assumption that both units exist before this new form is permitted.  
 
Summary of Rowhouse Feedback 
 
Rowhouses are residential units without side 
yard setbacks and which share a common 
wall with a unit on a least one side. They can 
be developed as freehold lots, meaning that 
each unit is on its own lot. 
 
There was strong support for rowhouses. A 
total of 56.3% of all participants were in 
favour of this housing form. Another 25% of 
event participants said “Maybe, in the right 
context”. 
 
In addition to the general comments 
summarized above, the most frequent 
comments regarding rowhouses were:  

 Like fee-simple ownership.  
 Great option for families.  
 Units are too narrow and have too many stairs which is bad for seniors and 

families. 
 Could be a way to add density that is in keeping with neighbourhood character. 
 Small projects, with a small number of units, would be preferable.  
 Design guidelines should explore garage and storage space, front yard setback, 

privacy, open space and light.  
 Units in the centre would not be livable.  
 Like that no one is living above you.  
 Too much density and too much crowing for single detached dwelling 

neighbourhoods. There may be some context specific areas where this works, such 
as on vacant sites, on edges of neighbourhoods, near amenities, or when replacing 
low rise apartments. 

Image 14: Level of Support (Consultation Events 
and Online Survey)
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Summary of Townhouse Feedback  
  
Ground oriented dwelling units which 
include individual exterior entrances, a 
private outdoor space, usually consist units 
which are multiple levels and are typically 
larger than the average apartment unit. The 
development is likely to be stratified to 
allow multiple owners. 
 
There was strong support for townhouses. 
A total of 56.3% of all participants were in 
favour of this housing form. Another 36% 
of event participants said “Maybe, in the 
right context”.  
 
In addition to the general comments 
summarized above, the most frequent comments regarding townhouses were:  

 This housing form is sorely lacking in Metro Vancouver. Consider incentives to 
make sure this form gets built.  

 Common space can encourage community building. 
 Good option for people that do not what fee-simple ownership.  
 Units are too narrow and have too many stairs which is bad for seniors and 

families. 
 Design guidelines should explore how to match neighbourhood context, usable 

open space,  
 Units in the centre would not be livable.  
 Too much density and too much crowing for single detached dwelling 

neighbourhoods. There may be some context specific areas where this works, such 
as on vacant sites, on edges of neighbourhoods, near amenities, or when replacing 
low rise apartments. 

 Small projects, with a small number of units, would be preferable.  
 Great option for families, if the costs of units are reasonably affordable.  
 Underground parking would look nicer and be more secure.  
 Need this form without age restrictions.  
 Stratas are not an attractive option. The units may be rented and these 

developments may not be well maintained.  
 

  

Image 15: Level of Support (Consultation Events 
and Online Survey) 
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1.0 INTRODUCTION

1.1  Background and Purpose

[City Text]

1.2  Guiding Principles

These Design Guidelines will shape the development of Laneway Houses 
(LWH) Carriage Houses (CH), Rowhouses (RH) and Townhouses (TH). 

Guiding Principles for these forms of infill are:

1.   Design infill buildings to be good neighbours by minimizing shade, 
shadow and overlook onto adjacent properties.

2. Design buildings for durability and sustainability.
3. Provide livable spaces with optimum daylight and ventilation, access to 

ground level private open space, and functional, efficient interiors.
4. Design outdoor spaces as a valued year round asset.

TH and RH are opportunities to provide attached, ground oriented units 
close to transit and other community amenities.  These higher density, 
affordable family housing forms will impact the neighbourhood fabric and 
streetscapes.  Guiding Principles specific to these higher density typologies 
are:

5.  Create streetscapes that are pedestrian and cyclist friendly, contributing 
to well connected neighbourhoods.  

6. Maintain a scale of development that is compatible with single family 
neighbours.
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2.1   Neighbourhood Design and 
Streetscapes

Laneway Houses (LWH) and Carriage 
Houses (CH) increase the availability 
of ground oriented dwellings in 
existing residential neighbourhoods.  
LWHs and CHs are located in 
existing rear yards, with minimal 
impact on the existing streetscapes.   
Lanes will develop as the "front 
street" for LWHs, increasing their 
potential as pedestrian oriented 
spaces.

Townhouses (TH) and Rowhouses 
(RH) are opportunities to provide 
ground oriented, attached, affordable 
family housing forms in residential 
neighbourhoods, increasing housing 
choice.  All new developments 
should contribute to vibrant, 
engaging streetscapes. 

 2.2  Crime Prevention Through 
Environmental Design (CPTED)

     All infill housing developments are 
expected to follow basic CPTED 
principles including:

•	clearly defined boundaries including 
private, semi-private and private 
space

•	the ability to provide surveillance 
from indoor and outdoor spaces

•	providing secure access points 
including gates, lighting and locks

•	landscape design that does not 
interfere with sight lines, lighting 
or provide opportunities for 
concealment

2.0  GENERAL INFILL GUIDELINES

TH / RH streetscape precedent

photo credit:  ramsay worden architects
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2.3   Sustainability

Regulations for sustainability are 
included in a variety of Municipal, 
Provincial and Federal standards.  

These Guidelines encourage all 
forms of infill buildings to consider 
additional current and future 
opportunities for sustainable design 
where possible including: 

•	 passive solar design integrated 
into the architecture and landscape 
design

•	energy efficient design and internal 
infrastructure including structural 
supports for future solar panels

•	opportunities for natural ventilation 
to optimize air quality and reduce 
mechanical cooling

•	healthy, durable building materials
•	drought resistant, low maintenance 

plants
•	architecture and landscape design 

that integrates water conservation 
and rainwater management 
including the use of rain barrels and 
rain gardens; harvesting rainwater 
for toilet flushing and maximizing 
permeable surfaces

•	secure storage for bicycles
•	safe, pleasant pedestrian 

connections to the street and the 
lane

2.4  Livability

This term is used to measure the 
quality of our living spaces.  Infill 
housing designers are challenged 
with balancing efficient space 
planning with comfort and flexibility.  
Compact, efficient spaces that are 
private (overlook from neighbours 
has minimum impact), flexible 
(spaces adaptable to a growing 
family or the ability to work from 
home, for example), with quality 
outdoor space (sunlight, space to 
garden, privacy), and optimum 
daylighting (size and placement of 
windows) allow infill housing to be a 
valued housing choice.

example of rain garden and permeable surfaces

well designed compact spaces increase 
livability
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•	Flat roofs are required in order to 
minimize shade and shadowing.

•	The carport enclosure should 
be limited to the structure 
required to support the roof. Any 
screening materials may not 
exceed 50% of the vertical "wall" 
area.

•	Wood trellises or screens are 
encouraged.

•	"Garage" doors are not permitted.
•	Only one single car carport is 

allowed.

iii. Existing Parking
•	Where parking is provided in an 

existing double garage, a wall 
to separate each unit's parking 
space or a separate garage door 
is encouraged.

3.5  Pedestrian/Service Access Path

  Pedestrian access from the street 
and the lane to LWHs and CHs for 
emergency responders, deliveries and 
visitors that includes signage and 
lighting is an important urban design 
consideration.

 
a. A minimum 4 ft / 1.2 m wide, clear 

access route with a hard surface 
is required within the sideyard 
from the street to the entrance of 
the LWH or CA for fire department 
access.  

b. The LWH/CH entry door should be 
visible from the access route.

c. An address sign is required at the 
street entrance of the access route 
and on the lane to clearly identify 
the LWH or CH for visitors, mail and 
other deliveries, and emergency 
responders. example of address signs

example of carport screen material
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3.6 Building Size and Massing

Careful attention to the size and mass of 
CHs and LWHs are key to successfully 
fitting these new housing forms into 
residential neighbourhoods.  Efficient 
and compact building design is expected. 
These Guidelines aim to minimize the 
impact of shade, shadow and overlook 
on neighbouring properties, directing the 
highest portion of the building towards 
the centre of the lot and for LWHs, also 
to the lane.  Integrating the upper level 
plan into the roof form, rather than 
increasing height by "adding" a roof form 
above the second level, is required to 
create a compact building form.

3.6.1   General Building Envelope 
Guidelines

a. The roof peak shall not exceed 23 
ft / 7.0 m in height measured from 
the existing average grade of the 
4 corners of the LWH/CH building 
envelope.

b. For sloping sites, vertical 
dimensions to be measured from 
the average existing grade of the 
building envelope to which they 
relate.

c. All above grade decks, balconies 
and bay windows are required to 
be within the building envelope.

d. Creative solutions for optimizing 
developments on sloping sites are 
strongly encouraged.

e. The flanking street elevation is 
the "front" of the CH and design 
elements that reinforce this public 
side of the building are strongly 
encouraged including exterior 
side yard setbacks exceeding the 
minimum to accommodate porches 
and front gardens.

examples of second floor integrated into the 
roof form

photo credit:  lanefab.com

photo credit:  smallworks.ca

36



37



38



39



40



41



14Infill Design Guidelines | City of New Westminster

ii. Windows, consistent with these 
Design Guidelines, are required 
on dormers, ie:  dormers without 
windows are not allowed.

iii. Skylights, translucent eye level 
windows and clerestory windows 
(with sills above 5 ft 9 in / 1.75 
m)  are required on the upper 
level, except on the lane elevation, 
exterior side yard elevation or 
portions of the building that can 
be demonstrated not to impact 
privacy or create overlook.

c. Fences/Screens/Landscape Design:
i. 6 ft / 1.8 m high fences are 

required on all interior side 
property lines, and on rear 
property lines for CHs.

ii. Tall, compact plants such as non-
invasive varieties of bamboo and 
evergreen vines including varieties 
of wisteria and clematis are 
encouraged as privacy screens.

iii. Tree planting is encouraged 
to increase privacy between 
infill houses, neighbouring and 
principal dwellings.

3.8   Open Space and Landscape Design

a. A minimum of 160 sf / 14.86 sm 
clearly defined, at grade, private 
open space with direct access 
from the interior and a minimum 
dimension of 6 ft / 1.8 m is required.

b. Balance requirements for privacy 
with the value of views "out" in the 
design of open space.

c. Consider using plants, trees and 
changes in grade to define open 
space and optimize soft landscaping.  

d. The design and location of all 
outdoor spaces should focus on the 
retention of existing trees - refer 
to Tree Protection and Regulation 
Bylaw No. 7799

examples of landscape design and private 
outdoor space

examples of skylights, clerestory and floor level 
windows

photo credits:  lanefab.com

photo credit:  lanefab.com

photo credit:  lanefab.com

photo credit:  smallworks.ca
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e. Drought tolerant plants at grade 
and deciduous trees on the 
south and west elevations are 
encouraged.

f. All screen and fence material 
should be attractive, durable, and 
contribute to the quality of the 
residential landscape design.

g. Planting strips are required on the 
public side of screens or fences.

h. Green walls and/or walls designed 
to support climbing plants are 
encouraged.

i. Green or planted roofs are 
encouraged to optimize views from 
neighbour's upstairs windows and 
to manage rainwater.

j. Areas of impermeable paving 
should be minimized.

k. Permeable surfaces are required for 
driveways and vehicle maneuvering 
spaces including unit pavers, 
gravel, and wheel paths integrated 
into planted strips.

l. Permeable surfaces are highly 
recommended on pathways and 
patios. 

m. Areas of soft landscaping are 
required between the lane and 
LWH. 

n. Trees are a key element in the 
landscape design and LWHs and 
CHs are highly encouraged to 
provide trees on properties without 
trees and provide additional trees 
on all other properties.

o. Retaining existing trees within 
the building envelope is strongly 
encouraged.

p. Landscape design that incorporates 
stormwater retention including rain 
gardens, permeable surfaces, rain 
barrels and swales are strongly 
encouraged.

examples of permeable parking surfaces

example of planting adjacent to screen/fence
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3.9   Lighting

     Carefully considered exterior 
lighting creates safe, welcoming 
and clearly identified building 
entrances, lanes, and access 
pathways.  LWH and CH lighting is 
expected to be neighbour friendly, 
avoiding glare into neighbouring 
and principal dwellings' outdoor or 
indoor spaces.

a. General Exterior Lighting Guidelines
i. Energy efficient LED, non-glare, 

down cast photocells in "warm 
colour temperatures" ranging 
from 2700 K to 3000K, are highly 
recommended.

ii. All light fixtures should 
complement the architecture and 
landscape design.

iii. Lighting should be at the control 
of the LWH / CH occupants.

iv. Motion sensor lights are 
discouraged.

b. Laneway Lighting Guidelines
i. Pedestrian level lighting, not 

to exceed 12 ft / 3.6 m high, 
is required along the lane to 
increase safety and visibility. 

c. Pedestrian Path Lighting Guidelines
i. Lighting fixtures are required 

along pathways at a 
recommended maximum height 
of 15 in / 38 cm or flush with the 
paving surface.

ii. Mounting heights of light fixtures 
at the street entrance to the 
pedestrian service pathway are 
recommended at maximum 3 ft 4 
in / 1.0 m high.

d. LWH and CH Building Lighting 
Guidelines
i. Exterior lighting is required at CH 

and LWH entries, complementary 
to the overall design.

example of simple building forms

examples of pathway lighting

examples of entry lighting

photo credit:  smallworks.ca

photo credit: jwt architecture
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3.10  Architectural Expression 
including Lane Frontage

    These Guidelines anticipate 
buildings that enhance existing 
neighbourhoods.  A specific 
architectural approach is not 
intended, but design excellence 
and innovation is expected.  
Weather protection and passive 
energy performance inherent in 
the design including long lasting 
materials with low maintenance 
costs support sustainability goals.  
The architecture should be clearly 
residential.  

a. LWH and CH Entrance Guidelines

i. Entrances to LWHs and CHs on 
corner lots should be oriented to 
the flanking street. 

ii. LWH and CH entrances should 
incorporate a landing or "stoop", 
connected to the access path 
leading to the street, and to the 
lane for LWH. 

iii. LWH entries are encouraged to 
be visible from the lane but not 
directly on the lane, ie:  recessed 
or set back into the building 
envelope.

iv.  LWH entrances should 
incorporate a recessed space that 
is welcoming, weather protected, 
and is sufficiently large for a 
person in a wheelchair to exit 
the property and safely wait for 
passing motor vehicles.

v. All access pathways are 
recommended to be 4 ft / 
1.2 m wide to accommodate 
wheelchairs.

example precedents of lane elevations including 
entries and garage doors

photo credit:  lanefab.com
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a. Lane Frontage Guidelines

i. All lane elevations, especially those without doors facing the lane, should 
include design elements that are identified with traditional "front" street 
elevations including bay windows, planters and window boxes, large 
windows indicating main living spaces, street address, entry gates, 
lighting and cladding material that reinforce this as the public oriented 
building face.

ii. Mid-block LWHs oriented to the lane will help develop lanes as an active, 
pedestrian oriented public space as the number of LWHs increase.

iii. The residential address should be clearly visible to vehicles and 
pedestrian on the lane.

iv. Garage doors are required to be partially glazed and complementary to 
the lane elevation.

v. Space for garbage and recycling containers should be provided for all 
dwelling units on the property and screened from view, contributing to 
the lane as an active, pedestrian oriented public realm.

photo credit:  lanefab.com

precedent of LWH lane elevation
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4.0   TOWNHOUSES (TH) AND ROWHOUSES (RH)

4.1 Definition and Description

Townhouses (TH) and Rowhouses (RH) are attached, ground oriented, 
family oriented units.

RHs are fee simple developments with parking for each fee simple lot.  THs 
are strata title developments with shared or designated parking typically at 
the rear of the property.

Double loaded and stacked TH are not permitted.

All TH and RH developments are intended to fit into the existing single 
family context through appropriate building form, scale and location.

