REGULAR MEETING OF THE
LAND USE AND PLANNING COMMITTEE
Notice is hereby given of the following Land Use and Planning Committee:
September 11, 2017 at 10:30 a.m.
Committee Room 2, City Hall

AGENDA - REVISED
ADDITIONS / DELETIONS TO THE AGENDA
MOTION to amend/approve the Land Use and Planning Committee agenda.
ADOPTION OF MINUTES
1.

Adoption of the following minutes:
a. July 10, 2017

PRESENTATIONS
2.

No Items

UNFINISHED BUSINESS
3.

No Items

REPORTS FOR ACTION
4.

306 Gilley Street: Proposed Heritage Revitalization Agreement – PreApplication Report

5.

312 Fifth Street: Proposed Heritage Revitalization Agreement – Preliminary
Report

6.

318 Fifth Street: Proposed Heritage Revitalization Agreement – Preliminary
Report

7.

1319 Third Avenue (Steel & Oak Brewery): Proposed Increase in Seating
Capacity for the Lounge Endorsement Area – Preliminary Report
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CONSENT AGENDA
8.

118 Royal Avenue: Rezoning and Development Permit Applications for Four
Unit Rowhouse Development - Preliminary Report

9.

228 and 232 Sixth Street (La Rustica): Revised Submission Preliminary
Report

10.

640 and 616 Sixth Street: Rezoning and Development Permit Application for
Mixed Used Development - Preliminary Report

ITEMS REMOVED FROM THE CONSENT AGENDA

DIRECTOR’S / MANAGER’S REPORT (Oral Report)
11.

No Items

NEW BUSINESS
12.

No Items

CORRESPONDENCE
13.

No Items

ADJOURNMENT
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

9/11/2017

From:

Jackie Teed
Acting Director of Development
Services

File:

PAR01114

Item #:

44/2017

Subject:

306 Gilley Street: Proposed Heritage Revitalization Agreement –
Pre-Application Report

RECOMMENDATION
THAT the Land Use and Planning Committee provide staff with feedback on the items
outlined in Section 8 of this report and direct staff to communicate this feedback to the
applicant.

EXECUTIVE SUMMARY
A pre-application review application has been received in order to consider the
appropriateness of a Heritage Revitalization Agreement application that would request the
construction of a duplex to the side of the property at 306 Gilley Street in the Brow of the
Hill neighbourhood. This would be a bare-land strata rather than a subdivision scenario. In
exchange, the applicant proposes to restore the 1916 house and agree to long-term heritage
protection through both a Heritage Revitalization Agreement and a Heritage Designation
Bylaw.
This report provides preliminary information to the Land Use and Planning Committee in
regards to this pre-application and seeks direction related to the feedback to be provided to
the applicant on density, site configuration, and the number of bedroom units in the duplex.
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PURPOSE

A pre-application has been received for a Heritage Revitalization Agreement for 306 Gilley
Street. This report provides preliminary information regarding this pre-application so that
initial comments can be provided to the applicant from the Land Use and Planning
Committee.
2.0

POLICY AND REGULATIONS

2.1

Existing Official Community Plan (OCP) Land Use Designation

(RBH) Residential – Brow of the Hill: this area will contain low density residential uses
including single detached houses, houses with a secondary suite, duplexes, churches, and
may contain small scale local commercial uses such as home based businesses and corner
stores. Carriage houses, detached townhouses, small lot houses, townhouses or row houses
will be considered for existing vacant sites and sites which contain a structurally unsound or
economically unfeasible single detached dwelling. Depending on the provision of public
amenities, a density bonus may be provided in order to increase density in this area. Medium
density residential land uses, which would not result in the loss of single detached sites, will
be considered in compliance with the Brow of the Hill Action Plan.
The form of the proposed development is generally consistent with the Residential – MidRise Apartment land use designation in the Downtown Community Plan.
Brow of the Hill Action Plan: the Medium Term Action under the Goal “single detached
dwellings will be encouraged in the area” states that the area’s single detached dwelling
stock should be preserved and that consideration be given to subdividing larger-sized single
detached dwelling lots and constructing either two new single detached dwelling units or
preserving the existing heritage house and constructing one new single detached dwelling.
Additionally, the Action Plan encourages consideration of the construction of carriage
houses, detached townhouses, and row houses.
This proposal complies with the Brow of the Hill Action Plan by re taining the existing
heritage house and constructing a duplex adjacent to it, but through bare-land stratification
rather than subdivision.
2.2

Proposed Official Community Plan 2041:

Council endorsed, in principle, the final Draft Land Use Designation Map in the updated
OCP. The subject site in the proposed OCP would be Residential – Ground Oriented Infill
Housing designation:
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Purpose: To allow a mix of ground-oriented infill housing forms which are complementary
to the existing neighbourhood character. Generally forms with a higher number of units are
expected to be located on larger properties. Units can be attached, detached or a combination
of the two.
Principal Forms and Uses: Single detached dwellings, single detached dwellings on a
compact lot, duplexes, triplexes, quadraplexes, cluster houses, townhouses, rowhouses and
other equivalent ground-oriented housing forms. Lots with single detached dwellings may
also include a secondary suite and/or a detached accessory dwelling unit.
Complementary Uses: Home based businesses, small scale local commercial uses (e.g.
corner stores), small scale institutional uses (e.g. child care, care facilities), utilities,
transportation corridors, parks, open space, and community facilities.
Maximum Density: Low density multiple unit residential.
Heritage Assets: Through a Heritage Revitalization Agreement, or similar tool, a property
may be eligible for incentives such as a smaller minimum lot size, an increase in density, or
reduced parking requirements, which would make it viable to conserve assets with heritage
merit. A Heritage Revitalization Agreement may also be used to formalize an existing, larger
scale land use such as a low rise or a place of worship.
The proposed Heritage Revitalization Agreement to protect the heritage house and add a
laneway house is compatible with the proposed OCP Land Use Designations noted above.
2.3

Zoning Bylaw

Single Detached Dwelling Districts (Small Lots) (RS-5): The subject site is currently zoned
Single Detached Dwelling Districts (Small Lots) (RS-5) which allows the single detached
dwelling and secondary suite at a density of 0.5 FSR.
The proposal does not conform to the existing zoning district for the site and a Heritage
Revitalization Agreement would be required.
2.4

Heritage Revitalization Agreements

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 considered. 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
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for the local government to negotiate an HRA are set out in Section 610 of the Local
Government Act.
2.5

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.
 Create an application process that is clear.
 Establish a follow-up procedure to ensure that heritage conservation work is
completed as promised.
2.6

Heritage Designation Bylaw

A heritage property which is the subject of an HRA is also protected by a Heritage
Designation Bylaw. A Heritage Designation Bylaw is a form of land use regulation that
places long-term legal 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.
2.7

Standards and Guidelines for the Conservation of Historic Places in Canada

Council adopted the “Standards and 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.
2.8

Family Friendly Housing Bylaw

Effective January 1, 2016, Zoning Amendment Bylaw (Family-Friendly Housing) No. 7741,
2015 came into effect. After this date, all development applications which have 10 or more
residential units must conform to the new regulations.
This bylaw does not apply to this proposal as only three units are proposed.
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Pre-Application Review Process
On April 4, 2016, Council received a report from the Land Use and Planning Committee
(LUPC) which recommended amendments to the Development Approvals Procedure Bylaw
in order implement the pre-application process as a measure to further improve customer
service. This report also recommended that the LUPC also provide preliminary comments on
pre-applications. The pre-application stage is intended to provide applicants with high level
information at an earlier stage in the process and to improve transparency and consistency.
Council adopted the changes to the Development Approvals Procedure Bylaw to implement
the pre-application review on April 18, 2016.
3.2

Site Characteristics and Context

The subject site is located in the Brow of the Hill neighbourhood and is near the corner of
Gilley Street and Third Avenue. The site has a total area of 5,702 square feet (530 square
metres) and the existing house is 2,193 square feet (204 square metres) and has a Floor
Space Ratio of 0.385.
The subject property is located on a named street that functions as a lane. The properties
adjacent to and across the street from the subject property are all single detached dwellings
that range in age from 1913 to 1986 with Floor Space Ratios that range from 0.309 to 0.596.
There is also a three storey multi-family residential building across Gilley Street with 25
units and with a Floor Space Ratio of 1.197.
The site slopes slightly from the northeast edge to the southwest edge with a grade change of
approximately 10 feet (3 metres).
A site context map is in Attachment A.
3.3

Project Statistics

The following preliminary statistics are provided.

Zoning
Existing Official Community
Plan Designation
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RGO - Residential – Ground Oriented Infill
Housing
5,702 sq ft (530 sq m)
66.01 ft (20.12 m)
86.38 ft (26.33 m)

Proximity to Transit
Transit Facility
SkyTrain Station
Frequent Transit Network

Distance
2,900 feet (884 metres)/0.55 of a mile
765 feet (233 metres)

The subject site is located just over half a mile from the New Westminster SkyTrain Station
and 765 feet from the nearest bus stop on Eighth Street.
4.0

PROJECT DESCRIPTION

The pre-application proposes to construct a duplex on the subject property, adjacent to the
existing heritage house with a possible total floor space ratio of 0.775 (allowable is 0.50) and
site coverage of almost 38% (allowable is 35%). These variances (higher than allowed floor
space ratio and higher than allowed site coverage) as well as regularizing some existing nonconformities of the heritage house would be requested as part of a Heritage Revitalization
Agreement. Other variances for the duplex might be requested but have yet to be
determined.
Off-street parking would meet the Zoning Bylaw regarding the amount required but not for
the location of one of the spaces. One surface parking pad for the heritage house would be
located in front of the house and two parking spaces for the duplex would be provided
underneath the new building, one for each unit (See the draft site plan in Attachment B for
details).
The proposed duplex would be designed to meet the “Standards & Guidelines” by being
distinguishable from and respectful of the heritage house. The duplex would have a front-toback configuration, be two-and-a-half storeys and each unit would have either two or three
bedrooms.
The heritage house would be restored and no secondary suite is proposed.
An Arbourist Report would be required in order to assess the existing trees on the subject
property. The project anticipates being able to retain most of the trees.
The Letter of Intent and a draft site plan are in Attachment B.
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The heritage house was constructed in 1916 by W. E. Mercer and retains a substantial
amount of original character-defining elements. A recent and unpermitted addition over the
carport would be removed and that side of the house restored as part of an HRA project. The
porch would also be restored to its original design.
A Statement of Significance and a Heritage Conservation Plan would identify the heritage
value and the history of the site, including whether or not W. E. Mercer is related to the well
know architectural firm of Mercer and Mercer. A Heritage Conservation Plan would specify
the conservation approach and include a maintenance plan for the future. Staff is confident
that the house has heritage value sufficient to proceed with consideration of an HRA.
6.0

NEXT STEPS

After receiving comments from staff and the Land Use and Planning Committee, the
applicant will need to determine if they wish to make a formal application for a Heritage
Revitalization Agreement. Should they choose to proceed, then the application would follow
the standard HRA application review process.
7.0

INTERDEPARTMENTAL LIAISON

7.1

Team-Based Project Review

The City has now initiated a project team based approach for reviewing development
applications, including pre-applications. A staff-led project team has been assigned for
reviewing this project consisting of staff from the Building, Planning (Development
Services), and Engineering. Other Departments will also be included early in the process as
needed.
8.0

FEEDBACK FROM LAND USE AND PLANNING COMMITTEE

Feedback is requested from the LUPC on the following items:
a) Number of bedrooms in the duplex – current proposal is for two or three. Should the
duplex units each contain three bedrooms, or is two sufficient?
b) The proposed 0.775 FSR density;
c) The proposed site coverage of 38%; and
d) The parking configuration – with one space being proposed for the front yard setback
of the heritage house and two under the duplex building.
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OPTIONS FOR CONSIDERATON

The following options are presented for the Land Use and Planning Committee’s
consideration:
1. That the Land Use and Planning Committee provide staff with feedback on the items
outlined in Section 8 of this report and direct staff to communicate this feedback to
the applicant; or
2. That the Land Use and Planning Committee recommend that Council provide staff
with feedback on this Pre-Application Report; or
3. That the Land Use and Planning Committee provide alternate feedback on the preapplication to be provided to the applicant.
Staff recommends Option 1.

ATTACHMENTS
Attachment A: Site Context Map
Attachment B: Letter of Intent, Site Plan
This report has been prepared by:
Julie Schueck, Heritage Planner
This report was reviewed by:
John Stark, Acting Manager of Planning

Jackie Teed
Acting Director of Development
Services
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Site Context Map
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This map is a user generated static output from an Internet mapping site and
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Letter of Intent, Site Plan
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

9/11/2017

From:

Jackie Teed
Acting Director of Development
Services

File:

HER00636

Item #:

42/2017

Subject:

312 Fifth Street: Proposed Heritage Revitalization Agreement Preliminary Report

RECOMMENDATION
THAT the Land Use and Planning Committee provide staff with feedback on the items
outlined in Section 9 of this report.
THAT the Land Use and Planning Committee recommend that Council direct staff to
process the Heritage Revitalization Agreement for 312 Fifth Street based on the
process outlined in this report.

EXECUTIVE SUMMARY
A Heritage Revitalization Agreement application has been received in order to allow the
addition of a laneway house to the rear of the property at 312 Fifth Street in the Queen’s Park
neighbourhood. In exchange, the applicant would restore the 1897 William Townsend
Residence and agree to long-term legal protection through both a Heritage Revitalization
Agreement and a Heritage Designation Bylaw.
The proposed laneway house would have one-and-a-half storeys, with two bedrooms. A
secondary suite is also proposed for the heritage house. There would be off-street parking for
two vehicles. The variances being requested through this application include an increase in
the Floor Space Ratio for the subject property and a higher amount of floor space for the
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laneway house. Additionally, the proposed Heritage Revitalization Agreement would
regularize some existing non-conformities of the heritage house (e.g.: side and front yard
setbacks).
Note that the house next door, at 318 Fifth Street, is also seeking a Heritage Revitalization
Agreement to allow a laneway house.
1. PURPOSE
The purpose of this report it to provide the Land Use and Planning Committee (LUPC) with
preliminary information related to an application for a Heritage Revitalization Agreement
(HRA) which proposes to construct a laneway house at the rear of the property in exchange
for restoration of the heritage house.
2. POLICY AND REGULATIONS
2.1

Existing Official Community Plan (OCP):

The existing OCP designation for this site is Residential – Low Density (RL). this area is
intended to contain low density residential uses including single detached houses, houses
with a secondary suite, duplexes, detached townhouses, low density multifamily uses,
churches and may contain small scale local commercial uses.
The proposed application complies with the existing OCP designation.
2.2

Proposed Official Community Plan:

Council endorsed, in principle, the final Draft Land Use Designation Map in the proposed
OCP (OCP 2041). The subject site in the proposed OCP would be Residential – Detached
and Semi-Detached Housing (RD).
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).
Complementary Uses: Lots with single detached dwellings may also include a secondary
suite and/or a detached accessory dwelling unit (e.g. laneway house, carriage house).
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Maximum Density: Low density residential.
Heritage Assets: Through a Heritage Revitalization Agreement, or similar tool, a property
may be eligible for incentives such as a smaller minimum lot size, an increase in density, or
reduced parking requirements, which would make it viable to conserve assets with heritage
merit. A Heritage Revitalization Agreement may also be used to permit the housing forms
listed in the Residential – Ground Oriented Infill Housing designation or to formalize an
existing, higher-density land use such as a low rise.
Through an HRA, the subject property could consider the Residential – Ground Oriented
Infill Housing designation:
Purpose: To allow a mix of ground oriented infill housing forms which are complementary
to the existing neighbourhood character. Generally forms with a higher number of units are
expected to be located on larger properties. Units can be attached, detached or a combination
of the two.
Principal Forms and Uses: Single detached dwellings, single detached dwellings on a
compact lot, duplexes, triplexes, quadraplexes, cluster houses, townhouses, rowhouses and
other equivalent ground oriented housing forms. Lots with single detached dwellings may
also include a secondary suite and/or a detached accessory dwelling unit.
Complementary Uses: Home based businesses, small scale local commercial uses (e.g.
corner stores), small scale institutional uses (e.g. child care, care facilities), utilities,
transportation corridors, parks, open space, and community facilities.
Maximum Density: Low density multiple unit residential.
Heritage Assets: Through a Heritage Revitalization Agreement, or similar tool, a property
may be eligible for incentives such as a smaller minimum lot size, an increase in density, or
reduced parking requirements, which would make it viable to conserve assets with heritage
merit. A Heritage Revitalization Agreement may also be used to formalize an existing, larger
scale land use such as a low rise or a place of worship.
The proposed Heritage Revitalization Agreement to protect and restore the heritage house,
and add a laneway house is compatible with the proposed OCP Land Use Designations noted
above.
2.3

Queen’s Park Heritage Conservation Area

The subject property is located within the Queen’s Park Heritage Conservation Area. Due to
the age of the principal building, the property is listed in the Advanced category of protection
under the Conservation Area policy. As such, Heritage Alteration Permits are required for
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changes to the front, sides or roofline of the principal building, and for construction of a new
accessory dwelling unit on the site.
A Heritage Revitalization Agreement, and subsequent Heritage Designation, would increase
the level of heritage protection on the principal building. This is in line with the goals o f the
Heritage Conservation Area which seeks to retain the historic building stock and streetscape
character of the Queen’s Park neighbourhood.
2.4

Zoning Bylaw

The existing zoning for the site is RS-1 (Single Detached Dwelling District). The intent of
this district is to allow single detached dwellings.
The proposed development does not conform to the existing zoning district for the site and a
Heritage Revitalization Agreement is required.
2.5

Heritage Revitalization Agreements

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 considered. 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. Pr ovisions
for the local government to negotiate an HRA are set out in Section 610 of the Local
Government Act.
2.6

Heritage Policy for the Use of Heritage Revitalization Agreements

The City has a “Heritage Policy for the Use of Heritage Revitalization Agree ments” 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.
 Create an application process that is clear.
 Establish a follow-up procedure to ensure that heritage conservation work is
completed as promised.
2.7

Heritage Designation Bylaw

A heritage property which is the subject of an HRA is also protected by a Heritage
Designation Bylaw. A Heritage Designation Bylaw is a form of land use regulation that
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places long-term legal 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.
2.8

Standards and Guidelines for the Conservation of Historic Places in Canada

Council adopted the “Standards and 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.
3. BACKGROUND
3.1

Site Characteristics and Context:

The subject site is located on the western edge of the Queen’s Park neighbourhood and
consists of one lot with a total area of 8,227 square feet (764 square metres). The existing
house has 4,707 square feet (437.3 square metres) and has a Floor Space Ratio of 0.435. The
site fronts onto a boulevard and has a lane at the rear. Across the lane are the backs of retail
and commercial units that face Sixth Street.
The properties adjacent to and across the street from the subject property are all single
detached dwellings that range in age from 1891 to 1940 with Floor Space Ratios that range
from 0.44 to 0.50.
The subject site is fairly flat but the house currently sits a few feet lower than street level.
A site context map is in Attachment A.
4. PROJECT DESCRIPTION
4.1

Project Description:

A Heritage Revitalization Agreement application has been received in order to allow the
addition of a laneway house to the rear of the property at 312 Fifth Street in the Queen’s Park
neighbourhood. In exchange, the pre-1900 house, which has undergone numerous
unsympathetic additions and renovations, would be restored to its 1897 appearance and some
new floor space would be added. The applicant has also agreed to long-term legal protection
of the heritage house through both a Heritage Revitalization Agreement and a Heritage
Designation Bylaw.
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The proposed bare-land strata development is for the construction of a one-and-a-half-storey,
two-bedroom laneway house, with an at-grade front porch that faces the lane. Off-street
parking for two vehicles would be provided, one either side of the laneway house, accessed
from the lane, and not visible from Blackford Street.
The landscape plans propose to incorporate curved planting beds, flagstone patios, a rock
garden that follows the existing grade, and a rain garden swale that wraps around a portion of
the rear property. An Arbourist Report and Tree Survey has been provided. There are seven
trees within the property boundaries that are proposed for replacement.
The preliminary Design Rationale, the proposed Architectural and Landscape Plans are in
Attachment B.
4.2

Project Statistics:

The following preliminary statistics are provided, followed by a table of likely variations
(highlighted) that would be considered through the HRA.
Zoning/Existing
Official Community Plan
Designation
Proposed Official Community
Plan Designation
Heritage Conservation Area
Existing Site Area
Site Frontage
Lot Depth
Off-Street Parking

Existing
RS-1 (Single Detached Dwelling District)
RL - Residential – Low Density
RD - Residential – Detached and Semi-Detached
Housing
Queen’s Park Heritage Conservation Area
(Advanced)
8,217 sq ft (763 sq m).
59.32 ft (18.08 m)
138.48 ft (42.21 m)
3 (proposing 2, which is allowable)

Variance Table (to be considered as part of an HRA)
Allowed
Floor
Space
Ratio
Floor
Area

0.50 or
0.60 with
Laneway
House
4113.5 sq
ft (382.15
sq m)

Agenda Item 42/2017

Existing
(Heritage
House)
0.435

Proposed
(Heritage
House)
0.57

Allowed
(Lanewa
y House)
0.10

Proposed
(Laneway
House)
0.12

3576 sq ft
(332 sq m)

4707 sq ft
(437.3 sq m)

958 sq ft
(89 sq m)

958 sq ft
(89 sq m)

Total
Proposed
0.69
(Total
allowed
0.60)
5665 sq ft
(526.3 sq m)
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5. DISCUSSION
5.1

Heritage Value

Heritage Value
The Statement of Significance indicates that the house has both historic and social value.
The William Townsend Residence was constructed in circa 1897 (earlier than noted in City
records), making it a pre-1900 house and increasing its historic value. The house is one of
the earliest still extant examples of a Shingle Cottage style that became more popular in the
1910s. In terms of social value, the house reflects a shift to simpler styles when, in the
1890s, the city experienced slow economic growth and a decrease in population.
The Heritage Conservation Plan, which includes the Statement of Significance, is in
Attachment C.
Assessing the Heritage Benefits
When Council considers entering into an HRA with a property owner, one of the objectives
is to balance the benefits to the property owner with the benefits to the public. An important
benefit to the public is the long-term legal protection that an HRA provides, but it is not the
only benefit that an HRA provides.
The following benefits would form part of the HRA:
 A Heritage Conservation Plan;
 Significant restoration of the heritage house, including removal of unsympathetic
additions, window restoration, removal of stucco cladding, restoration of dormers,
restored front porch and an historic paint colour paletter;
 Repair of historic elements of the building;
 A maintenance plan, which is part of the Heritage Conservation Plan; and
 Increased longevity and viability of the historic building and its historic use.
Additionally, an HRA allows the City the opportunity to work with the owner to ensure that
the design of the proposed laneway house would be sympathetic to and respectful of the
heritage house.
The HRA proposal conforms to the “Standards & Guidelines” in the following manner. The
proposal:
 Conserves the heritage value of the historic place;
 Repairs rather than replaces character-defining elements;
 Adopts an approach of minimal and appropriate intervention;
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 Replaces missing features from the restoration period;
 Does not create a false sense of historical development (the proposed laneway house
is clearly a new design);
 Has provided an evaluation of the character defining elements and proposes
appropriate and only necessary interventions; and
 Includes a laneway house design that is physically and visually compatible with the
heritage house.
Queen’s Park Heritage Conservation Area Design Guidelines for Protected Buildings:
The Heritage Conservation Area encourages the retention of the historic building stock and
streetscape character of the Queen’s Park neighbourhood. Retaining the principal house, and
restoring the original materials, as proposed, exceeds the goals of the Heritage Conservation
Area.
The changes proposed to the principal house are consistent with the Queen’s Park Heritage
Conservation Area Design Guidelines for Protected Buildings. Primarily, the heritage house
would be restored to its original massing: the various additions and changes to the rear of the
house would be restored to an open porch, the roofline would be restored to a pointed gable
(though the dormers, likely added years after original construction, would remain), the
staircase on the north elevation would be removed, and the house would not be lifted more
than two feet.
The siting of the house is proposed to change; however, the setback proposed is consistent
with the neighbouring houses on the street, and as such maintains the character of the
streetscape. The proposed lift height is “acceptable” under the design guidelines.
The house’s original siding, porch columns, windows and front door are proposed to be
restored and retained, which is “recommended” under the design guidelines. All other
materials used on the principal house fall into the “acceptable” category of the design
guidelines.
5.2

Laneway Building Design

Proposed New Design Guidelines for Laneway and Carriage Houses:
The proposed laneway house meets the proposed new Design Guidelines for Laneway and
Carriage Houses that are being considered by Council.
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Queen’s Park Heritage Conservation Area Design Guidelines for New Construction:
The proposed laneway house satisfies the requirements of the Queen’s Park Heritage
Conservation Area Design Guidelines for New Construction in siting, scale, massing and
architectural character.
Per the “recommended” category of the design guidelines, the proposed design includes
rectangular massing, and open lower level porch, and vertically oriented windows. Also, as
“recommended”, the design reflects the principal building by using similar squared porch
posts, which also continue around the side of the building to the carport. The roofline of the
proposed laneway house has the “recommended” gable on the front façade (lane facing). The
proposed roofing material is also “acceptable”. Overall, the laneway house would not detract
from the historic home in its size, siting, or height.
Materials are not yet specified for this part of the project. And as such, no comments can be
made at this time regarding that section of the design guidelines.
5.3

Landscape Design

Queen’s Park Heritage Conservation Area Design Guidelines for Private Landscapes
The Queen’s Park Heritage Conservation Area Design Guidelines include a non-mandatory
section for landscape design on private property. The proposal satisfies the requirements of
the design guidelines for the level of tree retention and planting, and the layering of garden
beds, shrub planting, and trees. Additionally, the proposed pedestrian access paths fro m Fifth
Street and the custom wooden fencing and trellises fall into the “recommended” category of
the design guidelines.
The proposed under-lighting of trees and stair lights are “not recommended” under the
design guidelines. The proposed light bollards would be “acceptable”.
6. CONSULTATION
The applicant will be required to undertake public engagement as part of the HRA
application process which will include consultation with the Queen’s Park Residents’
Association and an applicant led Public Open House. The application will also be reviewed
by the Community Heritage Commission and by the Advisory Planning Commission, both of
which would provide a recommendation to Council.
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7. APPLICATION REVIEW PROCESS
The anticipated steps in the application review process (including target dates in bold) are:
1. Preliminary Report to Land Use and Planning Committee – September 11, 2017
2. Land Use and Planning Committee referral of Applications to Council – October 2,
2017
3. Review by the Community Heritage Commission – October 2017
4. Applicant-led Public Open House – November 2017
5. Consultation with the Queen’s Park Residents’ Association – November 2017
6. Review by the Advisory Planning Commission – December 2017
7. Report to Land Use and Planning Committee – January 2018
8. Land Use and Planning Committee Referral of Application to Council for
Consideration of First and Second Reading of Bylaws – February 2018
9. Council Consideration of First and Second Reading of Bylaws – February 2018
10. Public Hearing and Council Consideration of Third Reading of Bylaws – March 2018
11. Consideration of adoption of Bylaws – Spring/Summer 2018
8. INTERDEPARTMENTAL LIAISON
Team-Based Project Review
The City has now initiated a project team based approach for reviewing development
applications. A Staff-led project team has been assigned for reviewing this project consisting
of staff from the Building, Planning (Development Services) and Engineering, Departments.
9. FEEDBACK FROM LAND USE AND PLANNING COMMITTEE
During staff’s review of the preliminary plans, the following issues have been identified
where comments and consideration from LUPC are sought.
1. Heritage Benefit: Does the LUPC concur that the heritage benefit is sufficient to make
the use of an HRA appropriate?
2. Landscape Design: The lighting proposed for the landscaping falls primarily into the
“not recommended” category of the design guidelines. The Heritage Conservation
Area require that all new construction comply with the “acceptable” level of the
design guidelines, at minimum. However, no compliance with the Landscape Design
section of those guidelines is required for heritage projects. Should the lighting in the
landscape plan be reduced to satisfy the design guidelines?
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10. OPTIONS
The following options are offered for consideration of the LUPC:
1. That the Land Use and Planning Committee provide staff with feedback on the items
outlined in Section 9 of this report.
2. That the Land Use and Planning Committee recommend that Council direct staff to
process the Heritage Revitalization Agreement application for 318 Fifth Street based
on the process outlined in this report.
3. That the Land Use and Planning Committee recommend that staff work with the
applicant on outstanding issues and bring the revised proposal back for further
feedback from the Committee.
4. That the Land Use and Planning Committee provide staff with alternative direction.
Staff recommends Option 1 and 2.
ATTACHMENTS
Attachment A: Site Context Map
Attachment B: Design Rationale, Architectural Plans, Landscape Plan
Attachment C: Heritage Conservation Plan (with Statement of Significance)
This report has been prepared by:
Julie Schueck, Heritage Planner
This report was reviewed by:
John Stark, Acting Manager of Planning

For:
Jackie Teed
Acting Director of Development
Services
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Attachment B
Design Rationale, Architetural
Plans, Landscape Plans

DESIGN RATIONALE: 312 FIFTH STREET, NEW WESTMINSTER
The main objective of the Historical revitalization proposed for 312 Fifth Street is to improve the livability and
sustainability of this classic example of the a “Shingle Cottage” in the Queens Park neighborhood. Originally
built and occupied by William Townsend, 312 Fifth Street is one of the oldest remaining examples of “single
cottage” architectural style that was very popular at the turn of the century.
Through the years the William Townsend residence has undergone many unsympathetic renovations and is
now in poor condition. It is the goal of the clients to save 312 Fifth and breathe new life into this classic Queens
Park home.
Through a thoughtful restoration, the William Townsend Residence renovation/restoration has been designed
to preserve any historical elements outlined in the HCP, restore original form and address massing and
placement to make 312 Fifth Street relevant to the streetscape of Fifth Street today.
The infill home proposed for the rear of the lot was designed to conform to the zoning guidelines and to be a
livable, subservient dwelling to the historical asset.

SCOPE OF DESIGN GUIDELINES: 1) NEW RESIDENTIAL ARCHITECTURE
FORM:
PRIMARY DWELLING:
The goal of the restoration is to:
1. Homogenize the awkward rear addition
2. Restore windows to wood windows
3. Remove the stucco cladding and double beveled wooden clapboard with shingles in the
gable peak and entry porch skirt
4. Remove oversize vinyl sliding window on the upper front façade
5. Remove chamfered the roofline and the large, inappropriate brackets under the roofline
6. Restore dormers to original massing
7. Restore front porch
8. Restore tri-colour paint palette
INFILL DWELLING:
Careful consideration was made when considering the shape and massing of this building. The
proposed building has pared down ornamentation, a subtle colour scheme and the main massing has
been set-back, allowing it to be subordinate to the historical asset.
SITTING:
PRIMARY DWELLING:
Currently the house is set back from its neighbours. As part of the livability and sustainability
goals of this project the house will be move forward to be more consistent with the neighbouring
setbacks and in doing so will make room for an infill dwelling.
INFILL DWELLING:
Rear of property

ROOF DESIGN:
The house at 312 Fifth Street is an early example of the Shingle Cottage architectural style popular in
the 1910s. This style features an attractive A-frame gabled roof with side dormers as well as low pitch
roofs with wide unenclosed eaves.

PORCHES AND VERANDAHS:
The Townsend residence features a full width front porch set under the main roof with four square cut
posts supporting the roof.

WINDOWS AND DOORS:

PRIMARY DWELLING:
The two windows on the main floor of the front façade are wood sash one-over-one or two-overtwo windows original to the house. Window condition is to be assessed before commencement of
work. Window rehabilitation would involve repairing deteriorated wood windows and returning the
windows to operational condition. Security grilles in the basement windows to be removed and
replaced with wood sash windows in a matching historic style with true divided lites, then painted
to match historic palette. Owner to consult a heritage wood window professional regarding the
installation of dual paned glass in the existing wood framed windows. A discreet metal flashing
could be installed on the top of the window to shed rainwater, painted to match the window trim
colour.

M ATERIALS:
PRIMARY DWELLING:
Restoration/repair of the building exterior is cladded in double beveled wooden clapboard with shingles
in the gable peak.
Working with City Green, a creative insulation solution and thoughtful HVAC design will greatly
decrease the William Townsend residents’ energy consumption while preserving the exterior façade.
Improving performance from 374 GJ/year to 107GJ /year.

INFILL DWELLING:

Hardy siding and dark vinyl windows, this green new build with be a great place to live.
LANDSCAPE:
The home is a Heritage style home and design reflects this with the use of clay pavers on a sand
base for some of the main patio and the walkway.

The shapes for the planting beds are more flowing and meandering. The flagstone patio is to be
done with a flexible base and joints. The rock garden terracing is something that has a natural
feel when installed in the correct manner with plants spilling out of the pockets created. The rock
garden will sufficiently retain the grade so the simple flagstone patio can be completed.
Aquapavers (Concrete Interlock Pavers) were specified for the Tenant and the Lane Way house
living areas to allow for maximum permeability on this property. The Custom Arbour was
designed to compliment the style of house. The Rain Garden is noted as desirable in the
Guidelines.
This Rain Garden is in a Swale that wraps around part of the property in the lower
elevation. Water run off from the property is captured in this Rain Garden, used by the plants
positioned in this area and evaporates naturally. There are 7 replacement trees on this new plan
due to the Arborist Report and the one tree that should be removed due to the proximity to the
new Aquapave 4’ wide access path for Fire Fighters. While the path should miss this tree the
proximity to the path may jeopardize its root system.

