Notice is hereby given of the following meeting:

REGULAR MEETING OF THE
LAND USE AND PLANNING COMMITTEE
March 29, 2021 at 10:00 a.m.
Meeting held electronically under Ministerial Order No. M192/2020 and
the current Order of the Provincial Health Officer - Gatherings and Events

AGENDA
ADDITIONS / DELETIONS TO THE AGENDA
MOTION to amend/approve the Land Use and Planning Committee agenda.
REVIEW AND ADOPTION OF CONSENT AGENDA
MOTION to amend/approve the Land Use and Planning Committee consent
agenda.
ADOPTION OF MINUTES
1.

Adoption of the Minutes of February 8, 2021 LUPC Meeting

PRESENTATIONS
2.

No Items

UNFINISHED BUSINESS
3.

No Items

DIRECTOR OF DEVELOPMENT SERVICES MEMOS FOR ACTION
4.

No Items

REPORTS FOR ACTION
5.

No Items
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CONSENT AGENDA
6.

102/104 Eighth Avenue and 728 First Street: Official Community Plan
Amendment and Rezoning for Infill Townhouses – Preliminary Application
Review

7.

808 Royal Avenue (Douglas College): Academic Building and Student Housing Preliminary Application Review

NEW BUSINESS
8.

No Items

CORRESPONDENCE
9.

No Items

NEXT MEETING
Monday, April 26, 2021
ADJOURNMENT
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It
REGULAR MEETING OF THE
LAND USE AND PLANNING COMMITTEE
February 8, 2021 at 10:00 a.m.
Meeting held electronically under Ministerial Order No. M192

MINUTES
PRESENT:
Councillor Chinu Das, Chair
Councillor Nadine Nakagawa
Councillor Chuck Puchmayr
STAFF:
Ms. Emilie Adin
Ms. Jackie Teed
Mr. Rupinder Basi
Ms. Kathleen Stevens
Ms. Janet Zazubek
Ms. Heather Corbett
Ms. Carilyn Cook

- Director of Development Services
- Senior Manager of Development Services
- Supervisor of Development Planning
- Heritage Planning Analyst
- Planning Analyst
- Committee Clerk
- Committee Clerk

The meeting was called to order at 10:00 a.m.
ADDITIONS / DELETIONS TO THE AGENDA
MOVED and SECONDED
THAT the February 8, 2021 Land Use and Planning Committee agenda be adopted as
circulated.
CARRIED.
All members of the Committee present voted in favour of the motion.
REVIEW AND ADOPTION OF CONSENT AGENDA
MOVED and SECONDED
THAT items items 6 & 7 be removed from the Consent Agenda.
CARRIED.
All members of the Committee present voted in favour of the motion.
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ADOPTION OF MINUTES
1.

Adoption of the Minutes of August 31, 2020 LUPC Meeting
MOVED and SECONDED
THAT the August 31, 2020 Land Use and Planning Committee meeting minutes be
adopted as circulated.
CARRIED.
All members of the Committee present voted in favour of the motion.

PRESENTATIONS
2.

There were no items.

UNFINISHED BUSINESS
3.

There were no items.

DIRECTOR OF DEVELOPMENT SERVICES MEMOS FOR ACTION
4.

There were no items.

REPORTS FOR ACTION
5.

There were no items.

ITEMS REVMOVED FROM THE CONSENT AGENDA
6.

819 Milton Street: Rezoning Application for a Duplex – Preliminary Report
In response to questions from the Committee, staff provided the following
clarifications:
 With respect to future possible development of the smaller surrounding lots,
this application would not be precedent setting as it is a site-specific Heritage
Revitalization Agreement and each application is treated on an individual basis;
 Smaller lots would be more challenging to develop; and,
 While the application is being reviewed by the LUPC first under the Duplex
Design Guidelines, a bylaw would need to go to a Public Hearing to receive
final approval from Council.
A Committee member commented that the design fits into the neighbourhood well.
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MOVED and SECONDED
THAT the Land Use and Planning Committee recommend that staff process the
Rezoning application as summarized in Section 6 of the February 8, 2021 report
entitled, “819 Milton Street: Rezoning Application for a Duplex – Preliminary
Report.”
CARRIED.
All members of the Committee present voted in favour of the motion.
7.

723 Fourth Street: Demolition and Temporary Protection Order
Discussion ensued, and the Committee provided the following comments:
 Situations such at this can become contentious, especially if there is a heritage
house on the site, and may cause hardship for the owners both financially and
time-wise when things get drawn out, and if a house is moveable or salvageable;
 It is disappointing to see this for one of the oldest houses in the neighbourhood,
even if it is not listed on the registry; and,
 Appropriate consultation has been done; therefore, staff recommendations are
supported.
MOVED and SECONDED
THAT the Land Use and Planning Committee recommend that Council direct staff to
proceed with processing the demolition permit application for 723 Fourth Street; and,
THAT the Land Use and Planning Committee recommend that Council direct staff to
advise the applicant to consider advertising the house at 723 Fourth Street as available
for relocation, for the duration of demolition permit review and issuance, as
summarized in the February 8, 2021 report entitled, “723 Fourth Street: Demolition
and Temporary Protection Order.”
CARRIED.
All members of the Committee present voted in favour of the motion.

DIRECTOR’S / MANAGER’S REPORT (Oral Report)
8.

There were no items.

NEW BUSINESS
9.

There were no items.

CORRESPONDENCE
10. There were no items.
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NEXT MEETING
Monday, March 29, 2021
ADJOURNMENT
ON MOTION, the meeting was adjourned at 10:12 a.m.

Councillor Chinu Das
Chair
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

3/29/2021

From:

Emilie K Adin, MCIP
Director of Development Services

File:

PAR01395

Item #:

4/2021

Subject:

102/104 Eighth Avenue and 728 First Street: Official Community Plan
Amendment and Rezoning for Infill Townhouses - Preliminary
Application Review

RECOMMENDATION
THAT the Land Use and Planning Committee endorse the recommendations
summarized in Section 7.0 of this report, and direct staff to include t he
recommendations and other feedback from the Land Use and Planning Committee in
the preliminary application review letter to the applicant.

EXECUTIVE SUMMARY
The applicant has submitted a preliminary application review (PAR) inquiry for a 10 unit
infill townhouse development on two properties located at 102/104 Eighth Avenue and 728
First Street. The development is proposed to consist of units that are two to two and a half
storeys in height, with an overall Floor Space Ratio (FSR) of 1.00.
Should this PAR inquiry proceed to formal applications, an Official Community Plan (OCP)
amendment, rezoning, and Development Permit would be required.
Staff is seeking general feedback regarding the proposal from the Land Use and Planning
Committee, which would be incorporated with staff’s comments in the resulting PAR letter
to the applicant.
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1.0 BACKGROUND
1.1 Policy and Regulations
The subject properties are currently designated Residential - Detached and Semi-Detached
Housing (RD) in the City’s Official Community Plan (OCP), and zoned Single Detached
Residential (RS-1). A summary of these and other related City policies and regulations is
included in Appendix A.
1.2 Site Characteristics and Context
The subject site is located in the Glenbrooke North neighbourhood, and is situated at the
south-west corner of Eighth Avenue and First Street. The lots have an approximate combined
area of 1,618.45 sq. m. (17,424 sq. ft.), with a gentle to moderate slope. There is an existing
duplex and a single detached dwelling on the properties, both from the late 1940s.
Surrounding land uses include single detached dwellings to the east, south, and west, and a
newer four storey mixed-use commercial and residential development to the north diagonally
across the street intersection. The properties are also located approximately one block away
from Royal Square Mall and Terry Hughes Park.
A site context map is provided below (Figure 1).