4.2   Density and Lot Characteristics

a. The maximum permitted base density is 0.75 FSR.
b. In addition to the base density, basements not to exceed 50% of the unit 

footprint may be provided.
c. The density may increase to 0.85 FSR for corner sites and sites with 

dimensions equal to or greater than 132 ft / 40.2 m wide and 120 ft / 36.57 
m deep to increase opportunities for housing choice.

d. Development sites are generally not permitted to have frontages greater 
than 150 ft / 45.7 m.

precedent townhouse forms
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4.4      Vehicular and Bicycle Parking

4.4.1  General Parking Guidelines

a. A driveway of not less than 9 ft / 
2.74 m wide plus an additional 1 
ft / 0.3 m where adjacent to a wall 
or fence and not greater than 18 
ft / 5.49 m in width is required to 
access parking.

b. Corner lot parking access should 
be located 15 ft /  4.57  m from 
the intersection of the lane and the 
street. 

c. A 2 ft/ 0.6 m wide landscape strip 
is required adjacent to driveways. 

d. Driveway lengths should be 
minimized.

e. The maximum street crossing 
width is 18 ft / 5.48 m.

f. Permeable surfaces are required 
on driveways and vehicular 
manoeuvring areas.

g. Driveways with central grass strips 
are recommended.

h. Opportunities for hard surfaces or 
covered surfaces to be appropriate 
for all weather play and recreation 
are encouraged.

example of driveway with central grass strip

examples of permeable parking surface 
materials
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i. Parking pads are preferred, to 
minimize shade and shadowing 
and reduce the visual impact 
of parked cars on residents and 
adjacent developments.

j. Carports are intended to provide 
weather protection for parked cars 
only and may not include storage or 
other uses.  Flat roofs are required 
to minimize shade and shadowing.

k. Carports larger than 2 car spaces 
are not permitted.

l. The carport "enclosure" should be 
limited to the structure required 
to support the roof. Any screening 
materials may not exceed 50% of 
the vertical "wall" area.

m. Carport roofs may extend a 
maximum of 1.5 ft / 0.45 m beyond 
the perimeter of the parking stall.

n. "Garage" doors are not permitted on 
carports.

o. Carports may not be enclosed on 
more than 2 sides.

p. Carports are not permitted to be 
attached to TH or RH buildings.

q. Garages are not permitted in TH or 
RH developments.

examples of carport designs
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4.4.4  Rowhouse Developments
i. One off-street parking space is 

required per rowhouse unit.
ii. Off-street visitor parking is not 

required.

4.5   Building Size and Massing

4.5.1  General Guidelines

a. The maximum building length is 
125 ft / 38 m.

b. The maximum height is 35 ft / 10.7 
m measured from the average, 
existing grade at the 4 corners of 
the building envelope to the roof 
peak.

c. Simple roof forms are preferred.

d. Roof forms designed to reinforce 
the identity of individual units are 
preferred.

e. Roof overhangs, bay windows, 
steps, decks and chimneys are 
allowed to extend beyond the 
building envelope.

f. All developments should be located 
to minimize the impact of shade 
and shadowing on outdoor spaces.

g. Top floors should step back to 
minimize shade and shadow on 
outdoor spaces and provide usable 
deck space where practical.

h. Upper level balconies and decks 
including rooftop decks are 
encouraged where they do not 
overlook neighbouring properties.

i. RH and street oriented TH unit 
entries should not be oriented to 
internal side yards.

j. Courtyard TH entries are 
encouraged to face the courtyard, 
not an internal sideyard.

photo credit:  stewart howard architects
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d. Trees are a key element in the 
landscape design and TH and RH 
units may be required to include 
trees in the landscape plan.

e. Retaining existing trees within 
the building envelope is strongly 
encouraged.

f. Drought tolerant plants at grade 
and deciduous trees on the 
south and west elevations are 
encouraged.

g. All screen and fence material 
should be attractive, durable, and 
contribute to the quality of the 
residential landscape design.

h. Screens or fences are required 
along the property line to reduce 
the visual impact of parked cars on 
neighbours.

i. Recycling and garbage containers 
should be located adjacent to 
parking areas and screened from 
view using materials consistent 
with the overall design.  

j. Where possible, provide areas 
of shared open space in TH 
developments located to optimize 
sun and as places to play, 
garden and recreate. Consider 
incorporating areas of permeable, 
hard surface for all weather use.

k. Planting strips are recommended 
on the public side of screens or 
fences facing streets or lanes. 

l. Areas of impermeable paving 
should be minimized.

m. Permeable surfaces including unit 
pavers, gravel and wheel paths 
integrated into planted strips are 
highly recommended on parking 
areas.

n. Permeable surfaces are highly 
recommended on pathways and 
patios.   

o. Areas of soft landscaping along 
the lane including trees are 
recommended to support the 
development of a pedestrian 
oriented public space.

p. Landscape design that incorporates 
stormwater retention including rain 
gardens, permeable surfaces, rain 
barrels and swales are strongly 
encouraged.

example of fence/ screen combined with 
planting

illustrates compact outdoor spaces with trees, 
planting and permeable surfaces
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4.7  Architectural Expression

     These Guidelines encourage new development that emphasizes livability and 
responds to the West Coast climate through the use of durable, long lasting 
materials, passive design elements including solar shading on the west and south 
elevations, outdoor spaces located to optimize sun and surveillance and generous 
areas of glazing to optimize daylighting.

examples of simple, contemporary building 
forms with front gardens and gates

4.7.1  Overall Expression including 
Streetscape

a. Simple, contemporary building 
forms combined with primary roof 
shapes with minimum 2 ft/ 0.6 
m deep overhangs are strongly 
encouraged.

b. Third floor areas are encouraged to 
be integrated into the roof form.

c. Dormers are encouraged where 
they are clearly secondary to the 
primary form, where the highest 
point on the dormer is lower than 
the primary ridge height and the 
combined dormer width does not 
exceed 50% of the width of the 
upper storey.

d. End units in street facing or 
courtyard developments or corner 
units adjacent to the street, 
should include design elements 
and materials that express the 
street elevation as the public face 
including bay windows, generous 
glazing and landscape design 
where orienting the front entrance 
to the street is not practical.

e. RH and TH developments should 
contribute to walkable and 
appealing streetscapes.

f. Neighbouring developments or 
large developments should provide 
architectural diversity to ensure a 
varied streetscape.

g. Section 4.4 of these Guidelines 
encourages a varied streetscape 
with increased setbacks for end 
units.  This form of development 
respects existing single family 
neighbours and creates a 
streetscape with inherent variety.

photo credit:  raymond letkeman architects
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4.7.2 Entrance Guidelines:

a. Entrances should be expressed in 
the overall form as a welcoming, 
sheltered design element.  Consider 
incorporating wood into the 
entry design including doors and 
soffits.  Wood timbers are strongly 
recommended.

b. Entrances should provide a 
transition between private space 
and public or semi-public adjacent 
spaces, provide a welcoming space 
including a raised front stoop to 
enhance privacy and weather 
protection.

c. Entrances should be oriented to the 
street.

d. Entrances are expected to 
incorporate a garden or landscaped 
area, garden gate and 4 ft /  1.2 
m wide pathway connecting to 
the public sidewalk or common 
walkway.

4.7.3 Courtyard Guidelines:

a. Courtyard entry elements are 
recommended at the transition to 
the public realm to provide security, 
a location for mailboxes and to 
reinforce placemaking.

b. Courtyard spaces should optimize 
privacy between facing units and 
incorporate an entry sequence 
between the semi-public 
pathway and private unit entries 
including changes in level, layered 
landscaping, gates, garden walls 
and changes in materials.

example of courtyard entrance elements

examples of front entry sequence
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photo credit:  stewart howard architects

4.7.4 Cladding Materials:

a. Masonry, lapped siding and/or other 
textured cladding materials are 
strongly encouraged, especially at 
the ground floor level.

b. Front or flanking street cladding 
materials should wrap around the 
building sides a minimum of 4 ft / 
12. m to avoid a "wallpaper" effect.

c. Synthetic materials intended to 
mimic natural materials are not 
recommended.  Cultured stone 
products are strongly discouraged.

d. A maximum of two cladding 
materials are recommended.

e. Changes in materials should 
incorporate appropriate trim and 
detailing and occur at significant 
changes in plane including floor 
level changes and step backs.

4.7.5 Privacy and Overlook:

a. Strategies to minimize overlook 
across the courtyard, including 
offsetting windows are encouraged.

b. The location of upper level 
windows, decks, balconies and 
stairs to upper levels should be 
located and/or screened to minimize 
overlook.

c. Decks and balconies should not be 
oriented to interior side yards.

d. Skylights, translucent eye level 
windows and clerestory windows 
(with sills above 5 ft 9 in / 1.75 
m) are recommended to reduce 
overlook at interior side yards.

example of simple, proportional details and 
material use at unit entry

example of courtyard development
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    Doc#918315 

Site Characteristics and Context 
 
The site is located in the Port Royal development. To the south is the Annacis Channel of 
the Fraser River and the City’s perimeter walkway. To the east at 260 Salter Street a low 
rise residential project with 111 residential units in two four storey buildings is under 
construction. Immediately to the west of the proposed building will be the final two 
buildings in this development. 
 
To the north, are two properties zoned (M-2) Heavy Industrial but used for light 
industrial purposes. These two properties are designated for Comprehensive 
Development in the Queensborough Community Plan. This designation would allow 
employment uses, commercial uses and some residential development on those sites. 
 
Project Description 

 
The development identified as 300 Salter Street would be a four storey plus loft building. 
The side of the building facing the Fraser River would be four levels. On the side of the 
building that faces the street, the top floor units will have a second level with a 
mezzanine. The purpose of the mezzanine level is to allow eight of the top floor units to 
have an additional bedroom on that level and access to a roof terrace. 
 
The proposed building would have the following unit mix: 
 

Type Number 
of units 

% of total 
units 

Unit Area 

    
One Bedroom 13 14.9 516 to 758 square feet (48 to 70 

square metres) 
Two Bedroom  56 64.4 934 to 1,215 square feet (87 to 113 

square metres) 
Three Bedroom 11 12.6 1,030 to 1,591 square feet (96 to 

148 square metres) 
Three Bedroom + 
Mezzanine – 2 levels 

7 8.1 1,393 to 1500 square feet 
(129 to 139 square metres) 

Total Units 87 units 100 %  
 
Multi-family rental projects are required to include a minimum of 25% two- and three-
bedroom units, with at least 5% of the total project units being three-bedrooms or 
more.The proposed building provides 85.1% of the total units as two and three bedroom 
apartments, with three bedroom units comprising 20.7% of the total apartments.  
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The project provides 122 parking spaces for residents and 18 parking spaces for visitors 
for a total of 140 parking spaces. A 1,460 square foot (135.7 square metre) amenity 
building is provided for the use of the residents.  
The land use and density satisfy the requirements of the Comprehensive Development 
Districts (300 Salter Street) (CD – 53) zoning of the site. A Development Variance 
Permit is required to allow the proposed 60.66 feet (18.48 metres) height of the building. 
The zone allows a height of 50 feet (15.24 metres).  
 
The proposed unit design is the same as the Glass House apartment building in Port 
Royal. The proposal has the bedrooms on the inside wall of the unit with the daily living 
area toward the outside wall. The unit is entered from a main hallway. Inside the door to 
the unit are the bedrooms and bathroom. As you proceed into the unit, four stairs go 
down to the living room & kitchen areas as well as the patio/balcony. None of the 
bedrooms have external windows. All bedrooms can be open to the main living area or be 
closed off.   
 
 
Project Statistics 

 
Site Area: 66,844 square feet (6,210 square metres)  
Zoning: Comprehensive Development Districts (300 Salter 

Street) (CD – 53) 
FSR: 1.49 
Site coverage: 36.3 % 

 
 
POLICY AND REGULATIONS 
 
Queensborough Community Plan Land Use Designation: 

  
The Queensborough Community Plan designates the site as (RM) Residential – 
Medium Density. The Plan describes this designation as: 
 

(RM) Residential - Medium Density: this area will include medium density 
multi-family residential uses such as rowhouses, townhouses, and low-rises. 
Depending on the provision of public amenities, a density bonus may be provided 
in order to reach the upper limits of density in this area. 

 
The application conforms to the land use designation for the site in the Queensborough 
Community Plan.  

 
Queensborough Community Plan Development Permit Area Designation: 
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This site is also designated as part of Residential Development Permit area #4 Port 
Royal. This Development Permit area: 
 

… is designated in order to provide a framework for the development of the Port 
Royal community. This Development Permit Area establishes objectives and 
guidelines for the form and character of multi-family development.  

 
The Development Permit Area designation identifies the Port Royal Phase 2 
Development Guidelines dated December 2000 as the standard for design in this area. 
 
The application conforms to the Development Permit Area Designation and the Port 
Royal Phase 2 Development Guidelines. 
 
This site is also designated as part of Natural Hazards Development Permit Area # 1 – 
Flood Hazard. The purpose of this Development Permit area is to provide: 
 

Guidelines for this development permit area are intended to minimize the potential 
for loss of life and property damage in the event of flooding of the Fraser River, 
while allowing for the continued use of industrial lands to provide employment 
and the continued renewal and development of an historic New Westminster 
neighbourhood. 

 
The building proposed in this application satisfies the requirements of Natural Hazards 
Development Permit Area #1 – Flood Hazard. 
 
Zoning Bylaw 
 
Zoning Amendment Bylaw 7651, 2014 was adopted on November 3, 2014. That bylaw 
rezoned the subject site to the Comprehensive Development Districts (CD – 53) zone. 
The proposed development satisfies all aspects of the zone except for the height of the 
building. The zone allows a height of 50 feet (15.24 metres). The applicant proposes a 
height of 60.66 feet (18.48 metres). 
 
DESIGN CONSIDERATIONS 
 

1. The applicant has proposed significant variance for the height of the building. Staff 
would appreciate comments on the appropriateness of the height proposed. 

2. The site is designated as part of Residential Development Permit area #4 Port Royal. 
Staff would appreciate comments on the conformance of the project with the goals and 
objectives of the Development Permit Area designation. 
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James Hurst, 
Development Planner 

 

62



    Doc#918315 

 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX # 1 
 

LOCATION MAP
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APPENDIX #2 
 

OFFICIAL COMMUNITY PLAN 
 

DEVELOPMENT PERMIT AREA DESIGNATION 
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OFFICIAL COMMUNITY PLAN DESIGNATIONS  
 
The Queensborough Community Plan designates this site as (RM) Residential - Medium 
Density. The Plan describes this designation as: 

 
(RM) Residential - Medium Density: this area will include medium density 
multi-family residential uses such as rowhouses, townhouses, and low-rises. 
Depending on the provision of public amenities, a density bonus may be provided 
in order to reach the upper limits of density in this area. 

 
This site is also designated as part of Residential Development Permit area #4 Port Royal.  
 
#4 – PORT ROYAL 
 
The Port Royal Area, identified as Development Permit Area #4 is designated in order to 
provide a framework for the development of the Port Royal community. This 
Development Permit Area establishes objectives and guidelines for the form and 
character of multi-family development. 
 
This area of Queensborough has been developed in conformance with Development 
Guidelines titled Port Royal Phase II Development Guidelines dated December 2000. As 
the Port Royal area reaches development capacity, development permits issued in this 
area shall continue to be in accordance with these design guidelines. Future revisions to 
the Queensborough Community Plan will re-evaluate the design guidelines for this area 
to ensure that it continues to evolve in the way best suited to the community. 
 
This site is also designated as part of Natural Hazards Development Permit Area # 1 – 
Flood Hazard  
 
#1 Flood Hazard 
 
The Flood Hazard Development Permit Area is identified as Development Permit Area 
#1 [see Map E]. Queensborough is located at the upstream end of Lulu Island in the 
floodplain of the Fraser River. Development in this area of the City is protected by 
perimeter dykes maintained by the City, which are continuous with dykes in the City of 
Richmond farther downstream. However, new buildings and structures in Queensborough 
should be constructed at an elevation that is sufficient to minimize the potential for loss 
of life and property damage in the event of dyke failure, or an extreme flood event that 
tops the perimeter dykes. The minimum construction levels, which are based on current 
knowledge of flood patterns, are 3.53 metres above Geodetic Survey of Canada (GSC) 
datum for Area A shown on the following map (flood construction level A), generally 
downstream from Derwent Way on the south side of Queensborough and Wood Street on 
the north side, and 4.20 metres above GSC datum (flood construction level B) for Area B 
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upstream of Derwent Way and Wood Street. Placement of imported fill to achieve these 
construction levels could produce local settlement problems and undesirable diversion of 
flood water, so a combination of fill and structural support may be required. 
 
The following are exempted from the requirement for a Development Permit: 
 

• Subdivision of land (buildings constructed on subdivided lots must still comply 
when applicable). 
 
• Alteration of land not involving the construction or alteration of a building or 
structure. 
 
• Buildings and structures on land in an agricultural zoning district, other than 
residential buildings. 
 
• Buildings and structures for park and open space recreational uses. 
 
• Construction and alteration of buildings authorized by a heritage alteration 
permit, including building additions. 
 
• Detached accessory buildings and structures such as garages, tool sheds and 
greenhouses that are not used for human habitation. 
 
• Residential building additions that would increase the habitable floor area of the 
building by less than 25% of the floor area that existed on February 3, 2014, 
unless the building has been increased in floor area since that date without a 
Development Permit and the aggregate additional floor area exceeds 25% of the 
floor area that existed on that date. 
 