PERSPECTIVES

HRA - HCP - COVER
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Zoning Analysis - Main Structure
Required/Allowed
Lot Size

Proposed

764 m2 (8224 sf)

764 m2 (8224 sf)

Lot Depth

138.5 ft

138.5 ft

Lot Width

59.4 ft

59.4 ft

Site Coverage

35% 268 m2 (2880.22 sf)

1773.79 sf

FSR

50% 382 m2 (4112 sf)

54% = 4707 sf

Deck and porch

10% 76.4 m2 (822.4 sf)

822.4 sf

Front:

7.62 m (25 ft)

7.62 m (23' - 11")

Rear:

7.62 m (25' ft)

7.62 m (60' - 0")

Right Side:

1.52 m (5 ft)

1.52 m2 (4' - 10.13")

Left Side:

1.52 m (5 ft)

1.52 m2 (16' - 6.25")

Set Backs

AVG. GRADE :

297.51 + 299.38 + 295.91 + 298.35 = 297.79'

Roof Mid-Point

25 ft. max.

25' - 0"

Roof Peak

35 ft. max.

34' - 2 5/8"

Zoning Analysis - Laneway House
1.5 Storey Laneway House
Lot Size

Required/Allowed

Proposed

764 m2 (8224 sf)

764 m2 (8224 sf)

Lot Depth

138.5 ft

138.5 ft

Lot Width

59.4 ft

59.4 ft

Site Coverage

12% 91.7 m2 (987.5 sf)

563 sf

FSR

10% 89.0 m2 (822.4 sf)

958 sf

Deck and porch

10%

142 sf

0.91 m2 (3 ft)

3' - 9 1/2"

Set Backs
Front:
Rear:

111' - 7 1/8"

Dist. from Princ. Dwelling

4.88 m2 (16 ft)

32' - 7"

Right Side:

0.914 m2 (3 ft)

20' - 11 7/8"

Left Side:

0.914 m2 (3 ft)

10' - 5 3/4"

AVG. GRADE :
Building Height

298.28+298.11+296.60+297.86 = 297.78'
22.97 ft. max.

22.85 ft.

HISTORIC RESTORATION VARIANCE
REQUIRED PARKING SPACE RELAXATION
REQUESTING AN ADDITIONAL F.S.R.

TOTAL FSR- Dwelling + LWH

HRA - ZONING ANALYSIS

69% 524.4 m2 5665 sf
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VC-1
OXFORD IVORY

VC-14
DUNBAR GREY

VC-24
POINT GREY

CHARACTER-DEFINING
ELEMENTS
Key elements that define the
heritage character of the house
include its:

VC-28
MELISH RUST

·Location on the west side of Fifth
Street, a wide tree-lined
boulevard in the heart of the
Queen’s Park neighbourhood
·Relatively flat property with lane
access to the rear
·Symmetrical placement of door
and window elements on the front
façade as well as an overall
rectangular plan form, modest
residential scale and simple
massing
·W ood frame construction with
original wooden cladding under
stucco siding
·Floorplan with staircase leading
upstairs from the kitchen at the
back of house
·Recessed central front entry
porch set under roof with four
square pillar supports
·Several remaining original double
hung wood-sash windows
·Original panelled glazed wooden
front entry door
PROPOSED HISTORICAL REVITALIZATION WITH LANEWAY HOUSE WITH MATCH HISTORIC CRITERIA

ORIGINAL HISTORICAL REVITALIZATION DESIGN CRITERIA

HRA - CHARACTER DEFINING ELEMENTS

ORIGINAL POST STYLE

312 Fifth Street - New Westminster

REVITALIZED POST STYLE

Scale
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HISTORIC RESTORATION & REVITALIZATION PRESENTATION

RESTORED WRAP-AROUND TRIM WITH HISTORICALLY ACCURATE UPPER-FRONT WINDOW & DORMER DESIGN
ALL W INDOWS TO BE RESTORED & REPLACED W ITH HISTORICALLY ACCURATE WOOD WINDOWS.

RESTORED TO ORIGINAL GABLE STYLE ROOF

RESTORED DROP BEAMS FOR FRONT PORCH O/H, & SOLID PORCH RAILING
WITH DRAIN GAP

RESTORED ORIGINAL ROOF INTERSECTION POINT

HRA - CHARACTER DEFINING ELEMENTS
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DN

SIDE WALK

A

SIDE WALK

B

SIDE WALK

SUSTAINABILITY
ENERGY EFFICIENT DESIGN
NATURAL VENTILATION
OPTIMIZING AIR QUALITY
HEALTHY DURABLE MATERIALS
WATER CONSERVATION & MANAGEMENT
SECURE STORAGE FOR BICYCLES

59' - 5"

5' - 0"5' - 7" 12' - 3 3/4"
4' - 11 1/4"13' - 3 7/8"

13' - 3 1/8" 5' - 0"

6
23' - 9 7/8"
14' - 0 3/4" 9' - 9 5/8"

Suite ODS

23' - 10 3/8"

27' - 8 3/4"
49' - 6 5/8"
21' - 9 3/8"

Walkway

21' - 7 3/8"

138' - 6"

PRINCIPAL DWELLING

suite Entry

27' - 10 1/2"

DN
Basement

5
16' - 4 3/8"

37' - 7 1/8"
37' - 7 1/8"

32' - 7 3/8"

21' - 2 7/8"

4

8' - 6"

HRA - SITE PLAN

20' - 2 1/2"

8' - 0" 7' - 0 1/2"

2' - 5 1/4"

1

6' - 9"

ROOF FORMS
UPPER LVL. REQ. TO BE INTEGRATED INTO
ROOF.
ONE SIMPLE ROOF WITH DORMERS IS
ENCOURAGED.
DORMERS WIDTH SHALL NOT EXCEED 40% OF
UPPER LVL.

OPEN SPACE
AN EXCLUSIZE SPACE OF 160SF FOR THE INFILL
TENANTS. 80SQ.FT. FOR BASEMENT SUITE
THE DESIGN SHOULD FOCUS ON THE
RETENTION OF TREES
VEGITATION SHOULD BE SUITABLE TO LOCAL
CLIMATE
GREEN WALLS ENCOURAGED
RAIN WATER MANAGEMENT
IMPERMEABLE SURFACES SHOULD BE
MINIMIZED
PERMEABLE SURFACES ARE HIGHLY
RECOMMENDED
LANDSCAPING DESIGN SHALL INCORPORATE:
RAINWATER RETENTION
RAINWATER
INFILTRATION
RAINWATER HARVESTING
EXTERIOR LIGHTING
LED, NON-GLARE, DOWN CAST PHOTOCELLS
WARM COLOR TEMPERATURES (2700K-3000K)
PEDESTRIAN LEVEL LIGHTING, MAX. 12FT HIGH
ARCHITECTURAL EXPRESSION
TEXTURED, DURABLE, HIGH QUALITY CLADDING
MATERIALS
TRIM SHALL BE PLACED & SCALED TO OUTLINE
OPENINGS
LWH ENTRY SHALL BE VISIBLE FROM LANE.
SERVICE ACCESS PATH
ALL PATHS SHALL BE ADEQUATELY LIT.
AN ADDRESS SIGN IS REQUIRED AT THE STREET
& LANE
RESIDENTIAL ADDRESS SHALL BE VISIBLE TO
VEHICLES
PARKING
PARKING IS TO BE ACCESSED FROM THE LANE
PERMEABLE PARKING PADS IS HIGHLY
RECOMMENDED
LWH PARKING NOT TO FLANK MORE THAN 1
WALL.

27' - 6 3/8"
25' - 1 1/8"

3' MIN. VEGETATION SCREEN

IF Outdoor Space

IF carport

INFILL DWELLING

Parking

27' - 6 5/8"

2

Garbage/Recycling

3

5' - 7 3/4"

SIZE & MASSING
CONSTRAINED TO RELAVENT SETBACKS
UNENCLOSED PORCHES OFF THE MAIN LVL

PRIVACY
FENCES AND VEGITATION IS ENCOURAGED
ALL SCREEN/FENCES TO BE ATTRACTIVE &
DURABLE
ALL DORMERS ARE REQ. TO HAVE WINDOWS

5' - 0"

Cover bike storage

PRINCIPAL DWELLING SEPERATION
ACCOMMODATE THICKER ENERGY EFFICIENT
WALLS
EFFORTS TO RETAIN EXISTING TREES
DISTANCE BETWEEN LW H AND HOME, MIN.
16FT.

3' - 3 3/8"

BICYCLE PARKING
ALL LWH/CH TO HAVE AT LEAST 1 PER EACH
UNIT.
PARKING SPACE TO BE SECURE & WEATHER
PROTECTED
SHALL BE USED BY PRINCIPAL AND LANE WAY
HOME.
GARBAGE & RECYCLING
ADEQUATE SPACE FOR CONTAINERS FOR ALL
UNITS
CONTAINERS SHALL BE SCREENED FROM VIEW
PARKING LOCATION SHALL CONSIDER
SCREENED CONTAINERS
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30' - 7"
5' - 7 7/8"

DN

CLOSET

3' - 1 1/8" 4' - 6"

28' - 7 1/4"

BASEMENT OUTDOOR SPACE

7' - 0 7/8"

DW

7' - 5 1/8"

REF.
49' - 6 1/2"

13' - 3"

KITCHEN
MECH. RM.

5' - 3 1/2"

CLOSET

11' - 7 1/8"

20' - 11 1/8"

3' - 10 1/2"

7' - 5 5/8"

EXISTING BUILDING OUTLINE

3' - 6 1/2"5' - 3 3/4"
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18' - 0"
18' - 2 3/4"

ART RM.
BED. RM.

LIVING RM.
BED. RM.
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38' - 0 3/4"
30' - 4 1/8"
5' - 10 5/8"
FRONT PORCH

ENTRANCE

OFFICE

DEN

27' - 9 1/8"

27' - 11"

POWDER

CLOSET

FIREPLACE

FORMAL
DINING

54' - 7"

LIVING RM.
BUTLER

DOG
WASH

PANTRY

21' - 7 1/8"

EXISTING BUILDING
OUTLINE

21' - 7 3/8"

KITCHEN

MUD. RM

5' - 2 7/8"

5' - 0 5/8"
BACK DECK

6' - 0 3/8"

18' - 1 3/8"

13' - 11"

38' - 0 3/4"

HRA- MAIN LVL.
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30' - 4 5/8"
2' - 5 1/8"

25' - 6 5/8"

2' - 4 7/8"

7' - 7 3/4"

CLOSET

11' - 1 1/8"

BED RM. 2

2' - 2"

BATH. RM.

17' - 5"

49' - 3 3/4"

8' - 8 1/2"

49' - 3 3/4"

YOGA RM.

EXISTING BUILDING OUTLINE

8' - 0 7/8"

10' - 0 3/4"

CLOSET

BED RM. 1

DARK RM.
PHOTOGRAPHY, W/
WASHER & DRYER

W

MASTER BED RM.

8' - 11 1/2"

21' - 5 1/4"

W/I CLOSET

D

ENSUITE

LOWER ROOF

2' - 7 1/2"

25' - 1 5/8"

2' - 7 1/2"

EXISTING BUILDING OUTLINE

5' - 2 7/8"

5' - 10 3/4"

30' - 4 5/8"

UPPER LVL.
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EXISTING NORTH ELEVATION - BEFORE HERITAGE REVITALIZATION

EXISTING WEST ELEVATION - BEFORE HERITAGE REVITALIZATION

EXISTING NORTH & WEST ELEVATIONS
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4

5

71' - 7 3/4"

23' - 10 1/4"

6

ROOF PEAK
332' - 0 1/8"
ASPHALT SHINGLE ROOF

MID PEAK
322' - 9 3/8"
25' - 0"

UPPER LEVEL
314' - 8"
MAIN LEVEL
305' - 0 1/4"
LWH AVG
AVG. GRADE
297' - 9297'
1/2"- 11"

ORIGINIAL SIDING

1

NORTH ELEVATION - PRESENTATION
1/16" = 1'-0"

A
LANEWAY HOUSE OUTLINE

B
54' - 5"

ROOF PEAK
332' - 0 1/8"

LWH AVG
297' - 11"

2

MID PEAK
322' - 9 3/8"
UPPER LEVEL
314' - 8"

25' - 0"

34' - 2 5/8"

TENANT ACCESS

MAIN LEVEL
305' - 0 1/4"
AVG. GRADE
297' - 9 1/2"

WEST ELEVATION - PRESENTATION
1/16" = 1'-0"

PROPOSED NORTH & WEST ELEVATIONS
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1.0 INTRODUCTION
The William Townsend Residence at 312 Fi h Street, constructed in 1897, is considered to be an
historic building with historic and social community heritage values. An early example of the popular
Shingle Co age Style, the residence is associated with a building contractor who constructed a
number of prominent houses throughout New Westminster, many of which remain.
The City of New Westminster has received an applica on from the owner of 312 Fi h Street to
nego ate a Heritage Revitaliza on Agreement for the property to construct a heritage style carriage
house oﬀ the lane and rehabilitate the exis ng house according to the Heritage Conserva on Plan
included in this report. The intent of the Conserva on Plan is to restore the William Townsend
Residence to its original appearance in accordance with the historic photos of the property included
in this report.
1.1 Report Scope
This report includes a descrip on of the site and a Statement of Signiﬁcance (SOS) for the Townsend
Residence, a es ng to its community heritage value. The SOS describes the heritage value of the
house and lists the unique character‐deﬁning elements to be conserved as part of the proposed
project. The report draws upon the character‐deﬁning elements listed in the SOS as a basis for a
condi on assessment of the Townsend Residence. The main sec on of the report contains the
Heritage Conserva on Plan to rehabilitate historic elements of the house.
Site visits were conducted by the heritage consultant in September and October, 2015 for the
purpose of visually assessing the property and mee ng with the project manager to discuss the
project. Photographs of the exterior eleva ons were taken to document the condi on of the historic
place. All images contained in this report were taken by the report author.

2.0 DESCRIPTION OF HISTORIC SITE
2.1 Site Location
The William Townsend Residence is located at 312 Fi h Street mid‐block on the west side of Fi h
Street between Third Ave and Blackford Street. Situated in the heart of the Queen’s Park residen al
neighbourhood of New Westminster, the house is part of a grouping of houses of similar size and
vintage.

2.2 Neighbourhood Background
Prior to the 1900’s, and before the Townsend Residence was constructed, the Queen’s Park
neighbourhood was a collec on of farms, wooded areas and sca ered Victorian or Edwardian
houses on large lots. The neighbourhood grew extending the grid street pa ern evident west of
Queen’s Park. The Queen’s Park neighbourhood is bounded by Sixth Street to the west, Sixth Avenue
to the north, First Street to the east and Queen’s/Royal Avenue to the south.
Today, Queen’s Park is a popular area due to its walkable streets, proximity to commercial areas,
connec ons with Queens Park and Terry Hughes Park, highly rated elementary and secondary
schools and valued local ameni es. Proper es on Fi h Street are enhanced by mature street trees
and a wide green boulevard. The Queen’s Park neighbourhood is noted for having one of the largest
and most intact concentra ons of preserved historic houses in the province.
2.3 Condition Assessment
The Townsend Residence has been con nually occupied for residen al purposes (with some years of
rental use and vacancy) but has had several long term owners over the years, notably: William E.
Townsend (1904 – 1914), WE Pinson (1933 – 1947) and Edwin Ellingson (1948 ‐ 1973). The house
con nues to be occupied for residen al use and is habitable but in poor to fair physical condi on.
This modest wood frame home consists of one and a half stories and a basement. It is set back from
Fi h Street, resul ng in a rela vely small back yard with lane access which borders on commercial
uses along Sixth Street. Named a er its ﬁrst long term owner, William E. Townsend, the house has
been altered considerably over the years, including the construc on of an awkward rear addi on,
the installa on of metal windows, stucco cladding and an oversize vinyl sliding window on the upper
front façade. Other unsympathe c “heritage” style altera ons to the front facade include
chamfering the rooﬂine and adding two large brackets under the rooﬂine. The main ﬂoor façade and
front porch remain rela vely unaltered. Building permits were approved in 1932 and again in 1938 to
construct rear addi ons to the house; permits were also taken out in the 1970’s to close in a back
sleeping porch and construct a secondary suite on the upper ﬂoor.
The house can currently be described as being in poor to fair condi on due to poorly constructed
altera ons over the years and a lack of regular maintenance. Although the building does not appear
to be experiencing any structural issues or failures, the owner intends to retain a professional to
assess the roof, founda on and exterior staircase. In addi on, landscaping on the property has been
neglected; the site needs to be regraded, the lawn reseeded and shrubs pruned or replaced.

3.0 HERITAGE VALUE
STATEMENT OF SIGNIFICANCE FOR THE RESIDENCE
312 FIFTH STREET

West side 300 block Fi h Street, Queen’s Park, circa 1910. 312 Fi h Street on le .
Source: New Westminster Museum and Archives

DESCRIPTION OF HISTORIC PLACE
The William Townsend Residence at 312 Fi h Street is a modest one‐and‐one‐half storey wood frame
house with a recessed full width front veranda. Constructed circa 1897, it is situated among other houses
of similar vintage, size and style in the historic Queen’s Park residen al neighbourhood.
HERITAGE VALUE
The house at 312 Fi h Street has signiﬁcant heritage merit due to its historic and social heritage values.
The William Townsend Residence is signiﬁcant for its associa on with the Edwardian era development of
the Queen’s Park neighbourhood. When the house was constructed, it was one of only three houses
located on the west side of Fi h Street. Local bricklayer and contractor, William E. Townsend (b. 1862)
who immigrated to Canada from the UK in 1882, constructed the house and lived there with his family

from 1904 to 1920. The house was subsequently occupied by several long term owners un l the
mid‐1970’s, at which me the house was altered, a suite added in the a c and the house was tenanted.
The house at 312 Fi h Street is an early example of the Shingle Co age architectural style popular in the
1910’s. This style features an a rac ve A‐frame gabled roof with side dormers as well as low pitch roofs
with wide unenclosed eaves. The Townsend Residence features a full width front porch set under the
main roof with four square cut posts suppor ng the roof. The building exterior is clad in double bevelled
wooden clapboard with shingles in the gable peak. The house appears to originally have been painted in
a tri‐colour pale e.
The house reﬂects a shi to simpler styles reﬂected in the social and economic consciousness of its
mes; in the 1890’s, New Westminster experienced slow economic growth and a decrease in popula on.
While there are a number of houses throughout Queen’s Park constructed in the popular Shingle Co age
style, most were constructed during the building boom of the 1910s and are, in comparison, larger and
more ornate. The William Townsend House at 312 Fi h Street is one of the oldest remaining examples in
Queen’s Park of the popular Shingle Co age style of architecture. It retains a physical and historic
rela onship to the site and contributes to the heritage character of the Fi h Street streetscape. The
house is not listed on the New Westminster Heritage Resource Inventory or Heritage Register.
The dwelling has undergone a series of unsympathe c altera ons over the years, including the addi on
of metal windows, stucco cladding and chamfering of the front rooﬂine. At some point, the rear sleeping
porch was ﬁlled in and consolidated into an upstairs suite, accessed by means of an exterior staircase on
the north eleva on of the house. The intent is to restore the dwelling to its original appearance,
enhance the building’s overall func onality and prolong its longevity.
As the house at 312 Fi h Street is modest in size, has been subject to unsympathe c exterior altera ons
and is situated on a rela vely large lot, it is vulnerable to demoli on. The current property owners intend
to conserve and protect the house through a Heritage Revitaliza on Agreement which will involve
reloca ng an exis ng secondary unit from the a c to the basement and construc ng a heritage style
carriage house at the rear of the property. When fully restored, the Townsend Residence will be an asset
to the Queen’s Park neighbourhood and valuable contribu on to the enclave of authen c historic houses
on Third Street.

CHARACTERDEFINING ELEMENTS
Key elements that deﬁne the heritage character of the house include its:
●
●
●
●

loca on on the west side of Fi h Street, a wide tree‐lined boulevard in the heart of the Queen’s Park
neighbourhood
a rela vely ﬂat property with lane access to the rear
symmetrical placement of door and window elements on the front façade as well as an overall
rectangular plan form, modest residen al scale and simple massing
wood frame construc on with original wooden cladding under stucco siding

●
●
●
●
●

ﬂoorplan with staircase leading upstairs from the kitchen at the back of house
roof with slightly ﬂared side eave overhangs and two large shed dormers on the upper north and
south eleva ons increasing the habitable area in upper storey
recessed central front entry porch set under roof with four square pillar supports
several remaining original double hung wood‐sash windows
original panelled glazed wooden front entry door

Source: City of New Westminster Development Services Department
City of New Westminster Museum and Archives

321 Fi h Street, New Westminster, August 2015

4.0 HERITAGE CONSERVATION STANDARDS
Conserva on of the William Townsend Residence will be carried out in accordance with the Parks
Canada Standards and Guidelines for the Conservation of Historic Places in Canada, adopted by New
Westminster City Council in 2008 as the basis to consider heritage applica ons and processes. The
proposed HRA for the Townsend Residence will include reten on of the exterior character‐deﬁning
elements as iden ﬁed in the Statement of Signiﬁcance, where feasible.
The “Standards and Guidelines” deﬁnes the following three conserva on approaches:
Preservation: a program of maintenance and interven on designed to prevent further
deteriora on and to keep a building or structure “as is” – that is, to respect the present form,
material, material and integrity. Emphasis is placed on the conserva on of exis ng material.
Restoration: the process of returning a building or structure to the appearance of an earlier me
by removing later material and by replacing missing elements and details.
Rehabilitation: the process of returning a property to a useable state through repair or
altera on. Rehabilita on makes possible an eﬃcient contemporary use while preserving those
por ons and features that are signiﬁcant to the property’s historic, architectural and cultural
values.
The overall conserva on approach for the Townsend Residence will primarily involve a program of
Rehabilitation. Some individual components of the proposed work, however, may require
Preservation, as iden ﬁed in the Heritage Conserva on Plan. Recommenda ons for conserva on of
the interior are beyond the scope of this Plan.
If the Townsend Residence is listed in the New Westminster Heritage Register, the building may be
eligible for variances under the applicable legisla on that could result in a higher degree of heritage
conserva on. In addi on, buildings listed on a Heritage Register may be exempt from provincial
energy eﬃciency standards, allowing upgrades to heritage character‐deﬁning elements, such as
original windows and doors, which would otherwise be compromised. The provisions allow a more
sensi ve approach to energy eﬃciency standards resul ng in a higher degree of heritage reten on.
Detailed informa on rela ng to energy eﬃciency considera ons is available in the Parks Canada
Standards and Guidelines.
General standards for preserva on, rehabilita on and restora on should be followed in the planning
and implementa on of all rehabilita on projects. The challenge of the rehabilita on process is to
accommodate both old and new building elements and to ﬁnd crea ve solu ons to extend the
useful life of a house while respec ng its unique heritage values. The following chart sets out general
standards for preserva on, rehabilita on and restora on and describes how the proposed
conserva on plan for the Townsend Residence achieves those standards.

General Standards for Preservation,
Rehabilitation and Restoration

Townsend Residence
Heritage Conservation Plan

1. Conserve the heritage value of a historic
place. Do not remove, replace or
substan ally alter its intact or repairable
character‐deﬁning elements. Do not
move a part of an historic place if its
current loca on is a character‐deﬁning
element.

The house at 312 Fi h Street is set further back
on the property rela ve to other house on the
street. Moving the house forward will maintain a
consistent setback with neighbouring houses
and allow room for construc on of the carriage
house oﬀ the lane.

2. Conserve changes to an historic place
that, over me, have become
character‐deﬁning elements in their
own right.

No changes to the historic place have evolved
into what could be considered
character‐deﬁning elements over me.

3. Conserve heritage value by adop ng an
approach calling for minimal
interven on.

The proposed conserva on approach will be
based on minimal interven on.

4. Recognize each historic place as a
physical record of its me, place and
use. Do not create a false sense of
historical development by adding
elements from other historic places or
proper es or by combining features of
the same property that never coexisted.

Elements from other historic places or eras will
not be added to the property. Throughout the
conserva on process, the Townsend Residence
will be respected as an authen c record of its
me, place and use.

5. Find a use for an historic place that
requires minimal or no change to its
character‐deﬁning elements.

Conserva on of the historic place will con nue
its residen al use and rehabilitate the exis ng
character‐deﬁning elements.

6. Protect and, if necessary, stabilize an
historic place un l and subsequent
interven on is undertaken. Protect and
preserve archeological resources in
place. Where there is poten al to
disturb archeological resources, take
mi ga on measures to limit damage
and loss of informa on.

An engineer will be retained to provide
professional advice regarding stability of the
house (e.g. founda on and stairs). Measures will
be taken to stabilize the historic place during the
conserva on process, as needed.

7. Evaluate the exis ng condi on of
character‐deﬁning elements to

Appropriate means of interven on will be
followed in the rehabilita on process, as set out

determine the appropriate interven on
needed. Use the gentlest means
possible for any interven on. Respect
the heritage value when undertaking an
interven on.

in the Parks Canada Standards and Guidelines
and as determined by a property condi on
assessment.

8. Maintain character‐deﬁning elements
on an ongoing basis. Repair elements by
reinforcing their materials using
recognized conserva on methods.
Replace in kind any extensively
deteriorated or missing parts of
character‐deﬁning elements, where
there are surviving prototypes.

Recommenda ons for a maintenance plan are
included in this Heritage Conserva on Plan for
the Townsend Residence. Deteriorated or
missing elements will be either repaired or
replaced in kind, where possible.

9. Make any interven on needed to
preserve character‐deﬁning elements
physically and visually compa ble with
the historic place and iden ﬁable on
close inspec on. Document any
interven on for future reference.

Every eﬀort will be made to ensure
character‐deﬁning elements are compa ble with
the historic place and documented for future
reference.

Additional Rehabilitation Standards
10. Repair rather than replace
character‐deﬁning elements. Where
elements are too severely deteriorated
to repair, and where suﬃcient physical
evidence exists, replace them with new
elements that match the forms,
materials and detailing of sound
versions of the same elements. Where
there is insuﬃcient physical evidence,
make the form, material and detailing of
the new elements compa ble with the
character of the historic place.

Deteriorated character‐deﬁning elements will be
repaired instead of being replaced, where
possible. For example, ro en fascia boards will
be replicated to match exis ng and chimney
bricks will be cleaned, patched and the mortar
repointed to match exis ng.

11. Conserve the heritage value and
character‐deﬁning elements when
crea ng any new addi ons to an historic
place or any related new construc on.
Make the new work physically and
visually compa ble with, subordinate to
and dis nguishable from the historic
place.

This project involves minimal new construc on.
The heritage value of the house will be
enhanced by removing incompa ble altera ons
that were made to the house over me.

12. Create any new addi ons or related new
construc on so that the essen al form
and integrity of the historic place will

The essen al form and integrity of the house
will be intact.

not be impaired if the new work is
removed in future.

Additional Restoration Standards
13. Repair rather than replace
character‐deﬁning elements from the
restora on period. Where elements are
too severely deteriorated to repair and
where suﬃcient physical evidence
exists, replace them with new elements
that match the form, materials and
detailing of sound versions of the same
elements.

Character‐deﬁning elements will be repaired
instead of being replaced where possible.

14. Replace missing features from the
restora on period with new features
whose forms, materials and detailing are
based on suﬃcient physical,
documentary and/or oral evidence.

New features will be replaced with like elements
based on documentary or oral evidence.

The rehabilita on conserva on work will preserve the overall form, scale and massing of the
dwelling and emphasize the reten on and enhancement of its character‐deﬁning elements.
The work will primarily involve reloca ng the house forward on the property, pouring a concrete
founda on regarding and installing drain le around the perimeter of the house. Conserva on of
the house will include: replacing the sloping porch roof overhang, repairing and repain ng the
original wood cladding, replacing the second storey window on the front façade with a wood
casement mullioned window, restoring/replacing windows and repairing steps to the front entry,
rerooﬁng the dwelling, removal of a rear porch and landscaping. All work to be done in accordance
with the building conserva on standards established by Parks Canada’s “Standards and Guidelines
for the Conservation of Historic Places in Canada.” A carriage house will be constructed in the rear
yard in a heritage style consistent with the primary historic dwelling.

5.0 CONSERVATION PLAN
5.1 Site and Landscaping
Characterdefining
elements

●
●

Conservation
Approach
Description

Midblock loca on on the west side of Fi h Street, a wide boulevard
lined with mature trees in the heart of the Queen’s Park neighbourhood
Rela vely ﬂat property with lane access at the rear bordering on
commercially zoned proper es on Sixth Street

Replacement
Maintenance with minimal interven on
The Townsend House has a large front yard setback from the street resul ng
in a small and underu lized rear yard. The inten on is to relocate the house
approximately 20 feet closer to Fi h Street resul ng in a more consistent
alignment with other houses on the street and greater street appeal.
Moving the house forward on the property will also provide addi onal room
in the rear yard to construct a carriage house with private open space.
The owner also intends to raise the house and pour a concrete founda on,
thereby crea ng a habitable basement area. As a result, the house will be
higher than its current eleva on by about two feet. Raising the house will
enhance its street presence. Altera ons to the si ng of the house are
necessary for its ongoing rehabilita on and crea on of addi onal room to
accommodate a carriage house at the back of the property.
A concrete pathway leading from Fi h Street to the front and side of the
house is in poor condi on and will be replaced with a new concrete path in
a similar appearance. A wooden fence bordering the lane at the rear will be
removed and replaced with a new wooden fence to meet bylaw
speciﬁca ons.

With respect to landscaping, several mature shrubs on the property will be
retained and pruned back. Low shrubs will be added to so en the base of
the front porch. Four stumps in the front yard, remnants of a small hedge,
will be ground and removed. The lawn will be torn up, the site regraded and
resodded.

5.2 Roofing and Soffits
Characterdefining
elements

●

Conservation
Approach

Rehabilitation – installing a new duroid roof on the house. Shed dormers to
be retained.

Description

Roof with slightly ﬂared side eave overhangs and two large shed
dormers on the upper north and south eleva ons increasing the
habitable area in upper storey

The owner intends to replace the roof with a new duroid shingle roof in a
colour to match the proposed heritage colour pale e. A tradi onal single
colour 3‐tab asphalt shingle is recommended for the replacement rooﬁng.
A condi on assessment will be conducted of the wooden roof soﬃts, ra er
ends and bargeboards; damaged elements will be repaired or replaced as
needed. Damaged fascia boards will be removed and replicated to match
exis ng. The boards will be painted as per the approved paint schedule. It is
recommended that the chamfered rooﬂine be realigned and the two
brackets under the rooﬂine be removed to be in keeping with the original
appearance of the house.
With respect to the back eleva on, the enclosed sleeping porch will be
opened up and reconﬁgured, streamlining the current jumble of altera ons
made over me to the back of the house. The wooden staircase on the
north eleva on will be removed en rely as access to the second storey suite
will no longer be required. Should this project proceed, plans for the
proposed exterior altera ons will be submi ed to the city for approval as
part of the Heritage Revitaliza on Agreement process.

North elevation staircase to be removed

South elevation showing overgrown foliage; shed dormers to be retained
5.3 Front Facade
Characterdefining
elements

●

●

Conservation
Approach
Description

Symmetrical placement of door and window elements on the front
façade as well as an overall rectangular plan form, modest residen al
scale and simple massing
Recessed central front entry porch set under roof with four square pillar
supports

Preservation ‐ window and door elements
Rehabilitation ‐ porch with projec ng roof and wooden railings
The front eleva on of the Townsend Residence will be taken back to its
original appearance at construc on (circa 1893). Remaining original
elements will be retained and enhanced, including the recessed front porch,
original wooden front door and two side wood casement windows.
The original cedar siding exterior of the Townsend Residence was covered in
rus cated stucco cladding by a previous owner. The stucco on the front
façade will be removed, exposing the original cedar siding. The wooden
front door, wood door and window trim will also be reﬁnished and
repainted. Wooden railings on the front porch will be removed and
replaced with historically appropriate but lower railings (at a height of 2
feet). Concrete steps leading up to the front door are in poor condi on and
will be replaced with either stone or concrete steps in keeping with their
original conﬁgura on.
The condi on of the stucco siding, as well as any evidence of water or pest
damage is not known as yet. The stucco siding on the back and sides of the
house is to be gently cleaned with water on low pressure or a natural bristle
brush, then holes and cracks patched, then primed and painted in a heritage
pale e.

5.4 Windows and Doors
Characterdefining
elements

●
●

Conservation
Approach

Description

Several original double hung wood sash windows; one small leaded
glass wood frame window on back eleva on
Original panelled glazed wooden front entry door

Preservation ‐ original wood frame windows and front door
Rehabilitation ‐ replace aluminum window on upper front façade with
wood frame windows in the same era as the house
The two windows on the main ﬂoor of the front façade are wood sash
one‐over‐one or two‐over‐two windows original to the house. Window
condi on is to be assessed before commencement of work. Window
rehabilita on would involve repairing deteriorated wood windows and
returning the windows to opera onal condi on. Security grilles in the
basement windows to be removed and replaced with wood sash windows in
a matching historic style with true divided lites, then painted to match
historic pale e. Owner to consult a heritage wood window professional
regarding the installa on of dual paned glass in the exis ng wood framed
windows. A discreet metal ﬂashing could be installed on the top of the
window to shed rainwater, painted to match the window trim colour.
Front door to be sanded, patched, primed and painted in historic trim
colour. Missing or damaged widow and door trim is to be installed matching
original proﬁles where possible.

Panelled front door

Rear eleva on with unsympathe c addi ons to be removed

5.5 Drainage
Characterdefining
elements

Conservation
Approach
Description

●
●

No speciﬁc character‐deﬁning element
Relates to the overall building by protec ng, maintaining and stabilizing
exis ng materials and integrity of the historic place while protec ng its
heritage value

Rehabilitation – drainage system of gu ers, downspouts and drain le
A func oning drainage system is intended to convey water away from the
house avoid moisture penetra on. The owner intends to replace the drain
le surrounding the house a er raising the house and prior to comple ng
the landscaping. A site drainage and con nuous aluminum gu er system
will be installed in accordance with the heritage style of the house. In
places, some of the exis ng gu ers are in good condi on and may be
reused. All gu ers and rain water leaders will be painted to match the
colour scheme of the house. The en re gu er and eave system, once
installed or repaired will be painted in accordance with the approved paint
schedule.