Figure 1. Site Context Map
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1.3 Proximity to Transit and Other Sustainable Transportation Options
Eighth Avenue is designated as a collector road, while First Street is a local road. Both street
frontages have existing sidewalks. The Central Valley Greenway, comprised of “sharrows”
on Seventh Avenue, is located approximately 175 m. (574 ft.) from the subject site. The
site’s proximity to transit service is highlighted in Table 1 below.
Table 1: Proximity to Transit Service
Transit Facility
Frequency
Distance
Bus Service
Approximately 20-30 100 m. (328 ft.) to eastbound bus stop
(Routes #105 & #128 on minutes
195 m. (640 ft.) to westbound bus stop
Eighth Avenue)
SkyTrain Station
2-5 minutes
2.2 km. (1.4 mi.)
(Columbia and
Sapperton Stations)
2.0 PROJECT DESCRIPTION
The proposed development consists of 10 infill townhouse units within two buildings that
run parallel to Eighth Avenue. The building facing Eighth Avenue is proposed to be two and
a half storeys in height with six units, while the building oriented toward the central
courtyard would be two storeys in height and contain four units. Preliminary drawings
indicate a proposed overall development density of 1.00 FSR, with an above grade FSR of
0.85 and a below grade FSR of 0.15. Unit sizes are proposed to range from approximately
137 sq. m. (1,479 sq. ft.) to 186 sq. m. (1,998 sq. ft.), with all units containing either three or
four bedrooms.
The proposal includes a total of 11 off-street parking spaces with five double carport
structures, and access would be off of the lane.
The applicant’s project summary letter and select preliminary drawings are included as
Appendices B and C. A preliminary project statistics table is provided as Appendix D.
3.0 DISCUSSION
3.1 Official Community Plan Amendment
As directed by Council for the monitoring of the first phase of the Infill Housing Program,
the review of infill townhouses and rowhouses will also explore potential changes to the
Official Community Plan (OCP) Land Use Designation Map with the objective of
designating more properties Residential - Infill Townhouse (RT) and Residential - Ground
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Oriented Infill Housing (RGO). However, since this analysis and evaluation work has been
deferred until 2022, the applicant is proposing to move forward with an infill townhouse
proposal through an OCP amendment process for the subject properties.
While the two lots are currently designated Residential - Detached and Semi-Detached
Housing (RD), the RT designation was considered at one point for a cluster of properties
along Eighth Avenue, First Street, and Colborne Street, including the subject site, during the
earlier OCP development process (Figure 2).
In terms of land use designations, both the Residential – Ground Oriented Infill Housing
(RGO) designation and the Residential - Infill Townhouse (RT) designation would allow for
infill townhouses.

Figure 2. Left: a draft future land use map from the OCP development process in
2017. Right: current OCP land use designation map.
Does the LUPC support staff advising the applicant that an Official Community Plan
amendment application to re-designate the subject site to either RGO or RT, in order to
facilitate an infill townhouse proposal, would be considered reasonable?
3.2 Building, Massing, and Site Design
Based on the preliminary information provided by the applicant, only a limited review of
consistency with applicable zoning requirements and the Infill Townhouse and Rowhouse
Development Permit Area (DPA) guidelines was possible. However, some aspects in the
current plans that would need to be addressed include, but are not limited to:
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 While the increased courtyard space is appreciated, the proposed 7 ft. setback along
Eighth Avenue should be further increased so that it is closer to the requirements
anticipated under the Infill Townhouse and Rowhouse DPA guidelines;
 The two end units, including their entries, need to be oriented toward First Street in
order to promote street activation;
 The units in the building facing Eighth Avenue should be further stepped down to
follow the site’s existing topography;
 Opportunities to lessen the impact of parking along the lane (e.g. reducing the number
of carports, incorporating additional planting) should be considered;
 Consideration needs to be given to access and the location of garbage and recycling
bins that are awaiting collection;
 There should be further consideration given to the proposed location of the PMT so
that it sited away from the primary street frontages and/or made less visible;
 At least one secure and weather protected bicycle parking space is required for each
unit, while ensuring that bicycle storage is adequately sized. Shared bicycle storage
appears to be proposed for the units in the building facing the courtyard – further
information such as access, functionality, and security would need to be provided.
Additional and more detailed comments will also be included in the PAR letter to the
applicant.
Does the LUPC support that staff advise the applicant to revise the proposed development,
consistent with the urban design comments in Section 3.2 of this report, as part of a formal
application?
4.0 CONSULTATION
Following the PAR stage, should the proponent decide to submit formal applications, they
would be required to undertake public consultation. Consultation includes notification to the
Glenbrooke North Residents Association, applicant-led/City-led community consultations,
presentations to various municipal committees (New Westminster Design Panel, Advisory
Planning Commission), and a public hearing, as per the City’s current COVID-19 interim
development review process.
5.0 REVIEW PROCESS
This PAR inquiry has been circulated to various City departments for review and comments.
Feedback from the LUPC and staff will be incorporated into the resulting PAR letter that
would be forwarded to the applicant. Should the proponent decide to submit formal
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applications, the proposed project will be reviewed in accordance with the City’s Official
Community Plan (OCP) amendment, rezoning, Development Permit, and Tree Permit
application review processes.
6.0 INTERDEPARTMENTAL LIAISON
Feedback from the LUPC will be incorporated into the resulting formal pre-application
review (PAR) letter that would be provided to the applicant. The PAR letter would also
outline the application requirements from other City departments.
7.0 FEEDBACK FROM LAND USE AND PLANNING COMMITTEE
Staff is seeking general feedback from the LUPC on the proposal, as well as support from
the LUPC on the following recommendations:
That the LUPC direct staff to:
1. Advise the applicant that an Official Community Plan amendment application to re designate the subject site to either RGO or RT, in order to facilitate an infill
townhouse proposal, would be considered reasonable;
2. Advise the applicant to revise the proposed development, consistent with the urban
design comments in Section 3.2 of this report, as part of a formal application.
8.0 OPTIONS
The following options are offered for consideration of the LUPC:
1. That the Land Use and Planning Committee endorse the recommendations
summarized in Section 7.0 of this report, and direct staff to include the
recommendations and other feedback from the Land Use and Planning Committee in
the preliminary application review letter to the applicant.
2. That the Land Use and Planning Committee provide staff with alternative feedback.
Staff recommends Option 1.
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ATTACHMENTS
Appendix
Appendix
Appendix
Appendix

A: Summary of Related City Policies and Regulations
B: Applicant’s Project Summary Letter
C: Preliminary Drawings (Select)
D: Preliminary Project Statistics

This report has been prepared by:
Dilys Huang, Development Planner
This report was reviewed by:
Jackie Teed, Senior Manager of Development Services