• Building alterations that do not increase the floor area of the building. In 
addition, buildings and structures for industrial uses on parcels that are not 
adjacent to a dyke are exempt from the requirement for a development permit. 
However, owners are encouraged to construct industrial buildings used for 
business or the storage of goods and located in Area A at or above flood 
construction level A, and industrial buildings used for such purposes and located 
in Area B at or above flood construction level B. 
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APPENDIX #3 
 

NWDP DESIGN PACKAGE 
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EXISTING PORT ROYAL NEIGHBOURHOOD AND CONTEXT 

The use of heavy timbers, brick, wood and Hardie siding has helped establish a unique architectural 
character based on the industrial history of the neighbourhood of lumber mills and shipbuilding yards.  
Port Royal is a complete community that contains a wide range of housing types. Currently, as well as 
the purpose-built apartment and highrise under construction, the area has contained some unique 
housing types including “fee simple” rowhouses as well as loft style apartments that are geared 
towards young buyers that are looking to maximize their living spaces in a contemporary housing form.  

Proposed Architectural Character - 
Based on Previous Neighbourhood Buildings

VIEW ACROSS RIVER

COMMUNITY COMMERCIAL
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Proposed Architectural Character - 
Based on Previous Neighbourhood Buildings

GLASS HOUSE LOFTS

ceilings as well as second storey mezzanines.  Due to the demand and success of the 
Glasshouse project from a number of years ago, the developer is again looking at 
offering this unique housing form in the area.
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Project Summary & Overview

PROJECT SUMMARY AND OVERVIEW

This project addresses the rising demand for housing in the Port Royal area by providing loft units that are unique to this 
neighbourhood.

The project contains 87 “loft units” ranging from studio units and up to two and three bedroom units.  The project contains one level 
of underground parking and secured bike storage as well as a large common amenity facility and childrens’ play area.

VIEW ALONG EWEN AVENUE LOOKING SOUTHEAST
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Urban Design Concepts & Design Rationale

URBAN DESIGN CONCEPTS AND DESIGN RATIONALE

The project’s location has a number of unique opportunities and relationships 
that the design attempts to address.  The building has four distinct urban and 
architectural responses to its context.  

Both the east facade and the south facade take advantage of the views down 
the Fraser River to the southeast.  The residential units along the eastern side 
of the building have their outdoor spaces and internal layout orientated to the 
river.  Large three bedroom units are located on the top floor and take on a loft-
like expression with vaulted ceilings under two-storey living rooms.  The western 
face addresses to the proposed mid-block pedestrian connection with the 
ground floor units having large south facing patios that have direct connection 
to the riverfront walkway and landscaping.  These units also will benefit from the 

EASTERN COURTYARD WITH CONNECTION FROM 

LOUNGE TO AMENITY BUILDING AND COURTYARD

planned large landscaped courtyard on the future phase.  The eastern courtyard 
contains the building’s amenity pavilion with a large gym and lounge.  

The Amenity Building has a glazed southern exposure which opens onto a large 
walled terrace/patio and BBQ area.  The building is designed to take advantage 
of its surrounding open space by strategic window placement while at the same 
time providing privacy to the adjacent units.  The Amenity Building thus becomes 
a feature for this side of the development.
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Urban Design Concepts & Design Rationale

URBAN DESIGN CONCEPTS AND DESIGN RATIONALE (CONT)

The main entrance of the building is orientated both to the street which acts as a vehicle drop off and forecourt to the building.  The roof accents 
and cantilevered balconies on this side of the building act as a main feature and focus.

The stairways are located on the ends of the building and directly connect to the riverfront walkway and street, to encourage people to use 
the internal stairway.  The design team is studying ways of adding glazing to the exit doors to bring light into the corridors, as well as providing 
natural light to the stairways.

AMENITY BUILDING AND COURTYARD

CONNECTION TO AMENITY BUILDING

VIEW OF MIDBLOCK CONNECTION

76



March 8, 2016

R A M S A Y  W O R D E N

www.rwa.ca

LT
DA R C H I T E C T S

DEVELOPMENT PERMIT SUBMISSION FOR PHASE 6C

9

Urban Design Concept and Guidelines

View Looking to River

FORM AND CHARACTER

The building’s character draws on the industrial history of 
the site.  The building’s lofts and low sloped pitched roofs 
neatly divide up the long facades into individual components 
while adding to the overall character of the building.  Large 
windows, balconies and patios overlook the open spaces 
for the enjoyment of the residents as well as providing an 
enhanced sense of security and space.

MATERIALS

The materials complement the industrial narrative -- a pattern 
of strong vertical brick elements on the facade combined with 
stained wood balcony structure with glass and metal railings.

The use of brick accents and details give the building a 
residential scale and relates to the craftsmen style character 
of the other neighbouring buildings in the area.
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Building Plan - Level L3
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March 8, 2016

R A M S A Y  W O R D E N

www.rwa.ca

LT
DA R C H I T E C T S

DEVELOPMENT PERMIT SUBMISSION FOR PHASE 6C

Shadow Studies

SEPTEMBER 21TH / MARCH 21ST 10:00 AM 12:00 PM 02:00 PM

02:00 PM12:00 PM10:00 AMJUNE 21ST JUNE 21ST JUNE 21ST 

SEPTEMBER 21TH / MARCH 21ST SEPTEMBER 21TH / MARCH 21ST 
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City of New Westminster 
 
September 27, 2016  
 

Page 2 
 

levels toward the westerly property line.  Thus, the building would have a height between 
36 feet (11 metres) and 72 feet (22 metres) when viewed from the different streets.   
 
BACKGROUND 
 
Property Owner: Porte Development Corporation  

Applicant: Porte Development Corporation  

Architect: Bingham Hill Architects  

Official Community Plan 
Development Permit Area: 
 

Comprehensive Development Permit Area #1 – 
Lower Twelfth Street 

Zoning: Light Industrial Mixed Use Districts (M-5) 

Proposed Zoning: Comprehensive Development Dwelling Districts 

 
Site Characteristics and Context  
 
All sites in this area have steep slopes.  The subject property has a 21 foot (6.4 metre) slope 
on Tenth Street, a 34 foot (10.4 metre) slope on Auckland Street, a 41 foot (12.5 metre) 
slope on Quebec Street and a 28 foot (8.5 metre) slope on the westerly property line.  The 
slope from the highest point at the corner of Tenth Street and Auckland Street to the lowest 
point on the site on Quebec Street at the westerly property line is 61 feet (18.6 metres). 
 
To the north is Kingdom Hall of Jehovah’s Witnesses and three house all zoned Single 
Detached Dwelling Districts (RS-1) and a 14 storey multi-family residential building with 
97 designated units in the Official Community Plan as part of the Brow of the Hill 
Development Permit Area. 
 
To the east is a 19 storey residential building with 108 units zoned Multiple Dwelling 
Districts (High Rise) (RM-4) and a five storey residential building with 39 units zoned 
Multiple Dwelling Districts (Low Rise) (RM-2).  All properties to the east are designated 
in the Official Community Plan as part of the Brow of the Hill Development Permit Area. 
 
To the south and west are properties zoned Light Industrial Mixed Use Districts (M-5) and 
developed with light industrial uses.  All of the properties are designated in the Official 
Community Plan as (RLT) – Residential – Lower Twelfth Street. 
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Project Statistics 
 
Site Area: 34, 755 square feet (3,230.7 square metres) 
FSR: 2.75 
Gross Floor Area: 96,330 square feet (8,949.4 square metres) 
Site coverage: 57% 
Front Yard:  Tenth Street 
 

Townhouses – 15 feet (4.6 metres) 
Apartment Building – 20 feet (4.6 metres) 

Side Yard: Auckland Street 20.0 feet (6.1 metres) 
Rear Yard: West Townhouses – 20 feet (6.1 metres) 

Apartment Building – 25 feet (7.6 metres) 
 
POLICY AND REGULATIONS 
 
Official Community Plan Land Use Designation  
 
The site is designated as (RLT) – Residential – Lower Twelfth Street in the Official 
Community Plan.  The Plan describes this designation as: 
 

(RLT) Residential – Lower Twelfth Street:  this area will contain low and medium 
density multifamily residential units such as townhomes, stacked townhouses, low 
rise and high rise buildings.  Depending on the provision of public amenities, a 
density bonus may be provided in order to reach the upper limits of density in this 
area.  This area will also contain community amenities such as churches child care, 
or community space.  Small scale local commercial uses such as home based 
businesses or live/work studios may be permitted. 

 
The Lower Twelfth Street Plan identifies this site as part of the Auckland Mews character 
area.  That area is identified to allow a base density Floor Space Ratio of 1.5 with a 
maximum Floor Space Ration of 2.5.  The application conforms to the Official Community 
Plan Land Use Designation of the site. 
 
Official Community Plan Development Permit Area Designation   
 
The site is designated as part of Comprehensive Development Permit Area #1 – Lower 
Twelfth Street.  The purpose of this Development Area is: 
 

The Lower Twelfth Street area, identified as Development Permit Area #1 is 
designated for a combination of service commercial and residential uses.  The 
Lower Twelfth Street Development Permit Area is intended to encourage a mix of 
land uses.  The existing industrial and service commercial land uses will be 
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encouraged and will be compatible with proposed residential and commercial land 
uses also intended for the area.  This Development Permit Area provides objectives 
and guidelines for the form and character of service commercial and residential 
development. 
 

Zoning Bylaw 
 
The site is zoned Industrial Mixed Use Districts (M-5).  The purpose of the M-5 zone is to 
allow light industrial and service oriented commercial uses which may or may otherwise 
be inappropriate in a general commercial zone, but are suitable to be located adjacent to 
residential uses.  The proposed project requires rezoning. 
 
Family Friendly Housing  
 
The City’s Family Friendly Housing Policy requires that 50% of the units be two and three 
bedroom units, with 10% of the units having three bedrooms. The proposed building 
includes 46 two bedroom or two bedroom plus den plus apartments, 8 three bedroom 
apartments and 13 city homes. Thus two and three bedroom units comprise 72% of the 
total units with three bedroom units comprising 22% of the total units.  
 
Sustainability Report Card 
 
A Sustainability Report Card shows the application to be generally supportive of the City’s 
sustainable objectives.   
 
DESIGN CONSIDERATIONS 
 
The building being presented shows three access driveways, two from Quebec Street and 
one on Auckland Street. Since the receipt of the drawings attached to this report the 
applicant has been advised that the Engineering Department will not support the driveway 
access on Auckland Street. The applicant will present options to adjust the building to the 
two access driveways. 
 
1. On July 4th Council received an information report on this project. In that report Staff 
noted that there were a number of design issues that would need to be addressed prior to 
the project moving forward for formal consideration.  
 
Staff identified the following areas for consideration: 
  

 The finishes on the building, location and number of different types/colours, make 
the building feel disjointed. 
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 The tall narrow glazing at the ends of the building makes it feel more massive. 
 The entrance to the building on Auckland is not identifiable. 
 There is a large black triangle on the Auckland elevation that needs to be addressed 
 The western townhouses need to wrap around the façade and have a sense of 

“fronting” onto Auckland. Also, the entrance to these needs to be identified. 
 The massive two-storey blank wall on the western side needs to be addressed. 
 The entrances of the townhouses on Quebec don’t stand out. Some redesign needs 

to be done to make the entrances read strongly. The feeling of this street should be 
of a series of front doors, rather than a series of retaining walls. (i.e. while the walls 
clearly need to be there, the doors need to read more strongly than the walls). 

 The townhouse on the east end at Quebec needs to wrap the end of the building and 
create a sense of “front” on Tenth street. This should also help remedy the blank 
wall facing Tenth at Quebec. 

 The drawings should illustrate how the material palette will help to reduce the 
overall sense of massing while making the building feel like a consistent design. 
Brick is not necessarily required.  

 
Staff would appreciate comments on how the present proposal has addressed the issues 
identified. 
 
2. The building has a high number of units suitable for families and also has a high site 
coverage at 57%. Given the site coverage staff would appreciate comments on how the 
private outdoor and common outdoor areas make the site suitable for families and children. 
 
3. Staff would appreciate comments on how the proposed project conforms to the 
Development Permit Area Designation. 
  
 

 
 
 
 
 

 
APPENDICIES ATTACHED TO THIS REPORT 
 

  
  

James Hurst, 
Development Planner 

 

1 Location Map   
2 Official Community Plan Development 

Permit Area Designation 
  

3 Project Plans   
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LOCATION MAP 
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DEVELOPMENT PERMIT AREA DESIGNATION 
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C. Comprehensive Development  
 
Intent  
 
There are two Development Permit Areas in this section. An area designated as a 
Comprehensive Development Permit area is intended as a study area with some existing 
land uses intended to change over time. Development in the Comprehensive Development 
Permit areas will require analyses aimed at evaluating the interrelationships of land uses. 
Due to the different intentions of each Comprehensive Development Permit Area, each 
area contains its own set of objectives and guidelines.  
 
Comprehensive Development Permit Areas  
 
 #1 Lower Twelfth Street  

 
The Lower Twelfth Street area, identified as Development Permit Area #1 is designated for 
a combination of service commercial and residential uses. The Lower Twelfth Street 
Development Permit Area is intended to encourage a mix of land uses. The existing 
industrial and service commercial land uses will be encouraged and will be compatible 
with proposed residential and commercial land uses also intended for the area. This 
Development Permit Area provides objectives and guidelines for the form and character of 
service commercial and residential development.  

 
Objectives  

 
The objectives of this designation are:  

 
• Create a compact, complete neighbourhood where residents can live, work, shop 
and play. 
  
• Encourage the provision of a variety of housing units to provide more housing 
choices. 
  
• Consider new residential uses that are compatible with existing uses (e.g., lofts or 
live/work studios). 
 
• Ensure architectural designs complement the neighbourhood context. 
  
• Encourage the adaptive reuse of the Gas Works building as a community asset and 
use the structure as a basis for a viewing area and neighbourhood activities 
.  
• Link the area to the surrounding community with a reduced emphasis on the 
automobile (greenways, bike routes, transit and facilities). 
  
• Design buildings to maintain or enhance the view corridors of the Fraser River.  
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Guidelines  
 
Development permits issued in this area shall be in accordance with the following 
guidelines:  
 

• Ensure that development provides for a mix of residential and commercial uses 
that are organized in such a manner to provide for view corridors of the river, public 
open space, a public pedestrian and vehicular circulation system that relates to the 
existing patterns of New Westminster.  

 
• All streets shall have street trees and landscaping, and shall consider traffic c 
calming measures, sidewalks, pedestrian road crossing, street furniture, public art, 
pedestrian lighting, and historic theme and materials in street design.  
• Form, orientation, and view corridors shall respect surrounding buildings to 
minimize visual intrusion. 
 
• Area themes shall be inspired by heritage reference with a contemporary response 
where appropriate (using architectural elements from the Gas Works building). 
  
• Review building design, lighting and signage in relation to Crime Through 
Environmental Design guidelines. 
  
• Building should be sited to provide “eyes on the street” for crime prevention as 
well as a buffer (e.g., acoustic, visual) to the traffic c corridor, for the surrounding 
neighbourhood.  
 
• Residential and commercial uses along the street shall have a building setback 
after the first two to three floors. 
  
• Building top should be complete with a distinguished feature or cornice line that 
screens mechanical structures and other elements from view. 
  
• Green roofs such as roof gardens and parkettes are encouraged.  
 
• Employ technical approaches to sound insulation in building construction in this 
area (e.g., near high traffic streets or intersections). 
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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: September 27, 2016 

 
From: 

 
Rupinder Basi 
Senior Development Planner 
 

 
File: 

 
OCP00016 
HER00571 
DPU00055 

 
Subject: 

 
612 – 618 Brantford Street – OCP Amendment, Heritage Revitalization 
Agreement, and Development Permit Application for 612 – 618 
Brantford Street – Revised NWDP Submission 
 

 
 
RECOMMENDATION  
 

THAT this report be received for information 
 

 
PURPOSE 
 
The applicants are bringing forward a revised design in order to address the comments 
received at the August 23, 2016 New Westminster Design Panel (NWDP) Meeting.  The 
development proposal still entails an OCP amendment, Heritage Revitalization 
Agreement, and Development Permit to facilitate the construction of a mid-rise, 42 unit 
multi-residential building, which includes ground-oriented units with private patios.  The 
proposal also includes the retention and restoration of an existing 1890 heritage house 
located on the site. The heritage home would be relocated to the west edge of the 
property in order to provide a better transition from and juxtaposition to the neighbouring 
single family dwellings to the west. The house would be a 3 bedroom detached strata 
unit, with private rear yard and access directly from the street. 
 