5.6 Exterior Paint
Characterdefining
elements

Conservation
Approach
Description

●
●

No speciﬁc character‐deﬁning element
Relates to the overall building by protec ng and maintaining exterior
materials and integrity of the historic place while protec ng its heritage
value; enhancing aesthe c appeal of the house

Preservation

Pain ng of wooden cladding to be done to Master Painters` Ins tute
Speciﬁca ons for a custom ﬁnish (one prime coat and two top coats). The
owner an cipates that the original wood clapboard and shingles remain
under the stucco cladding. Wood siding to be cleaned using a gentle
method; washing with a low pressure hose or a natural bristle brush, wood
repaired and patched as required, then primed before pain ng. A new paint
colour scheme to be selected by the owner and heritage consultant, as
approved by the City`s Heritage Planner, reﬂec ng a paint pale e

historically appropriate to the 1890`s era of the house such as the Benjamin
Moore Historic Vancouver “True Colours” paint pale e. All paint is to be
acrylic exterior latex.

Sample: Benjamin Moore’s Historical Vancouver “True Colours” Paint Pale e

6.0 CONCLUSION

The William Townsend Residence is a valued heritage building associated with the residen al
development of New Westminster’s Queen’s Park neighbourhood. When rehabilitated to its former
historic appearance, the dwelling will contribute signiﬁcantly to the enclave of other heritage homes
on Third Street. This Heritage Conserva on Plan provides guidelines and recommenda ons to
rehabilitate and extend the life of the Townsend House. The Conserva on Plan will be used to inform
a proposed Heritage Revitaliza on Agreement for the property.

Recommenda ons contained in the Heritage Conserva on Plan include the rehabilita on and
restora on of character‐deﬁning elements and signiﬁcant architectural features of the Townsend
Residence. A minimal interven on approach is proposed for the conserva on work. Any new work to
the exterior will respect the historic fabric and character of the building. Once the conserva on is
complete, the Townsend Residence will be an asset to the Queen’s Park neighbourhood.
6.1 Maintenance Schedule
A maintenance plan for the Townsend Residence should be implemented by the property owner to
ensure the building`s long term protec on. The plan should include a list of rou ne tasks such as
periodic inspec ons, proposed non‐invasive cleaning methods and minor repairs, iden fying
elements needing replacement on an as needed basis. It is recommended that a list of rou ne
ac vi es be recorded and a log kept recording dates when ac ons were completed. The log could
also include receipts, photographs, an inspec on checklist and commentary on the maintenance
plan.

6.2 Heritage Reviews
A heritage professional should be retained to review and comment on the heritage conserva on
work detailed in this Heritage Conserva on Plan to ensure its conformity with the Parks Canada
Standards and Guidelines. Speciﬁc areas to be considered for review could include:
●
●
●

window treatments, including the installa on of dual panes of glass in exis ng wood windows
and possible installa on of metal ﬂashing over the wood frame windows,
proposed historic paint schedule for the house,
treatment of the concrete walkway and front stairs as well as wooden porch railings, which could
include panels, as per historic photos of the house,

●
●

selec on of historic exterior paint pale e, and
selec on of duroid roof in keeping with historic character of the house.

6.3 References

“Standards and Guidelines for the Conserva on of Historic Places in Canada”, Parks Canada (2010).

Preserva on Brief No. 2: Repoin ng Mortar Joints in Historic Masonry Buildings, Na onal Parks
Service Technical Preserva on Series.

Preserva on Brief No. 9: The repair of Historic Wooden Windows, Na onal Parks Service technical
Preserva on Series.
New Westminster Neighbourhoods: Heritage Context Statements, Denise Cook, Birmingham &
Wood, Jean Barman, April 2009.
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

9/11/2017

From:

Jackie Teed
Acting Director of Development
Services

File:

HER00635

Item #:

43/2017

Subject:

318 Fifth Street: Proposed Heritage Revitalization Agreement Preliminary Report

RECOMMENDATION
THAT the Land Use and Planning Committee provide staff with feedback on the items
outlined in Section 9 of this report.
THAT the Land Use and Planning Committee recommend that Council direct staff to
process the Heritage Revitalization Agreement application for 318 Fifth Street based
on the process outlined in this report.

EXECUTIVE SUMMARY
A Heritage Revitalization Agreement application has been received in order to allow the
addition of a laneway house to the rear of the property at 318 Fifth Street in the Queen’s Park
neighbourhood. In exchange, the applicant would agree to long-term legal protection of the
1908 John and Adelaide Jardine House through both a Heritage Revitalization Agreement
and a Heritage Designation Bylaw.
The proposed laneway house would be one-and-a-half-storeys, with three-bedrooms and
would have off-street parking for two vehicles. The variances being requested through this
application include an increase in the Floor Space Ratio for the subject property and a higher
amount of floor space for the laneway house. Additionally, the proposed Heritage
Revitalization Agreement would regularize some existing non-conformities of the heritage
house (e.g.: roof height).
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Note that the house next door, at 312 Fifth Street, is also seeking a Heritage Revitalization
Agreement to allow a laneway house.
1. PURPOSE
The purpose of this report it to provide the Land Use and Planning Committee (LUPC) with
preliminary information related to an application for a Heritage Revitalization Agreement
(HRA) which proposes to construct a laneway house at the rear of the property in exchange
for legal protection of the heritage house.
2. POLICY AND REGULATIONS
2.1

Existing Official Community Plan (OCP):

The existing OCP designation for this site is Residential – Low Density (RL). This area is
intended to contain low density residential uses including single detached houses, houses
with a secondary suite, duplexes, detached townhouses, low density multi-family uses,
churches and may contain small scale local commercial uses.
The proposed application complies with the existing OCP designation.
2.2

Proposed Official Community Plan (OCP 2041):

Council endorsed, in principle, the final Draft Land Use Designation Map in the Proposed
OCP Update (OCP 2041). The subject site in the proposed OCP would be Residential –
Detached and Semi-Detached Housing (RD).
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).
Complementary Uses: Lots with 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.
Heritage Assets: Through a Heritage Revitalization Agreement, or similar tool, a property
may be eligible for incentives such as a smaller minimum lot size, an increase in density, or
reduced parking requirements, which would make it viable to conserve assets with heritage
merit. A Heritage Revitalization Agreement may also be used to permit the housing forms
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listed in the Residential – Ground Oriented Infill Housing designation or to formalize an
existing, higher-density land use such as a low rise.
Through an HRA, the subject property could consider the Residential – Ground Oriented
Infill Housing designation:
Purpose: To allow a mix of ground oriented infill housing forms which are complementary
to the existing neighbourhood character. Generally, forms with a higher number of units are
expected to be located on larger properties. Units can be attached, detached or a combination
of the two.
Principal Forms and Uses: Single detached dwellings, single detached dwellings on a
compact lot, duplexes, triplexes, quadraplexes, cluster houses, townhouses, rowhouses and
other equivalent ground oriented housing forms. Lots with single detached dwellings may
also include a secondary suite and/or a detached accessory dwelling unit.
Complementary Uses: Home based businesses, small scale local commercial uses (e.g.
corner stores), small scale institutional uses (e.g. child care, care facilities), utilities,
transportation corridors, parks, open space, and community facilities.
Maximum Density: Low density multiple unit residential.
Heritage Assets: Through a Heritage Revitalization Agreement, or similar tool, a property
may be eligible for incentives such as a smaller minimum lot size, an increase in density, or
reduced parking requirements, which would make it viable to conserve assets with heritage
merit. A Heritage Revitalization Agreement may also be used to formalize an existing, larger
scale land use such as a low rise or a place of worship.
The proposed Heritage Revitalization Agreement to protect the heritage house and add a
laneway house is compatible with the proposed OCP Land Use Designations noted above.
2.3

Queen’s Park Heritage Conservation Area

The subject property is located within the Queen’s Park Heritage Conservation Area. Due to
the age of the principal building, the property is listed in the Advanced category of protection
under the Conservation Area policy. As such, Heritage Alteration Permits are required for
changes to the front, sides or roofline of the principal building, and for construction of a new
accessory dwelling unit on the site.
A Heritage Revitalization Agreement, and subsequent Heritage Designation, would increase
the level of heritage protection on the principal building. This is in line with the goals of the
Heritage Conservation Area which seeks to retain the historic building stock and streetscape
character of the Queen’s Park neighbourhood.
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Zoning Bylaw

The existing zoning for the site is RS-1 (Single Detached Dwelling District). The intent of
this district is to allow single detached dwellings.
The proposed development does not conform to the existing zoning district for the site and a
Heritage Revitalization Agreement is required.
2.5

Heritage Revitalization Agreements

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 considered. 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 an HRA are set out in Section 610 of the Local
Government Act.
2.6

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.
 Create an application process that is clear.
 Establish a follow-up procedure to ensure that heritage conservation work is
completed as promised.
2.7

Heritage Designation Bylaw

A heritage property which is the subject of an HRA is also protected by a Heritage
Designation Bylaw. A Heritage Designation Bylaw is a form of land use regulation that
places long-term legal 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.

Agenda Item 43/2017

City of New Westminster
2.8

September 11, 2017

5

Standards and Guidelines for the Conservation of Historic Places in Canada

Council adopted the “Standards and 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 c ompliance.
3. BACKGROUND
3.1

Site Characteristics and Context:

The subject site is located on the western edge of the Queen’s Park neighbourhood and
consists of one lot with a total area of 8,217 square feet (763 square metres). The existing
house has 3,912 square feet (363 square metres) and has a Floor Space Ratio of 0.476. The
site is the corner lot on Fifth Street at Blackford Street. It fronts onto a boulevard and has a
lane at the rear. Across the lane are the backs of retail and commercial units that face Sixth
Street. The subject site is fairly flat.
The properties adjacent to and across the street from the subject property are all single
detached dwellings that range in age from 1891 to 1940 with Floor Space Ratios that range
from 0.44 to 0.50.
A site context map is in Attachment A.
4. PROJECT DESCRIPTION
4.1

Project Description:

A Heritage Revitalization Agreement application has been received in order to allow the
addition of a laneway house to the rear of the property at 318 Fifth Street in the Que en’s Park
neighbourhood. In exchange, the applicant would complete some minor restoration of the
1908 John and Adelaide Jardine House and agree to long-term legal protection through both
a Heritage Revitalization Agreement and a Heritage Designation Bylaw. The heritage house
is in excellent condition and requires minimal restoration at this point.
The proposed development is for the construction of a one-and-a-half-storey, three-bedroom
laneway house. Off-street parking for two vehicles would be provided adjacent (south) of the
laneway house, accessed from the lane, and not visible from Blackford Street. The laneway
house would be approximately located on the footprint of an existing three -car garage and
would have a 19 foot (5.79 metres) separation from the property to the south.
The laneway house has been designed with a front porch that faces Blackford Street, which
the architect suggests is an architectural reference to the historic street-life of the
neighbourhood.
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The landscape plans propose to preserve the existing gardens and remove a large hedge that
lines the property edge facing Blackford Street, thus once again exposing the heritage house
to the street. An Arbourist Report and Tree Survey have been provided. There are 12 trees
within the property boundaries, and of these, four trees are recommended by the Arbourist
for removal with 10 replacement trees to be planted.
The design rationale, preliminary proposed architectural and landscape plans are in
Attachment B.
4.2

Project Statistics:

The following preliminary statistics are provided, followed by a table of likely variations that
would be considered through the HRA.
Property Statistics
Zoning/Existing
Official Community Plan
Designation
Proposed Official Community
Plan Designation
Heritage Conservation Area
Existing Site Area
Site Frontage
Lot Depth
Off-Street Parking

Existing
RS-1 (Single Detached Dwelling District)
RL - Residential – Low Density
RD - Residential – Detached and Semi-Detached
Housing
Queen’s Park Heritage Conservation Area Advanced
8,217 sq ft (763 sq m).
59.32 ft (18.08 m)
138.48 ft (42.21 m)
3 (proposing 2, which is allowable)

Variance Table
Allowed
Roof - Peak
Roof – Mid
Pt
Floor Space
Ratio
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35.00 ft
(10.67 m)
25.00 ft
(7.62 m)
0.50 or
0.60 with
Laneway
house

Existing
(Heritage
House)
37.71 ft
(11.49 m)
30.67 ft
(9.35 m)
0.476

Allowed
(Laneway
House)
22.97 ft
(7.0 m)
n/a

Proposed
(Laneway
House)
22.96 ft
(6.99 m)
n/a

Total
Proposed

0.10

0.17

0.66
(Total
allowed 0.60)

n/a
n/a
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4108.5 sq ft 3912 sq ft
(381.7 sq m) (363 sq m)

958 sq ft
(89 sq m)

7
1401.78 sf
(130.23 sq
m)

5313.78 sq ft
(493.67 sq m)

5. DISCUSSION
5.1

Heritage Value

Heritage Value
The Statement of Significance identifies that the John and Adelaide (Ewen) Jardine House is
valued for its association with its developers and early residents, which include three
important New Westminster families (Ewen, Jardine and Munn). The house is also valued
for its architectural design (a Classic Edwardian Box) and for its age (19 08). Of interest in
the history of the house is that it was converted to a multi-unit rooming house in 1962 before
being converted back to a family house in 2000, at which time this work was awarded a
“Royal City Builder’s Award” for Rehabilitation.
The Heritage Conservation Plan, which contains the Statement of Significance, is included in
Attachment C.
Assessing the Heritage Benefits
When Council considers entering into an HRA with a property owner, one of the objectives
is to balance the benefits to the property owner with the benefits to the public. An important
benefit to the public is the long-term legal protection that an HRA provides, but it is not the
only benefit that an HRA provides.
The following benefits would form part of the HRA:





A Heritage Conservation Plan;
Removal of the 15 foot high cedar hedge on the Blackford elevation;
Restoration of the existing front stair railing;
Replacement of vinyl frame windows with wood frame windows when the vinyl
windows fail;
 A maintenance plan, which is part of the Heritage Conservation Plan; and
 Increased longevity and viability of the historic building and its historic use.
Additionally, an HRA allows the City the opportunity to work with the owner to ensure that
the design of the proposed laneway house would be sympathetic to and respectful of the
heritage house.
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The HRA would also regularize some existing non-conformities, such as the height of the
roof at both the peak and mid-point.
The HRA proposal conforms to the “Standards & Guidelines” in the following manner. The
proposal:
 Conserves the heritage value of the historic place;
 Conserves changes to the historic place that , over time, have become characterdefining elements;
 Adopts an approach of minimal intervention;
 Does not create a false sense of historical development (the proposed laneway house
is clearly a new design);
 Has provided an evaluation of the character defining elements and proposes
appropriate and only necessary interventions; and
 Includes a laneway house design that is physically and visually compatible with the
heritage house.
Queen’s Park Heritage Conservation Area Design Guidelines for Protected Buildings:
The Heritage Conservation Area encourages the retention of the historic building stock and
streetscape character of the Queen’s Park neighbourhood. Retaining the principal house, and
restoring the original materials, as proposed, exceeds the goals of the Heritage Conservation
Area.
The changes proposed to the principal house are consistent with the Queen’s Park Heritage
Conservation Area Design Guidelines for Protected Buildings. No new additions are
proposed, and the original form, scale, massing, and siting are proposed to be retained. The
material used for the siding and architectural details fall into the “recommended” category of
the design guidelines. The roof material and window sills fall into the “acceptable” category
of the design guidelines.
The material of the existing doors is “not recommended” under the design guidelines, though
the Conservation Plan for the project indicates these would be replaced at the end of their
usable life with wooden equivalents. A Heritage Alteration Permit would be required for the
change of window and doors in the future, which could require the “recommended” wooden
equivalents.
5.2

Laneway House

Proposed New Design Guidelines for Laneway and Carriage Houses:
The laneway house is proposed to be larger in floor area than what is currently proposed as
part of the new Design Guidelines for Laneway and Carriage Houses (that form part of the
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new Official Community Plan being considered by Council). As a result, the Floor Space
Ratio for the subject property would also be greater than allowed. (See Variance Table in
Section 4.2 above.)
In all other ways, the proposed laneway house meets the proposed new Design Guidelines
for Laneway and Carriage Houses that are being considered by Council.
Queen’s Park Heritage Conservation Area Design Guidelines for New Construction:
The proposed laneway house satisfies the requirements of the Queen’s Park Heritage
Conservation Area Design Guidelines for New Construction in siting, scale, massing,
architectural character, and material use.
The laneway house has been designed to reflect the traditional character of the
neighbourhood including: rectangular massing, peaked roof forms, simple roof forms, raised
first floor, open lower level porch, and vertically oriented windows. The design is based on
an Edwardian cottage, which would reflect the Edwardian period of construction of the
principal house.
The laneway house would not detract from the historic home in its size, siting, or height, and
though “new” materials are proposed, such as fiber-cement siding, all materials fall into the
“acceptable” or “recommended” categories of the design guidelines.
5.3

Landscape Design

Queen’s Park Heritage Conservation Area Design Guidelines for Private Landscape
The Queen’ Park Heritage Conservation Area Design Guidelines include a non-mandatory
section for landscape design on private property. The proposal satisfies the requirements of
the design guidelines for the level of tree retention, removal of the hedge along Blackford
Street, and the low level of hardscape on site. Retention and upgrading of the existing mature
gardens on both the front and side yards along Fifth Street and Blackford respectively,
exceeds the expectations under the design guidelines.
6. CONSULTATION
The applicant will be required to undertake public engagement as part of the HRA
application process which would include consultation with the Queen’s Park Residents’
Association and an applicant-led Public Open House. The application would also be
reviewed by the Community Heritage Commission and by the Advisory Planning
Commission, both of which would provide a recommendation to Council.
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7. APPLICATION REVIEW PROCESS
The anticipated steps in the application review process (including target dates in bold) are:
1. Preliminary Report to Land Use and Planning Committee – September 11, 2017
2. Land Use and Planning Committee referral of Applications to Council – October 2,
2017
3. Review by the Community Heritage Commission – October 2017
4. Applicant-led Public Open House – November 2017
5. Consultation with the Queen’s Park Residents’ Association – November 2017
6. Review by the Advisory Planning Commission – December 2017
7. Report to Land Use and Planning Committee – January 2018
8. Land Use and Planning Committee Referral of Applications to Council for
Consideration of First and Second Reading of Bylaws – February 2018
9. Council Consideration of First and Second Reading of Bylaws – February 2018
10. Public Hearing and Council Consideration of Third Reading of Bylaws – March 2018
11. Consideration of adoption of Bylaws – Spring/Summer 2018
8. INTERDEPARTMENTAL LIAISON
Team-Based Project Review
The City has now initiated a project team based approach for reviewing development
applications. A Staff-led project team has been assigned for reviewing this project consisting
of staff from the Building, Planning (Development Services) and Engineering, Departments.
9. FEEDBACK FROM LAND USE AND PLANNING COMMITTEE
During staff’s review of the preliminary plans, the following issues have been identified
where comments and consideration from LUPC are sought.
1. Heritage Benefit: Does the LUPC concur that the heritage benefit is sufficient
to make the use of an HRA appropriate?
2. Should the vinyl frame windows and metal doors be replaced with wood frame
windows and wooden door as part of the HRA rather than later, as proposed in
the Heritage Conservation Plan?
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10. OPTIONS
The following options are offered for consideration of the LUPC:
1. That the Land Use and Planning Committee provide staff with feedback on the
items outlined in Section 9 of this report;
2. That the Land Use and Planning Committee recommend that Council direct
staff to process the Heritage Revitalization Agreement application for 318 Fifth Street
based on the process outlined in this report;
3. That the Land Use and Planning Committee recommend that staff work with
the applicant on outstanding issues and bring the revised proposal back for further
feedback from the Committee;
4. That the Land Use and Planning Committee provide staff with alternative direction.
Staff recommends Option 1 and 2.
ATTACHMENTS
Attachment A: Site Context Map
Attachment B: Design Rationale, Architectural Plans, Landscape Plan
Attachment C: Heritage Conservation Plan (with Statement of Significance)
The report has been prepared by:
Julie Schueck, Heritage Planner
This report was reviewed by:
John Stark, Acting Manager of Planning

For:
Jackie Teed
Acting Director of Development
Services
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0'

EL
:1
00
.0
0'
W1

LEGAL DESCRIPTION:

PID:

48.00SF

:1

EL

FINISHED GRADE

DETAIL REFERENCE

110.00SF
176.58SF
22.50SF
42.00SF
168.00SF
54.00SF
573.08SF

DETACHED ACCESSORY
TOTAL:
1449.78SF

DRAWING KEY

WALL/FLOOR/ROOF TYPE

ATTACHED ACCESSORY
HERT. HS. FRONT PORCH:
HERT. HS. BACK PORCH:
HERT. HS. MAIN FLOOR BALCONY:
HERT. HS. ATTIC BALCONY:
LANEWAY FRONT PORCH:
LANEWAY BACK PORCH:
TOTAL:

SECTION NO.
SHEET FOUND ON

DETAIL
SCALE: 1/8"=1'-0"

AFF
ADJ.
AVG.
A/B
V/B
A/V
C/W
CMU
EL:
EX:
EX'TG
2 66 8
SG
SC
DG
PS
HM
EQ.
FSR
FRR
EXT.
INT.
GWB
K/D
MTL.
NIC
O/C
SM/DT

P/T

SETBACKS:

- ABOVE FINISHED FLOOR
- ADJUSTABLE
- AVERAGE
- AIR BARRIER
- VAPOUR BARRIER
- AIR & VAPOUR BARRIER
- COMPLETE WITH
- CONCRETE MASONRY UNIT
- DESIGN GRADE
- EXISTING GRADE
- EXISTING
- NOMINAL SIZE (FEET INCH)
- DOOR/WINDOW WITH SAFETY GLASS
- WOOD DOOR SOLID CORE
- DOOR WITH VENT GRILLE
- PRESSED STEEL FRAME
- HOLLOW METAL DOOR
- EQUAL
- FLOOR (AREA) SPACE (SITE) RATIO
- FIRE RESISTANCE RATING
- EXTERIOR
- INTERIOR
- GYPSUM WALL BOARD
- KILN DRIED
- METAL
- NOT IN CONTRACT
- ON CENTRE LAYOUT
- HARD-WIRED SMOKE/HEAT DETECTOR
- PRESSURE TREATED WOOD PRODUCT

PNT.
R+S
FD
CB
RD
AD
RWL
REF.
R
T
SC
SAM
SSM
S/W
S/STL
SOG
TDL
TWF
TME
TBD
TB
TR
TOW/S
BOW
UON
U/S
U/V
W/P
W/

- PAINT
- CLOSET ROD & SHELF
- FLOOR DRAIN
- CATCH BASIN
- ROOF DRAIN
- AREA DRAIN
- RAINWATER LEADER
- REFER TO
- RISER (RISE)
- TREAD (RUN)
- SCUPPER
- SELF-ADHERED MEMBRANE
- SYNTHETIC SHEATHING MEMB.
- SIDEWALK
- STAINLESS STEEL
- SLAB-ON-GRADE
- TRUE DIVIDED LIGHT
- THRU-WALL FLASHING
- TO MATCH EXISTING
- TO BE DETERMINED
- TOWEL BAR x LENGTH
- TOWEL RING
- TOP OF WALL/SLAB
- BOTTOM OF WALL
- UNLESS OTHERWISE NOTED
- UNDERSIDE
- ULTRAVIOLET
- WATERPROOF
- WITH

FRONT YARD (FIFTH ST.):

LANEWAY HOUSE:

SETBACKS:

ACCESSORY BLDG. (SHED):
N/A

10.8'

SITE COVERAGE:

35% (2876.18SF)

28.77% (2364.25SF)

32.6% (2676.31SF)

FLOOR SPACE RATIO:

ROOF PEAK:

0.60 (4930.60 SF)

0.48 (3944.44 SF)

0.66 (5394.22SF)

ATTACHED ACCESSORY:

0.10 (821.77SF)

0.04 (326.58SF)

0.07 (573.08SF)

PARKING:

2

3

2

=DEVELOPMENT VARIANCE REQUIRED
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318 Fifth Street, New Westminster, BC
John & Adelaide Jardine House #2 ~ 1908
Elana Zysblat, CAHP :: Ance Building Services :: August 2017

Heritage Conservation Plan :: 318 Fifth St. New Westminster, BC

:: August 2017

Historic Brief
Although parks and public plazas
were allocated in New
Westminster’s first plan drawn by
the Royal Engineers in the early
1860s, there was almost no
development beyond the Royal
City’s original northern boundary
of Royal Avenue until the 1880s.
The announcement of the arrival
of the CPR to Vancouver, with a
branch line to New Westminster
caused a huge building boom
between
1887-1898,
transforming the small town into
a real city.
At the time this map (right) was
drawn in 1892, New Westminster
had not only a train station but a
streetcar system, electric street
lights,
and expanded
boundaries well beyond Royal
Avenue to include suburbs such
as Queen’s Park, Sapperton and
Queensborough. Queen’s Park
was refined and designed with
public gardens, walkways and
sports fields.

City of New Westminster map, by R.J. Williams, Ottawa. 1892.
source: City of Vancouver Archives Map 617

It was during this Victorian-era growth and investments in infrastructure that residential development
really began in the streets around Queen’s Park which would become a neighbourhood named after
the park. Numerous late 1880s and early 1890s grand homes were built in the Queen’s Park
neighbourhood, establishing its reputation as a prestigious area located at a commanding distance
from the industrial riverfront and busy downtown core.
The blocks in the vicinity of the subject house (marked in red) were already subdivided at this time as
they were located close to the streetcar line which came through Queen’s Park from downtown along
1st Street, 3rd Avenue, Pine Street, 4th Avenue and then out along 6th Street.
After the devastating fire of 1898, which burned down much of New Westminster but did not reach
Queen’s Park or other areas north of Royal Avenue, another 12-year growth spurt commenced in the
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Research Findings
Civic address: 318 Fifth Street, New Westminster BC
Legal description: LOT 43, SUBURBAN BLOCK 6 OF 8-9 & 35-38 PLAN NWP2620
Date of construction: 1908 (New Westminster CityViews permit database)
Builder: unknown
Architect: unknown if one
Original owners and residents: John Buckle and Adelaide Ewen
Residents at 318 Fifth Street
1909 - 1910 John & Adelaide Jardine (Alderman)
1911 vacant
1912 - 1914 (at least, likely until 1919) Angus and Agnes Munn - (Provincial Customs Inspector. With
them were listed three of their grown children Alvina, Daniel E. - manager of F. J. Hart Co. and Harry clerk at Dominion Express Co. (It is assumed the Munns lived here until 1919 because the family is
mentioned in local newspapers as resident of New Westminster until they moved to Vancouver in
1920. During WWI no directories were published for New Westminster)
1921 - 1931 Dr. Thomas Bennett and Mary Lloyd Green (Physician)
1932 Dr. George W. Sinclair
1933 - 1936 Louis A. and Marjorie M. Breun (Technician at Royal Columbian Hospital)
1937 - 1939 Eric E. and Annie Anderson (Police Sergeant)
1940 vacant
1941 - 1948 Henry B. & Georgia Thompson (salesman at Canadian GE)
1950 - 1953 B. L. and Marie B. Lievsay (President North Western Building Services)
1954 - 1957 Mrs. Marion S. Lauk (Saleswoman at Eaton’s) and Miss Betty K. Morgan (Nurse at
Essondale)
1958 - 1961 George and Marion S. Gracey (Decorator)
1962 -1968 George Gracey Apartments (seven units including the Graceys)
1969 - 1988 J. Bosnjak Apartments (eight units including Joseph & Zorka Bosnjak)
1989 - 1998 (nine units including owners Kraljevic and/or John J. Mossinkoff)
1999 - 2002 Lesik Rutkowski
2003 - current Nancy and Hugo Shaw (retired Geophysicist and Senior Vice President at BC Hydro)
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Archival Photographs

left: The subject house between 1968 and 1988
(Bosnjak ownership).
below: The subject house in 1999 (Rutkowski
ownership - before rehabilitation).
source: Shaw family private collection
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Current Photographs

front view (east elevation)

side view (north elevation)

_________________________________________________________________________
Ance Building Services :: 739 Campbell Avenue, Vancouver BC V6A 3K7 tel: 604.722.3074 :: Page !11

Heritage Conservation Plan :: 318 Fifth St. New Westminster, BC

:: August 2017

rear view (west elevation)

side view (south elevation)
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Conservation Objectives
318 Fifth Street will continue on its original site on the corner of Fifth and Blackford Streets, in its
current location, and with its detached two-family residential use. To improve the sustainability of this
property and help finance the conservation and maintenance of the historic residence, a one-and-onehalf storey laneway house will be introduced at the rear. This new proposed dwelling would replace
the current garage structure, which is similar in footprint and height to the proposed laneway house,
thus maintaining the historic property configuration of a main house with accessory building at rear.
The proposed laneway house design is compatible with, distinguishable from and subordinate to the
historic main house. In being detached and located over 30’ to the rear (west), it will have no on
impact the exterior design of the historic house, nor affect the property’s Character Defining Elements
and Heritage Values.
Preservation is the overall conservation objective for the historic house.
Rehabilitation is the conservation objective for the property.
Preservation: The action or process of protecting, maintaining and/or stabilizing the existing materials,
form and integrity of an historic place or of an individual component, while protecting its heritage
value.
Restoration: The action or process of accurately revealing, recovering or representing the state of a
historic place or of an individual component, as it appeared at a particular period in its history, while
protecting its heritage value.
Rehabilitation: The action or process of making possible a continuing or compatible contemporary use
of an historic place or of an individual component, through repair, alterations, and/or additions, while
protecting its heritage value 1.

Building Description
318 Fifth Street is a two-and-one-half storey (plus basement) Edwardian style house in the historic
Queen’s Park neighbourhood of New Westminster. It is an example of an upper-class house
constructed during the real-estate ‘bubble’ of the Lower Mainland’s Edwardian building boom which
peaked in 1912. Its Edwardian Classic Box design represents a popular trend in residential architecture
during the first decade of the 20th century and was repeated in multiple variations all over the Lower
Mainland as well as in Queen’s Park. Typical of the style, it features a square form, with a dominant hip
roof punctuated by dormers; heavy classical columns and generally restrained ornamentation. As part
of a restoration project in the year 2000 which returned the building to a single-family home (with

1

definitions from the Standards & Guidelines for the Conservation of Historic Places in Canada (2nd edition)
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rental suite) from a boarding house, the exterior was reclad in new clapboard horizontal wood siding
on top of the original layer of similar horizontal wood siding. This project also involved the
replacement of all the building’s wood window sashes with vinyl inserts of the same says configuration.
Notwithstanding its centenarian age, the building’s exterior form remains integral to its original intent
at the time of its construction.

Condition Assessment
Overall the building is in excellent condition.
a. Structure
The exterior building lines are true to the eye, there is no visual evidence of structural distortion or
obvious failures.
b. Foundation
A non-invasive interior and exterior inspection of the visible areas of the foundation, made up of
historic cast stone and concrete block sections dating from 2000 found no signs of moisture ingress or
failure. It appears the foundation is in good condition.

c. General Wood Elements
Exterior wood elements - cladding, trim, soffits and columns all date from 2000 and are in excellent
condition, as are the front and back stairs, railings and porch floors.
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d. Rooﬁng and waterworks
The existing duroid shingle main, dormer and porch roofs are all in good condition. Gutters are in
good condition, functioning adequately.
e. Windows and Doors
The building’s double-hung and casement wood windows are functional and in good condition. The
building’s three doors - front, side and rear are all newer metal doors in excellent condition.

f. Finishes
The painted finish on the exterior dates from 2000 and is in good condition.
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consist of dark body (cladding), light trim (window and door trim, soffits, corner and facia boards.
columns and railing caps) and dark sash (windows and doors).
Colour Scheme:
The current colour scheme pre-dates the research on local historic colour schemes (Historical True
Colours for Western Canada) and the availability of the corresponding paint formulas by Benjamin
Moore. The existing colour scheme uses a medium-toned colour - Benjamin Moore Bordeaux HC-61
(now known as New London Burgundy) as a body colour - not as dark a colour as a typical Edwardian
body colour would have been.
When repainting, use the following guide for correct placement of a historically appropriate Edwardian
colour scheme. Chose from any of the provided options from the True Colours palette to make a
three-colour scheme (body, trim and sash):

body

Greens VC-18 to VC-21 Greys VC-23 and VC-26
Reds VC-27 to 30
Browns VC-31 to VC-34

All trim boards* and facia, columns, sofﬁts

Creams and Buffs
VC-1 to VC-8

Window sashes and doors°

Gloss Black VC-35 or one of the body colours

* The moulding around the window and door trim, introduced in 2000, is not an original element to
the house nor is it typical of Classic Edwardian Box houses. As opposed to its current paint
treatment, it should ideally be painted in the same colour as the trim, so that it blends in and
doesn't stand out as a design feature.
° The sash colour will be applied to the new replica wood window sashes and doors when installed.

Future Changes
Changes to the building configuration, especially additions, should be carefully considered for minimal
affect on the Heritage Values as embodied in the Character-Deﬁning Elements (CDE) listed in the
Statement of Signiﬁcance.
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Proposed Alterations
The proposed alterations to the property as part of its Heritage Revitalization Agreement will improve
the sustainability of the property without negatively impacting its Heritage Value or Character Defining
Elements. Lane houses are a historic form of development which has existed in Queen’s Park since its
establishment in the 1880s. We have records both of Queen’s Park properties that were initially
developed with lane houses at the rear and of Queen’s Park properties that were densified with the
introduction of a lane house years or decades after the lot was first developed. This historic and subtle
form of densification continues to be an excellent method of providing greatly needed housing in
already established neighbourhoods while integrating well into the existing infrastructure and
character of the area.

Maintenance Plan
Following completion of the conservation works, the owner must maintain the building and land in
good repair and in accordance with generally accepted maintenance standards. All work should follow
The Standards and Guidelines for the Conservation of Historic Places in Canada (2nd Edition). The
local government determines an acceptable level or condition to which the heritage building is
maintained through the Heritage Maintenance Bylaw. As with the Heritage Conservation Plan, such
maintenance standards apply only to the building exterior.
As general upkeep is frequently overlooked and will lead to deterioration of heritage resources,
maintenance standards warrant special attention. Any building should be kept in a reasonable
condition so it continues to function properly without incurring major expenses to repair deterioration
from neglect. The most frequent source of deterioration problems are from poorly maintained roofs,
rainwater works and destructive pests.
Establish a maintenance plan using the information below:
Maintenance Checklist
a.