Jackie Teed
For Emilie K Adin, MCIP
Director of Development Services

Agenda Item 4/2021
LUPC Agenda Package Page 13

Back to Agenda

Appendix A
Summary of Related City Policies and
Regulations
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SUMMARY OF RELATED CITY POLICIES AND REGULATIONS
Official Community Plan
The subject properties are currently designated Residential - Detached and SemiDetached Housing (RD), which is described, in part, as follows:
Purpose: To allow low density ground oriented residential uses including gentle infill
which increases housing choice and retains existing neighbourhood character.
Principal Forms and Uses: Single detached dwellings and duplexes. Single detached
dwellings may also include a secondary suite and/or a detached accessory dwelling unit
(e.g. laneway house, carriage house).
Maximum Density: Low density residential.
Since the proposal is not consistent with the RD land use designation, an OCP
amendment to change the designation of the subject site to either Residential - Ground
Oriented Infill Housing (RGO) or Residential - Infill Townhouse (RT) would be required
to facilitate this proposed development.
The RGO designation allows a mix of ground oriented infill housing forms which are
complementary to the existing neighbourhood character, such as single detached
dwellings, single detached dwellings on a compact lot, duplexes, triplexes, quadraplexes,
cluster houses, townhouses, and rowhouses.
Alternatively, the purpose of the RT designation is to allow small scale, side-by-side
townhouses and rowhouses which are compatible within areas of single detached housing
and other lower density ground oriented housing.
Development Permit Area
The subject site is currently located within the Laneway and Carriage House
Development Permit Area (DPA 1.1). As part of a proposed Official Community Plan
(OCP) amendment, development of infill townhouse properties would be subject to the
guidelines under DPA 1.3 (Infill Townhouses and Rowhouses). The intent of this DPA is
to encourage small scale infill projects, such as infill townhouses and rowhouses that are
complementary to the existing single detached dwelling context through appropriate
building form, scale, and location. Small projects, with a low number of units, are
anticipated.
A full analysis of the proposal against the DPA guidelines would be completed as part of
a formal application submission.

LUPC Agenda Package Page 15

Back to Agenda

Zoning Bylaw
The subject properties are currently zoned Single Detached Residential (RS-1), which
would allow the development of a single detached dwelling with a secondary suite and a
laneway or carriage house. Since the proposal does not conform to this existing zone, the
applicant would need to apply to rezone the properties to Infill Townhouse and
Rowhouse Residential (RT).
Family-Friendly Housing Policy
As per the City’s Family-Friendly Housing Policy, the development would be required to
provide a minimum of 30% two and three bedroom units, of which at least 10% of the
overall number of units would need to contain three or more bedrooms. Based on the
information provided by the applicant, all of the proposed units would have at least three
bedrooms.
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Appendix B
Applicant’s Project Summary Letter
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Project Summary
728 First St and 102/104 8th Avenue,
Avenue, New Westminster, B.C.
The proposal development is on a 17,424 square foot site (1,618.45m2) site located at
the corner of 1st Street and 8th Avenue in Glenbrook North. The surrounding context is
largely single-family dwellings and a multi use building diagonally across 8th Avenue.
The form of the development is ground level entry side-by-side townhomes with a 32 ft
courtyard. 10 townhouses are proposed with six (6) facing 8th Avenue and four (4) facing
a shared courtyard. The buildings will be situated to optimize exterior living area for each
unit and communal spaces to promote social interaction. The two street faces will be
landscaped to provide a green buffer and social space for the residents. There parking will
be off the lane with 5 double carports, and one visitor/loading bay parking spot, 11
spaces in total. The units facing 8th Avenue will also have roof top decks. The units facing
the courtyard will have more private back yards in the side yard allowing for light and
green space buffers for the neighbouring single family home.
We are proposing one, two and a half storey building facing 8th Avenue and a 2 storey
plus basement building facing the courtyard. The units’ range between 1,479.4 square
feet and 1997.88 square feet with three and four bedrooms, meeting the family friendly
housing guidelines.
The proposed development will be in keeping with the City of New Westminster’s
initiatives in the following ways:
1. This form of moderate or “gentle” density adds to the livability and diversity of the
established neighbourhood. Additionally, the provision of on-site, at grade parking
ultimately reduces the number of cars in the neighbourhood, and avoids the
environmental impact associated with the bulk excavation and construction of
below grade parking structures.
2. The development will provide a form of housing, side-by-side townhouses, currently
in short supply in the city of New Westminster, a housing type which is adaptable to
the needs of residents and families of varying sizes and types. The development
provides and excellent opportunity for an affordable ground oriented 3-bedroom
accommodations in this part of the city.
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3. The development is located near the 8th Avenue & McBride Mixed Use Node,
Schools, Terry Hughes Park, Canada Games Pool, on a main transit route and near
the 7th Avenue Greenway allowing residents to reduce their reliance on cars,
thereby fostering a more livable community.
4. Individual front entries for the front building are oriented towards 8th Avenue to
establish a physical and visual connection to the street. The back building is
accessed from the courtyard which will activate the space.
5. The proposal will require the removal of 4 fruit trees and one hedge, 13 new trees
will be planted on the site and 4 new boulevard trees will add shade and habitat
for the area.
6. Bicycle storage is provided for each unit and a common garbage/recycling area.
7. Outdoor space is provided through a variety of private patios, gardens and decks,
as well as a gather space in the courtyard, dog relief area and gardens to
encourage community connections within the development.
8. The development will meet and will strive to surpass the City’s mandate for energy
efficiency.
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Appendix C
Preliminary Drawings (Select)

LUPC Agenda Package Page 20

Back to Ag

LUPC Agenda Package Page 21

Back to Ag

LUPC Agenda Package Page 22

Back to Ag

LUPC Agenda Package Page 23

Back to Ag

LUPC Agenda Package Page 24

Back to Ag

LUPC Agenda Package Page 25

Back to Agenda

Appendix D
Preliminary Project Statistics
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Project Statistics (Preliminary)

Existing Site Area (Gross)
Site Dimensions
Total FSR Inclusive of
Basement
Total FSR Excluding
Basement
Building Height
Residential Units
Unit Mix and FamilyFriendly Housing
Off-Street Parking
Resident
Visitor
Total
Bicycle Parking

Permitted / Required
Under RT Zoning
-

Proposed

1.00 FSR

1,618.45 sq. m. (17,424 sq. ft.)
40.23 m. x 40.23 m. (132 ft. x
132 ft.)
1.00 FSR

0.85 FSR

0.85 FSR

10.67 m. (35 ft.)
Minimum 30% two and
three bedroom units, of
which 10% are three or
more bedrooms

10.62 m. (34.84 ft.)
10 units
Three bedroom units: 6 (60%)
Four bedroom units: 4 (40%)

10 spaces
1 space
11 spaces
11 spaces

10 spaces
1 spaces
11 spaces
12 spaces (some appear to be
shared)
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

3/29/2021

From:

Emilie K Adin, MCIP
Director of Development Services

File:

PAR01398

Item #:

5/2021

Subject:

808 Royal Avenue (Douglas College): Academic Building and Student
Housing - Preliminary Application Review

RECOMMENDATION
THAT the Land Use and Planning Committee endorse the recommendations
summarized in the Feedback Section of this report (Section 6) and instruct staff to
include these, and other feedback from the Committee, in the Pre-Application Review
letter to the applicant.