The purpose of this report is to provide revised information to the New Westminster 
Design Panel on this development application. 
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BACKROUND 
 
Property Owner: 
 

Alpha Beta Developments 
918 – 1030 West Georgia Street, Vancouver, BC 
 

OCP Land Use 
Designation: 

 
(CH) Commercial Historic Area 

 
Development Permit 
Area Designation: 

 
 
Commercial and Mixed Use Development Permit Area 
 # 2 – Uptown 
 

Zoning: Community Commercial Districts (High Rise) (C-3)  
 
 

Site Area: 1,364 square metres (14,688.46 square feet) 
 

APPENDICIES ATTACHED TO THIS REPORT 
 

 
PROPOSAL 
 
Building Data 
 
The site statistics for the project are relatively similar to those presented in the August 23, 
2016 NWDP Report with the exception of the following: 
 

 Site coverage has been reduced from 49% to 47% for the multi-unit building; 
 The height of the multi-unit residential building has been increased from 18.9 

metres (62.0 feet) to 20.42 metres (67.0 feet); 
 The side yard setback (east) has been reduced from 6.40 metres (21.00 feet) to 

5.90 metres (19.00 feet); 
 The gross floor area of the building for floor space calculations has been reduced 

from 3,805.59 square metres (40,963 square feet) to 3,759.41 square metres 
(40,465.95 square feet);  

 The proposed FSR has been decreased from 2.94 to 2.93;    
 The side yard setback (west) being increased from 9.55 metres (31.33 feet) to 

10.16 metres (33.33 feet); 
 The size of the outdoor rooftop amenity space has been increased; and 

A Location Map C Applicant Response to August 23, 
2016 NWDP Comments  

B August 23, 2016 NWDP Report and 
Attachments 

D Revised Project Drawings 
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- 19.00 ft. (5.79 m.) 
Proposed Parking 50 Residential Spaces and 7 Visitor Spaces 
 
Amenity Areas 
 
Similar to the previous drawings submission, the proposal still includes a 41.99 square 
metre (452 square feet) indoor amenity area for the private use of residents of the 
proposed multi-unit residential development.   This amenity area has now been moved 
next to the main entrance of the building (previously located close to heritage house).  
The Zoning Bylaw allows a floor space exemption of a maximum of 5% of the overall 
development for indoor amenity areas. 
 
Unde the revised proposal, two outdoor amenity areas will be provided at the ground 
level in addition to private patio spaces for the ground-level units (one common amenity 
for multi-unit residential building and one outdoor amenity space for heritage house).  
The rooftop amenity area has been revised from the previous proposal and now contains a 
kids play area, social benches, a covered area for tables/chairs, gardening tool storage 
closet, addition of a pottery table and rotary composter.  
 
Adaptable Units 
 
The revised submission still provides 17 adaptable units which exceeds the minimimum 
40% requirement of the Zoning Bylaw for adaptable units within a multi-unit residential 
building.  The adaptable units will consist of 5 one bedroom units and 12 units with two 
or more bedrooms.   The Zoning Bylaw allows a floor space exemption of 19.9 square 
feet (1.85 square metres) for each one bedroom adaptable unit and 30.14 square feet (2.8 
square metres) for each two bedroom unit. For this proposal, a floor space exemption of 
42.85 square metres (461.23 square feet) is allowed for the adaptable units.  
 
Unit Breakdown 
 
The revised unit breakdown and the unit sizes are shown in the table below.  Changes 
include: 
 

- Increase in the number of 1 bedroom units from 12 to 17 units 
- Decrease in the number of 2 bedroom units from 23 to 19 units 
- Decrease in the number of 3 bedroom units from 7 units to 6 units 
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Table 1: Proposed Unit Breakdown 
 

TYPE NUMBER FLOOR AREA 
   
1 Bedroom 17 (40.5%) 621 – 838 square feet (57.7 – 77.9 square metres) 
2 Bedroom 19 (45.2%) 765 – 946 square feet (43.2 – 87.9 square metres) 
3 Bedroom 6 (14.3%) 1,007 – 1,550 square feet (93.6 – 144 square metres) 
 
As outlined in Table 1 above, the revised unit breakdown still achieves the minimum 
requirement outlined within the Family-Friendly Housing Bylaw for two and three 
bedroom units (30% of all units must be two and three bedroom units) and a total of 10% 
of all units must contain 3 bedrooms or more.  The proposal contains 7 ground-oriented 
units (including heritage house) which will all have outdoor private amenity areas for 
residents, thus contributing to a more family-friendly project.  
 
CONTEXT 
 
Site Characteristics and Context 
 
Please see August 23, 2016 NWDP Report for an overview of the site characteristics and 
context for the subject site (see Appendix B).  
 
Sustainability Considerations 
 
Please refer to the August 23, 2016 NWDP Report for an overview of the sustainability 
considerations for this proposed development (see Appendix B).  
 
Proximity to Transit Service 
 
Transit Facility Frequency Distance 
Frequent Transit Network 
(Bus Service) - Sixth Street 

15 minute or better service, 
6AM-9PM Mon-Fri, 7AM 
– 9PM Sat, 8AM-9PM Sun 

102 metres (334.6 feet) – 
nearest Bus Stop (Sixth 
Street and Fifth Avenue) 

 
The site is within a 5 minute walking distance of the Frequent Transit Network (Bus 
Service) - Sixth Street.  
 
POLICY CONTEXT  
 
Please refer to the August 23, 2016 NWDP Report (see Appendix B) for an overview of 
the policy context (Official Community Plan, Zoning Bylaw, Family-Friendly Housing 
Bylaw, Heritage Revitalization Agreement, etc.) 
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HERITAGE CONSIDERATIONS 
 
Please refer to the August 23, 2016 NWDP Report (see Appendix B) for an overview of 
the heritage considerations for this project.  
 
DESIGN CONSIDERATIONS 
 
Urban Design 

 
The applicant has now provided an updated project design in response to the comments 
received at the August 23, 2016 Design Panel Meeting.  The revised drawings are 
included as Appendix D to this report.  The applicant has provided a detailed summary 
which highlights their specific responses to the points raised by the New Westminster 
Design Panel on August 23, 2016 (see Appendix C).  As outlined in this summary, some 
of the primary changes include: 
 
- Provision of an increased setback between the heritage house and the proposed multi-

unit residential building (from approximately 6 feet to 12 feet).  To provide for this 
increased separation, the width of the driveway ramp has been decreased from 20 feet 
to 18 feet (minimum allowed under the Zoning Bylaw). 
 

- The exterior of the building has been redesigned through the provision of more 
horizontal design aspects such as the colour of the base of the building consisting of a 
darker coloured brick veneer, the middle floors containing a similar colour metal 
cladding, and then the upper floors having a light colour cladding to the sixth floor 
with a deep eave.  The lighter colour has also been incorporated into the balcony 
alcoves.  The roofline of the building has also been redesigned. 

 
- Indoor Amenity Room and Common Outdoor Amenity has been relocated closer 

towards the main entrance of the multi-unit residential building to address concerns 
about noise from the amenity space impacting future residents living in the heritage 
house. 

 
- The balconies facing the heritage house have been removed and are now oriented 

north-south on the multi-unit residential building in order to allow for more privacy 
for the heritage house. 
 

- The concrete retaining wall has been returned at the westerly edge of the 6 storey 
building to allow both the multi-unit residential building and heritage house to be 
expressed individually. The Landscaping around the heritage home has also been 
modified to assist in the separation of the two buildings. Scented plants such as Roses 
and Daphne are also included in the landscaping around the heritage home. 

 

159



- The outdoor amenity space between the heritage house and the recycling/garbage 
building is now dedicated to the heritage house 
 

- The garbage/recycling building has been turned 90 degrees and has been redesigned 
to give off the appearance of a detached garage in form and materials (similar to the 
rear addition of the heritage home). 

 
- Work has been done to further acknowledge the ground-oriented units facing 

Brantford Street and to attract greater attention to the lobby area for the multi-unit 
residential building through architectural and landscaping changes. 
 

- The concrete retaining wall at the eastern edge of the site (where driveway ramp is 
located) will be relieved with a  bamboo texture to help soften the wall.   
 

- Planting on the south edge of the site has also been enhanced to separate the ground-
oriented untis from the walkway and the adjoinining neighbouring property.  
 

- Outdoor amenity areas have been reconfigured and relocated to provide greater 
connectivity.  

 
- The rooftop amenity space has been enhanced. 
 
Streetscape Improvements 
 
As noted in the August 23, 2016 NWDP Report, the applicants have been in discussions 
with the City’s Engineering department and are proposing to provide a road dedication to 
increase the width of the Brantford Street as well as to create additional on-street parking.  
The initial streetscape concept includes landscaped bump-outs to allow additional 
landscaping and trees along the street as well as upgraded sidewalk for pedestrians.  As 
the proposal moves forward, the streetscape design will be further developed.  
 
Question for the Design Panels’ Consideration 
 
Do the proposed changes sufficiently address the comments raised by the New 
Westminster Design Panel on August 23, 2016?   
 
Please refer to the draft minutes from the August 23, 2016 New Westminster Design 
Panel meeting (included as part of agenda package) and the applicant’s response to the 
August 23, 2016 New Wesminster Design Panel meeting (see Appendix C).  
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Rupinder Basi, 
Senior Planner 
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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: August 23, 2016 

From: Rupinder Basi 
Senior Development Planner 

File: OCP00016 
HER00571 
DPU00055 

Subject: 612 – 618 Brantford Street – OCP Amendment, Heritage Revitalization 
Agreement, and Development Permit Application for 612 – 618 
Brantford Street 

RECOMMENDATION 

THAT this report be received for information 

PURPOSE 

The applicants are proposing to amend the OCP, enter into a Heritage Revitalization 
Agreement, move forward with a Development Permit in order to facilitate the 
development of a mid-rise, 42 unit residential building, which includes ground-oriented 
units with private outdoor patios.  The proposal also includes the retention and restoration 
of an existing 1890 heritage house located on the site. Under the redevelopment proposal, 
this home would be relocated to the west edge of the property in order to provide a better 
transition from and juxtaposition to the neighbouring single family dwellings to the west. 
The house would be a 3 bedroom detached strata unit, with private rear yard and access 
directly from the street. 

The purpose of this report is to provide information to the New Westminster Design 
Panel on this development application. 
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BACKROUND 

Property Owner: Alpha Beta Developments 
918 – 1030 West Georgia Street, Vancouver, BC 

OCP Land Use 
Designation: (CH) Commercial Historic Area 

Development Permit 
Area Designation: Commercial and Mixed Use Development Permit Area 

 # 2 – Uptown 

Zoning: Community Commercial Districts (High Rise) (C-3)  
Site Area: 1,364 square metres (14,688.46 square feet) 

APPENDICIES ATTACHED TO THIS REPORT 

PROPOSAL 

Building Data 

As below, the proposed mid-rise building would have a site coverage of 49% and the 
heritage house would have a site coverage of 6%.  The height of the proposed mid-rise 
would be 18.9 metres (62.0 feet). The project provides 50 parking spaces for residents 
and 7 visitor parking spaces, which does not meet the requirements of the Zoning Bylaw.  
As noted later within this report, the applicant is requesting a parking and setback 
relaxation as part of the Heritage Revitalization Agreement proposal.  Access to the two-
level underground parking garage will be taken off of a driveway ramp located at the 
eastern edge of the site.   

The gross floor area of the building for floor space ratio calculations is 3,805.59 square 
metres (40,963 square feet). The zoning bylaw allows floor space exemptions for 
adaptable units and purpose built amenity areas.  These will be excluded from the gross 
floor area and amount to 42.85 square metres (461.23 square feet) for the adaptable units 

A Location Map C Heritage Conservation Plan and 
Statement of Significance  

B Project Rationale Letter (Including 
Design Rationale) 

D Project Drawings 

74166



75167



benches, and tables and chairs.  The Zoning Bylaw allows a floor space exemption of a 
maximum of 5% of the overall development for indoor amenity areas. 
 
Adaptable Units 
 
The project provides 17 adaptable units which exceeds the minimimum 40% requirement 
of the Zoning Bylaw for adaptable units within a multi-unit residential building.  The 
adaptable units will consist of 5 one bedroom units and 12 units with two or more 
bedrooms.   The Zoning Bylaw allows a floor space exemption of 19.9 square feet (1.85 
square metres) for each one bedroom adaptable unit and 30.14 square feet (2.8 square 
metres) for each two bedroom unit. For this proposal, a floor space exemption of 42.85 
square metres (461.23 square feet) is allowed for the adaptable units.  
 
Unit Breakdown 
 
The unit breakdown and the unit sizes are shown in the following table: 
 
Table 1: Proposed Unit Breakdown 
 

TYPE NUMBER FLOOR AREA 
   
1 Bedroom 12 (28.6%) 621 – 838 square feet (57.7 – 77.9 square metres) 
2 Bedroom 23 (54.8%) 765 – 946 square feet (43.2 – 87.9 square metres) 
3 Bedroom 7 (16.6%) 1,007 – 1,550 square feet (93.6 – 144 square metres) 
 
As outlined in Table 1 above, the proposed unit breakdown achieves the minimum 
requirement outlined within the Family-Friendly Housing Bylaw for two and three 
bedroom units (30% of all units must be two and three bedroom units) and a total of 10% 
of all units must contain 3 bedrooms or more.  The proposal contains a 7 ground-oriented 
units (including heritage house) which will all have outdoor private amenity areas for 
residents, thus contributing to a more family-friendly project.  
 
 
CONTEXT 
 
Site Characteristics and Context 
 
The subject properties are part of Bent Court, an area in Uptown that has retained its 
historic characteristics, scale and sense of place, with a unique cluster of heritage 
buildings that were mostly built between 1911 and 1936, with the oldest house dating to 
1890.   
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The three properties in question face north onto Brantford Street and are the only 
buildings that front onto this street (see Appendix A – Location Map). The properties 
are directly across the street from a 110 unit, 21 storey multi-family building that was 
constructed in 1990. Adjacent to the properties on the west, are two single family houses, 
one of which has a commercial use and one a residential use. To the east are a surface 
parking lot and a gas station that fronts onto Sixth Street. To the rear (south) of the 
properties are three single family dwellings, two of which have a commercial use and one 
a residential use, and all of which front onto Bent Court. There is rear lane access to only 
618 Brantford Street.  

Sustainability Considerations 

A Sustainability Report Card has been received for this proposal and is being reviewed 
by staff.  The proposal is generally supportive of the City’s sustainability objectives in 
terms of redevelopment of a brownfield site, the retention of an existing heritage 
building, creating a more intensive use of land to support local businesses and a net 
increase in the City’s property tax base. 

Proximity to Transit Service 

Transit Facility Frequency Distance 
Frequent Transit Network 
(Bus Service) - Sixth Street 

15 minute or better service, 
6AM-9PM Mon-Fri, 7AM 
– 9PM Sat, 8AM-9PM Sun

102 metres (334.6 feet) – 
nearest Bus Stop (Sixth 
Street and Fifth Avenue) 

The site is within a 5 minute walking distance of the Frequent Transit Network (Bus 
Service) - Sixth Street.  

POLICY CONTEXT  

Official Community Plan  

Commercial Historic Area (CH): This area will include heritage buildings in a 
commercial street. It is anticipated that pedestrian scale commercial uses will be at the 
street level and commercial, office or residential uses above the ground level. Depending 
on the provision of public amenities, a density bonus may be considered.   

Commercial and Mixed Use Development Permit Area #2 Uptown: This Area is intended 
to promote the Uptown as the professional centre of New Westminster, provide 
opportunities for a range of pedestrian-oriented commercial uses, and promote residential 
use on the upper floors.   
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The proposed development would not be consistent with the CH designation or the 
Development Permit Area and would require an OCP amendment to allow for a different 
land use designation and for appropriate guidelines. 
 
Zoning Bylaw 
 
Community Commercial Districts (High Rise) (C-3): The intent of this district is to allow 
for large-site high-rise, commercial, and mixed use development including pedestrian-
oriented commercial businesses and multi-family residential.  All residential units are 
required to be located above the first storey at street level. 
 
The applicant’s proposal for an all-residential building does not meet the requirements for 
the C-3 zone and would trigger a rezoning application since they are proposing 
residential units on the first storey without any commercial component.   
 