Site

•

Ensure site runoff drainage is directed away from buildings.

•

It is recommended to maintain min. 2 foot clearance between vegetation and building face and a
12 inch wide gravel strip against the foundation in planted areas.

•

Constantly manage vegetation (vines, etc.) that is ornamentally attached to the building.
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Foundation

•

Review exterior, and interior where visible, for signs of undue settlement, deformation or cracking
of foundation and if encountered seek advice from Professional Engineer.

•

Ensure perimeter drainage piping is functioning satisfactorily.

•

Inspect basement interior for signs of moisture migrating through foundation walls in the form of
efflorescence (a white powder on concrete) or staining of finishes. A "smell test" for musty air can
indicate a moisture problem.

d.

Wood Elements

•

In the wet coastal climate of British Columbia maintaining integrity of exterior wood elements is
critical in preventing water ingress into buildings.

•

Annually inspect wood elements for signs of deterioration, identify source of problem and take
corrective repair/replacement action:

o wood in contact with ground or plantings;
o excessive cupping, loose knots, cracks or splits;
o open wood-to-wood joints or loose/missing fasteners;
o attack from biological growth (moss, moulds, etc.) or infestations (carpenter ants, etc.);
o animal damage or accumulations (chewed holes, nesting, bird/rodent droppings) USE HAZARDOUS
MATERIALS PROCEDURES;
o signs of water ingress (rot, staining, mould, infestation).
• Closely inspect highly exposed wood elements such as porches, railings and stairs for
deterioration. Anticipate replacement in-kind of portions of these elements every 10-15 years.
• Inspect paint finishes every 3-5 years and expect full repainting every 7-10 years. Look for:
o bubbling, cracks, "alligatoring" or crazing, wrinkles, flaking, peeling or powdering;
o excessive fading of colours, especially dark tones;
•

Repainting shall be in historic colours as approved in this plan or with a Heritage Alteration Permit
(HAP) issued by the Local Authority.
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Inspect visible caulking joints for continuity and shrinkage. Expect to redo caulking every 3-5 years.

Review metal flashings to ensure water runoff properly directed to the exterior and that flashing joints
are intact.
e.

Windows and Doors

•

Replace cracked or broken glass as it occurs.

•

Check satisfactory operation of windows and doors.

•

Check condition and operation of hardware for rust or breakage. Lubricate hardware annually.

•

Inspect weather stripping for excessive wear and integrity.

f.

Rooﬁng and Rainwater Works

• Inspect roof condition every 5 years, looking for:
o loose, split or missing shingles, especially at edges, ridges and hips;
o excessive moss growth and/or accumulation of debris from adjacent trees;
o flashings functioning properly to shed water down slope.
•

Remove roof debris and moss with gentle sweeping and low-pressure hose.

•

Plan for roof replacement every 18-22.

•

Annually inspect and clean gutters, flush out downpipes. Ensure gutters positively slope to
downpipes, there are no leaks or water splashing onto building.

•

Ensure gutter hangers and rainwater system elements intact and secure.

•

Ensure downpipes inserted into collection piping stub-outs at grade and/or directed away from
building onto concrete splash pads.

g.

General Cleaning

•

Building exterior should be regularly cleaned depending on build up of atmospheric soot,
biological growth and/or dirt up-splash from ground.

•

Cleaning prevents buildup of deleterious materials which can lead to premature and avoidable
maintenance problems.
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•

Windows, doors and rainwater works should be cleaned annually.

•

When cleaning always use gentlest means possible such as soft bristle brush and low-pressure
hose. Use mild cleaner if necessary such as diluted TSP or Simple Green©.

•

Do not use high-pressure washing as it will lead to excessive damage to finishes, seals, caulking
and wood elements, and it will drive water into wall assemblies and lead to bigger problems.
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Research Resources

Ancestry.ca - historic genealogical documents for Ewen, Jardine and Munn and families
Archival photographs of the subject house from Bosnjak and Rutkowski ownership - Shaw family private
collection
BC and National Archives
Indexes to births (1854-1903), marriages (1872-1938), deaths (1872-1993), colonial marriages (1859-1872) and
baptisms (1836-1888). Archival photographs. Government of Canada Censuses for BC
City of New Westminster
Building permit records - CityViews database, City of New Westminster. Barman, Burton & Cook. 2009. Queen’s
Park Historical Context Statement prepared for the City of New Westminster.
New Westminster Archives
Archival photographs
New Westminster Heritage Preservation Society
2004 guidebook write-up on the Jardine house
New Westminster Public Library
Historic directories, Fire insurance maps, Municipal Voters Lists
Columbian Daily newspaper - various archival editions
Freund-Hainsworth, Katherine & Hainsworth, Gavin. 2005. A New Westminster Album: Glimpses of the City As It
Was. Dundurn. pages 46-47
Gottfried, Herbert & Jennings, Jan. 1985. American Vernacular Building and Interiors
1870-1960. Norton & Co. New York.
Hayes, Derek. 2005. Historical Atlas of Vancouver and the Lower Fraser Valley. Douglas & McIntyre.
New Westminster Daily News newspaper. various archival editions from 1905-1912
Roy, Patricia E. 1989. A White Man’s Province: BC Politicians and Chinese and Japanese Immigrants 1858-1914.
UBC Press. pages 111-112
Vancouver Daily World Newspaper. various archival editions 1888-1924
Vancouver Archives and Vancouver Public Library - archival photographs
Wolf, Jim. 2005. Royal City: A Photographic History of New Westminster. Heritage House.
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

From:

Jackie Teed
Acting Director of Development
Services

File:

Item #:
Subject:

9/11/2017

49/2017

1319 Third Avenue (Steel and Oak Brewery): Proposed Increase in
Seating Capacity for the Lounge Endorsement Area - Preliminary
Report

RECOMMENDATION
THAT the Land Use and Planning Committee recommend that staff process the
proposed Zoning Amendment as outlined in the Section 4 of this report, and
THAT the Land Use and Planning Committee recommend that the same process be
followed to inform Council’s consideration of a motion of support for the
Manufacturing Facility Structural Change Application as identified in the previous
consideration of capacity for this site.

EXECUTIVE SUMMARY
The Steel and Oak Brewery and Lounge Endorsement Area is located at 1319 Third Avenue.
The site is zoned Light Industrial Districts (M-1). That zone allows the Manufacture of Food
and Beverages and also allows a Lounge Endorsement Area for the brewery with a
maximum occupancy of 30 people. The owner of Steel and Oak Brewing Company wants to
apply to the Liquor Control and Licensing Branch to increase the capacity of their Lounge
Endorsement Area from 30 to 50 people.
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As the increase in capacity would also require a change in the Zoning Bylaw the applicant
has chosen to start the process by seeking support from Council to commence a process to:
1. Increase the capacity allowed in the Zoning Bylaw for a Lounge Endorsement Area,
and
2. Gain Council support for a Manufacturing Facility Structural Change Application to
the Liquor Control and Licensing Branch.
1.

PURPOSE

This applicant proposes to increase capacity of their Lounge Endorsement Area from 30 to
50 people through an amendment to the Light Industrial (M – 1) zone and a Manufacturing
Facility Structural Change Application with the Liquor Control and Licensing Branch. The
purpose of this report is to seek a resolution from Council to process this application.
2.

POLICY AND REGULATIONS

2.1

Official Community Plan Land Use Designation:

The site is designated (I) – Industrial in the Official Community Plan. The Plan describes
this designation as:
(I) Industrial: this area will include industrial uses including those industrial uses
which are dependent on waterfront access. The City will consider issuing temporary
industrial land use permits in this area provided that the industrial use: will operate at
an intensity of use suitable to the area; will operate on a temporary basis only; has
demonstrated plans to relocate or apply for a rezoning to allow the land use before the
permit expires; and, is compatible with other uses in the vicinity, uses allowed in the
area’s Official Community Plan designation, and uses allowed under the Zoning
Bylaw. In considering the compatibility of such applications, the City may also
consider the design, servicing access, screening, and landscaping to be provided in
connection with the temporary use.
2.2

Zoning Bylaw

The site is zoned Light Industrial Districts (M-1). That zone allows the Manufacture of Food
and Beverages. The Light Industrial Districts (M-1) was amended in 2013 to allow and set
conditions for a Lounge Endorsement Area. When Steel and Oak opened their doors, the
Liquor Control and Licensing Branch allowed for 20 people in the Lounge Endorsement
Area and the zoning bylaw allowed 30 people. In 2017 Council and the Liquor Control and
Licensing Branch allowed an increase to 30 people. The applicant had intended to ask for a
50 person licence from the Liquor Control and Licensing Branch but realized late in the
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process that the zoning need to also be amended and changed the application to the Liquor
Control and Licensing Branch to the 30 person limit allowed in the Zoning Bylaw.
2.3

Liquor Control and Licensing Branch Policy

Any company making spirits, wine, cider or beer in British Columbia must have a
Manufacturer's Licence from the Liquor Control and Licensing Branch. Those with a
Manufacturer’s Licence may set aside an area as a sampling room to provide samples to the
public, apply for one on-site retail store and/or or apply for additional licence
“endorsements" such as a lounge, special event area, tour area and picnic area.
A lounge is an area where customers can purchase and consume product made on-site
without being limited to the sample size portions allowed in a tasting room with the
following regulations:
 draught beer in single servings must be no more than 24 oz. (680 ml) or smaller
servings of multiple brands provided the total served at one time is no more than 24
oz. (680 ml);
 pitchers or other multiple serving containers shared by two or more patrons must
contain no more than 60 oz. (1.7 litres) of draught beer;
 food must be available to patrons in the lounge;
 minors are allowed in the lounge but must be accompanied by a parent or guardian;
 happy hours are permitted but prices must not fall below the minimum pricing
allowed by the Branch.
The Branch’s processes for considering an application to increase capacity of a Lounge
Endorsement Area can be summarized as follows:
 The operator must submit a Manufacturing Facility Structural Change Application to
the Branch;
 The applicant must request the local government to provide a resolution to support or
oppose the application. Prior to considering a resolution, the local government must
conduct a public input process to obtain the views of residents. The resolution must
consider a number of criteria including the potential for negative impacts on the
community and the views of residents. The local government may also choose to opt
out of the process and not provide comments on the application. If the local
government chooses to opt out, the Branch proceeds to implement a public input
process and independently assesses the application;
 After the local government provides a resolution regarding the application, the Branch
proceeds to make a final decision regarding the matter.
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City Practice Regarding Liquor Applications

The City’s practice is to opt into the process by providing resolutions regarding liquor
license applications. As noted above, the Branch requires the local government to seek
public comments on an application before considering a resolution. The City’s practice to
obtain public input on liquor applications is to have the applicant post a site sign and two
newspaper notices to invite public comments on the application.
The City’s practice is also to obtain comments from the Police Service, Liquor Inspector and
civic departments regarding the applicant’s compliance record, bylaw issues and potential
community impacts. Comments received from these parties and the public are provided to
Council when a resolution to support or not support an application is considered.
3.

PROPOSAL

The applicant proposes to increase the capacity in the Lounge Endorsement Area. The
existing room for the Lounge Endorsement Area is large enough to handle the 50 people
without any expansion. No additional parking is proposed.
4.

BACKGROUND

4.1

Consideration of the 2017 Increase to Thirty People

During the recent consideration of the increase in capacity from 20 to 30 people the applicant
posted a sign in front of the business for 30 days and placed two notices in a local newspaper
advising the public of the application and inviting public comments. A total of two pieces of
correspondence were received. Both were in support of the application. The Police Service,
Liquor Inspector, and staff reviewed the application and had no concerns with the increase in
capacity.
The applicant has five dedicated parking spots at the back of the business. This exceeds the
3 spots required as per the Zoning Bylaw. There is also on street parking on both Third
Avenue and Levi Street. The applicant advises that neighbouring businesses offer their
parking spots after 5 PM.
The same process would be followed to assess the current application.
The March 6, 2017 report is attached to this report as Attachment 2.
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DISCUSSION

5.1

Appropriate capacity for a Lounge Endorsement Area

5

The increase in capacity, if approved, would occur in the same space currently occupied by
the Lounge Endorsement Area, no increase in floor space is required to accommodate the
additional capacity. No manufacturing space is lost to allow for the increase.
As noted in the previous assessment for the capacity increase, the site is distant from
residences, is surrounded by other industrial uses and has not generated issues for the police
or Licencing Branch. On-site parking meets the Zoning Bylaw requirements, but is limited in
number and therefore the availability of street parking is important. The supply of parking on
streets in the area has remained constant and will not likely be reduced in the future and
should be adequate for the increased capacity.
Staff have informally surveyed the practices and capacities of other Craft Breweries in the
region and found that the capacity limit in New Westminster is at the low end of the range.
Staff recommend that this be seen as a local issue to determine the appropriate capacity for
the site rather than basing the investigation on regional trends.
5.2

Processing of the Zoning Amendment

Three options are available for the processing of the Zoning Amendment.
1. The site at 1319 Third Avenue could be rezoned to a Comprehensive Development
Districts zone to allow all of the uses in the M-1 zone and a Lounge Endorsement
Area with a maximum capacity of 50 patrons.
2. The Light Industrial Districts (M-1) zone could be amended to allow 50 patrons in a
Lounge Endorsement Area at 1319 Third Avenue.
3. The Light Industrial Districts (M-1) zone could be amended to allow 50 patrons in any
Lounge Endorsement Area established in the City.
As the discussion in the previous section identified that the decision on capacity should be
based on location and local impacts staff consider that option 1 or 2 would work. Option 2 is
the simplest and most direct way of handling the amendment and staff would structure any
amending bylaw in that manner.
6.

INTERDEPARTMENT REVIEW

Staff from Engineering, Development Services, and Parks recreation are reviewing this
application and providing input.
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PROCESS

The next steps in the application review process are
1. LUPC recommendation to initiate the processing of the Zoning Amendment and the
Manufacturing Facility Structural Change Application.
2. The project is reviewed by all City Departments.
3. The applicant will provide information to the Quayside Board and the Brow of the
Hill Residents’ Association.
4. LUPC recommendation to Council.
5. Council consideration of the Zoning Amendment and the Manufacturing Facility
Structural Change Application.
8.

OPTIONS

There are three options for LUPC’s consideration; they are:
1. That the Land Use and Planning Committee recommend that staff process the
proposed Zoning Amendment as outlined in Section 7 of this report.
2. That the Land Use and Planning Committee recommend that the same process be
followed to inform Council’s consideration of a motion of support for the
Manufacturing Facility Structural Change Application as identified in the previous
consideration of capacity for this site.
3. Provide staff with alternative feedback.
Staff recommends Option 1 and 2.

ATTACHMENTS
Attachment 1: Location Map
Attachment 2: Council Report Dated March 6, 2017

This report has been prepared by:
Jim Hurst, Planning Consultant
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The report was reviewed by:
John Stark, Acting Manager of Planning

For:
Jackie Teed
Acting Director of Development
Services
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DQG /HYL 6WUHHW,WVPDLQ HQWUDQFHIDFHV7KLUG $YHQXH 7KH QHDUHVWUHVLGHQFHVDUH
PHWHUV IHHW DZD\ RQ4XD\VLGH 'ULYH 

7KH FRPSDQ\ FXUUHQWO\KDV D0DQXIDFWXUHU¶V /LFHQFHIURPWKH/LTXRU&RQWURODQG /LFHQVLQJ
%UDQFK ³WKH %UDQFK´  7KH OLFHQFHSHUPLWVWKHPDQXIDFWXULQJ RIEHHUDQG LQFOXGHV
SURYLGLQJ IUHHVDPSOHVWRWKHSXEOLFIRUWDVWLQJ 7KH OLFHQFHKDVWZR DGGLWLRQDO
HQGRUVHPHQWVRQHWKDWSHUPLWVWKHVDOHRISURGXFWVPDGH DWWKHPDQXIDFWXULQJ IDFLOLW\WRWKH
SXEOLF LQDQRQVLWHUHWDLOVWRUHDQG DQRWKHUWKDW SHUPLWVWKHRSHUDWLRQRIDSHUVRQORXQJH

7KH RZQHUV KDYH DSSOLHG WRWKH%UDQFK WRLQFUHDVHWKHFDSDFLW\ RIWKHORXQJHIURP
SHUVRQVWRSHUVRQV6HH$WWDFKPHQW$

',6&866,21

3XEOLF&RPPHQWV

7KH DSSOLFDQW SRVWHGDVLJQLQIURQWRIWKHEXVLQHVVIRUGD\V DQG SODFHG WZRQRWLFHVLQD
ORFDOQHZVSDSHU DGYLVLQJ WKHSXEOLF RIWKHDSSOLFDWLRQ DQG LQYLWLQJ SXEOLF FRPPHQWV$ WRWDO
RIWZRSLHFHVRIFRUUHVSRQGHQFHZHUHUHFHLYHG%RWK ZHUHLQVXSSRUW RIWKHDSSOLFDWLRQ 
7KH HPDLOVDUHSURYLGHG DV$WWDFKPHQW%
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&LW\RI1HZ:HVWPLQVWHU
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3ROLFH'HSDUWPHQW /LTXRU ,QVSHFWRUDQG 6WDII&RPPHQWV

7KH 3ROLFH6HUYLFH /LTXRU,QVSHFWRUDQG VWDIIKDYH UHYLHZHG WKHDSSOLFDWLRQ DQG SURYLGHG
WKHIROORZLQJFRPPHQWV

3ROLFH'HSDUWPHQW
7KH 3ROLFH'HSDUWPHQW DGYLVH WKH\KDYH QRFRQFHUQVUHJDUGLQJ WKHRSHUDWLRQRUWKHLQFUHDVH
LQFDSDFLW\ 

/LTXRU,QVSHFWRU
7KH /LTXRU ,QVSHFWRUUHSRUWVWKHHVWDEOLVKPHQWKDV QRFRPSOLDQFHKLVWRU\RULVVXHVDQG DV
VXFKWKH%UDQFK KDV QRFRQFHUQVUHJDUGLQJ WKHLQFUHDVHLQFDSDFLW\ 

6WDII&RPPHQWV
7R GDWHFLW\VWDIIKDV QRWUHFHLYHGFRPSODLQWV UHJDUGLQJ QRLVHDVVRFLDWHGZLWK WKHFXUUHQW
RSHUDWLRQRIWKHEUHZHU\ 6WDIIGRHVQRWH[SHFWWKHPRGHVWLQFUHDVHRISDWURQVWRUHVXOWLQ
DQ\ FRPSODLQWV UHJDUGLQJ QRLVHLQWKHIXWXUH

*LYHQ WKDWWKHDSSOLFDQW¶V VLWHH[FHHGVSDUNLQJ UHTXLUHPHQWVVWDIIKDV QRFRQFHUQVLQWKLV
DUHDUHJDUGLQJ WKHLQFUHDVHLQSDWURQ FDSDFLW\

,17(5'(3$570(17$/ /,$,621

6WDIIIURP'HYHORSPHQW 6HUYLFHVWKH3ROLFHDQG /LTXRU &RQWURODQG /LFHQVLQJ ZHUH
FRQVXOWHGUHJDUGLQJ WKLVPDWWHU

237,216

7KHUH DUHWKUHHRSWLRQV&RXQFLOFRXOGFRQVLGHU6KRXOG &RXQFLOFKRRVHQRWWRVXSSRUWWKH
UHTXHVWUHDVRQVIRUWKHGHFLVLRQQHHGWREHVWDWHGLQWKHUHVROXWLRQ

7KDW &RXQFLO VXSSRUWWKHDSSOLFDWLRQ E\ SDVVLQJ WKHIROORZLQJUHVROXWLRQ

:+(5($6 1HZ :HVWPLQVWHU&LW\&RXQFLO FRQVLGHUHGDVWDIIUHSRUWUHJDUGLQJ DQ
DSSOLFDWLRQ IURP6WHHODQG 2DN %UHZLQJ &RPSDQ\ /WGORFDWHGDW7KLUG $YHQXH
WRLQFUHDVHWKHFDSDFLW\ RIWKHLU%UHZHU\ /RXQJH IURPSHUVRQVWRSHUVRQV

:+(5($6 WKHORFDWLRQLVLQDQLQGXVWULDO DUHDWKDW LVUHPRYHG IURPQHDUE\
UHVLGHQFHV

:+(5($6 WKHUHDUHQRVRFLDOUHFUHDWLRQDODQG SXEOLF EXLOGLQJV QHDUE\

:+(5($6 WKHRSHUDWLQJRI$0 WR30VHYHQ GD\V DZHHN DUHDFFHSWDEOH

$JHQGD ,WHP

&LW\RI1HZ:HVWPLQVWHU
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:+(5($6 WKHHVWDEOLVKPHQWLVQRWH[SHFWHGWRQHJDWLYHO\ DIIHFWWUDIILFSDWWHUQVRU
SDUNLQJ DQG QRLVHLVQRWH[SHFWHGWREHDQ LVVXHEHFDXVHRIWKHVPDOOVL]HDQG HDUO\
FORVLQJKRXUV 




:+(5($6 LIWKHDSSOLFDWLRQ LVDSSURYHG WKHLPSDFWLVH[SHFWHGWREHSRVLWLYHLQWKDW
PRUHUHVLGHQWVZLOOEHDEOHWRHQMR\WKHYHQXH 

:+(5($6 WKHDSSOLFDQW SODFHGDVLJQLQIURQWRIWKHEXVLQHVVIRUGD\V DQG WZR
QHZVSDSHU QRWLFHVSURYLGLQJ GHWDLOVUHJDUGLQJ WKHDSSOLFDWLRQ LQYLWLQJ WKHSXEOLFWR
VXEPLW FRPPHQWVWRWKH&LW\ DQG

:+(5($6 WKH&LW\UHFHLYHGWZRZULWWHQFRUUHVSRQGHQFHVVXSSRUWLQJ WKHDSSOLFDWLRQ
DQG QRQHRSSRVLQJ LW


7+(5()25( %(,7 5(62/9('

7+$7 1HZ :HVWPLQVWHU&LW\&RXQFLOVXSSRUWWKHDSSOLFDWLRQ VXEPLWWHG E\ 6WHHODQG
2DN %UHZLQJ &RPSDQ\ /WGWRLQFUHDVHWKHFDSDFLW\ RIWKHLUEUHZORXQJHDW
7KLUG $YHQXH 1HZ :HVWPLQVWHUIURPSHUVRQVWRSHUVRQV


7KDW &RXQFLO QRWVXSSRUW WKHUHTXHVWHGOLTXRUOLFHQFHFKDQJH

7KDW &RXQFLO SURYLGH RWKHUGLUHFWLRQUHJDUGLQJ WKLVPDWWHU

6WDIIUHFRPPHQGVRSWLRQ




$77$&+0(176

$WWDFKPHQW $ &RS\ RI$SSOLFDWLRQ
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

9/11/2017

From:

Jackie Teed
Acting Director of Development
Services

File:

REZ00145
DPD00147

Item #:

48/2017

Subject:

118 Royal Avenue: Rezoning and Development Permit Applications for
Four Unit Rowhouse Development - Preliminary Report

RECOMMENDATION
THAT the Land Use and Planning Committee recommend that Council direct staff to
process the Rezoning and Development Permit application for the subject property
(118 Royal Avenue) based on the process outlined in this report.

EXECUTIVE SUMMARY
The applicant has applied for a Rezoning and a Development Permit application to facilitate
a four unit rowhouse development.
The Rezoning application entails changing the zoning of the property from Single Detached
Dwellings Districts (RS-2) to the proposed Infill Townhouse and Rowhouse Residential
Districts (RT) which is presently under consideration by Council as part of the Official
Community Plan Update (OCP 2041) process.
The Development Permit application is to facilitate the review of the form and character of
the proposal in accordance with Downtown Community Plan Design Guidelines, Downtown
Building and Public Realm Design Guidelines and Master Plan , as well as the proposed
Townhouses and Rowhouses Design Guidelines in the OCP update.

City of New Westminster
1.

September 11, 2017

PURPOSE

A Rezoning and a Development Permit application is being processed by the Development
Services Department (Planning Division). The applicant is proposing a four unit rowhouse
development on the subject property located at 118 Royal Avenue (see Location Map –
Attachment 1). The purpose of this report is to provide preliminary information to the
LUPC and seek a recommendation to move forward with the next steps for processing the
Rezoning and Development Permit application as outlined within this report.
2.

POLICY AND REGULATION

2.1

Downtown Community Plan

The Downtown Community Plan (DCP) is an appendix to the Official Community Plan
(OCP). There are no changes to the DCP Land Use Designation as part of the OCP update.
The subject site is within the Albert Crescent Precinct in the Downtown Community Plan.
The intent of the Albert Crescent Precinct is to encourage the development of more
ground-oriented housing and housing suitable for families.
The proposal is in conformance with the OCP Land Use Designation of Residential – Low
Rise Apartment. The following list outlines the details of this designation:





2.2

targeted for residential development.
intended for low rise apartments.
may include townhouses, stacked townhouses, rowhouses.
community amenities such as churches, child care, libraries or community space.
small-scale, corner store type retail, restaurant, and service uses permitted.
Development Permit Area (DPA) Designations

The subject property lies within the Downtown Development Permit Area #1. The intent
of the DPA Designation is:
The Downtown is the cultural and historic heart of the city. This Development Permit Ar ea
is designated to support its Regional Town Centre designation in the Regional Growth
Strategy. This Development Permit Area establishes the objectives and guidelines for:
 The form and character of commercial, multifamily, institutional and intensive
residential development.
 Protection of the natural environment, its ecosystems and biological diversity.
 Revitalization of an area in which a commercial use is permitted.

Agenda Item 48/2017
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 Objectives to promote energy and water conservation and reduction of greenhouse
gas emissions.
The proposed rowhouse development achieves the above-noted objectives by providing
additional units within the Downtown area as well as providing a ground-oriented housing
type that is in demand by the increasing number of families in New Westminster.
2.3

Downtown Design Guidelines, Downtown Building and Public Realm Design
Guidelines and Master Plan, Townhouse and Rowhouse Design Guidelines

There are three design guideline documents that are used collectively, to set forth a vision,
lay out a masterplan, to provide a toolkit to design professionals when creating a
development in the Downtown Core, and to regulate the form and character of townhouses
and rowhouses. The documents are referred to as Downtown Design Guidelines (2011)
(see Attachment 2), Downtown Building and Public Realm Design Guidelines and Master
Plan (2016), and proposed Townhouse and Rowhouse Design Guidelines (see Attachment
3). The proposal is in keeping with the urban design guiding principles outlined within these
documents.
2.4

Zoning

The subject property is within the Single Detached Dwellings Districts (RS-2). The
Rezoning application proposes to change the existing RS-2 zoning district to the proposed
Infill Townhouse and Rowhouse Residential Districts (RT) (see Attachment 4) to facilitate a
four unit rowhouse development.
While the Zoning Bylaw does not include zoning districts that allow for small-scale, infill
townhouse and rowhouse projects, a new RT zoning district has been created which is under
consideration by Council as part of the OCP update process. The proposed RT zoning
districts forms a part of Zoning Amendment Bylaw (ZAB) and is intended for infill
townhouses and rowhouses. The ZAB received First and Second readings on August 28,
2017 and a Public Hearing date has been scheduled for September 18, 2017, the same day of
the Public Hearing for the OUR CITY Official Community Plan.
2.5

Family-Friendly Housing Policy / Bylaw

The proposed development has fewer than ten units and therefore is not subject to the
Family-Friendly Housing Policy requirements of the City. The project is however family
friendly as it is designed for families. There are a minimum of three bedrooms for each unit
which is in keeping with the Policy.

Agenda Item 48/2017
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BACKGROUND
Site Characteristics and Context

The site is rectangular in shape and has an approximate slope gradient of 11%, with the
highest elevation situated along Royal Avenue. The site presently has a single detached
dwelling on it which would be demolished prior to the rowhouse construction. The applicant
has submitted a Tree Removal Permit application. The application is currently being
reviewed by the City’s Arborist.
To the north, directly across Royal Avenue is Clinton Park and a single detached dwelling
(SDD) within the Single Detached Dwelling Districts (RS-1). To the east, is the RS-1
zoning district with a SDD. To the south is the Multiple Dwelling Districts (Low Rise)
(RM-2) with low rise apartments. To the west, is the Public and Institutional Districts
(Low Rise) with Qayqayt Elementary School.
3.2

Sustainability Report Card

A Sustainability Report Card (SRC) has been received for this proposal and is being
reviewed by staff. The SRC shows the application to be generally supportive of the City’s
sustainability objectives.
3.3

Proximity to Transit Service

Transit Network
Bus Service

4.
4.1

Frequency
30 minute or better service

Distance
57 metres (187 feet) –
nearest Bus Stop (on Royal
Avenue between Windsor
Street and First Street)

PROJECT DESCRIPTION
Project Description

The proposal consists of a 8,075.84 ft² (750.24 m²) multi-dwelling ground-oriented rowhouse
development facing Royal Avenue (see Project Drawings - Attachment 5). Each of the four
units would be approximately 2,004 ft² (186 m²) in area. The built-form would be two
storeys with three bedroom units. No variances are proposed.
As indicated by the applicant in their Design Rationale (see Attachment 6), the building has
been designed with individual front entries oriented toward Royal Avenue to establish a
physical and visual connection to the street. The access to the basement level, carport, and
the recycling/garbage area would be from the rear along Cunningham Street. The main level
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would also have access to the rear of the property from the back deck stairs which connect
onto a patio.
The vehicular access would be from the rear. There are four parking stalls proposed which
meet the RT zoning district regulations. There are no long term bicycle parking spaces
provided on the design plans. Five spaces must be provided as per zoning regulations. No
short term bicycle spaces are required.
The applicant has submitted a Tree Permit application which is under review by the City’s
Arborist. Three existing trees would be removed and replaced with six new ones to facilitate
the proposed development. The design plans indicate that there would be 19 new trees
planted, including shrubs with native and drought resistant species along the perimeter
retaining walls of the site. Each unit is proposed to have a low planter wall and a gate at the
front entrance. The front lawn for each unit would also have a concrete paver area that leads
to the front door and the end units, the path also leads to the garden area.
4.2

Project Statistics

Below is a table outlining the site statistics for the proposed rowhouse development based on
the architectural design drawing submission.
Site Area
Site Frontage
Lot Depth
Lot Width
Floor Space Ratio (FSR)

Site Coverage
Building Height
Parking
Bicycle Parking
Setbacks
Front Yard: Royal Avenue
Rear Yard:
Side Yard: East
Side Yard: West

Agenda Item 48/2017

8,712 ft² (809.34 m²)
Single Detached Dwelling Districts (RS-2)
132ft (40.23 m)
66ft (20.11 m)
Proposed:
Above Grade Space: 0.62
Basement Space: 0.31
Maximum Permitted:
Above Grade Space: 0.85
Basement Space: 0.15
31%
32.6 ft (9.90 m)
4 stalls
None proposed (5 spaces required)
19 ft (5.79 m)
70.6 ft (21.5 m)
4.9 ft (1.5 m)
4 ft (1.2 m)

City of New Westminster
5.
5.1

September 11, 2017

6

ANALYSIS
Proposed Density

The table below signifies the floor space ratio for the proposed development (proposed vs
permitted).
Proposed FSR
Above Ground Space
Basement Space
Total

0.62
0.31
0.93

Maximum Permitted FSR
within the RT Districts
0.85
0.15
1.0

The proposed FSR for the basement space (0.31) exceeds the maximum permitted FSR of
the RT zoning district (0.15), as indicated in the table above. The proposal meets the
maximum permitted above ground FSR and the total FSR for the site. The dispersal of the
FSR as it relates to the built-form (i.e. building massing) is currently being examined with
the applicant. The applicant has indicated that the reason for the FSR distribution is to
reduce the above grade massing. As staff work through the review process, input from the
New Westminster Design Panel will also be received.
5.2

Pedestrian and Cycling Network

The City is improving pedestrian and cycling network connections in the area with the
proximity of the Qayqayt Elementary School, Saint Mary’s Park and future Agnes
Greenway. Staff has a desire for a direct pedestrian and cycling connection between the
existing multi-use pathway on Royal Avenue and the new sidewalk on the north side of
Cunningham Street.
Given that the property is constrained in size, it is not feasible to obtain a connection through
the property; therefore, Transportation is proposing an extension of the existing multi -use
pathway along Royal Avenue at the front of the property with future connection to Windsor
Street. This is anticipated to take place once the properties to the east (114 and 112 Royal
Avenue) are undergoing redevelopment.
5.3

Streetscape Improvements

Streetscape improvements will be required along both the Royal Avenue and Cunningham
Street road frontages (sidewalk, boulevard planting, trees, underground hydro) in accordance
with City standards. Streetscape requirements will be addressed to the applicant through the
development application review process.
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PUBLIC CONSULTATION

The applicant will be required to undertake public engagement as part of this Rezoning and
Development Permit application which will include a presentation to the Downtown
Residents’ Association and an applicant led Public Open House.
7.
7.1

REVIEW PROCESS
Next Steps

The anticipated next steps in the application review process are:
1. Preliminary report to the Land Use and Planning Committee
2. Land Use and Planning Committee referral of the Rezoning and Development
Permit application to City Council
3. Public Consultation (Applicant-led Public Open House and Presentation to the
Downtown Residents’ Association)
4. Review by the New Westminster Design Panel
5. Review by the Advisory Planning Commission
6. Consideration of First and Second Readings of Rezoning Application
7. Public Hearing and consideration of Third Reading of Rezoning Application by
Council
8. Consideration of Final Reading/Adoption of the Rezoning and issuance of the
Development Permit by the Director of Development Services.
8.