EXECUTIVE SUMMARY
A Preliminary Application Review has been received for 808 Royal Avenue for Douglas
College to develop a mix of academic space and student housing for Douglas College. The
proposed building would be 16 -18 storeys (varying with grade) and would include 20,152
sq. meters (216,914 sq. ft.) of academic floor space (10 stories) and 244 units (11,235 sq.
metres / 120,932 sq. ft.) of student housing (13 storeys). The overall density proposed would
be 8.62 FSR with a total floor space of 31,387 sq. metres (337,846 sq. ft.).
The building is planned to be concrete construction at the lower levels for the academic
space with encapsulated mass timber construction (EMTC) used for the student housing
above. The floorplate of the proposed development is larger than what has been typically
seen in the downtown to date because of the EMTC construction, and the academic and
student housing use floorspace requirements.
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The student housing component would provide student accommodation in alignment with
the Provincial Government’s Homes for B.C. – A 30-Point Plan for Housing Affordability in
British Columbia, which calls for the construction of 5,000 new student housing units across
British Columbia to respond to access and affordability challenges. This program allows
public post-secondary institutions to borrow directly from the Province in order to help
finance new student housing.
The proposal would be consistent with the Downtown Community Plan (DCP) and the
Economic Development Plan (EDP). The DCP encourages the expansion and continued role
of existing anchor institutions, such as Douglas College, in the downtown which is a regional
destination. The proposal is consistent with the EDP in that it supports the education sector,
one of the three key sectors for economic growth.
Staff is seeking feedback from the LUPC on the proposed development in general, and any
feedback specifically related to:
 the proposed massing concept;
 street activation and public realm integration; and
 privacy considerations between the proposed academic space and adjacent residential
uses.
1. POLICY AND REGULATIONS
The proposed development concept is generally consistent with the Official Community
Plan, The Downtown Community Plan, the Economic Development Plan and the Downtown
Transportation Plan. It is not consistent with existing Zoning and an application for rezoning
would be required.
Additional information on policies and regulations are attached in Appendix A.
2. BACKGROUND
2.1 Encapsulated Mass Timber Construction
Encapsulated Mass Timber Construction (EMTC) has benefits from a sustainability and
economic perspective, including: 1) more sustainable, renewable, and using less embodied
carbon than other construction methods; 2) faster, quieter and less impactful construction; 3)
improved livability; 4) potentially less expensive construction; and 5) potential support for
Provincial economic development in forestry and manufacturing. A full discussion of
EMTC can be found in the January 18, 2021 report to Council entitled “BC Building Code
Update: Tall Wood Encapsulated Mass Timber Construction”.
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On December 12, 2019, updates to the BC Building Code went into effect enabling local
governments to opt in to an initiative to allow EMTC in buildings up to 12 storeys tall, in
advance of the province-wide roll-out anticipated for December of 2022. Council has passed
a motion endorsing opting into this initiative on January 18, 2021. The Province’s next
intake opportunity for the initiative is anticipated in 2021. Once approved, the City’s opt -in
would allow such construction to be approved in the city.
2.2 Site Characteristics and Context
The site is located between Eighth and Blackie Streets and Royal Ave and Agnes Street in
the Downtown neighbourhood. This is a steeply sloping site with a grade change of about 15
metres (50 feet) between the high point at the northeast corner and the low point at the
southwest corner. The subject site is currently vacant except for retaining walls, surface
parking and a small number of trees.
To the north of the site across Royal Ave are Toronto Place and Simcoe Parks; to the west of
the site are several 15 to 16 storey multiple unit residential towers; to the south west of the
site there two sites, one on which a 32 storey mixed use development is currently under
construction, and another on which a 29 storey multiple unit residential building has been
proposed. To the south of the site are properties with one to two storey commercial
buildings; to the east of the site, across Eighth Street is the main Douglas College campus.

Figure 1: Site Context Map, properties highlighted in bold yellow lines
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2.2 Proximity to Transit and Cycling Network
The property is located on Eighth Street which is part of the Frequent Transit Network route,
which has been identified as a ‘Great Street’ in the Master and Downtown Transportation
Plans, and which is a primary cycling route. The site is 175 m from the future Agnes
Greenway on Carnarvon Street with future links to BC Parkway and Central Valley
Greenway on Columbia Street and Quayside Drive. The site is one block (less than 175
metres / 575 feet) from the New Westminster SkyTrain Station.
Transit Service:
SkyTrain Station
(Frequent Transit Network)
Bus Stop (Eighth St / Royal Ave)
(Frequent Transit Network)

Project Distance
175 metres (575 feet)
50 metres (165 feet)

3. PROJECT DESCRIPTION
3.1 Overview
The proposed development would include a mix of academic space and student housing for
Douglas College. The proposed building would be 16 to 18 storeys (varying with grade) and
would include 20,152 sq. meters (216,914 sq. ft.) of academic floor space (10 storeys) and
244 units (11,235 sq. metres / 120,932 sq. ft.) of student housing (13 storeys). The overall
density proposed would be 8.62 FSR with a total floor space of 31,387 sq. metres (337,846
sq. ft.).
Academic spaces would be focused on the lower levels and the south side of the site oriented
towards Eighth Street. Housing would be located off the grade above the academic space,
except for the entry. Preliminary massing drawings are attached in the applicant submission
in Appendix B.
Douglas College anticipates the new academic space would have 350 employees at startup,
with some of these employees transferring from the existing leased space in the Anvil Centre
office tower (11 Eighth Street). The College also anticipates an approximate growth rate of
2% per year (about 25 employees per year) over the next 10 years adding a potential 250
additional employees to the New Westminster campus to support expansion of programs.
3.2 Building Construction Materials
The building is planned to be concrete construction at the lower levels for the academic
space with encapsulated mass timber construction (EMTC) used for the student housing
above. This is beyond what is currently allowed by code, as the mass timber portion would
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be over 12 stories from the lowest floor of the building. The project would require a BC
Building Code alternative solution.
3.3 Vehicle and Bicycle Parking and Site Access
The proposal includes 344 vehicle parking spaces, 303 long-term bicycle parking spaces and
24 short-term bicycle spaces, with vehicle access and loading facilities anticipated from
Blackie Street. Infrastructure for electric vehicle charging would be required for parking
spaces serving student housing.
4.0 DISCUSSION
4.1 Overall Evaluation
Douglas College is a significant employer in the post-secondary education sector, employing
more than 1,350 people at the New Westminster campus. Support for Douglas College in
expansion efforts further solidifies the institution’s status as a key employer in the city, and
education as a key sector in New Westminster’s local economy. Providing additional space
for both academic and student housing uses is consistent with the objectives of the City’s
Economic Development Plan and also supports the City’s objectives of increasing
employment-related floor space, particularly related to the Tower Precinct and SkyTrain
Precincts identified in the Downtown Community Plan.
The building massing would be typical of institutional buildings, without the distinctive
“podium and point tower” form that is expected of residential and commercial mixed-use
developments of a similar density throughout the city. Staff are seeking comment from the
LUPC on the proposed building massing, as well as recommending that staff continue to
work with the applicant to ensure the:
 architectural design reduces the perception of building mass;
 proposal addresses public realm interface and street activation;
 proposal addresses privacy impacts, and appropriate interface with adjacent residential
uses; and,
 views from the public realm to the Fraser River are protected, including from nearby
parks and key streets.
4.2 Building Height, Density and Massing
Current zoning allows 5.2 FSR with a maximum height of 12.19 metres (40 feet). The
proposed development would increase the density to 8.62 FSR and the height to 65.7 metres
(215 feet). This is an increase of 3.42 FSR and 53.51 metres (175 feet) respectively.
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The building massing would be typical of institutional buildings, without the distinctive
“podium and point tower” form that is expected of residential and commercial mixed-use
developments of a similar density throughout the city. Instead, the proposed building would
have a podium like element consisting primarily of common and academic space, four to
eight storeys in height, changing with grade. This would be topped with active rooftops, and
an “L” shaped 10 to 18 storey residential student housing building. This massing is proposed
as the programming for institutional academic space and student housing require larger
floorplates, as does the encapsulated mass timber construction (EMTC) methodology. It
would be similar to other student housing buildings using EMTC, including some design
precedents attached in Appendix C.