Family-Friendly Housing Bylaw 

 
As per the Family-Friendly Housing Bylaw No. 7741, 2015, multi-unit apartment 
buildings (strata) are required to have a minimum of 30% two-bedroom and three 
bedroom dwelling units, of which 10% of the total dwelling units shall have three 
bedrooms or more.  The Brewery District is exempt from the Family-Friendly Housing 
Bylaw (master plan community that was initiated prior to Family-Friendly Housing 
Initiative).   
 
Heritage Revitalization Agreement 
 
A Heritage Revitalization Agreement (HRA) is a negotiated agreement between the City 
and a property owner for the purposes of heritage conservation. In exchange for long-
term legal protection and exterior restoration, certain zoning relaxations, including an 
increase in density, are seen as incentives that offer property owners a financially viable 
means for conservation. An HRA does not change the zoning of the property, rather it 
adds a new layer which identifies the elements of the zone that are being varied or 
supplemented. An HRA is not legally precedent setting as each one is unique to a specific 
site. Provisions for the local government to negotiate a Heritage Revitalization 
Agreement are set out in Section 610 of the Local Government Act.   
 
Heritage Policy for the Use of Heritage Revitalization Agreements 
 
The City has a Heritage Policy for the Use of Heritage Revitalization Agreements that 
has the following objectives: 

 Ensure that the HRA policy is integrated with other important City policies. 
 Ensure that HRAs are used appropriately, and that they balance both public and 

private benefits. 
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 Create an application process that is clear. 
 Establish a follow-up procedure to ensure that heritage conservation work is 

completed as promised.   
 
Heritage Designation Bylaw 
 
A heritage property which is the subject of an HRA is also protected with a Heritage 
Designation Bylaw. A Heritage Designation Bylaw is a form of land use regulation that 
places long-term protection on the land title of a property and which is the primary form 
of regulation that can prohibit demolition. Any changes to a protected heritage property 
must first receive approval from City Council (or its delegate) through a Heritage 
Alteration Permit.  Provisions for the local government to place Heritage Designation 
Bylaws on properties are set out in Sections 611-613 of the Local Government Act.   
 
Standards & Guidelines for the Conservation of Historic Places in Canada 
 
Council adopted the “Standards & Guidelines for the Conservation of Historic Places in 
Canada” (“Standards & Guidelines”) in 2008 as a basis for assessing heritage projects 
within the city.  HRA proposals are carefully evaluated against it by staff to confirm 
compliance.   
 
HERITAGE CONSIDERATIONS 
 
Heritage Value 
 
The house at 612 Brantford Street was constructed in 1890, altered in 1913 and converted 
to a duplex in 1948. It retains its original massing and materials. It is possible that the 
original siding remains underneath the stucco, but this will not be confirmed until work 
actually begins on the restoration.   
 
The project drawings identify that the proposal would include aspects of preservation, 
rehabilitation and restoration based on on-site investigations of the heritage house. The 
front portion of the house would be restored and rehabilitated and the small rear portion 
would be removed. A new addition would be added to the rear of the heritage house with 
a modern and respectful design which would provide for the juxtaposition between the 
“old” and the “new”.   
 
The Statement of Significance and the Heritage Conservation Plan have been included 
with this report (see Appendix C). 
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Heritage Revitalization Agreement 
 
Through the HRA, the applicant would be requesting that the six storey building be a 
completely residential building with no commercial at grade.  The applicants are also 
proposing relaxations to the required off-street parking, and rear yard setbacks.  This 
entails the following: 
 
Rear Yard Setbacks  

Required under C-3 Zoning: 13.40 ft. (4.08 metres) 
Proposed: 12.00 ft. (3.66 metres) 

 
Off-Street Parking  

Required: 66 spaces (57 residential and 9 visitor) 
Proposed: 57 spaces (50 residential and 7 proposed) 

 
DESIGN CONSIDERATIONS 
 
Urban Design 

 
The proposed six storey multi-unit residential building will be located on the east side of 
the property with the 1890 heritage home located on the west side of the property.  As 
indicated by the applicant in their Design Rationale (see Appendix B), this is intended to 
provide for a better massing transition from the existing single-family (zoned C-3) to the 
south and west to the high-rise residential and low rise commercial developments to the 
north and east. 
 
The proposed six storey mid-rise would be a wood frame building with cladding 
consisting of a combination of modern materials including large expanses of glazing 
including corner fenestration, thin brick veneer, prefinished panels and prefinished 
siding.  The main entrance would be delineated by two vertical brick veneer columns and 
an extended horizontal canopy that would offer weather protection for residents and 
visitors.   
 
The ground-oriented units within the proposed new multi-unit residential building have 
been designed to include outdoor patio areas and there will be a ground-level common 
indoor and outdoor amenity area which will be located at the northwest corner of the 
building adjacent to the existing heritage house.  The indoor amenity would be developed 
as a gathering/meeting room with a kitchenette and will have direct access to the outdoor 
amenity area.  There will also be common outdoor amenity area located at the southwest 
corner of the site to the rear of the heritage home and a rooftop outdoor amenity area 
consisting of garden areas, open seating (tables, chairs, benches), and a small covered 
area.   
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As indicated by the applicant, the 1890 heritage home will be restored to its original 
character with painted clap board siding,  new windows and doors, and a new front entry 
porch.  The single-storey addition that currently exists at the back of this heritage home 
will be replaced with a new two-storey addition in order to provide for more interior 
living space.  The new addition will be delineated with modern materials and glazing in 
order to keep a juxtaposition between the “old” and “new” elements of the home inorder 
to further distinguish and celebrate the heritage house.   
 
The architecture and landscape drawings for the proposed mid-rise multi-unit residential 
building and heritage house have been attached to this report (see Appendix D). 
 
Streetscape Improvements 
 
The applicants have been in discussions with the City’s Engineering department and are 
proposing to provide a road dedication to increase the width of the Brantford Street as 
well as to create additional on-street parking.  The initial streetscape concept includes 
landscaped bump-outs to allow additional landscaping and trees along the street as well 
as upgraded sidewalk for pedestrians.  As the proposal moves forward, the streetscape 
design will be further developed.  
 
Questions for the Design Panels’ Consideration 
 
In addition to seeking general comments from the NWDP in regards to the overall design 
of the proposed application, staff have identified the following questions for the NWDP 
to provide specific response to: 
 
1) How does the form and character of the principal building fit in with the surrounding 

neighbourhood context?  The applicant has indicated that the proposed six-storey 
building will provide for a better massing transition from the existing single-family 
(zoned C-3) to the south and west to the high-rise residential and low rise commercial 
developments to the north and east. 
 

2) The applicant has proposed a series of design interventions to address the proximity 
of the new mid-rise building to the heritage house.  How does the panel feel about the 
separation between the mid-rise and the heritage house?  Are the design interventions 
sufficient for addressing proximity concerns?   
 

3) Applicant is proposing a design which they feel will help the heritage home “stand 
proud” – does the NWDP feel that this is being achieved through the proposed 
design? Are there other design interventions that should be considered? 
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Rupinder Basi, 
Senior Planner 
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Fulton/Thompson Residence
612 Brantford Street
Statement of Significance
May 2016

BIRMINGHAM  &  WOOD      Architects  •   Planners

Statement of Significance
Fulton/Thompson Residence
612 Brantford Street

Name Of Historic Place
Fulton/Thompson Residence

Street and Street Number 
612 Brantford Street
New Westminster, B.C.

Description of Historic Place

The Fulton/Thompson Residence is a two storey wood-frame dwelling with steep 
pitched roof, on the northwest side of Brantford Street in New Westminster.  The 
house was constructed in 1890.

Value of Historic Place

612 Brantford Street was built during the 1887-1892 building boom in New 
Westminster.  This was a wave of investment in infrastructure improvements, both 
municipal and CPR rail service, and population growth in New Westminster. 

The builders and first occupants of 612 Brantford, John Lee Thompson and Emily 
J. Fulton, had come to British Columbia from Nova Scotia in 1889.  They are likely 
to have come to the area as a result of the speculative activity fueled by the CPR 
branch extension to New Westminster and the associated auction of development 
lots.

Brantford Street extends for only a single block.  The 1957 fire insurance map shows
only eight houses on the street.  612 Brantford is the last remaining house of the 
original residential development.  It is the oldest standing house in the Uptown 
neighbourhood today.
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Fulton/Thompson Residence
612 Brantford Street
Statement of Significance
May 2016

     BIRMINGHAM  &  WOOD      Architects  •   Planners

Character-Defining Elements

•  steep pitched roof with gable end facing Brantford Street,
•  second floor partially within roof volume, 
•  modest scale and lack of detail,
•  wood drop siding, and
•  vertical windows facing street. 

Research prov ded by E ana Zysb at, Her tage Consu tant.

Rear one storey wing of house.
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          BIRMINGHAM    &    WOOD        ARCHITECTS     •     PLANNERS

 Conservation   Plan
Fulton/Thompson  Residence, New Westminster, BC

C O N T E N T S   
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 Conservation   Plan
Fulton/Thompson  Residence, New Westminster, BC

 Fulton/Thompson Residence
 612 Brantford Street 
 New Westminster, BC

 Introduction

The Fulton/Thompson Residence, built in 1890, was one of only eight 
houses built along Brantford Street between 1890 and 1952.  612 Brant-
ford is the last remaining of the original eight houses.  It is a modest 
wood frame house with second storey tucked within the steep pitched 
roof.  It does not have a basement.  The existing one storey wing at the 
rear will be replaced with new construction with two levels.

The proposed development project involves shifting the location of 
the Fulton/Thompson Residence southwest along Brantford Street 
and restoration of the building as a single family residence.  

The building will be placed on a new foundation over an underground 
parking garage.  The house has not been well maintained for many 
years.  It was never an elaborate house and appears to have had few 
exterior details.  Every effort will be made to retain original elements 
and repair them.  Some porch details and the siding may have to be 
replicated.

The repositioning of the house allows it to be adjacent to remaining 
houses of similar scale on Brantford Street rather than between a new 
proposed multi-family building and existing commercial uses and to 
receive more sun exposure and light.

The house will be restored per the Conservation Plan criteria overleaf.  
This Conservation Plan should form an integral part of the construc-
tion documents for the project.

I N T R O D U C T I O N

01
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Fulton/Thompson  Residence, New Westminster, BC
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Fu ton/Thompson Residence
612 Brantford Street
Statement of Significance
May 2016

     BIRMINGHAM  &  WOOD      Architects  •   Planners

Statement of Significance
Fulton/Thompson Residence
612 Brantford Street

Name Of Historic Place
Fulton/Thompson Residence

Street and Street Number 
612 Brantford Street
New Westminster, B.C.

Description of Historic Place

The Fulton/Thompson Residence is a two storey wood-frame dwelling with steep 
pitched roof, on the northwest side of Brantford Street in New Westminster.  The 
house was constructed in 1890.

Value of Historic Place

612 Brantford Street was built during the 1887-1892 building boom in New 
Westminster.  This was a wave of investment in infrastructure improvements, both 
municipal and CPR rail service, and population growth in New Westminster. 

The builders and first occupants of 612 Brantford, John Lee Thompson and Emily 
J. Fulton, had come to British Columbia from Nova Scotia in 1889.  They are likely 
to have come to the area as a result of the speculative activity fueled by the CPR 
branch extension to New Westminster and the associated auction of development 
lots.

Brantford Street extends for only a single block.  The 1957 fire insurance map shows
only eight houses on the street.  612 Brantford is the last remaining house of the 
original residential development.  It is the oldest standing house in the Uptown 
neighbourhood today.
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Fu ton/Thompson Residence
612 Brantford Street
Statement of Significance
May 2016

     BIRMINGHAM  &  WOOD      Architects  •   Planners

Character-Defining Elements

•  steep pitched roof with gable end facing Brantford Street,
•  second floor partially within roof volume, 
•  modest scale and lack of detail,
•  wood drop siding, and
•  vertical windows facing street. 

Research provided by Elana Zysblat  Heritage Consultant

Rear one storey wing of house.
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 Conservation   Plan
Fulton/Thompson  Residence, New Westminster, BC

H I S T O R Y 

 House History

The following House History has been prepared by Elana Zysblat, 
Heritage Consultant.  Her research sources are listed on the final 
pages.

04
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 Conservation   Plan
Fulton/Thompson  Residence, New Westminster, BC

612 Brantford Street - Historic Brief

In 1859, the Royal Engineers surveyed the area to become New Westminster, superimposing a 
grid pattern parallel to the Fraser River on the natural topography, with streets running up the hill 
and avenues across it. The head engineer, Colonel Richard Moody, envisioned a formally 
planned ‘Garden City’ with prominent public parks and elegant, wide avenues.

When the Canadian Pacific Railway announced it would extend its service to BC and locate its 
western terminus on Burrard Inlet, New Westminster sought a branch line, and needed to raise 
the funds (approx $70,000) for a construction bonus. Thus in 1885, New Westminster city 
council requested title from the provincial government to some of the provincially held land 
reserves so they could be subdivided into lots and put up for auction to raise the funds.

The auction was held in 1886, and was a huge success, raising the needed funds but also 
creating a wave of speculation bringing many new investors, residents and businesses to new 
Westminster. The decision to invest in a branch line bought on immense development, public 
and private, for the next decade until the great fire of 1898. Over 3 million dollars were spent on 
building during the boom of 1887 - 1892 alone. In 1888-89 it was decided to expand the city’s 
boundaries to include all the suburban blocks laid out by the Royal Engineers beyond Royal 
Avenue, including neighbourhoods such as Sapperton, Queensborough and this area now 

 1861 Plan for New Westminster as drawn by the Royal Engineers. credit: UK National Archives CO700

H I S T O R Y 

05
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known as Uptown. Between 1889 and 1890 City Council approved the establishment of 
waterworks in the new neighbourhoods, established electrical utilities and proceeded with a 
street improvement program. Streets were graded, sidewalks installed and numbered streets 
and avenues replaced most of the street names on the original 1860s plan (the city now 
extended to 10th Avenue, see map 617 below). 

The subject house was built in the midst of the 1887-1892 boom, where construction, 
infrastructure improvements and population growth were at their highest. In fact the two Nova 
Scotian families involved in its development along with the next door house at 608 Brantford 
must have come to New Westminster because of the hype around the CPR arrival in BC and 
the opportunities this decision was bringing, in Vancouver and New Westminster especially.

During this boom, the Westminster Street Railway Company launched local streetcar service in 
1890, and then in 1891, through its subsidiary the Westminster & Vancouver Tramway 
Company, built the first interurban line to Vancouver. The location and route of these early 
streetcar lines in New Westminster greatly effected where neighbourhoods evolved. The subject 
house was in a ‘suburban’ area north of downtown but in a location very close to both Sixth 
Street (the interurban line) and Fourth Avenue (an internal line to Queen’s Park) allowing for 
significant 1890s development that wasn’t considered risky or remote.

The house at 612 Brantford Street was built in 1890 by carpenter John Lee Thompson 
(1864-1940) and his new wife Emily J. Fulton, both born in Colchester County, Nova Scotia and 
recently arrived in New Westminster the year before. Emily’s family (father and brothers) were 
also in the building and carpentry field. They had been married in late 1889 just a few months 
before building the house. They had one son in 1891, Walter Thompson, but Emily died later the 
same year.

Map of the City of New Westminster in 1892. credit: Vancouver Archives MAP 617
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616 Brantford (demolished in 2004) and 608 Brantford (demolished in 1961) were built in 1890 
alongside the subject house. The loss of the two neighbouring houses to demolition leaves 612 
Brantford as the oldest standing house in the Uptown neighbourhood today. The three original 
family heads were all carpenters/builders and may have known each other from previous work 
places or projects. 616 Brantford was built by builder Henry Myles Marshall, who had also 
arrived in New Westminster in 1889. The Marshall family lived on Brantford street the longest, 
until Henry Marshall’s death in 1934. 608 Brantford was built by Emily’s brother Frederick 
Fulton. He was also recently married and had a newborn son at the same time Emily and John 
lee did.

The above fire insurance map (Goad’s Atlas for New Westminster) from 1897 (revised in 1899) 
shows a residential neighbourhood dominated by single family about 50% filled out. The three 
homes on Brantford Street are outlined in red. credit: NWPL
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The neighbourhood continued to fill out during the boom of 1911-1913, with more single-family 
homes where lots are available and a stronger commercial presence on the streetcar route on 
Sixth Street, although these are in the form of neighbourhood stores and services, mostly 
clustered on corners.