INTERDEPARTMENTAL LIAISON

8.1

Team-Based Project Review

The City has now initiated a project team based approach for reviewing development
applications. A staff-led project team has been assigned for reviewing this project consisting
of staff from the Building, Engineering, and Planning (Development Services) Departments.
The Electrical Services Department will also be included early in the process.
9.

OPTIONS

There are two options for Council’s consideration; they are:
1. That the Land Use and Planning Committee recommend that Council direct staff
to process the Rezoning and Development Permit application for the subject
property located at 118 Royal Avenue based on the process outlined in this report.
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2. That the Land Use and Planning Committee provide staff with alternative
direction.
Staff recommends Option 1.

ATTACHMENTS
Attachment
Attachment
Attachment
Attachment
Attachment
Attachment

1: Location Map
2: Downtown Design Guidelines (2011)
3: Proposed Townhouse and Rowhouse Design Guidelines
4: Proposed Infill Townhouse and Rowhouse Residential Districts (RT)
5: Project Drawings
6: Design Rationale

This report has been prepared by:
Hardev Gill, Planning Technician
This report was reviewed by:
John Stark, Acting Manager of Planning

For:
Jackie Teed
Acting Director of Development
Services
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Attachment 1
Location Map

City of New Westminster

1: 1,500
0.1
NAD_1983_UTM_Zone_10N
CNW GIS Services

0

0.04

0.1 Kilometers

This map is a user generated static output from an Internet mapping site and
is for reference only. Data layers that appear on this map may or may not be
accurate, current, or otherwise reliable.

Attachment 2
Downtown Design Guidelines

























 

 

 
 
























 















 


















 
  

























 






















 































 


























 




 

 














































 

















 


































 










 





































 

 




















 


 






















 

































 














 


















 



 







 



























  
 




























 













 









  















 






























 

























 

 




 





 
 

 




 






 
 



 







 

















 







 
















 










 


 
















  

 















 










































 





 











   






 


 
 





 

  




 










 




































 

  



















  


  














 

 


















 







 
  



















 













  





 











 
































 
















 

 
 

























 



 








 





 












































 



 











































 


















 




















 











 
  































 







 



 










 
















 














































































 






 







 





















  


 













 





























 


 





 




















 














 







 





 




















 













 



































 























 


























 






 





 













 
 






















 

 







 






























































 


 
 
 


 















































 












































 
































 






















 

 








 



 















 
 


















 




















 




 



 














 










 
 













































 

 





 

 




 




















 







 












 





















 













 



















 








 































 





 























 







 















 











 










 






































 



 














































 




































 
















 




























 












 







 










 








 

 


 
 


 
 



 
 

 

 
 








































 


 



 





 












 




 















 








































 











































 








 


  



 














































 

 









 
























 






















 





 






 

































 






 








 
 

























 
 
 










































 



 



















































 





 




















 
 







 







 







 






  



 











 


 




 









 








 






 
 












 


























 
 







 














 













 




 



 






 




























































 


















 



 























 

 











 








































 








































 


 















 


















































 






















 
























 



 




























 



































 








 

 






































 














 












 

























 

  





 












 


















 










 








 


































  














































 







 




















 
 









 
























 


 






 





































 








 







 











































































  
 





































 











 















 








 






























 






























 



 








 
  






 




















 







 


 


















 

































 










































 





































































 

 



 






 





 









 

 
 

 


























  
 

 









 













 



 
























 





 




 






















 









































 










 




 

































 







 












 
















































 














 

 









































 







 










 

 






 






































 
 











 







 
 

















 



















 




























 







































 

















 































 













 


 

 










 











































































 
 









 




 





 

























































 













 






 
 

 


















 












 
 

 





























 



 








  



































 







































 





 











 
















 




































 


 




 






















 




 











 






 




















 

 



 

































 



















 















 









 

 
























 





 



 









 

















 


































 













































 


















 








 





 



































































 






 























 








 




























 










 


  

 

























 


 
 





 











 








 

















 

 





















 























 








 





 



  






 
 






 
 


































 













 

 















Attachment 3
Proposed Townhouse and
Rowhouse Design Guidelines

RESIDENTIAL
NEIGHBOURHOODS

1.3 TOWNHOUSES AND ROWHOUSES
INTRODUCTION

Lane

INTRODUCTION
The Infill Townhouse (TH) and Rowhouse (RH) multiunit residential area, identified as Development Permit
Area 1.3 [See Map 1.3], is designated in order to provide
an opportunity for an innovative ground oriented
housing type. TH and RH provide ground oriented,
attached, family friendly housing forms in residential
neighbourhoods, increasing housing choice.
THs and RHs are attached, ground oriented, family
oriented units. RHs are fee simple developments with
parking on each fee simple lot. THs are strata title
developments which may have shared or designated
parking typically at the rear of the property. For the
purpose of this Development Permit Area a street
oriented development is one in which all of the units
on shallow lots face the street. A courtyard oriented
development is where units on a deep lot face an
internal courtyard.

Street

Street oriented development.

This Development Permit Area establishes guidelines
that will shape the development of THs and RHs. The
intent of this area is to encourage small scale infill
projects 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. Back-to-back and
stacked THs are not permitted.

Lane

This area is designated as a Development Permit Area
with the following purposes:
• establishment of objectives for the form and
character of multi-family residential development,
• protection of the natural environment, its ecosystems
and biological diversity (as outlined in the

Street

Justification section of this schedule), and
• establishment of objectives to promote energy
conservation (as outlined in the Justification section

Courtyard oriented development.

of this schedule).

Applications to develop infill townhouse or rowhouse
properties located between Rousseau Street and
Brunette Avenue within this Development Permit
Area mus comply with the guidelines included in the
Brunette Avenue Development Permit Area.

28

NEW WESTMINSTER OFFICIAL COMMUNITY PLAN — Development Permit Areas: Residential Neighbourhoods

1.3 TOWNHOUSES AND ROWHOUSES
DEVELOPMENT PERMIT GUIDELINES

Guiding Principles for these forms of infill are:
• Design infill buildings to be good neighbours by
minimizing shade, shadow and overlook onto adjacent
properties.
• Design buildings for durability and sustainability.
• Provide livable spaces with optimum daylight and
ventilation, access to ground level private open space,
and functional, efficient interiors.
• Design outdoor spaces as a valued year round asset.
• Create streetscapes that are pedestrian and cyclist
friendly, contributing to well-connected
neighbourhoods.
• Maintain a scale of development that is compatible
with single detached dwelling neighbours.
• Contribute to vibrant, engaging streetscapes.
• Balance efficient space planning with comfort and
flexibility.

1.3.1 CRIME PREVENTION THROUGH ENVIRONMENTAL
DESIGN (CPTED)
All infill housing developments are expected to follow
CPTED principles including:
• Clearly defined boundaries including private,

RESIDENTIAL
NEIGHBOURHOODS

GUIDING PRINCIPLES
These ground oriented housing forms will impact the
neighbourhood fabric and streetscapes.

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.

1.3.2 SUSTAINABILITY
All forms of infill buildings are encouraged 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

ENERGY CONSERVATION
The City of New Westminster is committed to
energy conservation in building and design with a
number of policies, plans and programs aimed at
energy and greenhouse gas emissions reduction.
ENERGY SAVE NEW WEST is a community energy
program designed to improve the energy
efficiency and reduce greenhouse gas emissions
of residential homes and businesses in New
Westminster.

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, and
maximizes permeable surfaces.
• Secure storage for bicycles.
• Safe, pleasant pedestrian connections to the street
and the lane.

1.3.3 SETBACKS
Intent: Setbacks provide adequate separation between
neighbours, support a streetscape with transitions
between varying front yard depths and optimize
functional front and back yards.

Additional information about projections into
setbacks can be found in the Zoning Bylaw.
TH/RH streetscape precedent.
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1.3 TOWNHOUSES AND ROWHOUSES
DEVELOPMENT PERMIT GUIDELINES

Front Yard
• Eaves up to 0.61 metres (2 feet).
• Unenclosed porches off the main level up to 1.22
metres (4 feet).
• Cantilevered canopies over entrances up to 1.22
metres (4 feet).
• Steps and ramps from first floor to grade – no
maximum projection.
• Bay windows of not more than 1.82 metres (6 feet) in

General Guidelines
• The maximum building length is 38.10 metres (125
feet) to minimize the massing of buildings and to
ensure that new buildings are complementary to
surrounding single detached dwellings.
• Each TH or RH development should be both unique
from and complementary to any adjacent TH or RH
developments.

Projections
Projections are permitted within the required setbacks
and building envelope only as follows:

RESIDENTIAL
NEIGHBOURHOODS

1.3.4 BUILDING SIZE AND MASSING
Intent: Careful attention to the size and mass of
THs and RHs are key to successfully fitting these
housing forms into residential neighbourhoods. These
Guidelines aim to minimize the impact of shade,
shadow and overlook on neighbouring properties. They
also direct the highest portion of buildings towards the
centre of the lot. Integrating the third 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. Additional information about
density and height can be found in the Zoning Bylaw.

length or one storey in height up to 0.61 metres.

Side Yard
• Eaves up to 0.61 metres (2 feet).

Rear Yard
• Eaves up to 0.61 metres (2 feet).
• Unenclosed porches off the main level up to 1.22
metres (4 feet).
• Cantilevered canopies over entrances up to 1.22
metres (4 feet).
• Steps and ramps from first floor to grade – no
maximum projection.
• Bay windows of not more than 1.82 metres (6 feet) in
length or one storey in height up to 0.61 metres.

TH/RH streetscape precedent. (Left photo: Stewart Howard Architects. Right photo: Ramsay Worden Architects.)
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1.3 TOWNHOUSES AND ROWHOUSES
DEVELOPMENT PERMIT GUIDELINES

• The maximum height of units is two and a half
storeys above grade, except for the internal end unit
of a street fronting development which can be a
maximum of two storeys.
• Buildings shall not read as more than three storeys on
any side of a lot, regardless of the slope of the lot.
• Roof forms designed to reinforce the identity of
individual units are preferred.

• the use of durable, long lasting and high quality
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 daylight.

Overall Expression Including Streetscape
• Simple, contemporary building forms combined with
primary roof shapes are encouraged.
• Roof forms that clearly express individual units are

• Upper floor areas should be integrated into the roof
form.

encouraged.
• Third floor areas are encouraged to be integrated into

• Simple roof forms are preferred.
• Top floors are encouraged to step back to minimize
shade and shadow on outdoor spaces.
• In order for buildings to integrate with the existing
topography of a sloping site, building sizes (lengths
and widths) may need to be reduced and/or floor
slabs may need to be stepped.

1.3.6 ARCHITECTURAL EXPRESSION
Intent: These Guidelines encourage new development
that emphasizes livability and responds to the West
Coast climate through:

RESIDENTIAL
NEIGHBOURHOODS

1.3.5 HEIGHT AND ROOF FORMS
Intent: Roof forms are critical to the design of infill
housing. The height, shape and opportunities for
windows impact shade, shadowing, overlook on
neighbouring properties and open space. Additional
regulations regarding height are included in the Zoning
Bylaw.

the roof form.
• 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.
• 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.
• RH and TH developments should contribute to
walkable and appealing streetscapes.
• Each development should provide architectural
diversity to ensure a varied streetscape.

Examples of simple, contemporary building forms with front gardens and gates. (Left photo: Ramsay Worden Architects).
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1.3 TOWNHOUSES AND ROWHOUSES
DEVELOPMENT PERMIT GUIDELINES
Entrance Guidelines
• Entrances should be expressed in the overall form as a
welcoming, sheltered design element.
• Entrances should be clearly visible and identifiable
from the street and sidewalk, or internal courtyard.
This can be achieved through articulating the
building massing and framing entrances with
secondary roof elements (such as canopies).
• Activate the transition zone between private
entrances/ outdoor living spaces and the public realm
or interior courtyards with stoops, stairs, private
yards and porches.
• Units should be elevated slightly from grade to create
privacy and a transition zone from the street. In the
case of entries on sloping sites, where raising all
entries above grade may not be possible, entry levels
should be established and design completed based on
activating the space and establishing the appropriate
transition between public and private spaces.
• Entrances should include weather protection.

Example of front entry sequence.

• All developments should be located to minimize the
impact of shade and shadowing on outdoor spaces
and adjacent properties
• Street oriented RH and TH unit entries should be
oriented to the street, not to internal side yards.
• Courtyard TH entries are encouraged to face the
courtyard, not an internal side setback. End units
should be oriented to the street.
• Entrances are expected to incorporate a garden or
landscaped area, garden gate and a pathway
connecting to the public sidewalk or common
walkway.

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

Example of courtyard entrance elements.

placemaking.
• Courtyard spaces should optimize privacy between
facing units.
• Incorporate an entry sequence between the semipublic pathway and private unit entries, including
changes in level, layered landscaping, gates, garden
walls and changes in materials.

34
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Cladding Materials
• Masonry, lapped siding and/or other textured
cladding materials are strongly encouraged,
especially at the ground floor level.
• Front or flanking street cladding materials should
wrap around the building sides a minimum of 1.22
metre (4 feet) to avoid a “wallpaper” effect.
• Synthetic materials intended to mimic natural
materials are not recommended. Cultured stone
products are strongly discouraged.
• A minimal number of cladding materials are
recommended.
• Changes in materials should incorporate appropriate
trim and detailing and occur at significant changes in
plane including floor level changes and step backs.

Privacy and Overlook
• Strategies to minimize overlook across a courtyard,
including offsetting windows, are encouraged.
• The location of upper level windows, decks, balconies
and stairs to upper levels should be located and/or
screened to minimize overlook.
• Decks and balconies should not be oriented to interior
side yards.
• Skylights, translucent eye level windows and

Example of simple, proportional details and material use at
entry.

clerestory windows (with sills above 1.75 metres /
5.75 feet) are recommended to reduce overlook at
interior side yards.

Transition to Existing Single Detached Dwelling
Neighbours
• TH and RH developments are expected to relate to the
height and location of existing single detached
neighbours.
• The end units of street fronting developments
adjacent to existing single detached dwellings are
encouraged to be maximum two storeys in height.

Example of courtyard development. (Photo: Ramsay Worden
Architects)
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DEVELOPMENT PERMIT GUIDELINES
1.3.7 OPEN SPACE AND LANDSCAPE DESIGN
Intent: Landscape design is focused on privacy, open
space and rainwater management, optimizing livability
and increasing neighbourliness.
Private and Shared Open Space
• A minimum of 14.86 square meters (160 square feet)
of private open space at grade with a minimum
dimension of 1.83 metres (6 feet) is required for each
TH and RH unit and which is adjacent to and directly
accessible from each unit.
• Where possible, provide areas of shared open space in
addition to private open spaces in TH developments.
These spaces should be located to optimize sun and
be places to play, garden and recreate. Consider
incorporating areas of permeable, hard surfaces for
all weather use.
• Private and shared open spaces should be a
combination of soft and hard landscaping.
• Upper level balconies and decks, including rooftop
decks, are encouraged where overlook of
neighbouring properties can be to be avoided.
• Upper level decks and balconies may not be enclosed
or covered to avoid contributing to building bulk.

Soft Landscaping, Planting and Trees
• Trees are a key element in the landscape design. The
site plan, including building location and outdoor

Examples of compact outdoor spaces with trees, planting and
permeable surfaces.

spaces, should focus on the retention of existing trees
and addition of new trees. See the Tree Protection and
Regulation Bylaw.
• Drought tolerant plants and deciduous trees on the
south and west elevations are encouraged.
• Trees and plants should be suitable for the local
climate.
• Areas of soft landscaping along the lane are
recommended to soften the landscape and to support
the development of a pedestrian oriented public
space.

Hard Landscaping
• High quality hardscape materials should be used
including pavers, brick and concrete. Asphalt is not
permitted.

36

URBAN FOREST MANAGEMENT PLAN
In recognition of the urban forest as a valued
public resource at risk of decline, the City
developed a city-wide Urban Forest Strategy that
aims to shift the focus from individual trees in the
city, to the protection and enhancement of the
city’s entire urban forest system.
The Strategy identifies a comprehensive set of 40
actions to reverse the current trend and increase
the tree canopy cover from 18% to a target of 27%
over the next 20 years. In order to achieve this,
new development proposals must consider the
Urban Forest Management Strategy and comply
with the Tree Protection and Regulation Bylaw.
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Permeable Surfaces and Rainwater Management
• Areas of impermeable paving should be minimized.
Areas of asphalt should be avoided.
• Permeable surfaces are encouraged on parking areas
and patios.
• Permeable surfaces are highly recommended for
pathways, where they do not impact accessibility.
• Landscape design that incorporates rainwater
retention including rain gardens, permeable surfaces,
rain barrels, swales and other opportunities for
infiltration are strongly encouraged.

Examples of permeable paving materials.

Screens and Fences
The Zoning Bylaw includes additional detail about fence
height.

• Screens, fences or landscaping are encouraged along
the interior property line to reduce the visual impact
of parked cars on neighbours.
• Balance requirements for privacy with the value of
sunlight and views “out” in the design of open space.
Consider using plants and trees, and changes in grade
to define open space and optimize soft landscaping.
• All screen and fence material should be attractive,
durable, and contribute to the quality of the
residential landscape design.
• Planting strips are recommended on the public side of
screens or fences facing streets or lanes.

INTEGRATED STORMWATER MANAGEMENT PLAN
The City’s Integrated Stormwater Management
Plan (ISMP) outlines & guides the planning of
stormwater management initiatives for the
City. The long term initiative of the Plan is to
minimize runoff volume and to reduce the risks
and consequences of pollutants in stormwater
runoff entering the Fraser and Brunette rivers.
The ISMP includes a set of runoff reduction and
water quality targets. The ISMP also includes a
Best Management Practice Toolkit that provides
guidelines for a range of common tools that
infiltrate, treat or detain stormwater. New
development will be required to use one or more
of these tools in order to meet the ISMP targets.

1.3.8 RECYCLING AND GARBAGE
• Adequate space for garbage and recycling containers
should be provided for all units on the property and
screened from view using materials consistent with
the overall design.

1.3.9 BICYCLE PARKING
• All THs and CHs are encouraged to provide at least
one bicycle parking space for each unit.
• Bicycle parking should be secure and weather
protected.

Example of fence/screen combined with planting.
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Attachment 4
Proposed Infill Townhouse and
Rowhouse Residential Districts (RT)

Infill Townhouse and Rowhouse
Residential Districts (RT)
405
405

Infill Townhouse and Rowhouse Residential District (RT)
.1

The intent of this district is to, in combination with the design
guidelines for infill townhouse and rowhouse within the Official
Community Plan, allow infill townhouses and rowhouses which
integrate well into existing single detached residential neighbourhoods

Permitted Uses
405

.2

The following principal and accessory uses are permitted in the RT
zoning district. For uses accompanied by a checkmark, there are either
Use Specific Regulations in the Conditions of Use within this zoning
district or within the General Regulations or Special Conditions
Sections of this bylaw.
Use Specific
Regulations


Permitted Principal Uses
Single detached dwellings;
Multiple dwellings;

Use Specific
Regulations

Permitted Accessory Uses
Uses accessory to any permitted principal uses;
Home based businesses;



Conditions of Use
405

.3

A single detached dwelling shall conform to the regulations in the NR-2
zoning districts for lots located east of Eighth Street and north of Sixth
Avenue, otherwise they shall conform to the regulations in the RS-2
zoning district.

Density
405

.4

The floor space ratio shall not exceed the following:

Above Grade
Floor Space
2017 10 02

Lot depth of less than
36.5 metres (119.75 ft)

Lot depth of 36.5 metres
(119.75 ft) or more

0.75 FSR

0.85 FSR

City of New Westminster Zoning Bylaw

405-1

Infill Townhouse and Rowhouse
Residential Districts (RT)
Ratio
Basement Floor
Space Ratio

0.15 FSR

0.15 FSR

405

.5

For the purposes of this district, basement shall mean the lowest storey
of a unit which, on the side of the unit with the highest existing grade
level, shall not, at any point along that side of the unit, be more than 1
metre (3.28 feet) above the existing grade level.

405

.6

A basement shall not extend beyond the walls of the storey above.

Principal Building Height
405

.7

All principal buildings and structures shall not exceed a height of 10.67
metres (35 feet) as measured from averaged, existing grade at the four
corners of the building to the highest point of the building.

Detached Accessory Building Regulations
405

.8

Detached accessory buildings:
(a)
(b)
(c)
(d)
(e)
(f)
(g)
(h)
(i)
(j)

2017 10 02

shall not cover more than fifteen percent (15%) of the site area;
shall not exceed one storey;
shall not be located within the required front yard;
shall not exceed 3.6 metres (12 feet) measured from the finished
floor to the highest point of the building;
shall not be enclosed on more than two sides, excluding the
roof;
shall not have dormers;
shall not be located closer than 1 metre (3.28 feet) from the
principal building ;
in the case of a carport, where the vehicle entry faces the lane,
shall not be located closer to a lane than 6.71 metres (22 feet),
less the width of such lane;
shall not be located closer than 4.57 metres (15 feet) from the
corner of a site at an intersection of streets, at the intersection of
lanes or at the intersection of a street and a lane; and
shall be located not closer than 1.52 metres (5 feet) from a site
line bounded by a street.

City of New Westminster Zoning Bylaw

405-2

Infill Townhouse and Rowhouse
Residential Districts (RT)
Off-Street Parking and Loading Requirements
405

.9

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw except the
following:
(a) one (1) parking space per unit shall be provided;
(b) 0.1 parking space per unit shall be provided for visitor parking
for units in a stratified development;
(c) visitor parking is not required in a non-stratified development;
(d) parking shall not be permitted in the front yard;
(e) where a site is abutted by a lane of 12 feet (3.66 metres) or more
in width, all parking access is required from that lane;
(f) where a site is abutted by a lane of less than 12 feet (3.66
metres), or is not abutted by a lane, parking access may be
provided by one driveway from a street if that driveway is less
than 9 feet (2.74 metres) not more than 18 feet (5.49 metres) in
width; and
(g) parking shall not be located closer than 4.57 metres (15 feet)
from the corner of a site at an intersection of streets, at the
intersection of lanes or at the intersection of a street and a lane.

405

.10

Off-street bicycle parking is required in accordance with the Laneway
and Carriage House Design Guidelines within the City of New
Westminster Official Community Plan.

405

.11

Off-street loading is not required.

2017 10 02
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

9/11/2017

From:

Jackie Teed
Acting Director of Development
Services

File:

REZ00109
OCP00011

Item #:

45/2017

Subject:

228 and 232 Sixth Street (La Rustica): Revised Submission - Preliminary
Report

RECOMMENDATION
THAT the Land Use and Planning Committee recommend that Council direct staff to
process the revised Rezoning and Development Permit applications as outlined in
Section 5 of this report.

EXECUTIVE SUMMARY
On November 2, 2015 and April 7, 2016, the subject proposal was brought forward by staff
to the Land Use and Planning Committee (LUPC) in order to address a number of issues that
needed further work, primarily in regards to building separation, front yard setbacks,
off-street parking, and provision of adaptable units in accordance with Zoning Bylaw
requirements. At the April 7, 2016 LUPC meeting, it was also recommended that the
proposal be brought forward to the New Westminster Design Panel (NWDP) for preliminary
consideration.
Since the April 7, 2016 LUPC meeting, the site has changed ownership and a new project
design team has been brought in to work on this proposal. A preliminary presentation was
made by the new applicants to the NWDP on June 25, 2017 for further design input on the
above-noted items. Staff has now received a revised submission which seeks to address the
comments raised by staff and the NWDP. It is recommended that the LUPC recommends
that Council direct staff to process the Rezoning and Development Permit applications and to
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initiate the public and committee consultation process. Through the review process, staff
would still continue to work with the applicant in regards to refining the project design.
1. PROPOSAL
The proposed Rezoning and Development Permit applications would allow development of a
six storey residential building on Sixth Street in the Uptown neighbourhood.
2. POLICY AND REGULATIONS
2.1

Existing Official Community Plan

The site is designated as (UC) Uptown Commercial in the current Official Community Plan.
The plan describes this designation as:
(UC) Uptown Commercial: This area will include commercial uses at the street level and
may include commercial, office, or residential uses above the ground level. Densities may
range from medium to high. Depending on the provision of amenities, a density bonus may
be considered.
The application would trigger an OCP amendment under the existing OCP in order to allow
for ground-oriented housing. However, as noted further below within this report, the new
proposed OCP 2041 would not require an OCP amendment (if approved by Council in the
late fall).
2.2

Existing OCP Development Permit Area

The site is designated as part of the Commercial and Mixed Use Development Permit Area #
2 – Uptown. The intent of the Development Permit Area Designation is:
Lands in this development permit area are designated in order to provide a focus for mixed
use development in this area and a framework for its evolution. This Develo pment Permit
Area provides objectives and guidelines for the form and character of high, medium and low
rise residential and commercial uses, as well as retail.
The objectives of this designation are to:
 Promote the Uptown as the professional centre of New Westminster.
 Provide opportunities for a range of pedestrian-oriented commercial uses.
 Promote residential use on the upper floors.
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Guidelines for Development Permits within this area include:
 Architecture, including scale and massing of buildings, shall be in keeping with the
context of the area.
 Architecture, including scale and massing of buildings, should be complementary with
the historic character of adjacent neighbourhoods, such as Queen’s Park.
 Buildings should be sited to provide a visual and acoustical barrier to the traffic
corridor.
2.3

Proposed new Official Community Plan (OCP2041)

The final draft of the proposed Official Community Plan (OCP 2041) is being brought
forward to Council for a Public Hearing on September 18, 2017. It is antici pated that the
proposed new OCP will be adopted by Council in the late fall.
Under the proposed OCP, the subject property is designated (RH) Residential – High Rise.
The purpose of the RH designation is to “provide a mix of small to large sized multiple unit
residential buildings”. The principal forms and uses within this designation include
townhouses, rowhouses, stacked townhouses, low rises, mid rises, and high rises. The
proposed development would be consistent with the RH Designation of the propos ed OCP
2041 and would not require an OCP amendment should Council approve the new OCP prior
to formal consideration of this application. Staff is proposing that the proposed Rezoning
and Development Permit applications be contingent on the prior adoption of the new Official
Community Plan (OCP 2041) by Council.
2.4

Proposed OCP 2041 Development Permit Area

Under the proposed OCP 2041, the subject property would be included as part of the Sixth
Street Residential Corridor. The intent of this DPA designation is to “guide the transition of
a portion of a commercial corridor to a residential corridor by facilitating new multi -unit
residential development with ground-oriented housing units that activate the public realm”.
A copy of the proposed DPA guidelines for the Sixth Street Residential Corridor are
included as Appendix “A” to this report. The applicant has been asked to review these and
to provide a rationale on how this proposal responds to these guidelines (see Appendix
“B”).
2.5

Zoning Bylaw

The subject property is zoned Community Commercial Districts (High Rise) (C-3A).
The intent of this district is to allow for small site high rise commercial and mixed use
development including pedestrian-oriented commercial businesses and multi-family
residential development. The subject proposal does not include any ground-oriented
commercial uses, and hence, does not meet the intent of the existing C-3 zoning. As such,
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the applicant is proposing to rezone the site in order to facilitate an all-residential
development through a proposed Comprehensive Development (CD) zoning that will be
based on project parameters (setbacks, height, density, etc.).
2.6

Family Friendly Housing Policy

The proposed building would provide for family-friendly housing units beyond the amount
required by the Family-Friendly Housing Bylaw (requirement for 30% two and three or more
bedroom units, with 10% three or more bedroom units within overall development). Below
is a preliminary breakdown of the units by type for this proposal:
Total Units – 53 Units
o 1 Bedroom Units – 21 (39.6% of total units)
o 2 Bedroom Units – 21 (39.6% of total units)
o 3 + Bedroom Units – 11 (20.8% of total units)
3. BACKGROUND
3.1

Previous Application

Staff has been processing an application on this site for the past couple of years. The project
has not been able to progress due to site constraints and building proximity issues which staff
had been working closely to resolve with the previous applicants. The proposal was brought
forward to the Land Use and Planning Committee on November 2, 2015 and April 7, 2016.
At the April 7, 2016 LUPC meeting, staff was directed to bring forward the project to the
New Westminster Design Panel for preliminary input pertaining to addressing building
proximity (between proposed building and adjacent multi-unit residential buildings to the
north and west of the property) and the provision of suitable setbacks for the ground-oriented
residential units. The November 2, 2015 and April 7, 2016 LUPC meeting minutes have
been attached to this report (see Appendix “C”).
3.2

Current Application

The property and application were subsequently sold after the April 7, 2016 LUPC meeting
to the current applicant who has retained Denis Turco Architects to refine the design of the
building. The architects have made substantial revisions to the proposed building and the
updated design was presented to the New Westminster Design Panel on June 25, 2017 for
preliminary consideration. The applicants have put together a response of how the
comments raised from the June 25, 2017 meeting have been addressed in the latest
submission. A copy of the June 25 2017 NWDP meeting minutes has been attached to this
report as well as a summary prepared by the applicant on how the latest design meets the
comments raised by the NWDP (see Appendix “D”).
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While there are a number of items that will still need to be addressed, staff recommends that
the proposal come back to the LUPC and then be forwarded to Council in order to initiate the
public consultation process. Through the review process, staff will continue to work with the
applicants in regard to refining the project design. A follow-up presentation would also be
required to the New Westminster Design Panel for a more detailed design review.
3.3

Site Characteristics and Context

The subject property (228/232 Sixth Street) is located within the Uptown Commercial area
and is occupied by two vacant commercial buildings. The site is bordered by Sixth Street to
the east, Welsh Street to the south and Third Avenue further north. Surrounding uses include
multi-unit residential and commercial uses to the north, vacant commercial properties and
commercial uses to the south, commercial uses to the east, and multi-unit residential to the
west. The site slopes downward towards Welsh Street.
3.4

Project Description

The applicants are proposing to rezone the subject property from Community Commercial
Districts (High Rise) (C-3A) to a Comprehensive Development (CD) District. The
applicants are proposing to rezone the property to a site-specific zone that would be
developed based on the project design with a proposed maximum density of approximately
3.76 FSR and a building height maximum of 65 feet (20 metres). The proposed Rezoning
would facilitate a Development Permit application for a 53 unit, six-storey wood frame
apartment building with a three level underground parkade.
The main pedestrian entry for the proposed multi-unit building would be from Sixth Street
while the underground parkade would be accessed off of Welsh Street. Four of the
residential units would consist of two-level ground-oriented townhouses or “city homes” that
would also be accessed off of Sixth Street and six of the units would consist of ground-level,
single-storey apartment units that would front Welsh Street and an internal courtyard. The
applicant is proposing to provide for outdoor amenity space by means of a community
garden that will be located at the first floor level at the west end of the building, a private
amenity courtyard at the northwest corner of the site, and a rooftop deck. Private amenity
space will also be provided for the ground-level residential units by means of private patio
space. Excerpts from the applicant’s drawings submission have been attached to this report
(see Appendix “E”).
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Project Statistics

Site Information
Addresses
Site Data

228 and 232 Sixth Street
Properties Combined (Existing):
Existing Frontage (Sixth St.): 105.1 ft. (32.019 m.)
Existing Depth (Average): 150.0 ft. (45.72 m.)
Area: 15,366 sq. ft. (1,426 sq. m.)
Road Dedication Requirement: 1,356 sq. ft. (125.96 sq. m)

Proposed Residential Site
Coverage
Proposed Density (FSR)
Proposed Height
Off-Street Parking

Bicycle Parking

Unit Breakdown

Adaptable Units

Net Site Area: 14,009.98 sq. ft. (1301.57 sq. m.)
55.87%
3.78
64.17 ft. (19.56 metres)
Parking Required: 74
Parking Provided: 66
- Applicant proposing to pay cash-in-lieu for 8 parking
spaces
- Applicant providing 2 Car Share Spaces
- 22 Compact Spaces (30% of parking)
- 4 H/C Parking provided as per Zoning Bylaw
Long-Term Required: 67
Long-Term Provided: 68
Short-Term Required: 6
Short-Term Provided: 6
Total Units – 53 Units
o
1 Bedroom Units – 21 (39.6% of total units)
o
2 Bedroom Units – 21 (39.6% of total units)
o
3 + Bedroom Units – 11 (20.8% of total units)
Required: 21.2 (40%)
Provided: 22 (41.5%)

4.