Pr
oposed Building Massing

The resulting overall building would be shorter and more bulky, with higher street walls at
Royal Avenue and Eighth Street compared to other new high density developments
throughout the city. Should a formal application with architectural drawings be received by
the City, the proposal would be reviewed by staff and the New Westminster Design Panel to
ensure that the perception of building mass has been reduced, such as through:






building colour and materiality, especially at upper levels,
upper level setbacks,
massing variation at the street level,
horizontal feature elements, and
landscaping strategies to soften the interface and building articulation.

Does the LUPC support that staff advise the applicant that the massing concept proposed
may be explored as part of a formal application submission, subject to further refinement
with the aim of reducing the perception of building massing?
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4.3 Public Realm and Street Frontage Activation
Eighth Street has been identified as a complete street in the Downtown Transportation Plan
(DTP) which includes wider sidewalks and enhanced pedestrian features, improved cycling
facilities and transit priority measures. Both the DTP and the Downtown Community Plan
identify enlivening the streetscape with active uses in adjacent buildings as a key objective.
The proposal responds to this with: semi-public communal spaces and active outdoor study
areas stepping up along the steep grade; a small corner plaza at the corner of Eighth and
Agnes Streets, which also provides a resting opportunity on the steep slope; main entrances
to the building on the Eighth Street frontage, including one from the corner plaza. All
loading and vehicle access has been proposed from the rear of the building at Blackie Street.
The proposed drawings are preliminary and through submission of formal applications,
additional information will need to be provided on the plazas, building programming,
pedestrian features and rest areas and how these elements would activate the street.
Does the LUPC support that staff advise the applicant that additional info rmation would
need to be provided on the plazas, building programming, pedestrian features and rest areas
and how they would activate the street as part of a formal application submission?
4.4 Building Separation and Privacy
The proposal locates residential student housing on the north and east sides of the site, which
would improve overlook onto Eighth Street and adjacent park spaces, and orients the student
housing away from other residential uses, mitigating privacy impacts.
The proposal locates academic space in close proximity to an adjacent residential high rise
across Blackie Street. While the proposal does not indicate the size of setbacks, subsequent
submissions should ensure adequate privacy is provided between the academic spaces on
levels one to nine in the proposed building and the adjacent residential use.
Does the LUPC support that staff advise the applicant that additional consideration would
need to be given to ensuring adequate privacy is provided between academic space and
adjacent residential uses?
4.5 Shadowing
The applicant has provided initial shadow studies for the proposed development, which
indicate that it would have less shadow impact on Toronto Place and Simcoe Park than a
“podium and point tower” form of design would, and only in the morning during the winter,
fall and spring months.
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The proposed development would have a shadow impact on Eighth Street starting between
noon and 2pm at all times of the year. However much these shadows on Eighth Street would
also be cast by a building permitted under existing zoning. Further, the shadows cast by the
proposed building would duplicate many shadows already cast on Eighth Street from
existing buildings. The applicant’s shadow studies are included in the applicant submission
package attached as Appendix B.
4.6 Public Realm Views
The applicant has prepared a preliminary view analysis from the intersection of Eighth Street
and Royal Avenue. This demonstrates that the important public view corridor down Eighth
Street to the river would be maintained, with only minor impacts comparable to what could
be developed under existing zoning entitlements (four storey building without setbacks).
Further view analysis should be completed by the applicant from other key public spaces
including Simcoe and Toronto Place Parks as part of a formal application.

Comparison between Applicant View Analysis and Street View from Eighth St and Royal Ave Intersection

Does the LUPC support that staff advise the applicant that a more detailed view analysis
from key public spaces, including Simcoe and Toronto Place Parks, be provided as part of a
formal application submission?
4.7 Comprehensive Transportation Review
The amount of required parking cannot be determined at this preliminary stage as 1) the
application is preliminary and the drawings do not yet provide the necessary detail; and 2)
there is not a specific category in the Zoning Bylaw for post-secondary academic parking
space requirements. The preliminary proposal includes 344 vehicle parking spaces, 303 longterm bicycle parking spaces and 24 short-term bicycle spaces with vehicle access and
loading functions anticipated from Blackie Street.
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Student Housing
Academic
Sub Total
Reduction Incentives
Total

9

Proposed
190 spaces
188 spaces
378 spaces
-34 spaces
344 spaces

A Comprehensive Transportation Review (CTR) with Traffic Impact Analysis would be
required for this development to evaluate how the proposed multi-modal provisions and
transportation demand management measures would support identified mode share targets
for the institution and site. The review would include: determining right-sized parking and
loading requirements for all intended uses and users; identifying an mitigating potential
impacts resulting from new travel trips generated by the project (walking, cycling, transit,
vehicle); and identifying how sustainable modes of travel would be prioritized and
supported. As part of this review, the applicant would be required to consider UBC’s
Campus Plan Design Guidelines for student residence projects, including Transportation
Demand Management guidelines. The applicant has provided parking statistics for their main
campus (700 Royal Ave) and a second student parking lot located at 720 Carnarvon Street
which could also be factored into the analysis.
Infrastructure for electric vehicle charging would be required for parking spaces serving
student housing and would be encouraged for parking spaces serving academic space to meet
the policy objectives in the Official Community Plan and the Community and Energy
Emissions Plan.
4.8 Encapsulated Mass Timber Construction
A building with 12 storeys of EMTC on top of a concrete structure is not contemplated by
the BC Building Code. As such, the proposed building would be required to use a Building
Code Alternative Solution. An Alternative Solution is a performance path approach which
allows architects and/or engineers to submit a design that does not meet the prescriptive
requirements of the Code, provided it can be demonstrated that it meets the minimum level
of performance of the Building Code as outlined in the Code’s objectives and functional
statements. The project team being used by the applicant has experience in developing code
revisions for EMTC in large commercial and residential buildings and have participated on
peer review teams for significant EMTC projects in the Province. The proposal would be
evaluated under the City’s Peer Review process, which requires review by a third part
qualified registered professional. This process has previously been used by the City for
another mass timber building under construction at 310 Salter Street.
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4.8 Student Housing
Part of Douglas College’s service mandate is to provide student housing. The Province’s
Homes for B.C. – A 30-Point Plan for Housing Affordability in British Columbia identifies
the need for 5,000 new student housing units across British Columbia to respond to access
and affordability issues. The Homes for B.C. plan also identifies that adding more student
housing frees up primary and secondary rental housing stock which is important in tight, low
vacancy rental markets.
The applicant has proposed 244 units of student housing which consist of a variety of unit
types and which are focused on single student housing (i.e. not families or students with
dependents). A majority of the units (96%) would have common or shared washrooms and
kitchen facilities. The units would be used exclusively for full-time students of the college
and would be rented at cost recovery rates to students on a first come, first served basis. The
applicant has provided the following breakdown of unit types:

5. REVIEW PROCESS
Feedback from the LUPC and staff will be incorporated into a PAR letter that would be
forwarded to the applicant. Should the proponent decide to submit formal Rezoning and
Special Development Permit application, the proposed project would be reviewed in
accordance with the City’s Interim Development Application Review Process, which
includes consultation with City committees as well as the community at large, through online
platforms.
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6. FEEDBACK FROM THE LAND USE AND PLANNING COMMITTEE
Staff is seeking feedback from the LUPC on the proposed development. In addition, staff
seeks LUPC endorsement of the following recommendations, specifically that the LUPC
support that staff advise the applicant that:
A) the massing concept proposed may be explored as part of a formal application
submission, subject to further refinement with the aim of reducing the perception of
building massing;
B) additional information would need to be provided on the plazas, building
programming, pedestrian features and rest areas and how they would activate the
street as part of a formal application submission;
C) additional consideration would need to be given to ensuring adequate privacy is
provided between academic space and adjacent residential uses; and
D) a more detailed view analysis from key public spaces, including Simcoe and Toronto
Place Parks, be provided as part of a formal application submission.
7. INTERDEPARTMENTAL LIASON
This report has been prepared in coordination with a number of City departments including
Engineering, New Westminster Fire Rescue Services, the Economic Development Division
of the Office of the Chief Administrative Officer and the City Solicitor.
8. OPTIONS
The following options are offered for consideration of the LUPC:
1. That the Land Use and Planning Committee endorse the recommendations
summarized in the Feedback Section of this report (Section 6) and instruct staff to
include these, and other feedback from the Committee, in the Pre-Application Review
letter to the applicant.
2. That the Land Use and Planning Committee provide staff with alternative feedback.
Staff recommends Option 1.