The low density residential character of Uptown began to change after World War II as part of 
the suburban boom which transformed all cities in the Lower Mainland. In New Westminster, the 
BCER (BC Electric Railway Co.) decided to close down the interurban train system in the early 
1950s and shift to bus transportation. The closing down of their BCER depot on Columbia, and 
their move to Royal Avenue and Sixth Street In 1952 was the beginning of this transformation. 
The City of New Westminster (City Hall) also decided to make the move uptown by taking over 
a part of the soon-to-be-closed Duke of Connaught High School site to build a new city hall. The 

A 1982 photograph of 616 Brantford taken for the New Westminster Heritage 
Inventory. This house was demolished in 2004. As it was constructed in the same 
year as 612 Brantford it is assumed some of the architectural details such as siding 
and window style would have been the same as on this house in a more original 
state. credit New Westminster Archives IHP14629
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new city hall building was opened in November 1953 . The removal of transportation hubs and 1

civic facilities from downtown New Westminster were followed by a gesture that would finalize 
the shift from downtown to uptown - Woodward’s purchasing of an entire city block of houses 
and small stores at 6th Avenue and 6th Street. When the land sale was announced in 1952, 
many small businesses began to buy up properties along Sixth Street, following Woodward’s to 
a location that was previously considered ‘out in the bushes’, but would now become a 
destination shopping area. Initially, the effect of this transformation on Brantford Street resulted 
in densification, four of the eight houses were built on the street in 1950 or moved to the street 
from other areas. The subject house was converted into a duplex in 1948. This is probably due 
to the post WWII need for housing and population growth, but also in response to the shift of 
services to this neighbourhood, and specifically close to Sixth Street that made this a very 
desirable location.

Over the decades since Woodwards, Uptown (Sixth Ave and Sixth St) evolved into a 
commercial shopping area, replacing Downtown (Columbia St) as New Westminster’s leading 
retail area.  Single-family dwellings close to the main shopping streets got pushed out and 
demolished for stores or apartment buildings. Of the eight Brantford Street single-family 
dwellings four of which were built in 1890 (608, 612, 616 and 611) and the other four built or 
moved here in the 1950s (607, 615, 617 and 618) only 612 Brantford survives as a dwelling with 
continuous and current residential use. All the other properties have been demolished (or 
boarded up - 618 Brantford) for apartment buildings, commercial properties and parking lots. 
Uptown’s character today remains one of high density apartments and retail stores.

address on Brantford built demolished

608 1890 1961

612 1890 n/a

616 1890 2004

618-20 1941 (moved here in 1952) boarded up

607 1952 1957

611 1890 1969

615 1950 1988

617 1892 (moved here in 1950) 1988

 Jim Wolf, 2007. for the Parks and Recreation Department. A History of New Westminster’s 1

Park Sites and Facilities. page 50

105197



106198



107199



          BIRMINGHAM    &    WOOD        ARCHITECTS     •     PLANNERS

 Conservation   Plan
Fulton/Thompson  Residence, New Westminster, BC

1909 Thomas Crispin - manager at Arrow Press (739 Front) printer (moved to 705 6th Ave by 
1912)
1912 B H Smith - machinist @ Schaake Machine Works
1913* Frank S Huschart - carpenter

*Permit was taken out in 1913 to alter house

1924-1925 Alex & Archie Milne - saw filers and locksmiths
1927 Charles H Winslade - shipper at Mohawk
1930 John Erickson - blacksmith at Mohawk
1932- 1935 Lowrie W & Hazel J Miller - driver
1940 Mrs. Jessie K. Gilroy - widow
1943 Frederick W & Edith M Landels - millworker @ Canadian Western Lumber
1945* -1971 Ferdinand and Mildred I Jackle - oiler @ McMillan Bloedel and nurse 

* Permit was taken out to convert the house into a duplex

1972 - Francis E Cindrich - employee at Bull, Housser & Tuper
1974 - vacant
1976 - 1981 Noreen D Meiklejohn - office worker and Jim Hill
1984 - 85 vacant
1987 Robert Kosolofski
1991 Ron Hodges
1994 Ron McDonald

Brantford Street was named in the early 1890s after Brantford, Ontario . 2

The list of residents has gaps because the directories for New Westminster are organized by 
name only, not by address from 1895 until 1925. If there is a long term owner we are able to 
track their residency through those years, but in this case the turn over in residencies was so 
frequent that most tenants/owners stayed only for a year or two. The longest residency was the 
Jackle family, Ferdinand (1904-1983) was Austrian born and Mildred (1909-2001) was Ontario 
born. The constant trend in the residency pattern was the working-class demographic, with a 
dominance of tradesmen like carpenter, blacksmith, machinist etc…

Resources

New Westminster Public Library:
Historic directories
Fire insurance maps

New Westminster Archives:
Historic photos

City of New Westminster:
Building permit records

 New Westminster Public Library Heritage Site. Streets of New Westminster origins. http://2

www.nwheritage.org/heritagesite/history/content/streets/ac.htm

H I S T O R Y 
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New Westminster Heritage Resource Inventory, Vol 3
Development Services. January 2008. New Westminster’s Oldest Houses report. Oldest 
houses in the Uptown neighbourhood. pg 8.

BC Archives:
Indexes to births (1854-1903), marriages (1872-1938), deaths (1872-1993), colonial 
marriages (1859-1872) and baptisms (1836-1888)
Government of Canada Censuses for BC - 1901, 1911 and 1921

Vancouver Daily World Newspaper - various archive issues from 1889 to 1924

Publications:

Ewert, Henry. 1986. The Story of the B.C. Electric Railway Company. Whitecap Books

Freund-Hainsworth, Katherine & Hainsworth, Gavin. 2005. A New Westminster Album: 
Glimpses
of the City as it was. Dundurn.

Hayes, Derek. 2005. Historical Atlas of Vancouver and the Lower Fraser Valley. Douglas 
& McIntyre. 

Province Newspaper. Dec 2, 2001. Obituary for Mildred I Jackle

Wolf, Jim. 2005. Royal City: A Photographic History of New Westminster.

H I S T O R Y 
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 Conservation Plan

The assessment of the condition of the Fulton/Thompson Residence 
and the appropriate restoration, rehabilitation and refurbishment 
requirements of individual elements are detailed below.  These 
recommendations correspond to the Canadian Standards and 
Guidelines for the Conservation of Historic Places in Canada.  It is the 
intent of this report that the exterior of the houses be restored to these 
standards.  The Conservation Plan does not provide recommendations 
for interior restoration or conservation work.  

The exterior work is also subject to the requirements of:

• British Columbia Building Code 2012, and the
• Homeowner Protection Act.

Both of these regulations contain provisions that allow for the 
conservation of Heritage buildings.  The following Conservation Plan 
specifications are written to recognize the applicable requirements of 
these regulations.  

.1	 Roofing	and	Soffits

The original roofing material was likely cedar shingles on 
strapping.  It is not practical to install new cedar shingles  

               because of  longevity and fire safety concerns.  The existing 
roofing is conventional asphalt shingle in very poor 
condition.  This will be replaced with new asphalt shingle 
roofing.  We recommend the roofing be redone with a 
traditional three-tab asphalt shingle in a charcoal grey.  
Final colour selection is to be approved by Heritage 
Consultant.

The soffit material appears to be painted plywood which is 
unlikely to be the original material.  Once scaffolding is in 
place, this can be determined.  We recommend the existing 
soffit by replaced with tongue & groove cedar plank soffit 
material of period detail.    

No material is to be removed without the detailed review 
and express directions of the Heritage Consultant.

C O N S E R V A T I O N   
P L A N   

015

Existing roofing and soffits will be replaced.
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.2	 Fascia	and	Barge	Boards

 It appears the original fascia and barge boards are in 
 place however they are in very poor condition.  The soffits 
 will be replaced, the roofing will be replaced and we 
 recommend that the fascias and barge boards also be 
 replaced.   Only smooth both sides, clear cedar is to be 
 used as replacement material.  New fascia and barge 
 boards are to match the dimensions of the existing boards.  
 We recommend that traditional ogee mouldings be 
 installed at the top edge of the barge boards.  These 
 function to create an overhang of the roofing shingles  
 which protects the barge boards from constant exposure 
 to dripping, running rain water.  The final decision 
 whether or not to replace the fascias and barge boards is 
 to be made by the Heritage Consultant once closer 
 review can be done on site.

 No material is to be removed unless it is expressly 
 directed by the Heritage Consultant.

.3	 Flashings

 At the time of construction of 612 Brantford Street, 
 sheet metal flashings, that have become such a ubiquitous 
 construction element today, were little used.  They can 
 have a significant impact on the appearance of a building.   
 Flashings should be used only where necessary in the
  renewal of roofing and siding, they should be as discreet 
 as possible and should match the colour of adjacent 
 materials.  Exposed vertical flashing faces should be 
 maximum 1/2 inch.  Wood window sills are not to receive 
 flashings.  Water table trims cut in a traditional profile 
 with a rabbet at the top edge to fit behind siding and with 
 a sloping top surface at a minimum slope of 10% are to 
 be installed in lieu of flashings at main floor level/top 
 of siding at foundation and at bottom of foundation 
 siding.  

 Any installation of new flashings is to be reviewed by 
 the Heritage Consultant prior to commencement of any 
 work.  Flashing colour is to match that of the adjacent 
 material.  For example, window head flashings are to 
 match window trim colour; roofing flashings are to match 
 roofing colour.

016

C O N S E R V A T I O N   
P L A N   

The original fascia and barge boards are in place.
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.4 Gutters and Rain Water Leaders

 Conventional modern aluminum gutters are in place on 
 the building.  All existing gutters and rain water leaders 
 are to be removed carefully avoiding damage to original 
 materials.  New gutters are to be installed.  These 
 are to be traditional half-round gutters on hanging straps 
 per detail shown on the right. 

 Rain water leaders are not to be the standard rectangular 
 profile aluminum type, rather 3” diameter painted 
 galvanized steel rain water leaders are to be installed.  
 Samples are to be submitted for review and approval by 
 the Heritage Consultant.  Gutter and rainwater leader 
 colour is to match that of the window trims.

.5 Windows

The original wood window sash has been removed 
however the original window openings with their frames 
remain.  The frames and sills of the street facing windows 
will be removed and restored with new wood sash of 
period detailing fitted to the frames.  It is proposed that 
window openings on the side walls of the house be altered 
to suit the new siting of the building and the proposed 
interior alterations.  

New windows in the restored front wing of the house 
will all be of period detailing, operation type (double hung) 
and proportions of the front facing windows.

Windows in the new rear addition will be of modern 
detailing to suit the new distinctly 2016 era addition.

All new wood windows are to be provided by a 
pre-approved window fabricator.

There are a number of experienced fabricators in the Lower 
Mainland with the skills and knowledge to provide 
windows with period detailing.  The Heritage Consultant 
will provide a list of pre-approved trades for this work.

017

Aluminum gutters and rainwater leaders to be replaced.

C O N S E R V A T I O N   
P L A N   

Original window openings remain but sash has 
been replaced with aluminum retrofit windows.
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.6           Exterior Doors

The original front entry door has been replaced with an 
unsympathetic substitution in the porch side wall.  A 
period door and in new frame is to be provided in the 
original front door opening in the front wall of the house.   
The Heritage Consultant will provide a list of pre-approved 
trades for this work. 

Door hardware is to be of the period of the original 
construction of the building.  Approved hardware is the 
“Rectangular” model as manufactured by ‘Rocky Mountain 
Hardware’ or equivalent as approved by the Heritage 
Consultant.

.7 Porch 

The original front porch is in place.  It is currently fully 
enclosed and has been clad in stucco continuous with the 
balance of the house.  The steps approach from the side of 
the porch across the front of the house. 

It is proposed that the porch be retained but that the 
enclosing walls be removed and replaced with substantial 
wood posts and side rails of period detailing.  The steps are 
to be reoriented so the approach to porch is directly from 
the street. 
  
The porch floor will be waterproofed as a roof.  Flashings 
and roofing membrane at the porch floor edges are to be 
covered by a horizontal trim board to match the dimension 
of the original trim (1x6).  The porch flooring is to be 
tongue and groove 1x4 fir plank flooring projecting 1 1/2” 
past the perimeter trim board over spaced pressure-treated 
strapping.  

New guard rails are to be provided on both sides of the  
porch and are to be constructed following the details 
provided in the architectural drawings using 2  1/2”  x   2  1/2” 
vertical pickets with approximately 4” on centre spacing.  
The guard rail height is to be 2’-6” as was typical of the era 
of the house.  

Replacement steps are to be built of pressure-treated wood 
with 1 1/2” thick treads with 1” nosings and solid risers.  
The side walls of the steps are to match the siding of the 
base of the house.

018

C O N S E R V A T I O N   
P L A N   

Condition of existing porch.

Condition of existing porch.
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.8	 Siding

The original drop wood siding is in place beneath stucco 
cladding.  The siding is of the profile indicated in the sketch 
on the right.

The design intention is that the existing stucco siding will 
be entirely removed with great care and that the original 
siding will be maintained and restored in place if 
acceptable to the building envelope consultant and Home 
Protection Office warranty provider.  If deemed necessary, 
the siding will be carefully removed, restored and replaced.  
Where window openings are being filled or where there is 
damage or deterioration to the original siding, new siding 
of the same profile will be used to create a seamless exterior 
appearance.  

.9 Exterior Details

 The original house was very modest in proportions and 
 detail.  There is no indication of exterior details such as 
 eave braces, dentil mouldings.  The photo to the right is 
 of 616 Brantford, now demolished.  There may have been 
 similar trim boards and porch columns at 612.  Once the 
 stucco cladding is removed from 612 Brantford, any 
 evidence of original detailing will be used to replicate 
 such detailing in the restoration.

.10 Foundation 

The house will be moved from its existing foundation and 
will be placed over a new basement on new cast-in-place 
concrete foundations.   

The crawl space enclosing walls below the main floor joists 
will be rebuilt and reclad. 

New foundations and below-grade waterproofing are a key 
measure for improving the livability and longevity of the 
building.

C O N S E R V A T I O N   
P L A N   

Profile of original siding.

019

616 Brantford, now demolished.616 B tf     
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Heritage	Conservation	Maintenance	Plan

As this project moves to construction and occupancy, it will be essential 
to include a Heritage Conservation Maintenance Plan as an integral 
part of the construction documents.  The objective of the maintenance 
manual is to identify building systems and elements crucial to the long 
term conservation of the house and to provide guidance for routine 
inspection and maintenance.

The conservation work is specified to be in conformance with the 
document “Standards and Guidelines for the Conservation of Historic 
Places in Canada”.  It is intended that building maintenance also con-
form to the Standards and Guidelines document.  This document is 
available through Parks Canada or via the provincial Heritage Branch 
in Victoria, BC at 250-356-1432.  It is recommended that a copy of the 
Standards and Guidelines form a part of the maintenance documents 
permanently stored on site.

The maintenance manual adopts the definition of maintenance per 
the Standards and Guidelines:  “routine, cyclical, non-destructive 
actions necessary to slow the deterioration of a historic place.  It en-
tails periodic inspection; routine, cyclical, non-destructive cleaning; 
minor repair and refinishing operations; replacement of damaged or 
deteriorated materials that are impractical to save.”  Regular, non-
destructive cleaning and repair of original material is the guiding 
principle of this manual.

.1 Scope of Manual

The maintenance manual deals primarily with the exterior envelope 
of the building.  Avoidance of damage from water infiltration, sun 
exposure, and pest damage are the primary goals of maintenance.

.2 Building Elements

The manual identifies the exterior building envelope by individual 
component with a checklist for inspections.   The components are 
organized from the roof down to the foundation.  Specific recom-
mendations are made for the individual building materials and 
assemblies.

M A I N T E N A N C E   
P L A N   

021
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.3 Retention of the Original

All future repairs, replacements or alterations to the buildings must 
conform to the Standards and Guidelines.  The Standards and Guide-
lines mandate an approach of conservation rather than replacement 
wherever possible.  Retention of original materials and elements is 
crucial to the fundamental intent of heritage building conservation.

.4 Inspection Schedules, Checklists and Archive

The manual will include lists of building elements to review and what 
to look for according to monthly, yearly or longer periods.  A log of 
inspections should be maintained with the manual; architectural and 
structural drawings from the building conservation work; a copy 
of Standards and Guidelines; and an archive of photographs of the 
building. 