DISCUSSION

4.1

Adaptable Housing Units

As per Section 190.21.1 of the Zoning Bylaw, the applicant is required to have 40% of the
units designed as Adaptable Housing Units. The applicant is proposing to meet this
requirement.
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Urban Design

The key aspect of urban design for this project is the relationship of the proposed building to
Sixth Street, which is one of the City’s ‘Great Streets’ as identified in the Master
Transportation Plan. The applicants are addressing the Sixth Street frontage by having
ground-oriented townhouse units or “city homes” that will each have front doors, private
patios and landscaping facing Sixth Street to help animate the street. The ground-level
apartment units facing Welsh Street will also have private patios facing the street. The
setback along Sixth Street varies from 4.82 feet (1.47 metres) to 10.2 feet (3.11 metres)
(for portions of building where there is a patio). Staff has been working with the applicant to
examine opportunities for increasing this setback, and the applicant has undertaken a number
of revisions for increasing the patio space for each of the ground-oriented units along both
Sixth Street and Welsh Street. In an effort to provide for more private amenity space for the
town house or “city homes” facing Sixth Street, the applicant is also proposing upper level
decks in addition to the ground level patio space.
In order to address the existing grade, the applicant is proposing to have retaining walls
facing Sixth Street and Welsh Street. The height of the retaining wall would be most
significant on Sixth Street at the southeast corner of the site (corner of Sixth Street and
Welsh Street) and near the parkade entrance on the Welsh frontage. Staff will be working
with the applicants in regard to ‘softening’ this wall through landscaping and other
appropriate treatments with further input from the NWDP.
4.3

Proximity to Adjacent Buildings

The building has been designed in an “L” configuration with a northwest courtyard which is
intended to provide for greater open space between the existing tower to the north and the
proposed building. The building has been designed so that it steps back in height from three
(3) stories to six (6) stories (from north to south) in order to allow for greater building
separation between the existing tower to the north and the upper levels of the proposed
building. The building also steps back in height from five (5) to six (6) stories (from west to
east) along the west side of the property where the community garden is located to allow for
greater light penetration into the proposed courtyard as well as upper level building setback
to the existing multiple residential building to the west.
Under the existing C-3A zoning, the applicant would be required to provide a setback of
13.66 feet from the side and rear property lines for portions of the building above 30 feet
(9.1 metres) in height. The proposal will exceed the rear setback requirement (19.7 feet
(6.0 metres)) and the applicant is proposing to have a varying setback on the north property
line that ranges from 32.5 feet (9.9 metres) to 52.5 feet (16.0 metres) from the existing
high-rise tower to the north of the site (measured from third storey and above).
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Below is a summary outlining the proposed building separation for the proposed
development:
Separation Distance to Adjacent Buildings
o Separation distance of proposed building (above 3 rd Floor) to existing tower to the
north – 32.5 ft. (9.91 metres) to 52.5 ft. (16.0 metres).
o Separation distance of proposed building to existing multi-unit apartment to the
west – 33.9 ft. (10.33 metres)
To provide for greater privacy between units within the proposed building and those within
the existing tower to the north, the orientation of units closest to the apartment will be from
east-west as opposed to north-south. The layout of units within the proposed building facing
the northwest courtyard will be designed to eliminate the potential for over-look into
bedrooms through landscaping and bedroom configuration (no windows facing into
bedrooms of other units).
At the June 25, 2017 NWDP meeting, additional comments were provided for mitigating the
proximity of the proposed building to the residential tower to the north. This feedback has
been provided to the applicants and staff will continue to work with the applicant on
addressing the building proximity. Through the public consultation process, there will also
be opportunities for the residents of the existing tower to provide the proponent and staff
with feedback on these proposed measures to address building proximity.
4.4

Heritage

The existing buildings on the site were originally constructed as homes in 1919 and then
converted over the years into restaurants. Based on discussions with the City’s Heritage
Planner, the historical value of these buildings has been significantly diminished as a result
of all the modifications to the exterior and interior of these structures over the years. Hence,
demolition of the existing homes is not deemed to be a concern by the City’s Heritage
Planner given that the proposed development would help facilitate the development of more
family-friendly housing within close proximity to transit.
4.5

Traffic

A traffic analysis will be required to assess the additional traffic that the proposed
development would create along Sixth Street and other nearby roadways. Positive attributes
of the subject site is that it is located within walking distance to commercial amenities,
schools, parks, and transit (frequent bus route along Sixth Street).

Agenda Item 45/2017

City of New Westminster
4.6

September 11, 2017

9

Parking

As per Zoning Bylaw requirements, a project with the proposed number and type of units
would be required to have 74 parking spaces. The applicant is proposing to provide 66
parking spaces and to pay cash-in-lieu for the eight (8) parking spaces that they are short.
The applicant will also be providing two (2) car share spaces and vehicles.
The applicant’s request for paying cash-in-lieu for eight parking spaces is being reviewed by
the City’s Transportation Division.
The applicant is proposing to provide for long-term and short-term bicycle parking in
accordance with Zoning Bylaw requirements.
4.7

Streetscape

As per Section 180 of the Zoning Bylaw, there is a building line setback requirement along
Sixth Street of 7 feet (2.13 metres) to accommodate future streetscape improvements along
the west side of Sixth Street (from the north side of Carnarvon Street to south side of Eighth
Avenue). The applicants will be required to provide a road dedication equivalent to the
building line setback requirement, upgrade the sidewalk and install street trees along the
Sixth Street frontage, similar to what was required for the existing high-rise development to
the north of the site in order to maintain a consistent building setback for this block of Sixth
Street.
The applicant will also be providing a dedication of approximately 4.25 feet (1.3 metres)
along the Welsh Street frontage to facilitate future widening of this roadway which currently
acts as more of a rear lane given its narrow configuration.
The applicants will be required to undertake streetscape improvements in accordance with
City standards. These improvements will be determined by staff through the development
review process and communicated to the applicants for inclusion in the project design.
4.8

Sustainability

The applicants have submitted a preliminary sustainability report card for the proposed
development which will be reviewed and further refined as staff move forward with this
proposal. Some sustainability aspects of the project include the proximity of the proposed
site to the Frequent Transit Network and the enclosed balconies which will allow for
year-round use while achieving energy savings for the building.
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5. PROCESS
The following is an outline of the required steps for the proposed Rezoning and
Development Permit application should LUPC recommend that Council direct staff to
process this submission. As outlined above, the applications would be contingent on
Council approving the proposed Official Community Plan (OCP 2041) in order to allow for
an all-residential development at this location.
1. LUPC recommends that Council direct staff to process the Rezoning and Development
Permit applications and initiate public and committee consultation.
2. Inter-Departmental Review with project-team and other city Departments (as required).
3. Presentation to the Brow of the Hill Residents’ Association.
4. Public Open House #1 advertised through the local newspaper and City website with
written invitations to the Brow of the Hill Residents’ Association, Queen’s Park
Residents’ Association and Uptown Business Association.
5. Follow-up presentation of proposed Development Permit application submission to the
New Westminster Design Panel.
6. Voluntary Amenity Contribution Report to Council.
7. APC Consideration of proposed Rezoning Amendment Bylaw.
8. Follow-up report to LUPC with proposed Rezoning Amendment Bylaw.
9. Report to Council for consideration of First and Second Readings of the proposed
Rezoning Amendment Bylaw
10. Public Hearing and consideration of Third Reading.
11. Consideration of Final Adoption of proposed Rezoning Amendment Bylaw (subject to
Council approving Official Community Plan OCP 2041)
12. Council Consideration of Development Permit issuance
6. OPTIONS
The following options are provided for the Committees’ consideration:
1) That the Land Use and Planning Committee recommend that Council direct staff to
process the revised Rezoning and Development Permit applications as outlined in
Section 5 of this report.
2) That the Land Use and Planning Committee provide staff with alternative feedback.
Staff recommends Option 1.
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RESIDENTIAL
CORRIDORS

2.2
SIXTH STREET
INTRODUCTION
The Sixth Street Residential Corridor, identified
as Development Permit Area 2.2 [See Map 2.0], is
designated in order guide the transition of a portion
of a commercial corridor to a residential corridor by
facilitating new multi-unit residential development,
with ground oriented housing units that activate the
public realm.
Sixth Street, one of New Westminster’s Great Streets,
is an important north-south link from Uptown to
Downtown, providing a range of commercial, civic
and residential uses along the corridor. The focus
for development along Sixth Street between Fourth
Avenue and Royal Avenue will be residential with low
to high rise buildings being located on the west side of
Sixth, and low rise residential being focused on the east
side of the street.
This area is designated as a Development Permit Area
with the following purposes:
• establishment of objectives for the form and
character of multi-family residential development,
• protection of the natural environment, its ecosystems
and biological diversity (as outlined in the
Justification section of this schedule), and
• establishment of objectives to promote energy
conservation (as outlined in the Justification section
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of this schedule).

Applications to develop properties located within
this Development Permit Area for commercial uses,
in accordance with existing commercial zoning, must
instead comply with the guidelines included in the
Sixth Street Commercial Corridor Development Permit
Area.
OPPORTUNITIES
The vision for the Sixth Street corridor is to encourage
mixed-use development to centralize around the
intersection of Sixth Street and Sixth Avenue, and
extend along the corridor between Eighth and Fourth
Avenue. The residential counterpoint south of this

126

area will ensure a vibrant mix of uses along the corridor and
provide a range of housing opportunities in a walkable and
well-connected neighbourhood.
In order to create a family-friendly, pedestrian oriented
neighbourhood, new residential developments should have
multiple entries at grade, a high degree of transparency
at the ground floor, and a richly designed transition area
between the street and private residential units. New
residential development along the east side of Sixth should
be appropriately scaled (four storeys), encourage active/
walk-up street fronting units, and enhance the character of
the neighbourhood. Residential developments on the west
side of the street have the opportunity to explore mid to high

NEW WESTMINSTER OFFICIAL COMMUNITY PLAN — Development Permit Areas: Residential Corridors

2.2 SIXTH STREET
INTRODUCTION
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New development must carefully negotiate scale transitions, Source: GBL Architects

HOUSING
The City of New Westminster is committed
to the development and maintenance of safe,
affordable housing through policies, plans and
programs. A variety of ground-oriented housing
forms, tenures and unit sizes, and affordable
housing for different ages, incomes, family types
and abilities is encouraged to support diverse,
intergenerational neighbourhoods.

2.2.1 SITING
Intent: Building siting must respond to the existing
context and create a comfortable pedestrian scale and
sensitive neighbourhood interface.
• New buildings and residential units within should be
designed to front all streets/greenways immediately
adjacent to or within the development.
• Site and design buildings to respond to specific site
conditions and opportunities, including: prominent
intersections, corner lots, steep topography, natural
features, prominent open spaces and views.

density residential forms. The allowable height for
these developments will be determined on a case-bycase basis.
As Sixth Street is identified as a Great Street within the
city, new developments can help enhance the qualities
of the neighbourhood and achieve a great public realm
by ensuring sidewalk widths allow for comfortable and
unimpeded pedestrian flow, using setbacks to create
private space for residential units at grade and/or
providing opportunities for the reallocation of space
within the right of way to allow for bike lanes or other
improvements.

• New developments should be designed to fit within
the natural topography of the site, by stepping down
sloping terrain and accommodating significant grade
changes by creating transitions from the building to
the sidewalk and street level.
• New developments should incorporate a street wall
that complements the scale of adjacent buildings and
is appropriate to the street width (i.e. street wall
height should be 50% – 30% of the street R.O.W.
width). Floors above this ratio height should be set
back a minimum of 3m (9’10”).

NEW WESTMINSTER OFFICIAL COMMUNITY PLAN — Development Permit Areas: Residential Corridors
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2.2 SIXTH STREET
NEIGHBOURHOOD INTERFACE

SETBACK ABOVE

27.43m / 90’

50%

100%

Ensure towers maintain a minimum 27m (90’) separation.

Building height to R.O.W. example of 50%

• Towers should maintain a minimum distance of 27.4m
(90’) between and be shaped to minimize overlook and
overshadowing. New projects must demonstrate how it
accounts for future redevelopment opportunities on
adjacent sites by providing appropriate setbacks and
building siting.
• Towers should be located and oriented strategically to
minimize impact on the privacy of neighbouring building
units.
• Towers should be set back from the street wall, but be
located so the lobby of the tower creates relief in the
massing and engages the street.
• Building heights should be designed to respect adjacent
developments and avoid overshadowing by transitioning
in height. Buildings should be designed with the context
in mind to create a cohesive and harmonious
streetscape.
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2.2 SIXTH STREET
NEIGHBOURHOOD INTERFACE

2.2.2 CHARACTER
Intent: New buildings and developments must be
designed in a cohesive manner that enhances the
qualities and character of the neighbourhood in which
they are situated.

• Larger building masses and buildings with long

the existing context by creating a consistent visual

frontages should be visually broken down using

rhythm along the streetscape.

recesses, shifts in the massing and/or other methods

• All buildings within a development should be
designed with diversity to ensure a varied streetscape
but create some cohesion by aligning window sills,
cornices, and floor-to-floor spacing along the street

of articulation to lessen visual impact on the
pedestrian realm and create variation along the
street.
• Residential buildings should be set back from the

block. Variety in massing, details, and/or material

front property line on the ground floor by a minimum

should be considered to avoid a monotonous

of 3.0m (9’10”) and a maximum of 4.0m (13’2”) to

appearance and reinforce individual building identity.
• Public realm elements (lighting, landscaping, etc)

provide private space for at-grade residential units.
• Buildings on lots adjacent to single detached

should add to the neighbourhood’s public realm and

dwellings or other ground oriented dwelling types

provide comfortable spaces for pedestrians.

should step masses above three storeys back a

• Public art should be integrated to enhance the public
realm and create pedestrian scale landmarks within

RESIDENTIAL
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• Buildings should be designed to fit harmoniously with

2.2.3 MASSING + SETBACKS
Intent: Building massing and setbacks must respond
to the existing context and create a comfortable
pedestrian scale and a sensitive neighbourhood
interface.

minimum of 3m (9’10”) from the building edge.
• Buildings of four to six storeys should be set back at

the neighbourhood to mark important gateways,

the fourth storey and higher by 3m (9’10”) on all sides

areas or buildings of heritage significance, pocket

except on interior lot line, in which case there should

parks, etc.

be a zero lot line condition.

Create cohesive massing and streetscapes, Source: Unknown
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Massing and setbacks should negotiate scale transitions, Source: DIALOG

• Setbacks on side streets should take into account

• Six storey developments will only be considered in

neighbouring properties and may be staggered

limited circumstances based on specific conditions:

across the front façade to east the transition to single

-- If the project meets one or more significant

detached dwellings.

City priorities (e.g. proving non-market rental

• Rear lot setbacks are intended to provide privacy and

housing, providing secure purpose built market

open space for residents and reduce overlook. The

rental, retention of a heritage building through

setbacks are dependent on housing form, building

a Heritage Revitalization Agreement or similar

density, use on the adjacent lot and the presence of a

tool, retention of trees, construction of an energy

lane.
• Where possible, a minimum 3.0m (9’10”) setback

efficient building).
-- OR, if the lot size, lot depth, configuration and

should be provided along laneways. If no laneway

grading allows for appropriate transition to future

exists at the rear of the lot, provide a minimum 7.5m

adjacent massing and is in accordance with City

(24’7”) setback from the property line.
• Podiums should generally be between three to four

regulations.
• If development sites meet one of the above

storeys, with a maximum of six storeys being

conditions, six storey forms should:

appropriate in limited circumstances where density

-- Provide two storey, three bedroom, family friendly,

fits with neighbourhood context and criteria outlined
in the Siting section.
• Towers should have a maximum floorplate area of
750m2 (8,073 sq ft) per floor. If possible, limit tower
width to 24m (78’9”)
• Towers or taller masses should be set back from the
street wall a minimum of 2.0m (6’7”)

ground oriented units at the base of the building.
-- Exceed the requirements of the family friendly
housing policy.
-- Change materials and colour above the third storey
to lessen the visual impact of the height of the
building.
-- Demonstration that it will not significantly
overshadow adjacent residential and public open
spaces.
-- Provide publicly accessible open space (pocket
park, plaza, courtyard, etc.), when appropriate.
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Entrances at grade and apartment unit glazing oriented to provide casual overlook of sidewalks, Source: Bruce Damonte

2.2.4 VIEWS + SHADOWS
Intent: Buildings must be designed to reduce
shadowing impact on adjacent developments and
public spaces, and maintain important views in the
community.

2.2.5 VENTILATION
Intent: Buildings must be designed to maximize
natural light and ventilation for all residential units
while considering any microclimates which may impact
the building.

• Entrances, residential unit glazing and balconies

• Massing of buildings should promote as many units

should be positioned to ensure casual overlook of
public spaces and streets to enhance “eyes on the
street”

as possible having exterior walls with windows on
two sides.
• Internal units should be configured using a wide

• Buildings should address the urban context in which
they are situated by:

window-wall to shallow room depth ratio that
ensures ample daylight penetrates to the rear of the

-- Avoiding overshadowing existing buildings,
private open spaces and public spaces,
-- Minimizing impact on neighbouring single

unit.
• Buildings should be organized internally so that
wherever possible, primary living spaces (living room,

detached dwellings and other ground oriented

kitchen, family room) have exterior walls with

housing forms,

windows on two sides to encourage natural

-- Orienting windows and entrances to primary and
secondary street frontages to provide overlook,
-- Designing with solar orientation, daylighting and
passive ventilation in mind.

ventilation and daylighting.
• Use stack vents and light wells to provide additional
light and ventilation to primary and secondary living
spaces, when appropriate.

• The siting, form, and scale of buildings should

• Ventilation for underground parking and garbage/

mitigate blockage of significant views and solar

recycling rooms should not vent onto public sidewalks

access from existing or anticipated development, and

or adjacent to residential units.

that shadowing impacts on adjacent residential
buildings and usable open spaces are minimized.
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2.2 SIXTH STREET
BUILDING DESIGN
2.2.6 ENTRANCES
Intent: Building entrances must be located and
designed to provide ground floor units that contribute
to safe and lively urban environments.
• Residential buildings should activate public R.O.Ws by

RESIDENTIAL
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incorporating ground floor units with individual
primary entrances.
• Residential entries should be clearly visible and
identifiable from the fronting public street and
sidewalk. This can be achieved through articulating
the building massing and framing entrances with
secondary roof elements.
• When possible, apartment lobbies should have
multiple access points to increase connectivity and
building access. When multiple entries are created,
ensure the primary entry is clearly identifiable from
the street.
• Ground floor units should be elevated slightly to
Entrances on higher forms should clearly be defined at the
street.

create privacy and a transition zone from the street.
• Residential lobby entrances should be distinguished
from those of ground floor residential units.
Incorporate architectural and landscape features to
create thresholds and gateways to further enhance a
sense of arrival to the building and differentiate the
public and private realm along the streetscape.
• The transition zone between private entrances/
outdoor living spaces and the public realm with
stoops, stairs, private yards and porches.

Residential entries should be clearly visible and identifiable
from the fronting public streets, Source: Arbutuswalkliving.com

132

NEW WESTMINSTER OFFICIAL COMMUNITY PLAN — Development Permit Areas: Residential Corridors

2.2 SIXTH STREET
BUILDING DESIGN

2.2.7 FAÇADES
Intent: Building façades must have appropriate levels
of transparency and have a direct interface with public
streets, pathways and open spaces.
• Residential buildings should activate the street by

RESIDENTIAL
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incorporating individual entrances to ground floor
units in residential buildings that are accessible from
the fronting street.
• Individual units should be differentiated with minor
façade articulation, changes in color, and/or
materials.
• Blank walls (over 5.0m or 16’5” in length) should be
avoided. When unavoidable, use design treatments
such as planters, climbing vines or plants, murals and
public art.

2.2.8 MATERIALS
Intent: All buildings within a development must use a
cohesive material and colour palette that complements
the character of the surrounding area.
• High quality materials should be used to enhance the
quality and character of the neighbourhood. Wood,
stone, brick and metal panel are preferred cladding
materials, while composite or cementitious panels are
also permitted.
• Colours should be muted but fit within the
surrounding neighbourhood character. Accent colours
may be bold but should be harmonious with the main
colour and material palette to unify the design and to
highlight architectural details (e.g. soffits, window
and door trim, railings).
• Matte finishes or finishes with a low level of
reflectivity should be used. The use of reflective
materials (e.g. mirrored glass, polished stone) should
be avoided.

Materials should add to the quality of the neighbourhood and
complement the public realm. Source: Arbutuswalkliving.com
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Ground floor units with primary entrances accessible from the sidewalk, Source: David Baker Architects

2.2.9 WINDOWS
Intent: Windows must be placed to encourage “eyeson-the-street” while being mindful of strategies for
reducing solar gain and ensuring occupant privacy.
• Windows should be located to maximize connections
with the public realm.
• Transparency at grade should be achieved by utilizing
clear glass – tinted, reflective and opaque glass must
be avoided.
• Exterior shading devices such as: fins, louvres and
strategic overhangs should be used when possible to
create shade from the summer sun while providing
solar access in the winter months. These shading
devices should be used primarily on south-facing
façades but may also be utilized on west or east
façades.

Windows should be placed to encourage engagement with the
public realm and to utilize passive solar strategies.
Source: Mosaic Homes.
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BUILDING DESIGN

2.2.10 BALCONIES
Intent: Balconies must be designed to enhance the
layout of internal units, avoid overlook into adjacent
units or buildings and provide visual connections to the
surrounding public realm.
RESIDENTIAL
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• A strong relationship should be created between the
private and public realm by locating balconies and
patios facing onto semi-private or public outdoor
spaces.
• Patios and balconies should have direct connections
to primary indoor living spaces wherever possible.
• Balconies should be integrated into the building mass
or located below other balconies in order to have
adequate weather protection.
• Railings and structure for balconies should enhance
transparency and use minimal structure as not to
obstruct views. The use of more opaque railing
components (fritted or coloured glass, screening
elements etc.) may be considered if privacy from
neighbouring properties is an issue.
• Courtyard spaces should be provided when possible
to create private or semi-private access to the
outdoors. These semi-private outdoor spaces should

Balconies can add expression to a design, Source: C.F. Møller Architects

be sited to act as a buffer between public spaces, and
residential spaces.

2.2.11 ROOFS
Intent: Roofs must be designed to fit with the
architectural style of the building and maintain a clean
appearance.
• Architectural elements and massing strategies should
be used to screen mechanical and service equipment
so it appears to be integrated with the overall
expression.
• The surface of roofs should be finished with a
material that is attractive and easy to maintain.
• Roofing materials and colours with a high albedo (e.g.
materials that reflect heat energy from the sun)
should be used to reduce the absorption of heat into
the building and reduce the urban heat island effect.
• Landscaped roofs should be provided to manage
runoff, add visual appeal, improve energy efficiency
and reduce heat island effects, and provide amenity
value.

Roofs, Source: John Donkin Architect Inc.
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2.2.12 WEATHER PROTECTION
Intent: Given the local climate of prolonged rainy
periods, landscaping and well-designed and
appropriately scaled architectural elements must be
used to provide shelter from precipitation, wind and
direct sun.
• Weather protection should be provided over all
residential entries, including those for main lobbies
and individual units accessible at grade. This may take
the form of overhangs, recesses, awnings, or canopies.
• Weather protection elements should fit with the
architectural style of the development and use high
quality materials such as glass, metal or similar
materials to give a cohesive expression within the
façade.
• Maintenance associated with elements for weather
protection elements (i.e. avoid algae film or leaf build
up on glass canopies, etc.) should be considered.
• The design of canopies should take water drainage
into consideration (i.e. avoid water spillage between
the building and canopy, particularly in pedestrian
zones).

Weather protection above residential lobby entrance, Source:
Shift Architecture
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2.2.13 LIGHTING
Intent: New developments and the spaces around them
must be well lit with energy efficient lighting elements
that are well integrated into the design.
• All public and semi-private sidewalks and open spaces

RESIDENTIAL
CORRIDORS

should be equipped with pedestrian scale lighting.
Private residential entries at grade should also be
provided with sufficient exterior lighting.
• Lighting fixtures should be unobtrusive and
integrated into the design in a way that is consistent
with the architecture of the building and its
surrounding context.
• Minimize energy used in exterior lighting by
considering energy efficient lighting (e.g. LED,
solar-powered) and timers, motion or photo-activated
lighting for all exterior areas, including walkways and
driveways and for security lighting.

Well-lit townhouses create an interface with the street, Source:
Stride Treglown Architects

Use lighting to emphasize entrances and create street security,
Source: Broadstoneinfinity.com
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Trees and landscaping integrated with at grade residential, Source: PWL Partnership

2.2.14 TREES + LANDSCAPING
Intent: New developments must integrate landscaping
elements including trees, shrubs and ground cover to
enhance public realm, improve air quality, absorb storm
water and add to the city’s tree canopy.
• Selection and placement of trees and other plant
materials should be carefully considered within the
city and neighbourhood context, as well as within
microclimate conditions created by surrounding
existing and planned buildings.
• Each development should 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.
• Wherever possible, retain and protect trees,
vegetation, natural slopes and native soils and
integrate these features into the overall landscape
design.
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Locate deciduous trees on the south and west sides of buildings,
Source: Wayfairingminimalist.com
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• All new developments should integrate trees into
their landscape plan. Distribute trees and landscaping
throughout the site to soften and screen public/
private boundaries, reinforce circulation routes,
create pleasant pedestrian conditions and/or
maximize shade and/or stormwater benefits.
loading areas, as well as between buildings and
neighbouring properties and public roadways is
encouraged.

RESIDENTIAL
CORRIDORS

• Landscaping between pedestrian pathways and

• Deciduous trees should be located on the south and
Provide spaces for rain gardens, Source: PFS Studio

west sides of buildings to provide shade and minimize
unwanted heat gain during summer and provide solar
access and passive solar gain during winter.
• Communal gardens and private balcony or roof
gardens are encouraged to provide residents with
space to grow food and interact with each other.
Edible decorative landscaping is also encouraged.
• New developments should manage rainwater on site
in a way that improves quality, diverts volume from
conventional catch basins and meets the targets set
by the City’s Integrated Stormwater Management
Plan. Rainwater on-site should be managed with
designs that encourage infiltration,
evapotranspiration and water re-use, including the

Use extensive green-roof strategies such as sedum, Source:

creation of bio-retention areas, such as swales,

Inhabitat

rain-gardens, vegetated islands and overflow ponds.

INTEGRATED STORMWATER MANAGEMENT PLAN
The City’s Integrated Stormwater Management
Plan (ISMP) outlines & guides the planning of
stormwater management initiatives for the
City. The long term initiative of the Plan is to
minimize runoff volume and to reduce the risks
and consequences of pollutants in stormwater
runoff entering the Fraser and Brunette rivers.
The ISMP includes a set of runoff reduction and
water quality targets. The ISMP also includes a
Best Management Practice Toolkit that provides
guidelines for a range of common tools that
infiltrate, treat or detain stormwater. New
development will be required to use one or more
of these tools in order to meet the ISMP targets.

URBAN FOREST MANAGEMENT PLAN
In recognition of the urban forest as a valued
public resource at risk of decline, the City
developed a city-wide Urban Forest Strategy that
aims to shift the focus from individual trees in the
city, to the protection and enhancement of the
city’s entire urban forest system.
The Strategy identifies a comprehensive set of 40
actions to reverse the current trend and increase
the tree canopy cover from 18% to a target of 27%
over the next 20 years. In order to achieve this,
new development proposals must consider the
Urban Forest Management Strategy and comply
with the Tree Protection and Regulation Bylaw.
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2.2.15 OPEN SPACE + TRAILS
Intent: Developments must integrate semi-private
and private open space to improve quality of life for
building residents, as well as enhance biodiversity and
the overall quality of the neighbourhood.
• Balconies for above grade units and patios for ground
oriented units should be provided.
• Semi-private outdoor common space for use by all
residents should be provided, when appropriate.
Orient private patios and entries around the semiprivate common space to facilitate neighbourly
interactions and provide overlook for children as they
play.
• Roofs should be designed to provide usable outdoor
space for building residents, when appropriate.
• Where units front onto public streets and/or city
trails or greenways, the private outdoor space should

Create opportunities for units to front onto pedestrian oriented
semi-private spaces, Source: Bruce Damonte

be used to create a clear transition between public
and private space. Design this area to be spatially
well-defined and visible from the street or walkway
(e.g. elevate slightly, enclose with low hedges or an
open-railing fence).
• Outdoor common spaces should be designed to be
programmable for inter-generational activities and
uses. This might include benches or tables, a
playground suitable for a variety of ages that is visible
from residential units, landscaping and/or shared
patio spaces.
• Each development adjacent to any trail or greenway,
as identified on the Parks, Trails and Greenway Streets
Map should design buildings to interface with the
walkway and provide appropriate setbacks and
transitions to ensure a comfortable public realm.
• High quality, interesting, and durable outdoor spaces
that are easily accessible should be provided.
Coordinate the design of all elements including
lighting, paving, outdoor furniture, and garbage
receptacles. The design of the common space should
be integrated with the site and building.

Provide high quality and interesting outdoor spaces, Source:
Kristen Bucher
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2.2.16 FURNITURE + AMENITIES
Intent: New developments must aim to provide a range
of amenities to enhance semi-public and semi-private
spaces in and around the building.
• Seating is an essential component of a functional and
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inviting open space that allows places for pause, rest
and relaxation. Seating options should allow for a
variety of configurations (i.e. group seating vs.
individual seating), options which take advantage of
both sun and shade, as well opportunities for both
fixed and movable furniture.
• Benches should be provided near pick up and drop off
areas, and along extended pedestrian routes.
Multi-functional elements may also be used to
provide seating, such as steps, raised planters or
retaining walls and grassy landforms.
• New developments adjacent to bus stops should

Create active outdoor environments, Source: David Baker
Architects

provide benches or areas for seating and ensure that
sufficient space is provided between the bus stop and
built elements within the property line.
• Opportunities for children to experience cognitive
and imaginative play as well as active play should be
provided, when appropriate. Playscapes should
encourage a range of activities and uses for children
of all ages, as well as provide a balance between
natural and built elements. These spaces should be
strategically located to encourage casual supervision
from adjacent residential units.
• Amenities should be designed and located to ensure
that open spaces are not cluttered and pedestrian
circulation is unobstructed.
• Amenities should be of a high quality and made of
durable materials to minimize maintenance.
• Amenities should be provided for pets, in particular
places for dog exercise and relief. Consider dogs when
designing turf areas (grass sod can be trampled by
frequent dog use) and drainage (granular material in
planters can help).

PUBLIC ART POLICY
The City of New Westminster has a Public Art
Policy which lays out the foundation for creating
a dynamic and engaging Public Art Program.
The Policy aims to create a distinctive visual
expression in the urban landscape and the public
realm. The specific goals are to increase foot
traffic on the street, animate New Westminster’s
historic downtown and draw attention to New
Westminster as a vital municipality which
promotes arts, culture and tourism.
New development may have the opportunity
to provide art in the public realm as means to
animate and focus attention into a space, allow
the public to interpret the meaning of space, or
as a way to transform functional elements, such
as benches and utility boxes, into decorative
elements.
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2.2.17 ACCESSIBILITY
Intent: All pathways, building entrances and site
amenities in new developments must be accessible to
people of varying ability.

RESIDENTIAL
CORRIDORS

• Access from the street to building entrances and
walkways within the development should be
universally accessible, with smooth, non-skid walking
surfaces and gentle grades.
• Sidewalks and pathways should be a minimum 1.8m
(5’11”) wide with non-skid, uniform surfaces.
• Entrance ramps and lifts should be located in areas
that are highly visible, easily accessible and connected
to the sidewalk.
• Site furnishings (e.g. lighting, bollards, signage,

Entrance courtyard with durable materials and accessible
circulation, Source: Bruce Damonte

guardrails, seating) should be located where they will
not impede easy passage for those using a mobility
device (e.g. wheelchair, scooter) or people who are
visually impaired.
• Parking for persons with a disability should be located
close to accessible building entrances.
• Light fixtures that emit white light (i.e. not orange
light) should be used in all outdoor areas, as it
facilitates better visibility.
• Where steps or a grade separation that creates a
private outdoor space are provided, a secondary
entrance that meets accessibility requirements
should also be provided from a rear corridor or a rear
yard.

142

NEW WESTMINSTER OFFICIAL COMMUNITY PLAN — Development Permit Areas: Residential Corridors

2.2 SIXTH STREET
ACCESS + PARKING

RESIDENTIAL
CORRIDORS

Create space for bicycle storage to encourage active transportation, Source: The Georgia Straight

2.2.18 PEDESTRIAN + CYCLIST ACCESS
Intent: New developments must provide appropriate
connections for both pedestrians and cyclists to ensure
comfort, safety and visibility.
• Pedestrian circulation that connects between
buildings and shared amenities, as well as links to
public streets and greenways should be provided.
• Ensure safe circulation by distinguishing areas for
walking and cycling from parking and vehicle traffic.
• The number of driveways and times driveways and/or

space is an extension of the public sidewalk, consider
materials that are compatible with those that are
typically found in existing patterns (e.g. a concrete
sidewalk with a decorative paving band along the
curb). Consider extending any special paving patterns
of adjacent City parks or open spaces to promote the
public nature of the space.
• Lanes and narrow streets should be pleasantly
designed and safe by indicating an edge between the
public street and private land.
• Short-term bicycle parking should be located in highly

internal streets cross sidewalks should be minimized.

visible, well-lit, accessible and weather protected

Provide lanes, wherever appropriate, to give parking

areas and at main entrances.

access that minimizes disruption to sidewalks, bike
routes and on-street parking.
• The comfort and interest of pedestrians on the
sidewalk and in public spaces should be provided for
through lighting, wayfinding, and seating.
• Paving materials are an important aspect in the
usability and quality of a space. These materials
should be high quality and durable to provide safe
walking surfaces for users, with special consideration
for universal access.
• Entrances and edges should be emphasized, and
pedestrian pathways should be delineated with high
quality and decorative materials (e.g. stone pavers,
brick pavers, coloured concrete). Where the open
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CORRIDORS

2.2 SIXTH STREET
ACCESS + PARKING
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Underground parking access off of side streets should be integrated into the building and not disadvantage the public realm.

2.2.19 VEHICULAR ACCESS + PARKING
Intent: Vehicle parking associated with a development
must be located and designed to reinforce a pedestrian
oriented neighbourhood character and scale.
• Underground parking has far less impact than above
grade garages and is recommended in all
developments to reduce potential pedestrian and
vehicular conflicts.
• Where below grade structures are not possible, above
ground parking structures should be located behind
active street level uses. Attention and detail should be
given to the design of the structure, including
incorporating decorative grating applied to any face
of the structure fronting a street, creative use of
colour and/or colourful landscaping.
• Underground parking entries should be designed to
be unobtrusive to the pedestrian environment.
Screening and other architectural elements may be
used to lessen visual impact of parking entrances.
• Adequate space should be provided for vehicles to pull

• Parking ramps should be positioned perpendicular to
the street or lane, not parallel to streets.
• Ramps should be placed so that they are contained
within the fabric of the building envelope.
• Parking should be accessed from a lane or secondary
street and ensure a continuous pedestrian interface
and neighbourhood quality on the primary street.
Where lane access is available, access to parking areas
or structures from a street will generally not be
permitted.
• Infrastructure within parking areas should be
provided for electric vehicles to meet Electric Vehicle
Ready requirements (i.e. Level 1 wiring for low-rise
residential and small commercial buildings, and Level
2 wiring for mid-rise residential and large commercial
buildings).
• Appropriately sized and conveniently located parking
spaces should be provided in order to support
transportation options such as carpools and
cooperative car use.

in and wait at the parking gate while not obstructing
pedestrian or vehicular movement and creating
CPTED issues.