Agenda Item 5/2021
LUPC Agenda Package Page 38

Back to Agenda

City of New Westminster

March 29, 2021

12

ATTACHMENTS
Appendix A - Policy and Regulation Background
Appendix B - Applicant Submission
Appendix C - Encapsulated Mass Timber Design Precedent
This report has been prepared by:
Mike Watson, Senior Development Planner
This report was reviewed by:
Jackie Teed, Senior Manager of Development Services

Jackie Teed
For Emilie K Adin, MCIP
Director of Development Services
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Appendix A: Policy and Regulation Background
Official Community Plan / Downtown Community Plan
The subject site is located within the Tower Precinct in the Downtown Community Plan
(DCP) which is intended to continue to develop as a high-density employment and
housing area. Building on its current employment base and on the presence of SkyTrain,
this precinct is well positioned to capture region-serving office employers seeking to
locate in New Westminster. The DCP envisions and encourages the expansion of existing
anchor institutions in the downtown, such as Douglas College, and expects these
institutions to continue to play a role in the downtown being a regional destination.
The subject site is designated “School / Institutional” in the DCP. This designation allows
for:
• public, private and post-secondary schools;
• public institutional uses, such as libraries, law courts and civic facilities; and
• parks.
As the site is designated for “School / Institutional” it is not included in the Density
Bonus Phase 2 Policy.
Economic Development Plan
The City’s Economic Development Plan (EDP) focuses on three key sectors - education,
healthcare, and technology and creative for economic growth. A key goal of the EDP is
to focus “activities on these target growth sectors, to ensure the city is well-positioned to
capitalize on Metro Vancouver’s pull and will attract interest, investment and long-term
sustainability for local business”. These sectors all share well-paying jobs and strong
growth potential—critical factors for a robust local economy in the larger Metro
Vancouver regional context. In particular, the EDP seeks to leverage the city’s existing
strengths and advantages in these sectors to facilitate growth and draw young talent – the
workers of the future. Education is the fourth largest employment sector locally, and
continues to offer one of the city’s strongest economic competitive advantages, grounded
by Douglas College, the Justice Institute of British Columbia and several private colleges.
This proposal would be in line with these objectives.
Zoning Bylaw
The site is currently zoned Downtown Mixed Use Districts (C-4) which permits a mixed
use building with a height of 40 feet (12.2 metres) and a total density of 5.2 Floor Space
Ratio (FSR). A rezoning would be required to facilitate the proposed height and density.
Downtown Transportation Plan
Doc # 1775611
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Eighth Street carries a high volume of pedestrians, is part of the frequent transit network,
and is a key connector to the Downtown and historic Columbia Street. It also serves as a
front door to New Westminster SkyTrain Station and Shops at New West, in addition, it
is the main pedestrian connection to the newly constructed Anvil Centre and Tower, and
Douglas College’s two campuses.
The Downtown Transportation Plan identifies Eighth Street as a Complete Street with
enhanced pedestrian amenities, dedicated cycling facilities, road diet and reallocation of
road space, greening and activation, and transit priority opportunities. Eighth Street and
Royal Avenue intersection is a gateway to Downtown.
Royal Avenue is part of the Major Road Network with connections to the Pattullo Bridge.
The Royal Avenue corridor experiences peak period congestion and delays, and as a
designated truck route carries significant amount of regional traffic. Considerations
within the DTP prioritize access and crossings for the most vulnerable road users by
exploring measures to improve comfort and safety at the intersections.

Doc # 1775611
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Appendix B:
Applicant Submission
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Douglas College

808 Royal Project
New Westminster, BC

Preliminary Application Review
January 20, 2021

Do what you love. Be good at it.
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Project Summary
The 808 Royal Project is a 19-storey (65 metres tall)
Academic and Student Housing building for Douglas
College. It faces Eighth Street, Blackie Street, Royal Avenue
and Agnes Street. The College has great need to expand
their academic space and with student population growth,
there is a great demand for student housing. The currently
empty site (other than minimal structure and surface
parking) is located adjacent to the existing campus and
is served well by rapid transit with the New Westminster
station 1 block south of the site and bus service along Eighth
running along Eighth. There are condominium developments
to the West across Blackie and a planned condominium
development to the South across Agnes where there is
currently low-rise commercial space. The site is challenged
with a 15metre difference in grade from Royal Avenue to
Agnes Street. The 10 stories of Academic building (20,152sm)
faces Agnes Street and Eighth Street and the 13 stories
of housing (11,235sm & 235 units), partially on top of the
Academic Building is located facing Royal Avenue and
Eighth Street.
The project is located within the Downtown Development
and Special Development Permit Area, located within the
Tower Precinct identified in the Downtown Building and
Public Realm Design Guidelines and Master Plan. The project
aligns well with the Design Guidelines, recognizing Tower
form, location and considering public space, with a plaza
at Agnes and Eighth and connecting to the Eighth Street
Complete Streets project. Towers are pushed away from the
existing condominium towers and interface with the street
at entrances. The spaces within the building engage with
the street, extending the public realm and engaging it with
active semi-public spaces.
The site is currently zoned Downtown Mixed Use Districts
(C-4) which permits a mixed use building with a height of 40
feet (12.2metres) and a total FSR of 5.2. With the proposed
FSR of 8.6 (31,387square metres) and a height of 65metres,
the project would require a rezoning. With the zoning the
project requires a minimum of 344 parking stalls. The project
would be looking to review this further with a transportation
study to reduce the amount of parking stalls needed on site.
The frontages of the building have been organized based
on the concepts of established and expected access
routes. The major pedestrian network travelling along Eighth
Street primarily to and from the New Westminster Skytrain
station and the existing campus, reinforcing the corner of
Agnes Street and Eighth Street as the arrival plaza and main
entrance to the building. Eighth street is activated with semipublic communal spaces and active study areas stepping
up along the steep grade. Agnes Street is at the low side of