M A I N T E N A N C E   
P L A N   

022
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T E L E P H O N E :    604.687.1594                 
email :    info@bwarc.ca
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Appendix C - 

Applicant Response to August 
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Appendix D - 

Revised Project Drawings
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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: September 27, 2016 

 
From: 

 
Rupinder Basi 
Senior Development Planner 
 

 
File: 

 
DPS00045 

 
Subject: 

 
Development Permit Application for Urban Academy School (100 Braid 
Street) 
 

 
 
RECOMMENDATION  
 

THAT this report be received for information 
 

 
PURPOSE 
 
The applicant (Urban Academy) has applied for a Development Permit to facilitate the 
construction of a 4,726 square metre (50,870 square feet) private school on the westerly 
portion of the 100 Braid Street property at the corner of Braid Street and Rousseau Street 
(see Appendix A).  There is an active OCP Amendment and Rezoning Application to 
amend the land use designation, implement Development Permit Area guidelines, and 
change the zoning of the site to allow for the proposed school and future residential.  The 
proposed OCP Amendment and Rezoning Amendment Bylaws have received third 
reading and staff is working with the applicant in finalizing these applications before 
final adoption.  In the meantime, the applicant wishes to initiate the Development Permit 
process and will also be making an application to subdivide the property.  Both 
applications would be subject to the final approval of the OCP Amendment and 
Rezoning. 
 
The purpose of this report is to provide revised information to the New Westminster 
Design Panel on this Development Permit application. 
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BACKROUND 
 
Applicant: 
 

Urban Academy 
101 Third Street, New Westminster, BC 
 
 

OCP Land Use 
Designation: 

 
Existing -  (MU) Mixed Use 
Proposed – (S) School and (RCH) Residential – High 
Density/Community Facility 

 
Development Permit 
Area Designation: 

 
 
Existing – Industrial/Business Park Development Permit Area 
#4 – Brunette Avenue 
Proposed – Comprehensive Development Development Permit 
Area #4 – Urban Academy Comprehensive Development  
 

 
Zoning: 

 
Existing – Light Industrial Districts (M-1) 
Proposed – Comprehensive Development District (Braid Street) 
– CD-67 
 

 
 
 

Parcel Area (100 Braid St.) : 6,957 sq. metres (74,880 sq. feet) 
Urban Academy Site Area: 2,745 sq. metres (29,546 sq. feet) 
 

APPENDICIES ATTACHED TO THIS REPORT 
 

 
PROPOSAL 
 
Project Description 
 
The proposed school will consist of a four-storey structure with a series of rooftop play 
areas on different levels.  As outlined in the project drawings (see Appendix B), all 
outdoor rooftop areas and decks will be landscaped.  The applicants are proposing to 
plant street trees/landscaping along the Rousseau, Braid Street, and rear lane frontages as 
well as other streetscape improvements in order to create a more safer and inviting 
atmosphere for students and school staff.  The main pedestrian entrance to the school will 

A Location Map D 100 Braid Street Design Guidelines 
B Project Drawings  E Proposed CD-67 Zoning 
C Design Rationale for Design Panel   
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come off of Rousseau Street and vehicle access to the site will come off of the Rear lane 
by means of a driveway which will also be shared with future residential uses. 

 
The school building will step down in height from north (Braid) to the rear lane in order 
to provide for a more sensitive transition down towards the surrounding single-detached 
residential uses to the south and southwest of the site.   

 
As indicated by the applicant (see Design Rationale - Appendix C), the proposed school 
will include administrative space, programming for Junior Kindergarten and 
Kindergarten, and an elementary, middle years, and senior program as well as specialty 
teaching space.   There will also be a full size gymnasium, drama, music facilities, and 
multi-purpose teaching room.  The classroom space has been designed to meet the needs 
of the twenty-first century learner and the new Education Plan underway in British 
Columbia.  

 
The proposed development concept entails all student drop-off and pick-up occurring 
within the site within a designated pick-up/drop-off area that would be accessed off of the 
rear lane. Before the future residential is developed, a portion of the school parking will 
be located underneath the building as well as on the existing surface parking lot on the 
eastern portions of the site.  Should the property be subdivided, access to the 40 surface 
parking spaces will be secured for the school by means of parking covenant/access 
agreement.  Once the future residential development occurs, parking for both the school 
and future residential will be located within an existing underground parking structure 
with a shared access to the rear lane that connects to Rousseau Street.  The drawings 
show 1 parking space for disabled persons and this will need to be increased to 2 spaces.  
Staff will work with the applicant in addressing this requirement as part of the next 
drawing submission.  

 
Bicycle Parking will also be provided on the site in excess of City of Zoning Bylaw 
requirements for both students and school staff (112 spaces in total, 70 long-term spaces).  
The both the long-term and short-term bicycle parking will be located near the main 
vehicle drop-off/pick-up area underneath the building,  

 
The existing building located within the future residential portions of the site will remain 
and existing businesses within this building would continue to operate subject to their 
existing lease arrangements/new agreements with Wesgroup until such time as this 
portion of the 100 Braid Street property is redeveloped. 
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buildings on the site that have spaces leased to tenants and the age of the buildings range 
from 45 to 86+ years.    
 
As per the City’s GIS Mapping, 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. The OCP amendment is a “high level” and use 
designation change that allows a maximum of 3.4 million square feet of residential, about 
a million square feet of office and supporting retail. The designation refers to the need to 
provide a community centre and publicly accessible open space. It is expected that the 
development of the site would occur over 20-30 years. 

 
Th proponents are mindful of the Sapperton-Green Development and how the site will 
need to complete the other side of Braid Street.  Staff will work with the applicants in 
regards to how these considerations can be best incorporated within the design guidelines 
and streetscape considerations for the site.  
 
Sustainability Considerations 
 
A Sustainability Report Card has been received for this proposal and is being reviewed 
by staff.  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 provision of a regional education service in close proximity 
to transit. 
 
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 Braid Skytrain station. 
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POLICY CONTEXT  
 
Official Community Plan  
 
The existing OCP designation for this site is (MU) Mixed Use.  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”. 

 
As noted above, the applicants have applied to amend the OCP designation of 100 Braid 
Street in order to facilitate the proposed school as well as future residential on the eastern 
portions of the site.  Should the OCP Amendment Bylaw No. 7836, 2016 be adopted, the 
site would be designated (S) Schools and (RHC) Residential – High Density/Community 
Facility.  The (S) School designation is intended for public, private and post-secondary 
schools and this proposal would be consistent with this designation should the proposed 
OCP amendment be adopted by Council.  
 
Development Permit Area:  
 
The subject property is currently designated as part of the Industrial/Business Park 
Development Permit Area #4 – Brunette Avenue.  The intent of the DPA 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…” 

 
As part of OCP Amendment Bylaw No. 7836, 2016, the applicants are proposing to 
create a new Development Permit Area called #4. Urban Academy Comprehensive 
Development.  The intent of the DPA Designation is: 
 
“The development of this site offers opportunities for providing employment-generating 
uses (private school), community amenities, and multi-unit residential within close 
proximity to transit while promoting high-quality urban design.” 
 
A new set of draft DPA guidelines have been developed for both the subject school and 
future residential uses.  A copy of the design guidelines have been attached to this report 
(see Appendix D).  The proposed development would confirm with these DPA 
guidelines provided they are approved by Council as part of final adoption of OCP 
Amendment Bylaw No. 7836, 2016.  
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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 
existing OCP designation for the property is based on the MU Designation outlined 
within this Neighbourhood Plan in regards to intended land uses. 
 
Zoning Bylaw 
 
The existing zoning for the site is Light Industrial Districts (M-1).  The intent of the M-1 
Zone is to allow for light industrial uses.   As noted earlier within this report, the 
applicants, in partnership with Wesgroup, applied to rezone the property earlier this year 
to facilitate the proposed development as well as future residential.  As per Rezoning 
Amendment Bylaw No, 7837, 2016, the applicants are proposing to rezone the site from 
M-1 to Comprehensive Development District (Braid Street) (CD-67).   
 
Should the proposed rezoning be approved by Council, this proposed development would 
confirm to Zoning Bylaw requirements. A copy of the proposed CD-67 zone has been 
attached to this report (see Appendix E). 
 
Economic Health Care Cluster  
 
The project supports the City’s initiative to build on and support the existing and new 
investment in the Royal Columbian Hospital by providing school options for current and 
future residents within the area beyond those provided within the public school system.   
 
DESIGN CONSIDERATIONS 
 
Urban Design 

 
The overall development concept for the entire 100 Braid site entails the location of the 
proposed Urban Academy School on the west side of the property at the corner of 
Rousseau Street and Braid Street.  The four storey school building would act as a 
transition between the future proposed residential buildings on the site and the existing 
single-detached residential properties located along Rousseau Street to the west and the 
south.  
 
The future proposed residential tower and townhouses would be located further into the 
site away from Rousseau Street.  The higher massing elements of the residential building 
are intended to respond to the adjacent proposed development of Sapperton Green.  The 
proposed residential 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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There will be a pedestrian mews between the school and the future residential portions of 
the site which will help provide a transition between the educational and residential 
portions of the site and an important north-south pedestrian connection through the 
property. This space would be shared between the school and the future residential. 
 
As indicated by the applicants, the design of the school is intended to set the tone for 
future development for the area.  The proposed building will be an “Urban School” 
responding to the constricted site area which does not allow for open play fields.  Starting 
at four stories facing Braid Street to the north, the massing of the building terraces down 
to one storey at the south.  These terraces will then be developed and utilized as outdoor 
play areas.  All mechanical rooftop equipment will be surrounded by a visual screen. 
 
The primary entrance for the school will be located off of Rousseau Street where there 
will be a large canopy that will reinforce a sense of arrival while helping to direct 
students, school staff, and the community to this entrance point.   
 
As outlined in the project drawing submission (see Appendix B), the proposed school 
will be designed as a modern building in regards to design and material selection.  
Materials selected include concrete, cementitious panels and steel.  Wood accents have 
also been selected to add a degree of warmth to the building façade as well as colour 
accents to provide visual interest.  The floor to floor transitions will be defined by 
horizontal elements such as windows and canopies whereas vertical elements such as 
sunshades and façade projections are intended to break up and articulate the massing of 
the building. 
 
Streetscape 
 
The applicant will be undertaking streetscape improvements along both Braid Street and 
Rousseau Street.  These streetscape improvements are intended to provide for a more 
inviting and comfortable pedestrian experience and will consist of enhanced sidewalks, 
street trees, and landscaped boulevards.  
 
The architecture and landscape drawings for the proposed school have been attached to 
this report (see Appendix B). 
 
As indicated earlier within this report, a set of design guidelines were developed for this 
site as part of the proposed OCP Amendment.  For the Design Panel’s consideration, the 
applicant has provided an urban design rationale which highlights how the proposed 
project addresses these guidelines. This rationale has been attached to this report (see 
Appendix C). 
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Questions for the Design Panels’ Consideration 
 
In addition to seeking general comments from the NWDP in regards to the overall design 
of the proposed school, staff have identified the following questions for the NWDP to 
provide specific response to: 
 
1) How does the form and character of the principal building fit in with the surrounding 

neighbourhood context in regards to existing and future proposed development 
(residential on Wesgroup portion of site)?   
 

2) Are there any specific comments in regards to the design of the proposed outdoor 
spaces on the various terraced levels of the proposed school? 
 

3) In the NWDP’s opinion, does the design of the proposed school satisfactorily address 
the 100 Braid Street Design Guidelines (see applicant’s Design Rationale – Appendix 
C)? 

   
  

Rupinder Basi, 
Senior Planner 
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Appendix A 

Location Map – 100 Braid Street 
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Appendix B 

Project Drawings 
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SITE CONTEXT 

100 BRAID STREET

Location

The 100 Braid Street site is located in the 

north-east area of the City of New 

Westminster, within the Sapperton

neighborhood. It sits at the south-east corner 

of the intersection of Braid Street and 

Rousseau Street, and occupies the northwest 

corner of the Rousseau triangle area, the 

triangle itself being bounded by Braid Street to 

the north, Rousseau Street to the West, and 

Brunette Avenue to the East.
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EXISTING SITE

100 BRAID STREET
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SITE VIEWS  100 BRAID STREET
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SITE CONTEXT

100 BRAID STREET

Site Planning & Buildings

The proposed Urban Academy will be located on 

the western portion of 100 Braid St, which is the 

anchor of the Rousseau Triangle. Once 

subdivided the school’s site area will be 2,745sm. 

Situated on the corner of Braid St and Rousseau, 

the new school will act as a transition between 

the single family residences to the west and 

south and the proposed multifamily development 

on the eastern portion of the site as well as the 

future Sapperton Green development on the 

north side of Braid St.

The design of the school is setting the tone for 

the future development for the area. It is an 

urban school responding to the constricted site 

area. Starting at four stories facing Braid St to the 

north, the building terraces down to one story at 

the south. These terraces will be developed and 

utilized as outdoor play areas.

The main entrance to the school is off of 

Rousseau where there is a large canopy that will 

reinforce a sense of arrival and will direct 

students, staff and the community to this 

entrance.

All mechanical equipment is roof top equipment 

where it is surrounded by a visual screen. 
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PRELIMINARY ZONING CONCEPT

100 BRAID STREET
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VIEW ANALYSIS

100 BRAID STREET
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VIEW ANALYSIS

100 BRAID STREET
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SHADOW ANALYSIS

100 BRAID STREET

The tallest building massing has been 

located to the north-east of the site 

in order to minimize the shadowing 

impact on the adjacent residential 

area to the west of the site.

Preliminary shadow analysis is shown 

in the images adjacent. At the 

summer Solstice the development 

predominantly contributes some 

additional shadows to Braid and 

Rousseau Street only. 

During Vernal Equinox the 

development contributes marginal 

additional shadows to the future 

Sapperton Green development to the 

north, but with the shadows again 

predominantly falling on both Braid 

& Rousseau Street.

During both Summer & Vernal 

Equinox the proposed development 

does not appear to impact the 

residential area to the west of the 

existing park to the north-west. 
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SURROUNDING

LANDSCAPE CONCEPT

100 BRAID STREET
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CONCEPTUAL

RENDERING

100 BRAID STREET
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PHASE 1 PARKING

PARKING, DROP-OFF

& TRAFFIC PLAN

100 BRAID STREET

Parking, Loading and Access
Parking and school traffic will be handled on the Braid 
St site. The school's underground parking will be part of 
the initial development with at least 15 short-term 
drop-off spaces underground.  Until the residential 
development is complete, surface parking for staff and 
additional drop-off provisions can be well-
accommodated on the large, remaining lot on the site.

Recycling, Garbage & Compost
The parking level which is accessed from the south lane 
has a secure room for recycling, garbage and compost 
receptacles. The drive aisle is wide enough for trucks 
and the building above does not impede on the 
headroom. 

Safety
Safety for a school is paramount. The proposed building 

has taken into consideration all aspects of Crime 

Prevention through Environmental Design (CPTED) 

principals. Gates have been placed to the flush side of 

walls to prevent unsafe nooks. Ample lighting is 

provided around the building to ensure maximum 

safety for everyone. 
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PHASE 2 PARKING

PARKING, DROP-OFF

& TRAFFIC PLAN

100 BRAID STREET
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PARKING & GYM LEVEL

100 BRAID STREET
7785m / 7985m
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MAIN FLOOR LEVEL

100 BRAID STREET
11900m

Connectivity

The site is fully accessible by public transit; the #128 

bus stops two blocks west at Fader St and the Braid 

St skytrain station is within walking distance.

Vehicular traffic at the intersection of Braid St and 

Rousseau St will be upgraded and traffic lanes will 

have upgraded demarcation to facilitate the flow of 

traffic.

Bicycle racks are provided near the main entrance of 

the building as well in the underground parking area. 

There is a locked bike storage room to encourage 

cycling to the school.

The school will make use of existing and future park 

space and art/athletic facilities within New 

Westminster for physical education, other outdoor 

activities and community programs. In turn, the 

school will be making various facilities available for 

sanctioned community activities.  
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MAIN FLOOR LEVEL

100 BRAID STREET
11900m
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2ND FLOOR LEVEL

100 BRAID STREET
16900m
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2ND FLOOR LEVEL

100 BRAID STREET
16900m
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3RD FLOOR LEVEL

100 BRAID STREET
21100m
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3RD FLOOR LEVEL

100 BRAID STREET
21100m
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4TH FLOOR LEVEL

100 BRAID STREET
25300m
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4TH FLOOR LEVEL

100 BRAID STREET
25300m
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MECHANICAL PENTHOUSE LEVEL

100 BRAID STREET
29500m
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MECHANICAL PENTHOUSE LEVEL

100 BRAID STREET
29500m
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FLOOR PLANS

100 BRAID STREET

Parking & Gym Level                                                                 Main Floor                               Second Floor

7785m / 7985m                                                                                   11900m             16900m
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FLOOR PLANS

100 BRAID STREET

Third Floor                                                  Fourth Floor                                    Mechanical Penthouse Level

21100m                                                                     25300m                        29500m
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COMPOSITE

LANDSCAPE PLAN  

100 BRAID STREET

Roofs

The shape of the building provides an 

interesting and exciting opportunity for roof top 

play areas. This concept has been incorporated 

in many urban schools in Europe and North 

America. Each level of the proposed Urban 

Academy has an outdoor roof area that is 

designed to the age range of the students. Each 

roof area incorporates a mix of concrete and 

synthetic play tiles to encourage creative play. 