144

NEW WESTMINSTER OFFICIAL COMMUNITY PLAN — Development Permit Areas: Residential Corridors

2.2 SIXTH STREET
SAFETY + SECURITY

RESIDENTIAL
CORRIDORS

Stoops and patios fronting the sidewalk provide space for residents and encourage “eyes on the street”, Source: David Baker
Architects

2.2.20 PRIVACY
Intent: Buildings must be designed to clearly delineate
between public and private spaces, while still creating
visual connections to the surrounding public realm.
• The recommended building setback of 3.0m (9’10”)
minimum from the property line is to provide space
for entrances into ground level residential units and
private outdoor space for the occupants. This space
can function as a porch, a patio, a deck, or a planting
buffer from the street. The space should be elevated
above street level slightly to provide some overlook
and greater privacy for the residents.
• Residential façades should incorporate a high amount

allowing street surveillance.
• Fencing and screening should be consistent with the
overall site design and furnishings, and integrated
into any landscaped areas.
• There should be no solid walls and solid fencing
adjacent to private or public open space where safety
and security is an issue. In areas where solid walls are
unavoidable, care should be taken to ensure that
materials and form fits within the architectural style
of the larger development. Landscaping, screening
and other architectural techniques can be employed
to lessen the impact of solid walls or fencing. Chain
link fencing will not be permitted.

of transparency at street level. Where patios are
located along the street front, they should be elevated
slightly or may be screened with landscaping
elements to provide a degree of privacy while still
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2.2 SIXTH STREET
SAFETY + SECURITY

2.2.21 SAFETY
Intent: New developments must enhance personal
safety and security through building siting, orientation
and design.

RESIDENTIAL
CORRIDORS

• Each development should provide a Crime Prevention
Through Environmental Design (CPTED) analysis
outlining the use of CPTED strategies in the design of
developments and buildings, including open space.
• Clear sightlines should be provided from within
buildings to the entryways so occupants can clearly
see outside before leaving the building. Design front
entries so they don’t create entrapment areas that are
not visible from indoors.
• Opportunities for visual oversight should be provided
from buildings onto adjacent streets or lanes, and

Design residential units to provide casual overlook onto public

shared open space within the development.

spaces

• All building entrances should be legible from the
street. Use public realm elements such as pathways,
pavements, gates, lighting and landscaping to guide
the public to and from entrances and exits.
• Ownership and intended use should be clearly
defined through obvious design cues such as low
fencing, benches and paving patterns/materials.
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2.2 SIXTH STREET
ENVIRONMENT

2.2.22 ENERGY CONSERVATION
Intent: Building energy performance must be
optimized by employing passive strategies and where
possible using energy from renewable sources.
• New buildings should use energy efficient heating, air

RESIDENTIAL
CORRIDORS

conditioning and ventilation systems.
• Passive design principles should be used to lessen
energy input to cool in hotter months and heat in
colder months. Building energy consumption can also
be reduced by encouraging use of alternative energy
sources and the use of high quality durable materials
with a long lifespan.
• The orientation and massing of buildings should
maximize opportunities for passive solar heating and
cooling, solar hot water and photovoltaics, and
natural lighting and ventilation. Where possible,
situate the long axis of major building elements in
the east-west direction.
• Buildings should have units with exterior ventilation
(operable windows) on two sides to encourage passive
cooling through cross ventilation.
• Exterior shading devices should be used to manage
heat gain from solar exposure. These may be
adjustable, such as retractable canopies, or fixed,

Use exterior shading devices, Source: Matthew Millman

such as projecting roofs, deep balconies, light shelves,
fixed fins and similar features into building design to
shade during the summer but provide solar access in
winter.
• Strategies should be used to facilitate passive heating
in cooler months and reduce unwanted heat gain in
summer months. A solar heat gain coefficient of 50%
or better is encouraged for south or west facing
windows to maximize solar gain during winter.
• Encourage glazing technologies that allow daylight
penetration into buildings and minimize heat
conduction (i.e. double or triple glazing).

ENERGY CONSERVATION
The City of New Westminster is committed to
energy conservation in building and design with a
number of policies, plans and programs aimed at
energy and greenhouse gas emissions reduction.
ENERGY SAVE NEW WEST is a community energy
program designed to improve the energy
efficiency and reduce greenhouse gas emissions
of residential homes and businesses in New
Westminster.

• Where possible, install solar panels, wind turbines,
geothermal pumps or other devices that generate
renewable energy on-site. “Solar ready” design is
encouraged to extend energy production later.
• Methods for improving building air tightness and
overall thermal performance of the building envelope
are encouraged.
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2.2 SIXTH STREET
ENVIRONMENT

2.2.23 WASTE MANAGEMENT
Intent: Building design, construction and operation
must focus on reducing waste and promoting resilient
materials and recycling efforts.

RESIDENTIAL
CORRIDORS

• New developments should provide on-site recycling
and waste receptacles in locations that are adequately
sized and convenient for collection and pick-up. 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.
• Encourage the installation or provision of space for a
multi-stream (compost, recyclable, waste) collection
facility in all residential units and/or in common
areas in buildings.
• The garbage/recycling/compost facility should be
located in a secure, well designed, screened area that

Encourage the installation or provision of space for a multistream collection facility, Source: City of Vancouver

is safely accessible by both residents and service
trucks.
• Space should be provided to store bins when waiting
for pick up to avoid bins being left on the street.
• The impact of odour from these areas should be
reduced through careful location and an enclosed and
properly ventilated design integrated within the
building.

2.2.24 NOISE
Intent: Buildings are encouraged to utilize noise
abatement techniques to minimize impacts from
adjacent transportation activities.
• Leading edge technical approaches to noise
abatement should be used in residential building
construction (e.g. fresh air ventilation alternatives to
open windows, acoustically rated glazing) including
on balconies (e.g. sound absorption materials and/or
barriers).
• Each application to develop residential dwellings
adjacent to truck routes or train tracks must provide a
report prepared by persons qualified in acoustics and
noise measurement, demonstrating compliance with
CMHC noise standards for habitable areas (i.e. max.
35 decibels for bedrooms, max. 40 decibels for living
dining and recreation rooms, and max. 45 decibels for
kitchen, bathrooms, hallways and utility rooms).
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2.2 SIXTH STREET
HERITAGE

2.2.25 HERITAGE
Intent: Heritage elements must be recognized,
preserved and enhanced to strengthen neighbourhood
history and character.
• Each development should follow the Standards and
Canada for all physical work to heritage assets.
• When possible, reuse historic artifacts on
redevelopment site.
• New materials should be harmonious with the
historic context, and original materials should be
maintained where possible.
• New construction should be compatible with

RESIDENTIAL
CORRIDORS

Guidelines for the Conservation of Historic Places in

HERITAGE REVITALIZATION AGREEMENT
A project including a heritage asset may be able
to take advantage of conservation tools such as
a Heritage Revitalization Agreement (HRA). This
tool is a site specific agreement that provides
long-term legal protection of a site in exchange
for agreed-upon variations to the Zoning Bylaw.
This could include incentives, such as an increase
in density or reduced parking requirements,
which would make it viable to conserve assets
with heritage merit. The terms of an HRA strive
to balance private with public interests, heritage
conservation with livability and housing choice.

adjacent heritage materials and complement any
existing heritage pattern and scale of the streetscape
by providing an appropriate transition between
differing scales and heights of neighbouring
buildings.
• New construction should respect and enhance the
quality of neighbouring heritage buildings by using
similar building proportions. The first storey will
maintain a similar articulation to the heritage
buildings on either side and upper storeys should
respect the decorative details and articulation of
neighbouring heritage buildings.
• New buildings in proximity to heritage assets should
be designed to be compatible with their historical
context without literally imitating older building
styles. In these cases, new buildings should provide an
original interpretation of the traditional building
style (i.e. draw inspiration from fundamental design
characteristics) while continuing to reinforce
traditional development patterns and rhythms.
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2.2 SIXTH STREET
SIGNAGE

2.2.26 SIGNAGE
Intent: Provide signage that is clear and visible without
being visually obtrusive.
• Signs should be designed to be consistent with the
architectural style, scale and materials of the

RESIDENTIAL
CORRIDORS

development and its surrounding context.
• Signs should be integrated into the detailing of the
building, but subordinate to the overall building
composition.
• Signs should be visible from the street without being
Integrate signs into the detailing and character of the building,
Source: Inspiration Feed

visually obtrusive. Signs should be designed so that
the size, location and information is oriented to
pedestrians.
• Signs should add to the interest of the building and
respect the historic character of the area, and not
create visual clutter.

Signs should add to the interest of the buildings without
creating visual clutter, Source: Pinterest
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Appendix "B”
Design Rationale - 228
and 232 Sixth Street

Page 1 of 2

DESIGN RATIONALE for 228 and 232 Sixth Street [revised 2017-08-31]
REZ00109 and DPU00054

The proposed project is a 53-unit, six-storey wood frame residential building with two levels of
underground parking. It is a modern and sustainable building which addresses the mixed context of the
neighbourhood with an eye to the future.
Character
. The building form is clearly urban, appropriate for the Uptown area, but at a more human scale than
many towers, and with strong community connections. The ground-oriented townhouses are
distinguished and separated from the rest of the building through form, screening and canopy features,
and the use of different colour and material.
. Contrast between the bright colours and the earthy tones will bring diversity to the street scape.
However, the abundance of wood makes the building cohesive with the neighborhood.
. The abundance of greenery and landscaping will provide an enjoyable walk for pedestrians, as well as
fresh air and privacy for the residence.
Form and Space
. The building mass and details relate to its context and uses, while introducing a human scale at the
street and creating a distinctive, yet respectful, form.
. The building has been designed in an “L” configuration with a northwest courtyard intended to provide
a greater open space between the existing tower to the north and the proposed building. The building is
stepped back at the upper 3 floors along the North elevation in order to allow for greater separation
between the existing tower to the north and the upper levels of the proposed building. The building is
also reduced in height to 5 storeys along the west elevation to allow for greater light penetration into
the proposed courtyard, in addition to increasing the upper level setback to the existing multiple
residential building to the west.
. The massing and visual lines relate to the adjacent building’s commercial podium to the North, and this
stepped feature acts as a visual connector between the two buildings. The balconies are shifted on both
the vertical and horizontal planes, thus creating movement to the facade.
. A minimum 9’ 10” setback has been provided from the property line for all patios at ground level.
. The Welsh street setback provides an opportunity for a landscaped transition between the building and
the street.
. The rearyard setback allows for a large communal garden, which will promote a healthy and
environmentally- friendly lifestyle.
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. The combination of a light colour and the fading darker shades creates a rhythm on the façade and
makes the appearance of the building lighter.
Views, Shadows, and Ventilation
. All units have at least one window overlooking a main road or courtyard, which promotes
neighbourhood safety.
. The building mass is projected out only to areas where it doesn’t create shadows on any other major
element of the building.
. Maximized size and placement of windows will provide natural air circulation in all units.
. Balconies are positioned to provide an extension of outdoor living and will be screened where
necessary for privacy.
Entrance
. The main lobby entrance is located centrally on Sixth Street. The entrance design is open and versatile,
distinct with exposed wood beams and weather protected with a glass canopy.
. The underground parkade is accessed off of Welsh Street.
. Townhouse entrances are defined with gates and made visible by the use of contrasting door colours.
They are unobstructed and visible from the street.
Roof Amenity Area
. The roof is treated as an amenity area with landscaping, contained gardens, and various activity areas.
. It includes a rooftop communal garden and a play area for children, which allows families to enjoy
year-round outdoor activities.
. Amenity areas are screened from adjacent neighbouring properties by green screen/ landscape trees
and architectural features.
. The roof surface will be a combination of planters and wood decking, which is attractive, flexible, and
low maintenance. It also reduces the heat island effect.

Lighting
. The landscape design includes a variety of lighting for stairs, directional uplights for trees and feature
accents for gardens and sidewalks.
. All ground-oriented unit entries and patios will have dedicated, appropriate lighting.
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LANDSCAPE DESIGN RATIONALE
228 & 232 Sixth Street, New Westminster, B.C.
*Refer to the LANDSCAPE PLAN L1.01, Revision/Issue No. 6.0 City Comments. 15 Aug 2017.

2.2.14 TREES + LANDSCAPING
The intent of the Landscape Plan is to integrate landscaping elements including trees, shrubs and
ground cover to enhance the public realm, improve air quality, absorb storm water and add to the
cityʼs tree canopy.
•
Three (3) Carpinus betulus fastigiata/Hornbeam Street Trees + Landscaping is proposed to
enhance the Sixth Street public realm and the adjacent private patios and the Streetscape.
•
Small and Medium Trees + Landscaping is proposed to enhance the Sixth Street public
realm and the adjacent private patios and the Streetscape.
•
Small and Medium Trees + Landscaping is used to create a Garden Courtyard for the
Residents, and to soften and screen the common area and adjacent private patio boundaries,
reinforce circulation routes, and to create pedestrian-friendly conditions.
•
Small and Medium Trees + Landscaping is used to create a 6th Floor Roof Garden
Courtyard to provide additional outdoor common space for use by all the Residents.
•
Landscaping has been provided between the Garden Courtyard pedestrian pathway and
the Welsh Street entrance to underground parking areas, as well as between buildings and
neighbouring properties and public roadways.
•
Space for Communal Garden Raised Planters is provided within the 6th Floor Roof Garden
Courtyard. Ground-oriented private Patio Gardens and Balcony Gardens are also encouraged to
provide residents with space to grow food and interact with each other. Edible decorative
landscaping is also encouraged.
•
All landscaping and plant material shall be in accordance with the BC Society of Landscape
Architectsʼ and BC Landscape and Nursery Associationʼs “BC Landscape Standard Guidelines
(Latest Edition)” .

2.2.15 OPEN SPACE + LANDSCAPING
The intent of the Landscape Plan is to integrate semi-private and private open space to improve
quality of life for building residents, as well as enhance biodiversity and the overall quality of the
neighbourhood.
•
Private outdoor Patios for ground-oriented units, and Balconies for above grade units have
been provided.
•
The ground-oriented Garden Courtyard provides semi-private outdoor common space for
use by all the Residents to facilitate neighbourly interactions and provide overlook for safety and
security.
•
The proposed 6th Floor Roof Garden Courtyard provides additional outdoor common space
for use by all the Residents.
•
Where ground-oriented units front onto public streets or common Garden Courtyard areas,
the private outdoor Patio is spatially well-defined and visible from the street or walkway.
•
Private outdoor Patios are elevated slightly, and/or enclosed with low hedges, raised
planters with planting, and/or an open-railing fence and/or freestanding gate with planting.
•
The ground-oriented common Garden Courtyard and the proposed 6th Floor Roof Garden
Courtyard provide opportunities for a variety of inter-generational activities and uses for all the
Residents.
Continued Page 2 of 2

LANDSCAPE DESIGN RATIONALE
228 & 232 Sixth Street, New Westminster, B.C.
*Refer to the LANDSCAPE PLAN L1.01, Revision/Issue No. 6.0 City Comments. 15 Aug 2017
Continued Page 2 of 2

2.2.16 SITE FURNITURE + AMENITIES
The intent of the Landscape Plan is to aim to provide a range of amenities to enhance semi-public
and semi-private spaces in and around the building.
•
The Landscape Plan provides coordination of the design of all landscape elements including
the Courtyard Walkway Paving, Bench Seating, Seating Height Planter, Containers with Planting,
Lattice Screen Fence, Landscape Lighting, Site Furnishings, and Landscape Planting.
•
Bench Seating is provided for the common Garden Courtyard and the proposed 6th Floor
Roof Garden Courtyard. Bench Seating locations provide a functional and inviting open space
that allows places for pause, rest and relaxation. Seating options allow for a variety of
configurations for small group seating or individual seating options which take advantage of both
sun and shade, with opportunities for both fixed and movable furniture.
•
The ground-oriented common Garden Courtyard and the proposed 6th Floor Roof Garden
Courtyard provide opportunities for children to experience cognitive and imaginative play as well
as active play in a Garden Courtyard setting. A specific Playscape area is not included.
•
Bicycle Parking has been provided near the Main Entrance Courtyard on Sixth Street.
•
The ground-oriented common Garden Courtyard spaces are strategically located to
encourage casual supervision from adjacent residential units for safety and security.
•
Wide walkway paving and recessed Bench Seating locations are used to ensure that open
spaces are not cluttered and pedestrian circulation is unobstructed. Low-level landscape lighting
locations are shown to accent the pedestrian circulation and to highlight the small and medium
Trees and planting in raised planters.
•
Site Furnishings + Amenities are proposed high quality and made of durable materials to
minimize maintenance.
•
Amenities are provided for pets, in particular places for dog exercise and relief.
ʻSynLawnʼ artificial turf grass areas set flush with the walkway paving may be used for Dogs to
Go Exercise and play area, and granular drainage material may be used for the Dogs to Go Relief
area located at the end of the Community Garden Raised Planters away from the private Patios.

2.2.17 ACCESSIBILITY
The intent of the Landscape Plan is to provide accessible outdoor open spaces including walkways,
pathways, building entrances and site amenities accessible to people of varying ability.
•
The intent of the Landscape Plan is to provide high quality, interesting, and durable outdoor
open spaces that are easily accessible and have been integrated with the site and building.
•
Access from the street to building entrances and walkways within the development are
proposed universally accessible, with smooth, non-skid walking surfaces and gentle grades.
•
Sidewalks and pathways are proposed a minimum 1.8m (5ʼ11”) wide with non-skid, uniform
surfaces.
•
Site furnishings including landscape lighting, bicycle parking, bench seating and raised
planters are proposed to be located where they will not impede easy passage for those using a
mobility device (e.g. wheelchair, scooter) or people who are visually impaired.
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November 2, 2015 and April 18, 2016
LUPC Meeting Minutes

November 2, 2015 LUPC Meeting Minutes

PRESENTATIONS
2.

No Items

UNFINISHED BUSINESS
3.

No Items

REPORTS FOR ACTION
4.

228 and 232 Sixth Street - La Rustica Site Redevelopment - Preliminary
Report
Rupinder Basi, Senior Planner, provided an On-Table PowerPoint presentation
summarizing details of the report dated November 2, 2015.
In response to questions from the Committee, Bev Grieve, Director of
Development Services, and Mr. Basi provided the following information:
• The proposed front setbacks are to ensure there is adequate space for patio
furniture and landscaping within the development;
• 10 foot setbacks are generally preferred;
• Some units would require stairs down from the sidewalk due to the grade,
and would therefore not be accessible;
• The property located at 610 Welsh Street is currently zoned for parking,
and would likely require consolidation with another property in order to be
redeveloped; and,
• The current zoning requires commercial on the lower levels, however,
commercial spaces have not been successful in this area.
Discussion ensued, and the Committee noted the following comments:
• It was suggested that all lower units, including single level units, could be
provided with an individual front door;
• The townhomes could be provided with additional distinction from the
apartment tower; and,
• The two-level units could be continued from Sixth Street onto Welsh Street.

November 2, 2015
Doc #776661

Land Use and Planning Committee Minutes

Page 2

MOVED and SECONDED
THAT the Land Use Planning Committee request staff to work with the applicant
to address the following urban design issues and report back to the Committee
before this proposal moves forward to public consultation:
• Front yard and Side Yard setback of the proposed building to allow for
adequate useable open space for ground-oriented units and provision of a
suitable landscape buffer within the property boundary to screen the
outdoor patio areas for ground-oriented units from vehicular traffic;
• Building separation between the proposed building and the existing mixed
use tower to the north;
• Provision of two additional parking spaces for disabled persons and
fourteen additional long-term bicycle parking stalls;
• Provision of Adaptable Housing Units equivalent to 40% of the total
number of units; and,
• Attention paid to the design of the City Homes and bottom level of the
development.
CARRIED.
All members of the Committee present voted in favour of the motion.
5.

New Westminster Child Care Needs Assessment
John Stark, Senior Social Planner, summarized the report dated November 2, 2015
regarding New Westminster’s child care needs assessment.
In response to questions from the Committee, Bev Grieve, Director of
Development Services, and Mr. Stark provided the following information:
•
•
•
•
•
•

There are multiple childcare options for children between three and five;
There are very few infant childcare option;
It is challenging for the City to attract affordable or not-for profit childcare;
Childcare grants allow childcare facilities to keep their costs lower;
Major capital grants are required to provide cost friendly childcare; and,
Ensuring that quality service is provided in both for and not-for profit
childcare facilities is an issue that is addressed by Provincial regulations,
and could be achieved by providing fair wages, reducing staff turnover,
requiring that staff receive an early childcare certificate.

November 2, 2015
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April 18, 2016 LUPC Meeting Minutes

MOVED and SECONDED
THAT the Land Use and Planning Committee recommend that Council consider
Zoning Amendment Bylaw 7840, 2016 for First and Second Reading and forward
the bylaw to a Public Hearing on May 30, 2016.
CARRIED.
All members of the Commission present voted in favour of the motion.
6.

228 and 232 Sixth Street (La Rustica): Rezoning and Development Permit
Application
Rupinder Basi, Planner, summarized the report dated April 18, 2016 regarding a
rezoning and development permit application to allow for the development of a six
storey residential building on Sixth Street in the Uptown neighbourhood.
Wes Friesen, Points West Architecture, provided an overview for the project,
highlighting the changes made to the project with respect to the Committee’s
suggestions at the November 2, 2015 meeting.
In response to questions from the Committee, Mr. Basi and Mr. Friesen provided
the following information:
• The applicants have worked with staff to provide a new design concept;
• Issues regarding the Sixth Street setback continue to require additional
consideration;
• Townhouses in urban settings typically would have a ten foot setback;
however, in order to accommodate this, a dedication on Sixth Street would
be required;
• Balconies could articulate in a way that is reflective of the neighboring
building;
• The building shape has been reoriented to accommodate the close proximity
with the adjacent building; and,
• The rooftop would be active space, with additional landscaped private areas
on the fourth and sixth floor of the building.
Discussion ensued, and the Committee provided the following comments:
• The front yard setbacks may not be as important with the active greenspace
being implemented on the roof;
• The close proximity between this development and the neighboring building
may not be an issue that the Design Panel can address; and,
• Enquires were made regarding the necessity of this proposal coming back to
the Committee following the input of the New Westminster Design Panel.

April 18, 2016
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MOVED and SECONDED
THAT the Land Use and Planning Committee recommend that staff bring the
proposal forward to the New Westminster Design Panel to obtain preliminary
comments in regard to the outstanding urban design issues and then move forward
with public consultation.
CARRIED.
All members of the Commission present voted in favour of the motion.
DIRECTOR’S / MANAGER’S REPORT (Oral Report)
7.

No Items.

NEW BUSINESS
8.

No Items.

CORRESPONDENCE
9.

No Items

ADJOURNMENT
ON MOTION, the meeting was adjourned at 12:39 p.m.

JONATHAN COTÉ
MAYOR

April 18, 2016
Doc #859593
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482.42 / 6 = 80.40m
5TH FLOOR

BUILDING HEIGHT DATUM = 80.40m

1. IMPERIAL FLOOR GRADE ELEVATIONS ARE ASSUMED
2. METRIC GRADE ELEVATIONS ARE ACTUAL AND GEODETIC
3. MAIN FLOOR AND UNDERGROUND PARKING GEODETIC GRADE
ELEVATIONS MUST BE CONFIRMED WITH CIVIL DRAWINGS
PRIOR TO EXCAVATION

4TH FLOOR
TOP OF CONCRETE TOPPING

(19.56)

NOTES

64'-2" OVERALL BUILDING HEIGHT

TOP OF CONCRETE TOPPING

3RD FLOOR

ROAD DEDICATION

TOP OF CONCRETE TOPPING

140' - 0"
93.49 m

130' - 0"
90.43 m

120' - 0"
87.37 m

2ND FLOOR

110' - 0 "

TOP OF CONCRETE TOPPING

84.31 m

2017.08.16
2017.05.31
2017.05.08
2016.09.23

ISSUED FOR PLANNING REVIEW
ISSUED FOR DESIGN PANEL REVIEW
ISSUED FOR PLANNING REVIEW
ISSUED FOR CLIENT REVIEW

DATE

REVISIONS

BY

DENIS TURCO ARCHITECT | INC.
Suite 710 - 1155 W. Pender Street
Vancouver, BC Canada V6E 2P4
T: 604 320 0881 E: office@dtai.ca
1ST FLOOR

100' - 0"

TOP OF SUSPENDED SLAB

81.25 m

BUILDING HEIGHT DATUM

97' - 0 1/2"

SEE NOTE

80.40 m

PROJECT TITLE:

53 UNIT RESIDENTIAL
228 & 232 SIXTH STREET
New Westminister. BC

PARKADE LVL P1
TOP OF SUSPENDED SLAB

90' - 2"
78.25 m

SHEET TITLE:
WEST ELEVATION

FILE NO.:

16234

PARKADE LVL P2

80' - 4"

DATE:

-

SLAB ON GRADE

75.25 m

SCALE:

3/16"=1'-0"

DRAWN BY:

MH; SN

CHECKED BY: DT; MH
1
A2.3

WEST ELEVATION

NOTE: THIS DRAWING SUPERCEDES ALL ISSUES BEARING
PREVIOUS REVISION DATE.

3/16" = 1'-0"

SHEET NO.:

A2.3
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

9/11/2017

From:

Jackie Teed
Acting Director of Development
Services

File:

REZ00147

Item #:

47/2017

Subject:

640 and 616 Sixth Street: Rezoning and Development Permit
Application for Mixed Used Development - Preliminary Report

RECOMMENDATION
THAT the Land Use and Planning Committee recommends that Council direct staff to
process this Rezoning and Development Permit application s as outlined in Section 5
of this report.

EXECUTIVE SUMMARY
The applicant has submitted a Rezoning and Development Permit applications for a 30
storey, mixed-use development consisting of 169 market residential strata units, 68 secured
market rental housing units, and 1,341.42 sq.m. (14,439 sq.ft.) of retail commercial at grade.
The total gross building area of the project is 20,687.83 sq.m. (222,682 sq.ft.).
1. PROPOSAL
The proposed Rezoning and Development Permit applications would allow development of a
30 storey mixed-use development at the corner of Sixth Street and Seventh Avenue in the
Uptown neighbourhood.

City of New Westminster
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2. POLICY AND REGULATIONS
2.1

Existing Official Community Plan

The site is designated as (UC) Uptown Commercial in the current Official Community Plan.
The plan describes this designation as:
(UC) Uptown Commercial: This area will include commercial uses at the street level and
may include commercial, office, or residential uses above the ground level. Densities may
range from medium to high. Depending on the provision of amenities, a density bonus may
be considered.
2.2

Existing OCP Development Permit Area

The site is designated as part of Commercial and Mixed Use Development Permit Area # 2 –
Uptown. The intent of the Development Permit Area Designation is:
Lands in this development permit area are designated in order to provide a focus for mixed
use development in this area and a framework for its evolution. This Development Permit
Area provides objectives and guidelines for the form and character of high, medium and low
rise residential and commercial uses, as well as retail.
The objectives of this designation are to:
 Promote the Uptown as the professional centre of New Westminster.
 Provide opportunities for a range of pedestrian-oriented commercial uses.
 Promote residential use on the upper floors.
Guidelines for Development Permits within this area include:
 Architecture, including scale and massing of buildings, shall be in keeping with the
context of the area.
 Architecture, including scale and massing of buildings, should be complementary with
the historic character of adjacent neighbourhoods, such as Queen’s Park.
 Buildings should be sited to provide a visual and acoustical barrier to the traffic
corridor.
2.3

Proposed new Official Community Plan (OCP 2041)

The final draft of the proposed Official Community Plan (OCP 2041) is being brought
forward to Council for a Public Hearing on September 18, 2017. It is anticipated that the
proposed new OCP will be adopted by Council in the late fall.
Under the proposed OCP, the subject property is designated (MH) Mixed Use - High Rise.
The purpose of this designation would be to provide for low-mid-and high-rise commercial
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or commercial and mixed use buildings which would create active and engaging streets. This
proposal would be consistent with the designation.
2.4

Proposed OCP 2041 Development Permit Area

Under the proposed OCP 2041, the subject property would be included as part of the Uptown
Mixed Use Node Development Permit Area. The intent of this DPA designation is to
“facilitate new commercial and mixed use development, with active commercial uses
oriented towards the principle streets: Sixth Street, Sixth Avenue, and Belmont Avenue. This
area is designated with the following purposes:
 Establishment of objectives for the form and character of commercial, mixed use and
multi-family development,
 Protection of the natural environment, its ecosystems, and biological diversity,
 Establishment of objectives to promote energy conservation.
A copy of the proposed DPA guidelines for the Uptown Mixed Use Node are included as
Appendix “A” to this report. The applicant has been asked to review these and to provide a
rationale on how this proposal responds to these guidelines – see Appendix “B”. Through
the development review process, staff will evaluate how this project responds to these
guidelines. The applicant will also be required to present this proposal to the New
Westminster Design Panel for their review and feedback.
2.5

Zoning Bylaw

The subject property is zoned Community Commercial Districts (High Rise) (C-3). The
intent of the C-3 zone is to “allow for large-site high-rise, commercial, and mixed use
development including pedestrian-oriented commercial businesses and multi-family
residential”. While the development inquiry is consistent with the intent of the C-3 zoning, it
exceeds the maximum units per acre, residential site coverage, and the total floor -space ratio
(all uses) for the site. As a result, this proposal would require a Rezoning application.
2.6

Secured Market Rental Housing Policy

The project proposes to provide secured market rental housing and support the City’s
objective of increasing the supply of rental housing and ensuring security of tenure over
time. Should this proposal proceed, the applicant would be required to enter into a Housing
Agreement as a condition of rezoning.
2.7

Family Friendly Housing Policy

The proposed building would need to provide for family-friendly housing units in
accordance with the Family-Friendly Housing Bylaw for both the secured market rental and

Agenda Item 47/2017

City of New Westminster

September 11, 2017

4

market condominium portions of the project. As noted in Section 3.5 of this report (Project
Statistics), the proposed project meets the requirements of the Family-Friendly Housing
Bylaw in regards to the amount of two and three bedroom units which are included within
the development.
3. BACKGROUND
3.1

Pre-Application Inquiry

The applicant submitted a formal pre-application inquiry for the proposed development
which was brought forward to the Land Use and Planning Committee on March 6, 2017.
The following comments were provided by the Land Use and Planning Committee:


 There were no concerns expressed regarding density at the site;
 Flexibility is required to provide increased density in Uptown to support the existing
commercial and business units;
 The driveway could be relocated to Princess Avenue, as it is anticipated that a
greenway will be implemented along Seventh Avenue;
 The podium massing appears large and should be reviewed; and,
 The inclusion of three bedroom units as per the Family Friendly Housing Policy could
be considered.
At the March 6, 2017 Land Use and Planning Committee, the following recommendation
was made:
MOVED AND SECONDED
THAT staff work with the applicant to pursue Option Two (Maximum Contemplated in
Zoning Bylaw Plus Bonus) for 640 and 616 Sixth Street;
THAT staff work with the applicant to reduce the number of podium levels; and
THAT the application be revised to provide the number of two – and three-bedroom
unts as required by the Family Friendly Regulations.
All members of the Committee present voed in favour of the motion.
The applicant has revised the proposal as part of their application to address the comments
pertaining to relocating the driveway to Princess Avenue, reducing the massing of the
podium to better fit with the existing street wall along Sixth Street, and the inclusion of more
three bedroom units in order to meet Family-Friendly Housing Bylaw requirements. The
applicant is proposing to move forward with the same density proposed during the
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pre-application stage and this additional density will be examined in light of the Secured
Market Rental Housing and Voluntary Amenity Contributions policies
3.2

Site Characteristics and Context

The site consists of two parcels with frontages along Sixth Street, Princess Street, and
Seventh Avenue (see Location Map - Appendix “C”). The lots currently contain existing
commercial buildings (two storey height) which are leased. Directly to the north of the
subject site is a two-storey commercial building (Rexall Drugstore), the New Westminster
United Reform Church, and Mt. Calvary Lutheran Church. To the west of the site is a 10
storey mixed-use building with retail at grade and residential above (2.84 FSR) and a three
storey commercial building. To the south of the site is the Royal Centre Mall and a 22 storey
multi-unit residential building (2.56 combined FSR between shopping centre and multi-unit
residential). To the east of the site are a 14 storey multi-unit residential building (3.08 FSR)
and a 24 storey multi-unit residential building (2.92 FSR).
3.3

Project Description

The proposal consists of a 20,687.8 sq.m. (222,682 sq.ft.) 30 storey, mixed use building with
commercial uses at grade along Sixth Street and Seventh Avenue (see preliminary Project
Drawings – Appendix 2). There would be 237 residential units within the development, of
which 68 units would be secured market rental. The rental units would be located within the
lower portions of the building (levels two to seven) with the majority of units have private
patios. The market strata units would be located on floors eight (8) to thirty (30) with
balconies. There would be a common outdoor amenity area located on the forth level on top
of the podium roof. There would be eight at-grade commercial units ranging from 117.1
sq.m. (1,260 sq.ft.) to 283.4 sq.m. (3,050 sq.ft.) and the commercial uses permitted within
these units would be based on those allowed within the C-3 zoning (restaurants, cafes,
retail, etc.).
Underground and surface parking would be provided at the rear of the site with vehicle
access off of Princess Street. There would be a shared lobby area for both the strata
condominium and secured market rental units off of Seventh Avenue.
The project would also contribute to this portion of the Sixth Street “Great Street” through
the provision of a widened plaza area and streetscape improvements (hard and soft
landscaping) along the property frontages. The project also proposes a 2.01 metre (6.58 feet)
building line setback along the property frontage which would provide additional public
realm space in front of the commercial units. The plaza space would need to provide for
public access through a statutory right-of-way agreement. Excerpts from the applicant’s
drawings submission have been attached to this report (see Appendix “D”).
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Project Statistics
Permitted/Required
Under C-3
Existing Site Area (gross)

Proposed
3,233 sq.m.
(34,800.9 sq.ft.)