the site and connects to retail use down Eighth street and
residential entrances down Agnes Street. Considering Royal
Avenue, the housing frontage faces the parks across the
street, and line up with the existing condominium entrances
along Royal Avenue to the West. Blackie Street is considered
the parking and service access space at grade, aligning
with the parking access points and transformer locations
that are along the opposite side of the street.
The approach to the building design is started with program
distribution. The program is organized by the type of activity
and use. The public academic spaces are at the lower
levels, facing the very public Eighth and Agnes Streets.
Housing is pushed off the grade above the Academic,
with its entry and activity spaces coming down at Royal
Avenue to create its own identity away from the academic
entrances.
The construction of the building is planned to be concrete
construction with mass timber used for the 9-12 stories
of housing structure on top of the concrete academic
structure. This is beyond what is currently allowed by code,
pushing the use of mass timber above 12 stories from the
lowest floor of the building. The project would look for an
alternative solution.
The form is reinforced by organizing the spaces by private
and public or formal and informal. The private spaces are
lifted off the street and pushed to the edges of the site
allowing the informal spaces to connect them and reach
out to the public street fronts. Formal spaces are treated
with a bolder aesthetic, punched windows and solid
materials, framing light and views into the smaller spaces
within. Informal spaces are fully glazed and made to be
as open as possible. Bringing light within the building at its
most active locations and showcasing the activity within
the building. This approach creates two towers lifted above
the street, connected by a bridge of visible active spaces.
The tower on the Blackie and Agnes Street side is grounded
in the site forming structured classrooms adjacent to the
light filled public atrium connecting the spaces within the
building.
The building results in a form that fits in its context, forming
a gentle rise in height with the buildings along Royal and
stepping naturally down the slope. The form creates
a gateway at the intersection at Royal to create the
presence of the campus before travelling down towards the
Waterfront.
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Project Stats
Site Area: 3,641 sm
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Parking:

*To be further reviewed and updated following transportation study

					Units		
Parking Academic		188			0.5 stall/FTE
Regular Parking Stall		
165		
Accessible Stall			2
Car-Share Stall				
Charging Stall			
19			
10% of total stalls to be charging stall
Loading Bay			4			1 space for multiple dwelling
								1 space first 2,800 sm + 1/4,650 sm over
				
Parking Residential		190			no reductions
Regular Parking Stall		
164			
.6 stall / single-bed unit, .8 stall/multi-bed unit
Accessible Stalls			2
Visitor Stalls				24			0.1 per dwelling unit
				
Allowable Reductions		
34
5% for Rapid Transit		
9.5			
5% for showers and lockers
9.5			
3% for electric car charging
5.7			
5% for car share stalls		
9.5			
				
Total Res. Stalls with reductions 156			
with reductions

Existing Parking on Campus			
700 Royal Avenue: 664 Stalls
One Parkade - 3 levels of underground parking
(650 stalls + 14 handicap stalls)
300 Employees (Passholders)
350 Daily Pay Parking (Students/Visitors)
P1 - 7049 sq. m.
P2 - 8229 sq. m.
P3 - 6054 sq. m.
720 Carnarvon St: 250 stalls
Student Passes Only
One Parkade - 3 levels of underground parking (250 stalls) 7070 sq. m.

Bicycle Parking
Long Term Housing:
1.25 spaces per housing unit: 288
Academic: 1 space/25 staff: 15
Total:		
303 spaces
		
Short term 		
Housing:
6 spaces &
Academic: 1 space/700sm net area (18)
Total: 		
24 spaces

808 Royal - Douglas College
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Plan #: EPP90616 App #: CA7551445 Ctrl #: 155-372-3137 (Altered) RCVD: 2019-06-10 RQST: 2021-01-20 09.17.30

Status: Filed

Plan #: EPP90616 App #: CA7551445 Ctrl #: 155-372-3137

RCVD: 2019-06-10 RQST: 2021-01-20 09.17.30
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Site Opportunities
Primary Pedestrian Circulation
The proximity of the New Westminster Skytrain station to
the existing Douglas College has made this section of
Eighth Street a high traffic area for students travelling to
and from campus.

ROYAL AVENUE

MOODY STREET

The primary entrance for the project is located at the
corner of Agnes Street and Eighth Street which aligns
well with the crossing to the main entrance of the existing
campus and hub and at the Eighth Street connection to
the Skytrain station.

808 ROYAL

DOUGLAS
COLLEGE

The access point on eighth street captures students
travelling from Royal Avenue and provides a secondary
option for those reaching the heart of the building at the
third level. Due to the slope, there needs to be careful
consideration on travel along Eighth Street, looking at
access, rest, and mobility.
The student housing access is located at the corner of
Royal and Eighth, aligning with its neighbours across
Blackie Street and promoting visibility and access to the
parks across Royal, pushing users to green spaces off
campus as well.

VICTORIA STREET

LORNE STREET

EIGHTH STREET

BLACKIE STREET

AGNES STREET

CARNARVON STREET

NEW WESTMINSTER SKYTRAIN STATION

808 Royal - Douglas College
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SIMCOE
PARK

Site Opportunities
Plazas
TORONTO
PLACE PARK

The project aligns with city goals to create a corner plaza
at Agnes and Eighth. It is perfectly located with high-foot
traffic between the two buildings on campus, creating
an entry plaza at the main entrance that lines up with the
elevated plazas across the street.
There is a substantial amount of public green space across
Royal Avenue, but access to it is impeded by the large
crossing and slope. This plaza is key as a resting point while
travelling up the slope along Eighth Street before arriving
at the Royal Avenue intersection.

ROYAL AVENUE

MOODY STREET

808 ROYAL

DOUGLAS
COLLEGE

FUTURE
PLAZA

OFF STREET
PLAZA

AGNES STREET

OFF STREET
PLAZA

VICTORIA STREET

LORNE STREET

EIGHTH STREET

BLACKIE STREET

FUTURE
DOG PARK

CARNARVON STREET

NEW WESTMINSTER SKYTRAIN STATION
808 Royal - Douglas College
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Site Opportunities
Future Developments
& Street Frontage
The project considers frontages of its context. Entrances
to the academic spaces are aligned with the existing
academic spaces across the street and access to the
housing is located in line with the towers along Royal
Avenue.

BLACKIE STREET

ROYAL AVENUE

MOODY STREET

808 ROYAL

DOUGLAS
COLLEGE

CARNARVON STREET

VICTORIA STREET

LORNE STREET

FUTURE DEVELOPMENT

EIGHTH STREET

AGNES STREET

tower access
ground oriented units
retail
academic entry

NEW WESTMINSTER SKYTRAIN STATION
808 Royal - Douglas College

8
LUPC Agenda Package Page 51

Back to Agenda

Site Opportunities
Underground Parking / Loading Access
Parking and Loading access has been located primarily
on Blackie Street. Considering the treatment of Moody St
and Blackie Street, this is the ideal location to look at for
service access, keeping public, active spaces off of this
street will keep it quiet along the sides of the residential
buildings across Blackie Street.
Loading access will be located at the lower half of the
site, tying into the below grade parkade and service
spaces on the north side of the site.

ROYAL AVENUE

MOODY STREET
808 ROYAL

DOUGLAS
COLLEGE

808 Royal - Douglas College

EIGHTH STREET

BLACKIE STREET

AGNES STREET

VICTORIA STREET
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Concept Site Plan
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Preliminary Massing Approach
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Above the levels at grade, offices and housing is
located at the Eighth and Royal side. This frames
the massing along Eighth and allows the space
along Blackie to be free for the larger classroom
and lab spaces.
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The atrium connects the two entries, and allows
light to enter between the two types of spaces.
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The program and massing is oriented around
public open space and formal private space.
The main entry is located at the Agnes & Eighth
Plaza. Common spaces such as cafeterias, open
spaces are located along Eighth travelling up the
steep grade.
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Landscape Design Principles:

1. Education

2. Inclusiveness

3. Sustainability

4. Health and Wellbeing

5. Community

Create a supportive space to
promote education through the
natural environment. Inspiring
students to utilize the natural
environment as a place to do
what they love and challenge
them to think outside the box.
Providing more opportunities
for educational experiences
in multiple departments
and enhancing the learning
environment.