Landscaping has been thoughtfully designed for 

learning opportunities as well as student safety. 

The largest roof play area has a perimeter of 

trees and a fence to mitigate balls being kicked 

off the roof and also features seating and a large 

covered area.
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LANDSCAPE PLANS  

100 BRAID STREET

Pedestrian Comfort & Circulation

Pedestrians arriving by foot have clear 

access around the proposed school. Wide 

sidewalks surround the building flanked 

by new landscape features. The eastern 

portion of the site between the Braid St 

Studio building will have a temporary 

green space which will be developed 

further into a public mews once the 

residential development is built.

The landscape around the site has been 

thoughtfully designed to incorporate 

sidewalk patterns, new trees and 

bioswales, large boulders and drought 

resistant planting. An interesting curved 

bench is planned just north of the main 

entrance. 

Lighting for the new building will all be 

LED downlights to minimize light 

pollution. There will be canopy lighting 

along the west and south side of the 

building to ensure the safety of 

pedestrians, as well as city standard light 

standards along Rousseau St and Braid St.

Public View Corridors

A view corridor analysis was done as part 

of the residential development rezoning 

and the school has no impact on any 

public view corridors. 
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LANDSCAPE PLANS  

100 BRAID STREET
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LANDSCAPE PLANS  

100 BRAID STREET
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ELEVATIONS  100 BRAID STREET

Building Entrance & School 

Frontage

The main entrance of the 

school is at Rousseau St. and is 

accented by a large canopy. 

The school signage is near the 

corner of Rousseau St and 

Braid St to be visible to 

everyone passing by the 

building. The majority of the 

Rousseau elevation at the 

street has glazing for optimal 

supervision as well as an 

extended canopy to provide a 

gathering space and rain cover. 

The secondary entrance that 

faces the future public mews 

and residential development is 

highlighted by a canopy as 

well. There is a minor entrance 

for the Kindergarten and 

Junior Kindergarten section of 

the building. The landscape 

design along Braid St and 

Rousseau St provide a safe 

buffer from the traffic as well 

as visual interest with the 

bioswales. Interesting use of 

accent colours break up the 

massing of the building and 

provide visual interest for the 

users and the public. 
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ELEVATIONS  100 BRAID STREET

Character & Materiality

The proposed school is going to be an anchor for the 

development of the Rousseau Triangle and will set the tone 

for future development. It is a modern building in design and 

material choice. Concrete, cementitious panels and steel have 

been chosen for their durability and longevity. Wood accents 

are in place to bring a warmth to the façade. Accent colours

provide a visual interest to pedestrians. The north wall that 

faces Braid St is broken up by using an animated glazing 

pattern and wall projections.
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ELEVATIONS  100 BRAID STREET
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ELEVATIONS  100 BRAID STREET

Massing

The site limitations for this project as well as the 

programmatic requirements resulted in a building mass that 

starts as a single storey adjacent to the single family 

residences to the south and terraces up to four storey’s

facing Braid St. 

Horizontal elements, such as windows and canopies, define 

the floor-to-floor transitions where vertical elements, such 

as sunshades and façade projections, break up and articulate 

the building massing.
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LONGITUDINAL BUILDING SECTION

100 BRAID STREET

Form, Light & Ventilation

Natural light and ventilation is 

optimal for learning.  The 

propose school design provides 

an abundance of natural light 

into all the teaching and learning 

spaces, the corridors, the 

general office and even the 

gymnasium. While some 

classrooms and the media lab 

have a direct visual and physical 

connection to the outdoor 

spaces, all outdoor learning 

spaces are accessible to 

everyone. 

The natural topography of the 

site allows for the gymnasium to 

sit on the lowest elevation with 

direct access at grade. The 

corners of the gym have 

oversized windows allowing in 

natural light and north façade 

facing Braid St is animated with 

a variety of glazing sizes. 

Heat gain into the building is 

mitigated by vertical sunshades 

on the east and west facades of 

the second and third floors, and 

a generous sized canopy on the 

main floor. 
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BUILDING SECTIONS

100 BRAID STREET

Section through Admin + Drama
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BUILDING SECTIONS

100 BRAID STREET

Section through KG + JK

324



BUILDING SECTIONS

100 BRAID STREET

Section through Gym
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Appendix C 

Urban Academy 

Design Rationale 
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URBAN ACADEMY 
100 Braid Street, New Westminster, BC 

Design Rationale for Design Panel 
September 27th 2016 
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1. Project Statistics 

 

Civic Address:  100 Braid St., New Westminster, BC V3L 3G1 

Legal Address:  Topo Plan of WTL, Suburban Block 1, NW Plan 85952 

Zoning:   CD-1 

Site Size:  2,745 SM (29,547 SF) 

Site Frontage:  39M (128’) 

Site Depth:  69M (226’) 

Gross Floor Area: 4,726 SM (50,870 SF) 

 Gym Level: 878 SM (9,450 SF) 

 Main Floor: 1093 SM (11,765 SF) 

 2nd Floor: 859 SM (9,246 SF) 

 3rd Floor: 1219 SM (13,121 SF) 

 4th Floor: 546 SM (5,877 SF) 

 5th Floor: 131 SM (1,410 SF) 

Floor Space Ratio: 1.72 

Site Coverage:  65%  

     Off Street Parking:  40 Staff and Visitor (2.74m X 4.57m)  
          7 Short Term (2.74m x 5.3m) 
          3 Small Car (2.45m x 4.57m)  
 
  Off Street Loading: 2 Stalls 
 
  Bicycle Parking:  112 (70 Secure) 
 
  Setbacks:    Rousseau St 3M 
         Braid St 3M 
         Lane 5.36M 
         East 4.19M 
 
  Building Height:  Height Datum 9.750M 
         North end of Building = 19.75M 
         South end of Building = 7.150M 
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2. BACKROUND 

Urban Academy is an independent school in New Westminster offering instruction to students 
Junior Kindergarten to grade 12. The school is proposing to develop a new school building at 100 
Braid St. that would accommodate its growing enrollment, reflective of the changing direction in 
school design and educational programming.  The school will enroll 450 students at full capacity 
with approximately 250 anticipated in the first year the new building would be open. 

 
The proposed 4,726 sm school will include administrative space, programming for Junior 

Kindergarten and Kindergarten, an elementary, middle years and senior program as well as 

specialty teaching space. The school will include a full-size gymnasium, drama and music 

facilities and multi-purpose teaching 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 environment for students.  It will also offer opportunities for 

neighbourhood access to amenities in the building for community use. 

 

3. URBAN DESIGN PRINCIPALS & SITE CONSIDERATIONS 

 

3.1 Site Planning & Buildings 

 

The proposed Urban Academy will be located on the western portion of 100 Braid St, which is 

the anchor of the Rousseau Triangle. Once subdivided the school’s site area will be 2,745sm. 

Situated on the corner of Braid St and Rousseau, the new school will act as a transition between 

the single family residences to the west and south and the proposed multifamily development 

on the eastern portion of the site as well as the future Sapperton Green development on the 

north side of Braid St. 

The design of the school is setting the tone for the future development for the area. It is an 

urban school responding to the constricted site area. Starting at four stories facing Braid St to 

the north, the building terraces down to one story at the south. These terraces will be 

developed and utilized as outdoor play areas. 

The main entrance to the school is off of Rousseau where there is a large canopy that will 

reinforce a sense of arrival and will direct students, staff and the community to this entrance. 

All mechanical equipment is roof top equipment where it is surrounded by a visual screen.  

 

3.2 Connectivity 

The site is fully accessible by public transit; the #128 bus stops two blocks west at Fader St and 

the Braid St skytrain station is within walking distance. 

Vehicular traffic at the intersection of Braid St and Rousseau St will be upgraded and traffic lanes 

will have upgraded demarcation to facilitate the flow of traffic. 
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Bicycle racks are provided near the main entrance of the building as well in the underground 

parking area. There is a locked bike storage room to encourage cycling to the school. 

The school will make use of existing and future park space and art/athletic facilities within New 

Westminster for physical education, other outdoor activities and community programs. In turn, 

the school will be making various facilities available for sanctioned community activities.   

 

3.3 Pedestrian Comfort & Circulation 

Pedestrians arriving by foot have clear access around the proposed school. Wide sidewalks 

surround the building flanked by new landscape features. The eastern portion of the site 

between the Braid St Studio building will have a temporary green space which will be developed 

further into a public mews once the residential development is built. 

The landscape around the site has been thoughtfully designed to incorporate sidewalk patterns, 

new trees and bioswales, large boulders and drought resistant planting. An interesting curved 

bench is planned just north of the main entrance.  

Lighting for the new building will all be LED downlights to minimize light pollution. There will be 

canopy lighting along the west and south side of the building to ensure the safety of 

pedestrians, as well as city standard light standards along Rousseau St and Braid St. 

 

3.4 Public View Corridors 

 

A view corridor analysis was done as part of the residential development rezoning and the 

school has no impact on any public view corridors.  

 

4. ARCHITECTURAL CHARACTERISTICS: 

4.1 Massing 

The site limitations for this project as well as the programmatic requirements resulted in a 

building mass that starts as a single storey adjacent to the single family residences to the south 

and terraces up to four storey’s facing Braid St.  

Horizontal elements, such as windows and canopies, define the floor-to-floor transitions where 

vertical elements, such as sunshades and façade projections, break up and articulate the 

building massing. 

 

4.2 Form, Light & Ventilation 

 

Natural light and ventilation is optimal for learning.  The propose school design provides an 

abundance of natural light into all the teaching and learning spaces, the corridors, the general 
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office and even the gymnasium. While some classrooms and the media lab have a direct visual 

and physical connection to the outdoor spaces, all outdoor learning spaces are accessible to 

everyone.  

 

The natural topography of the site allows for the gymnasium to sit on the lowest elevation with 

direct access at grade. The corners of the gym have oversized windows allowing in natural light 

and north façade facing Braid St is animated with a variety of glazing sizes.  

 

Heat gain into the building is mitigated by vertical sunshades on the east and west facades of 

the second and third floors, and a generous sized canopy on the main floor.  

 

4.3 Building Entrances & School Frontage 

The main entrance of the school is at Rousseau St. and is accented by a large canopy. The school 

signage is near the corner of Rousseau St and Braid St to be visible to everyone passing by the 

building. The majority of the Rousseau elevation at the street has glazing for optimal supervision 

as well as an extended canopy to provide a gathering space and rain cover. The secondary 

entrance that faces the future public mews and residential development is highlighted by a 

canopy as well. There is a minor entrance for the Kindergarten and Junior Kindergarten section 

of the building. The landscape design along Braid St and Rousseau St provide a safe buffer from 

the traffic as well as visual interest with the bioswales. Interesting use of accent colours break 

up the massing of the building and provide visual interest for the users and the public.  

 

4.4 Character & Materiality  

The proposed school is going to be an anchor for the development of the Rousseau Triangle and 

will set the tone for future development. It is a modern building in design and material choice. 

Concrete, cementitious panels and steel have been chosen for their durability and longevity. 

Wood accents are in place to bring a warmth to the façade. Accent colours provide a visual 

interest to pedestrians. The north wall that faces Braid St is broken up by using an animated 

glazing pattern and wall projections. 

 

4.5 Roofs 

The shape of the building provides an interesting and exciting opportunity for roof top play 

areas. This concept has been incorporated in many urban schools in Europe and North America. 

Each level of the proposed Urban Academy has an outdoor roof area that is designed to the age 

range of the students. Each roof area incorporates a mix of concrete and synthetic play tiles to 

encourage creative play. Landscaping has been thoughtfully designed for learning opportunities 

as well as student safety. The largest roof play area has a perimeter of trees and a fence to 

mitigate balls being kicked off the roof and also features seating and a large covered area. 
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5. VEHICULAR ACCESS, OFF-STREET PARKING AND LOADING AREAS: 

5.1 Parking, Loading and Access 
 
Parking and school traffic will be handled on the Braid St site. The school's underground parking 
will be part of the initial development with at least 15 short-term drop-off spaces underground.  
Until the residential development is complete, surface parking for staff and additional drop-off 
provisions can be well-accommodated on the large, remaining lot on the site.  

 

 5.2 Recycling, Garbage & Compost 

The parking level which is accessed from the south lane has a secure room for recycling, garbage 

and compost receptacles. The drive aisle is wide enough for trucks and the building above does 

not impede on the headroom.  

 

5.3 Safety 

Safety for a school is paramount. The proposed building has taken into consideration all aspects 

of Crime Prevention through Environmental Design (CPTED) principals. Gates have been placed 

to the flush side of walls to prevent unsafe nooks. Ample lighting is provided around the building 

to ensure maximum safety for everyone.  
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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

Conceptual precedent of below grade gymnasium
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2. ARCHITECTURAL CHARACTERISTICS

2.1.  Massing

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

Consider the following:

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

• 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. 

   
• For school development, step building massing 

at the upper levels of the building to allow for a 
transition between the school and the existing and 
proposed adjacent residential buildings. 

 
• Use vertical architectural features to break up and 

articulate the massing of buildings.

• Use horizontal architectural elements and treat-
ments to define floor-to-floor transitions, roofs and 
cornice lines.

• 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. School uses at street level, such as the gymnasium, 
should animate the street frontage at the corner of 
Braid & Rousseau Street for both vehicles and pedes-
trians. For example, through the use of articulated 
massing, materials, transparency and glazing.

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

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.

• Use of transparent materials, high volume 
massing and signage at the residential tower 
entry lobby in order to provide legibility to both 
pedestrians and vehicles.

2.3 Building Entrances

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, 
including mitigating 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:

• 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. Awnings or overhangs should be 
considered at all public entrances.
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Conceptual precedents of school entrances & building materiality that is active, vibrant and of a high quality appearance.
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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. 

• Rooftop play spaces are to be designed to 
ensure safety of students and pedestrians 
below through adequate edge protection. For 
instance through fencing, walls and/or planters 
and planting.

• 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. 

• Consider providing a variety of seating options 
and attractive lighting, as appropriate, to 
promote accessibility and enhance visual 
appearance. Consider providing a variety of 
covered play spaces for weather protection.

• Rooftop open spaces should be sufficiently 
sized so as to allow for meaningful playspace.

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 comple-
mentary 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.

1.  All development and buildings shall be designed to 
minimize impacts from adjacent industrial and transporta-
tion 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 transporta-
tion 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 measurement, 
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) Guidelines 
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.

2. Gallery and artist studios should be located adjacent to 
the street or public space in order to promote connection 
with community and provide active street frontage.

3. The amount of glazing and location for the gallery and 
artist studios should be designed to provide sufficient 
ambient daylight illumination for visual tasks related to the 
production of art.  Low iron glass should be considered 
to provide a higher degree of transparency and improve 
the visual connection from the outside to activities within 
the gallery and studio spaces.  Reflective glazing is 
discouraged.

2.9 Heritage

1.  Consider the Heritage Assessment Report 
completed by Donald Luxton & Associates (January 
2016), in relation to the site having heritage signifi-
cance within the area, as the location of the former BC 
Distillery Building.  The proposed development should 
refer to and acknowledge this former heritage asset. For 
example, this may be achieved through signage, plaque, 
place naming, or architectural and landscape feature / 
gesture etc.

• Make signs visible from the street without being 
obtrusive. Design the size, location and informa-
tion 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.
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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 2.5.

• Landscape perimeter shall have a minimum of 
450 mm growing medium for shrub planting.

• Where trees are proposed in planters, ensure 
a minimum depth of 900mm depth growing 
medium.

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 within the School
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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.  Ensure the following depths for growing medium 
that are applicable for both on and off slab conditions:  
900mm depth for trees,   450 mm depth for shrub 
planting and 300 mm for ground cover.

8.  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.

356



21

10
0 

B
R

A
ID

 S
TR

E
E

T
N

ew
 W

es
tm

in
st

er
, B

C

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

357



22

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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District (Braid Street) 

(CD-67) 
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361



362



363



364



365