Universal design and structure of
an environment so that it can be
understood, accessed, and used
to the greatest extent possible
by all people regardless of their
age or ability. Inclusive design is
proactive, rather than reactive,
and aims to remove the barriers
that create undue effort and
separation. It enables everyone
to participate equally, confidently
and independently in everyday
activities. An inclusive approach
to design offers new insights into
the way we interact with the built
environment.

The built environment, the
natural environment and human
activities are now inextricably
linked to every facet of life.
Understanding these connections
is integral to achieving an
integrated and holistic approach
to sustainability. Sustainable
design celebrates and creates
the ability of communities and
systems to minimize their impact
on the environment, in an effort
to create places that endure.
Creating spaces that allow for
outdoor research, recreation, and
relaxation will enable the goal of
achieving a more balanced and
sustainable site for all.

The built and natural environment
are inextricably linked to health
and mental wellbeing. As such,
facilitating access to nature can
help promote more active and
healthy lifestyles. Green space
should be integrated into all
designs by incorporating views
of nature from windows and
gardens for lunch, in addition to
larger gathering spaces where
one can relax and socialize. The
priority is ensuring that people
have consistent, regular exposure
to urban nature and open air
in order to encourage physical
fitness, contribute to enhanced
walkability, and provide a place
to relax and feel rejuvenated.

Every community has specific
needs to address when it comes
creating more usable public
spaces. It is important to provide
students the opportunity for
more social connections through
planning and active design
principles that take a proactive
approach to promoting a sense
of community by creating spaces
for gathering, interaction, and
networking.

808 Royal - Douglas College
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Landscape Concept Plan

808 Royal - Douglas College
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Landscape Concept Plan:
Street Level
Conceptual Programming at Street Level

808 Royal - Douglas College
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Landscape Concept Plan:
Level 7 Roof
Conceptual Programming for Residential
Rooftop

808 Royal - Douglas College
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Concept Plan:
Academic Roof
Conceptual Programming of Academic Roof

808 Royal - Douglas College
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Objectives: Street Level

Accommodating grade change

Activating the public realm

Flexible urban space

Creating an accessible sidewalk that
accommodates the slope by providing ample
space for active and passive uses, such as
gathering and rest stops.

The ground floor should be accessible to all, provide
opportunities to engage in activities, and should be
a space where people want to be.

Arranging a clear pedestrian zone that allow for
movement, alongside an inviting and more flexible
space that serves as a multi-functional zone for
resting, gathering, bicycle parking etc.

808 Royal - Douglas College
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Objectives: Level 7 Roof

Landscape amongst architecture

Passive gathering

Restorative spaces

Creating a tranquil, natural space for students within
the heart of the institution to reflect, relax and be
inspired.

Allowing for an ebb and flow of movement that
enables students to enjoy this unique space at their
leisure, either alone or in groups.

A growing body of research points to the beneficial
effects that exposure to the natural world has on
health, reducing stress and promoting mental and
physical wellbeing.

808 Royal - Douglas College
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Objectives: Academic Roof

Native planting

Riparian ravine

Planting species that are native to the
Despite its constant shade, the understory
Pacific Northwest to promote the
is the site for important interactions and
appreciation and conservation of our native complex relationships.
plants and their habitats through study,
education, and advocacy.

808 Royal - Douglas College

Fraser River edge conditions

Outdoor classroom

Gaining insight from the biodiversity of one
of the most significant waterbodies of our
province, close to the project site

Learning about biodiversity and nature
through direct experience grants a
more comprehensive and satisfying
understanding of nature.
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Concept Elevation

student housing
academic

MAXIMUM HEIGHT DENSITY BONUS
104550
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62100
203' - 9"

Level 5H
40500
Level 4H
37500
Level 3H
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Level 2H
31500

Level 1H
27000
4500
14' - 9"

Level 7a
27000

The program is organized by the type of
activity and use. The public academic
spaces are at the lower levels, facing
the very public Eighth and Agnes Streets.
Housing is pushed off the grade above
the Academic, with its entry and activity
spaces coming down at Royal Avenue
away from the existing campus.
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36000

3000
9' - 10"

4500
14' - 9"

Level 10a
40500

Program Distribution
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22500
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18000

ROYAL AVENUE
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AGNES STREET

HEIGHT DATUM
31400
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4500
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25000
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3050
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EIGHTH ST

90498
296' - 11"

8°
50.4

'
.18
72

PROJECT
NORTH

50.48°

PROJECT
NORTH

south facing
activated rooftops

prominent corner at royal

parking, loading
access

entry plaza

Height at Royal
16 stories - 3 academic + 13 student housing

Height at Agnes
10-18 stories - 10 academic + 9 student housing
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Concept Elevation

public / informal
private / formal

Preliminary Massing Approach
MAXIMUM HEIGHT DENSITY BONUS
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31500

Level 6H
43300

The form is reinforced by organizing the
spaces by private and public or formal and
informal. The private spaces are lifted off
the street and pushed to the edges of the
site allowing the informal spaces to connect
them and reach out to the public street
fronts.
Formal spaces are treated with a more
bold aesthetic, punched windows and solid
materials, framing light and views into the
smaller spaces within.
Informal spaces are fully glazed and made to
be as open as possible. Bringing light within
the building at its most active locations and
showcasing the activity within the building.
This approach creates two towers lifted
above the street, connected by a bridge
of visible active spaces. The tower on the
Blackie and Agnes Street side is grounded
in the site forming structured classrooms
adjacent to the light filled public atrium
connecting the spaces within the building.
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22500
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18000
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ROYAL AVENUE
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HEIGHT DATUM
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Form Concept
Materiality and Approach
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Context Views
Aerial Views

808 Royal - Douglas College

23
LUPC Agenda Package Page 66

Back to Agenda

Context Views
Aerial Views
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Context Views
Aerial Views
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Context Views
Views up Eighth Street
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Context Views
Views down Eighth Street
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Context Views
Views down Eighth Street
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Context Views
Views down Royal Avenue
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Shadows

Shadows added by proposed building

Spring - March 21
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Winter - June 21
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Appendix C:
Encapsulated Mass Timber Design Precedents
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Brock Commons Building – University of British Columbia
This proposal has some similarities to the Brock Common Student Housing Building at
the University of British Columbia (UBC). The building ‘towers’ in this proposal are of
similar geometry to Brock Commons which is also a horizontally oriented with a long
and narrow ‘tower’. The building heights are similar with UBC being 18 storeys and the
proposed building being 16 or 17 storey depending on the location on the slope. This is
summarized in the table below.

Beds
Height (storeys)

Brock Commons
(UBC)
404 beds
18 storeys

Height (metres)
Academic
Floor area

53 metres (174 feet)
15,120 sq. metres
(162,800 sq. ft.)

Proposal
(Douglas College)
244 beds
16 storeys (Royal Ave)
17 storeys (Eight Street)
62 metres (203 feet)
11,235 sq. metres
(120,932 sq. ft.)

Floorplate
(Residential)

840 sq. metres
(9,044 sq. ft.)

500 sq. metres
5,380 sq. ft. (north tower)
615 sq. metres
6,620 sq. ft. (south tower)
100 sq. metres
1,075 sq. ft. (bridge)

The proposed Douglas College development also has two ‘towers’ each of which have a
smaller floorplate than was seen with the Brock Commons building and which is well
below the floorplate maximum for residential point towers in the downtown (up to 700
sq. metres / 7,500 sq.ft.).

Brock Commons EMTC Building at University of British Columbia (UBC)
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