Site Frontage

80.36 m.
(263.6 ft.)

Lot Depth
Floor Space Ratio

40.26 m. (132.1 ft.)
5.2 FSR

Total: 6.03 FSR
Secured Market
Rental:1.68 FSR
Strata: 3.93 FSR
Commercial 0.42 FSR

Floor Area (gross)

20,687.8 sq.m.
(222,682 sq.ft.)

Residential Site Coverage

40%

Building Height

65%
93.07 m. (305.33 ft.)

Residential Units

82-105 units

237 units

Unit Mix and Family-Friendly
Housing

Family Friendly Housing
Requirements (Rental)

Secured Market Rental
BACH: 4 (6%)
1 BDR: 34 (50%)

2 & 3 BDR: 18 (min. 25%)
3 BDR: 4 (5%)

2 BDR: 26 (38%)
3 BDR: 4 (6%)
Total: 68 Units
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Family Friendly Housing
Requirements (Strata
Market)

Strata Market

2 & 3 BDR: 51 (min. 30%)
3 BDR: 17 (10%)

2 BDR: 66 (39%)

1 BDR: 80 (47%)

3 BDR: 23 (14%)
Total: 169 Units

Parking

371 spaces including,
residential, commercial,
visitor and loading.

299 spaces provided for
overall development

Loading

1 space

1 space

Bicycle Parking

Long Term = 316

Long Term = 298

Short Term = 12

Short Term = 12

4.

DISCUSSION

4.1

Existing Entitlements

The C-3 zone includes two measures to control density:
 Total Floor Space Ratio - 5.2 FSR;
 Units Per Acre (UPA) – 70 units per acre base, bonus provisions of 20 units/acre for
underground parking and up to 30 units per acre for site coverage.
Given the units per acre restrictions, along with setback regulations, it is difficult fo r projects
to achieve 5.2 FSR without a significant amount of commercial floor space and/or large
residential units.
Under the existing zoning entitlements, the maximum residential density achievable on the
subject site would be approximately 72 to 96 residential units, depending on the building
form and type and how a proposed development would be able to satisfy the site coverage
requirements. When this UPA is converted to a residential FSR using an average industrystandard sizes (i.e. 69.7 sq.m.,750 sq.ft.), it equates to an existing entitlement of
approximately 1.82 – 2.43 FSR of residential floor space.
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Additional Density Proposed

Based on the previous analysis, the applicant is requesting approximately an additional 3.22
to 3.83 FSR and an additional 143 to 167 residential units.
Actual FSR achievable
under current zoning
regulations

Applicant’s Proposal – Secured
Market Rental and Strata
Residential

Residential
FSR

1.82 – 2.43

5.61

Total Units

72 - 96

237

The draft OCP has proposed the Uptown as a Local Centre, which is identified as an
important mixed use node in the city, but on a smaller scale than the Downtown which is a
designated Regional City Centre. The most recent high-rise developments in the area are in
the order of 4.0 FSR. However, the C-3 zone does contemplate up to 5.2 FSR. The
maximum density contemplated by Density Bonus Zones for Downtown is 5.2 FSR. Given
the above, rezoning to permit 5.2 total FSR would be reasonable.
4.3

Voluntary Amenity Contribution Consideration

Any residential density above the existing entitlements, excluding additional density
considered for secured market rental, would need to be evaluated under the City’s Voluntary
Amenity Contributions Policy. As part of the project review, the applicant will be
considering a voluntary amenity contribution for the proposed project and this will be
brought forward to Council for consideration as part of the Rezoning application process.
4.4

Traffic

A traffic analysis will be required to assess the additional traffic that the proposed
development would create along Sixth Street, Seventh Avenue, Princess Street, and other
nearby roadways. Some positive attributes of the subject site is that it is located within
walking distance to commercial amenities, schools, parks, and transit (frequent bus route
along Sixth Street).
4.5

Parking and Loading

The current project design does not meet the requirements of the Zoning Bylaw for off-street
parking requirements. There are a number of incentives that can be explored subject to the
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provision of a Transportation Study to help reduce parking requirements. Staff would work
with the applicant to explore options for achieving the off-street parking requirements of the
Zoning Bylaw.
The applicant is proposing to provide for long-term and short-term bicycle parking in
accordance with Zoning Bylaw requirements. Staff will work with the applicant in regards
to ensuring that there is sufficient off-street loading to support the proposed commercial uses
on site in addition residential uses (residents moving in and out of building).
4.6

Seventh Avenue (Crosstown) Greenway

The subject property is located along the Seventh Avenue Greenway. This is an important
pedestrian and cycling route within the city and it is important that any proposed
development on this site provides a good commercial/public realm interface and the
necessary streetscape improvements. The proposal responds to the Greenway through the
provision of commercial units which are oriented towards Seventh Avenue and the corner of
Sixth Street and Seventh Avenue, ensuring that there is only pedestrian and vehicular access
to the building off of Seventh Avenue, provision of short term bicycle parking for residents
and the ground-level commercial units, landscaping improvements, and the provision of a
privately-owned, publically-accessible plaza area at the corner of Sixth Street and Seventh
Avenue. These aspects of the development proposal will be reviewed in further detail by
staff through the development review process in order to explore all opportunities for
providing a good interface between the proposed development and the Seventh Avenue
Greenway.
4.7

Sustainability

The applicant has submitted a preliminary Sustainability Report Card for the proposed
development which will be reviewed and further refined as staff move forward with the
processing of these applications.
5. PROCESS
The following is an outline of the required steps for the proposed Rezoning and
Development Permit application should LUPC recommend that Council direct staff to
process this submission:
1. LUPC recommend that Council direct staff to process the Rezoning and Development
Permit application and initiate public and committee consultation.
2. Inter Departmental Review with project-team and other City Departments (as required).
3. Presentation to the Brow of the Hill Residents’ Association.
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4. Public Open House #1 advertised through the local newspaper and City website with
written invitations to the Brow of the Hill Residents’ Association, Queen’s Park
Residents’ Association and Uptown Business Association.
5. Presentation of proposed Development Permit application submission to the New
Westminster Design Panel.
6. Housing Agreement Principles Report to Council
7. Voluntary Amenity Contribution Report to Council.
8. APC Consideration of proposed Rezoning Amendment Bylaw.
9. Follow-up report to LUPC with proposed Rezoning Amendment Bylaw.
10. Report to Council for consideration of First and Second Readings of the proposed
Rezoning Amendment Bylaw
11. Public Hearing and consideration of Third Reading of Rezoning Amendment Bylaw and
Housing Agreement Bylaw.
12. Consideration of Final Adoption of Housing Agreement Bylaw and Rezoning
Amendment Bylaw
13. Council Consideration of Development Permit issuance
6. OPTIONS
The following options are provided for the Committees’ consideration:
1) That the Land Use and Planning Committee recommends that Council direct staff to
process the revised Rezoning and Development Permit applications as outlined in
Section 5 of this report.
2) That the Land Use and Planning Committee provide staff with alternative feedback.
Staff recommends Option 1.

ATTACHMENTS
Appendix
Appendix
Appendix
Appendix

A: OCP 2041 Uptown Mixed Use Node DPA Guidelines
B: Applicant Design Rationale
C: Location Map
D: Excerpt from Project Drawings

This report has been prepared by:
Rupinder Basi, Senior Planner
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This report was reviewed by:
John Stark, Acting Manager of Planning

For:
Jackie Teed
Acting Director of Development
Services
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Appendix "A"
OCP 2041 Uptown Mixed Use Node
DPA Guidelines (Proposed)

4.1
UPTOWN
INTRODUCTION
The Uptown Mixed Use Node, identified as
Development Permit Area 4.1 [See Map X], is designated
in order to facilitate new commercial and mixed use
development, with active commercial spaces oriented
towards the principal commercial streets: Sixth Street,
Sixth Avenue and Belmont Avenue.

This area is designated as a Development Permit Area
with the following purposes:
• establishment of objectives for the form and
character of commercial, mixed use, and multi-family

Moody
Park

MIXED USE
NODES

Centered around the intersection of two of New
Westminster’s Great Streets, Sixth Street and Sixth
Avenue, Uptown is a vibrant, mixed use centre that is
an important counterpoint to Downtown. Uptown is
a walkable and eclectic area that is home to a range
of restaurants, shops, cafes, services and community
amenities. The neighbourhood houses a range of
demographics, including a large seniors population.
Increasing access to amenities and improving public
realm while integrating a mix of uses will ensure the
neighbourhood remains livable and enjoyable to all
residents and visitors.

Mixed Use - Low-Rise Buildings
Mixed Use - High-Rise Buildings
Greenway/Trail

residential development,
• protection of the natural environment, its ecosystems
and biological diversity (as outlined in the

School/Park/Community Facility/Open Space

Justification section of this schedule), and
• establishment of objectives to promote energy
conservation (as outlined in the Justification section
of this schedule).

OPPORTUNITIES
The vision for Uptown is to create a vibrant, mixeduse node that builds on the existing strengths of
the neighbourhood, encourages pedestrian activity,
and locates density and uses sensitively to maximize
community benefit. New mixed-use development will
be located along Sixth Street between Eighth Avenue
and Fourth Avenue, strengthening the already active
and walkable nature of Uptown. Building forms on
the west side of Sixth Street will range from lowrise to high-rise forms depending on adjacencies

to neighbouring properties. Four-storey mixed-use
building forms are envisioned for the east side of
Sixth Street, creating a more comfortable transition
to the single detached dwellings beyond. All new
developments within this mixed-use node will feature
commercial space at grade and a range of residential
unit types.
As both Sixth Street and Sixth Avenue are identified
as a Great Street within the city, new developments
can help enhance the qualities of the neighbourhood
and achieve a great public realm by providing space
for activity along the building frontage (such as patios
and seating areas), ensuring sidewalk widths allow for
comfortable and unimpeded pedestrian flow, and/or
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4.1 UPTOWN
INTRODUCTION

providing opportunities for the reallocation of space
within the right of way to allow for bike lanes or other
improvements.
GATEWAYS AND ARRIVAL POINTS
The intersection of Sixth Street and Sixth Avenue is the
nexus of Uptown, and a significant intersection for the
City of New Westminster. It is home to a concentration
of important commercial uses and amenities, and
has the potential to become a major public transit
connection point. New development around Sixth
Street and Sixth Avenue should aim to enhance this
sense of arrival by creating appropriately scaled,
pedestrian friendly spaces that incorporate generous
public realm elements such as plazas, pocket parks
and/or streetscape improvements.

MIXED USE
NODES

• Taller building masses on either side of the
intersection should be set back from the intersection

Active commercial uses at grade, Source: Vancouver.ca

and oriented so as not to overshadow public spaces.
• Public spaces should be lined with active frontages,
encouraging visual and physical permeability
between indoor and outdoor uses (i.e. cafes,
restaurants, small-scale retail). Avoid banks, medical
offices and non-retail uses on the primary public
space fronting spaces.
• Use appropriately scaled street wall heights to frame
and enclose public spaces but not overwhelm them.
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HOUSING
The City of New Westminster is committed
to the development and maintenance of safe,
affordable housing through policies, plans and
programs. A variety of ground oriented housing
forms, tenures and unit sizes, and affordable
housing for different ages, incomes, family types
and abilities is encouraged to support diverse,
intergenerational neighbourhoods.

4.1 UPTOWN
NEIGHBOURHOOD INTERFACE

4.1.1 SITING
Intent: Building siting must respond to the existing
context and create a comfortable pedestrian scale and
sensitive neighbourhood interface.
• Commercial uses should be oriented to front the
primary frontages (Sixth Avenue, Sixth Street,
27.43m / 90’

Belmont Avenue) in order to enhance a vibrant and
safe public realm.
• Commercial uses should wrap the corner onto
secondary frontages to create a strong corner.
• Either commercial, or ground oriented residential may
front onto the secondary streets.
• New developments should incorporate a street wall
that complements the scale of adjacent buildings and
is appropriate to the street width (i.e. street wall
height should be 50% – 30% of the street R.O.W. width
for commercial streets, and 35% - 20% for wider
height should be set back a minimum of 3m (9’10”).
• Buildings should be designed to respond to specific
site conditions and opportunities, including:

MIXED USE
NODES

boulevards, squares or plazas). Floors above this ratio

prominent intersections, corner lots, unique block
structures, absence of laneways, steep topography,
Ensure towers maintain a minimum 27m (90’) separation.

natural features, prominent open spaces and views.
• A minimum distance of 27.4m (90’) should be
maintained between towers and shape massing to
minimize overlook and overshadowing. New projects
must demonstrate how it accounts for future
redevelopment opportunities on adjacent sites by
providing appropriate setbacks and building siting.
• Towers should be located and oriented strategically to
minimize impact on the privacy of neighbouring
building units.
• Towers should be set back from the street wall, but be
located so the lobby of the tower creates relief in the
massing and engages the street.

Tower massing and lobby placement designed to engage the
street
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MIXED USE
NODES

4.1 UPTOWN
NEIGHBOURHOOD INTERFACE

Details like a green wall can enhance public realm along a street

Integrate semi-public spaces to enliven Uptown, Source:

frontage, Source: Perkins+Will

Jeremiah Deutscher

4.1.2 CHARACTER
Intent: New buildings and developments must be
designed in a cohesive manner that enhances the
qualities and character of the neighbourhood in which
they are situated.
• Buildings should be designed to fit harmoniously with
the existing context by creating a consistent visual
rhythm along the streetscape.
• All buildings within a development should be
designed with diversity to ensure a varied streetscape
but create some cohesion by aligning window sills,
cornices, and floor-to-floor spacing along the street
block. Variety in massing, details, and/or material
should be considered to avoid a monotonous
appearance and reinforce individual building identity.
• Public realm elements (lighting, landscaping, etc)
should add to the neighbourhood’s public realm and
provide comfortable spaces for pedestrians.

Mixed-use building with residential and tower set back above,
Source: GBL Architects

220

NEW WESTMINSTER OFFICIAL COMMUNITY PLAN — Development Permit Areas: Mixed Use Nodes

4.1 UPTOWN
NEIGHBOURHOOD INTERFACE

4.1.3 MASSING + SETBACKS
Intent: Building massing and setbacks must respond
to the existing context and create a comfortable
pedestrian scale and a sensitive neighbourhood
interface.
• Larger building masses and buildings with long
frontages should be visually broken down using
recesses, shifts in the massing and/or other methods
of articulation to lessen visual impact on the
pedestrian realm and create variation along the
street.
• Ground floor commercial uses should be set back
from the property line when appropriate to enhance
public realm while maintaining a consistent street
definition. Where setbacks are appropriate, they
should provide adequate sidewalk width, space for
public realm enhancements such as patios and
Street enhancements such as the provision of bike
lanes.
• When possible, at grade residential should be
provided along secondary frontages to create a
similar setback and more comfortable transition to
single detached dwellings and/or other ground
oriented dwellings.
• Buildings on lots adjacent to single detached
dwellings or other ground oriented dwelling types
should step masses above three storeys back a
minimum of 3m (9’10”) from the building edge.
• Building edges with residential at grade should be set
back by a minimum of 3.0m (9’10”) and a maximum of
4.0m (13’2”) to provide private space for at-grade
residential units. Rear lot setbacks are intended to
provide privacy and open space for residents and
reduce overlook. The setbacks are dependent on
building form, building density, use on the adjacent
lot and the presence of a lane.
• Where possible, a minimum 3.0m (9’10”) setback
should be provided along laneways. If no laneway
exists at the rear of the lot, provide a minimum 7.5m
(24’7”) setback from the property line.

Use – Low Rise will only be considered in limited
circumstances based on specific conditions:
- If the project is located within the Special
Employment Area and provides one floor of office
space.
- OR, if the project is located outside the Special
Employment Area and meets one or more
significant City priorities (e.g. proving non-market
rental housing, providing secure purpose built
market rental, retention of a heritage building
through a Heritage Revitalization Agreement or
similar tool, retention of trees, construction of an
energy efficient building).
- OR, if the project is outside of the Special
Employment Area and the lot size, lot depth,
configuration and grading allows for appropriate
transition to future adjacent massing and is in
accordance with City regulations.
• If Mixed Use – Low Rise development sites meet one of
the above conditions, six storey forms should:
- Provide two storey, three bedroom, family friendly,

MIXED USE
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seating areas, and/or space to accommodate Great

• Six storey developments on sites designated Mixed

ground oriented units at the base of the building
fronting secondary streets or lanes.
- Exceed the requirements of the family friendly
housing policy.
- Change materials and colour above the third storey
to lessen the visual impact of the height of the
building.
- Demonstration that it will not significantly
overshadow adjacent residential and public open
spaces.
- Provide publicly accessible open space (pocket
park, plaza, courtyard, etc.), when appropriate.
• Buildings of four to six storeys should be set back at
the fourth storey and higher by 3m (9’10”) on all sides
except on interior lot line, in which case there should
be a zero lot line condition.
• Podiums should generally be between three and four
storeys, with a maximum of six storeys being
appropriate in limited circumstances where density
fits with the context.
• Towers should have a maximum floorplate area of
750m2 (8,073 sqft) per floor. If possible, limit tower
width to 24m (78’9”)
• Towers or taller masses should be set back from the
street wall a minimum of 3m (9’10”)
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4.1.4 VIEWS + SHADOWS
Intent: Buildings must be designed to reduce
shadowing impact on adjacent developments and
public spaces, and maintain important views in the
community.
• Entrances, and commercial unit glazing for
showrooms or office spaces should be positioned to
ensure casual overlook of public spaces and streets to
enhance visibility to the street and public spaces or
“eyes on the street”.
• Buildings should address the urban context in which
they are situated by:
- Avoiding overshadowing existing buildings,
private open spaces and public spaces,
- Minimizing impact on neighbouring single

Solar studies and shadow diagrams should be used to determine
impact of shadows and access to daylight

detached dwellings and other ground oriented
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housing forms,
- Orienting windows and entrances to primary and
secondary street frontages to provide overlook,
- Designing with solar orientation, daylighting and
passive ventilation in mind.
• The siting, form, and scale of buildings should
mitigate blockage of significant views and solar
access from existing or anticipated development, and
that shadowing impacts on adjacent residential
buildings and usable open spaces are minimized.

4.1.5 VENTILATION
Intent: Buildings must be designed to maximize
natural light and ventilation for all residential units
while considering any microclimates which may impact
the building.
• Massing of buildings should promote as many units
as possible having exterior walls with windows on
two sides.
• Internal units should be configured using a wide
window-wall to shallow room depth ratio that
ensures ample daylight penetrates to the rear of the
unit.
• Buildings should be organized internally so that
wherever possible, primary living spaces (living room,

Use building massing and unit orientation to encourage natural

kitchen, family room) have exterior walls with

ventilation, Source: Panorama Arquitectos

windows on two sides to encourage natural
ventilation and daylighting.
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• Use stack vents and light wells to provide additional
light and ventilation to primary and secondary living
spaces, when appropriate.
• Ventilation for underground parking and garbage/
recycling rooms should not vent onto public sidewalks
or adjacent to residential units.

4.1.5 ENTRANCES
Intent: Building entrances must be located and
designed to provide active ground floor uses that
contribute to safe and lively urban environments.
• Frequent entrances into commercial frontages facing
the street should be provided to create a pedestrian
scale frontage. The ideal spacing is 10m (32’10”) for
entrances along retail high streets.
• A diverse range of CRU sizes should be provided, or if
CRUs are large, multiple entries can be used to

visible and identifiable from the fronting public
street and sidewalk. This can be achieved through

MIXED USE
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enhance connectivity to the street.
• Commercial and residential entries should be clearly

articulating the building massing and framing
entrances with secondary roof elements.
• When possible, apartment lobbies should have
multiple access points to increase connectivity and
Frequent commercial entrances activate the street, Source:
Weinstein A+U Architects

building access. When multiple entries are created,
ensure the primary entry is clearly identifiable from
the street.
• Buildings should activate secondary streets and lanes
by incorporating ground floor residential units with
individual primary entrances.
• Ground floor residential units should be elevated
slightly to create privacy and a transition zone from
the street.
• Architectural and landscape features should be
incorporated to create thresholds and gateways to
further enhance a sense of arrival to the building and
differentiate the public and private realm along the
streetscape.

Residential entries should be differentiated from adjacent
commercial entrances
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Welcoming and transparent commercial façade, Source: David Baker Architects

4.1.6 FAÇADES
Intent: Building façades must have appropriate levels
of transparency and have a direct interface with public
streets, pathways and open spaces.
• The façades of buildings that front public or internal
streets, pedestrian pathways, parks or open space
should be designed to be welcoming, activate the
street, create visual interest and enhance safety.
• Building entrances should be recessed by a minimum
of 0.6m (2’) to provide for door swings, weather
protection and to visually emphasize the building
entrance. This should be done with CPTED principles
in mind to enhance safety.
• Large format commercial buildings with compatible
uses should incorporate smaller shops wrapped
around outside edges to better integrate these
buildings and uses and make them more compatible
with the desired character of Uptown.
• Blank walls should be avoided. When unavoidable, use
design treatments such as planters, climbing vines or
plants, murals and public art.
• Continuous weather protection should be provided
along commercial building frontages which border

Provide a range of commercial spaces to create variation along

sidewalks and prominent occupied open space.

the street, Source: Perkins+Will

• Site lines from interior spaces to the sidewalk/public
space should be maintained to ensure safety.
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4.1.7 MATERIALS
Intent: All buildings within a development must use a
cohesive material and colour palette that complements
the character of the surrounding area.
• High quality materials should be used to enhance the
quality and character of Uptown. Wood, stone, brick
and metal panel are preferred cladding materials,
while composite or cementitious panels are also
permitted.
• Colours should be muted but fit within the
surrounding neighbourhood character. Accent colours
may be bold but should be harmonious with the main
colour and material palette to unify the design and to
highlight architectural details (e.g. soffits, window
and door trim, railings).
• Matte finishes or finishes with a low level of
reflectivity should be used. The use of reflective
be avoided.

Use of a simple material palette with accent colours, source: GLB
Architects

4.1.8 WINDOWS
Intent: Windows must be placed to encourage “eyeson-the-street” while being mindful of strategies for
reducing solar gain and ensuring occupant privacy.

MIXED USE
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materials (e.g. mirrored glass, polished stone) should

• Windows should be located to maximize connections
with the public realm.
• Ground floor commercial uses should have a
minimum glazing area of at least 60% between 0.9m
(3’) and 2.5m (8’2”) above grade.
• Transparency at grade should be achieved by utilizing
clear glass – tinted, reflective and opaque glass must
be avoided. Ensure windows are not covered with
advertising, signs and large vinyl wraps/screens.
• Exterior shading devices such as: fins, louvres and
strategic overhangs should be used when possible to
create shade from the summer sun while providing
Retail transparency at grade to create visual connections,

solar access in the winter months. These shading

Source: Skylab Architecture

devices should be used primarily on south-facing
façades but may also be utilized on west or east
façades.
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4.1.9 BALCONIES
Intent: Balconies must be designed to enhance the
layout of internal units, avoid overlook into adjacent
units or buildings and provide visual connections to the
surrounding public realm.
• A strong relationship should be created between the
private and public realm by locating balconies and
patios facing onto semi-private or public outdoor
spaces.
• Patios and balconies should have direct connections
to primary indoor living spaces wherever possible.
• Balconies should be integrated into the building mass
or located below other balconies in order to have
adequate weather protection.
• Railings and structure for balconies should enhance
transparency and use minimal structure as not to

Balconies with weather protection, Source: Unknown
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obstruct views. The use of more opaque railing
components (fritted or coloured glass, screening
elements etc.) may be considered if privacy from
neighbouring properties is an issue.
• Courtyard spaces should be provided when possible
to create private or semi-private access to the
outdoors. These semi-private outdoor spaces should
be sited to act as a buffer between public spaces, and
residential spaces.
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4.1.10 ROOFS
Intent: Roofs must be designed to fit with the
architectural style of the building and maintain a clean
appearance.
• Architectural elements and massing strategies should
be used to screen mechanical and service equipment
so it appears to be integrated with the overall
expression.
• The surface of roofs should be finished with a
material that is attractive and easy to maintain.
• Roofing materials and colours with a high albedo (e.g.
materials that reflect heat energy from the sun)
should be used to reduce the absorption of heat into
the building and reduce the urban heat island effect.
• Landscaped roofs should be provided to manage
Rooftop communal garden, Source: Lifeintheburbs.ca

runoff, add visual appeal, improve energy efficiency
and reduce heat island effects, and provide amenity

4.1.11 WEATHER PROTECTION
Intent: Given the local climate of prolonged rainy
periods, landscaping and well-designed and
appropriately scaled architectural elements must be
used to provide shelter from precipitation, wind and
direct sun.
min. 1.5m

MIXED USE
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value.

• All streets lined with retail should have continuous
weather protection along the face of the commercial
units. The minimum width of fixed canopies, and
fixed or retractable awnings should be 1.5m (4’11”)

4.0m

with a recommended minimum storefront height of
4.0m (13’1”).
• Weather protection should be provided along
commercial building frontages facing primary and
secondary streets. Weather protection may include
natural features such as trees on landscaping, or
high-quality architectural elements such as canopies,
colonnades, overhangs or pergolas.
• Weather protection should be provided over all
residential entries, including those for main lobbies
and individual units accessible at grade. This may take
the form of overhangs, recesses, awnings, or canopies.
• Weather protection elements should fit with the

Weather protection along commercial frontages

architectural style of the development and use high
quality materials such as glass, metal or similar
materials to give a cohesive expression within the
façade.
NEW WESTMINSTER OFFICIAL COMMUNITY PLAN — Development Permit Areas: Mixed Use Nodes

227

4.1 UPTOWN
BUILDING DESIGN

• The maintenance associated with weather protection
elements (i.e. avoid algae film or leaf build up on glass
canopies, etc.) should be considered.
• The design of canopies should take water drainage
into consideration (i.e. avoid water spillage between
the building and canopy, particularly in pedestrian
zones).

4.1.12 LIGHTING
Intent: New developments and the spaces around them
must be well lit with energy efficient lighting elements
that are well integrated into the design.
• All public and semi-private sidewalks and open spaces
should be equipped with pedestrian scale lighting.
Private residential entries at grade should also be
provided with sufficient exterior lighting.

MIXED USE
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• Lighting fixtures should be unobtrusive and
integrated into the design in a way that is consistent
with the architecture of the building and its
surrounding context.
• Shielded down lighting that provides security,
ambient lighting and enhances architectural and
landscape details but minimizes light pollution
should be provided.
• Minimize energy used in exterior lighting by

Lighting as a feature element integrated into the façade, Source:
NRJA Architecture

considering energy efficient lighting (e.g. LED,
solar-powered) and timers, motion or photo-activated
lighting for all exterior areas, including walkways and
driveways and for security lighting.
• Shielded down lighting should be provided to ensure
the safety and comfort of pedestrians on the public
sidewalk. This lighting should provide security and
ambient lighting while minimizing light pollution and
spill over lighting into residential units.
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4.1.13 TREES + LANDSCAPING
Intent: New developments must integrate landscaping
elements including trees, shrubs and ground cover to
enhance public realm, improve air quality, absorb storm
water and add to the city’s tree canopy.
• Selection and placement of trees and other plant
materials should be carefully considered within the
city and neighbourhood context, as well as within
microclimate conditions created by surrounding
existing and planned buildings.
• Each development should 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.
• Wherever possible, retain and protect trees,
integrate these features into the overall landscape
design.
• All new developments should integrate trees into

loading areas, as well as between buildings and
neighbouring properties and public roadways is
encouraged
• Deciduous trees should be located on the south and
west sides of buildings to provide shade and minimize
unwanted heat gain during summer and provide solar
access and passive solar gain during winter.
• Communal gardens and private balcony or roof
gardens are encouraged to provide residents with
space to grow food and interact with each other.
Edible decorative landscaping is also encouraged.
• New developments should manage rainwater on site
in a way that improves quality, diverts volume from
conventional catch basins and meets the targets set
by the City’s Integrated Stormwater Management
Plan. Rainwater on-site should be managed with
designs that encourage infiltration,
evapotranspiration and water re-use, including the
creation of bio-retention areas, such as swales,
rain-gardens, vegetated islands and overflow ponds.

MIXED USE
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vegetation, natural slopes and native soils and

• Landscaping between pedestrian pathways and

their landscape plan. Distribute trees and landscaping
throughout the site to soften and screen public/
private boundaries, reinforce circulation routes,
create pleasant pedestrian conditions and/or
maximize shade and/or stormwater benefits.

INTEGRATED STORMWATER MANAGEMENT PLAN
The City’s Integrated Stormwater Management
Plan (ISMP) outlines & guides the planning of
stormwater management initiatives for the
City. The long term initiative of the Plan is to
minimize runoff volume and to reduce the risks
and consequences of pollutants in stormwater
runoff entering the Fraser and Brunette rivers.
The ISMP includes a set of runoff reduction and
water quality targets. The ISMP also includes a
Best Management Practice Toolkit that provides
guidelines for a range of common tools that
infiltrate, treat or detain stormwater. New
development will be required to use one or more
of these tools in order to meet the ISMP targets.

URBAN FOREST MANAGEMENT PLAN
In recognition of the urban forest as a valued
public resource at risk of decline, the City
developed a city-wide Urban Forest Strategy that
aims to shift the focus from individual trees in the
city, to the protection and enhancement of the
city’s entire urban forest system.
The Strategy identifies a comprehensive set of 40
actions to reverse the current trend and increase
the tree canopy cover from 18% to a target of 27%
over the next 20 years. In order to achieve this,
new development proposals must consider the
Urban Forest Management Strategy and comply
with the Tree Protection and Regulation Bylaw.
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4.1.14 OPEN SPACE + TRAILS
Intent: Developments must integrate semi-private
and private open space to improve quality of life for
building residents, as well as enhance biodiversity and
the overall quality of the neighbourhood.
• Balconies for above grade units and patios for ground
oriented units should be provided.
• Semi-private outdoor common space for use by all
residents should be provided, when appropriate.
Orient private patios and entries around the semiprivate common space to facilitate neighbourly
interactions and provide overlook for children as they
play.
• Roofs should be designed to provide usable outdoor
space for building residents, when appropriate.
• Where units front onto public streets and/or city
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trails or greenways, the private outdoor space should

Plaza integrated with new development, Source: Hapa
Collaborative

be used to create a clear transition between public
and private space. Design this area to be spatially
well-defined and visible from the street or walkway
(e.g. elevate slightly, enclose with low hedges or an
open-railing fence).
• Outdoor common spaces should be designed to be
programmable for inter-generational activities and
uses. This might include benches or tables, a
playground suitable for a variety of ages that is visible
from residential units, landscaping and/or shared
patio spaces.
• Each development adjacent to any trail or greenway,
as identified on the Parks, Trails and Greenway Streets
Map should design buildings to interface with the
walkway and provide appropriate setbacks and
transitions to ensure a comfortable public realm.
• Each development should provide outdoor space for
use by employees that is of a usable size and
configuration. These spaces might include hard and
soft landscaped areas such as courtyards, lawns,
patios or naturalized open spaces, or seating options
(e.g. benches, movable chairs/tables, etc) that are
suited to different weather conditions.
• High quality, interesting, and durable outdoor spaces
that are easily accessible should be provided.
Coordinate the design of all elements including
lighting, paving, outdoor furniture, and garbage
receptacles. The design of the common space should

Outdoor common space with multifunctional seating elements,
Source: David Baker Architects

be integrated with the site and building.
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4.1.15 FURNITURE + AMENITIES
Intent: New developments must aim to provide a range
of amenities to enhance semi-public and semi-private
spaces in and around the building.
• Seating is an essential component of a functional and
inviting open space that allows places for pause, rest
and relaxation. Seating options should allow for a
variety of configurations (i.e. group seating vs.
individual seating), options which take advantage of
both sun and shade, as well opportunities for both
fixed and movable furniture.
• Benches should be provided near pick up and drop off
areas, and along extended pedestrian routes.
Multi-functional elements may also be used to
provide seating, such as steps, raised planters or
Active playscape in shared communal space, Source: Holst

retaining walls and grassy landforms.
• New developments adjacent to bus stops should

Architects

PUBLIC ART POLICY
The City of New Westminster has a Public Art
Policy which lays out the foundation for creating
a dynamic and engaging Public Art Program.
The Policy aims to create a distinctive visual
expression in the urban landscape and the public
realm. The specific goals are to increase foot
traffic on the street, animate New Westminster’s
historic downtown and draw attention to New
Westminster as a vital municipality which
promotes arts, culture and tourism.
New development may have the opportunity
to provide art in the public realm as means to
animate and focus attention into a space, allow
the public to interpret the meaning of space, or
as a way to transform functional elements, such
as benches and utility boxes, into decorative
elements.

sufficient space is provided between the bus stop and
built elements within the property line.
• Opportunities for children to experience cognitive
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provide benches or areas for seating and ensure that

and imaginative play as well as active play should be
provided, when appropriate. Playscapes should
encourage a range of activities and uses for children
of all ages, as well as provide a balance between
natural and built elements. These spaces should be
strategically located to encourage casual supervision
from adjacent residential units.
• Amenities should be designed and located to ensure
that open spaces are not cluttered and pedestrian
circulation is unobstructed.
• Amenities should be of a high quality and made of
durable materials to minimize maintenance.
• Amenities should be provided for pets, in particular
places for dog exercise and relief. Consider dogs when
designing turf areas (grass sod can be trampled by
frequent dog use) and drainage (granular material in
planters can help).
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Create building access routes that are easy to navigate and accessible to all, Source: David Baker Architects

4.1.16 ACCESSIBILITY
Intent: All pathways, building entrances and site
amenities in new developments must be accessible to
people of varying ability.
• Access from the street to building entrances and
walkways within the development should be
universally accessible, with smooth, non-skid walking
surfaces and gentle grades.
• Sidewalks and pathways should be a minimum 1.8m
(5’11”) wide with non-skid, uniform surfaces.
• Entrance ramps and lifts should be located in areas
that are highly visible, easily accessible and connected
to the sidewalk.

• Site furnishings (e.g. lighting, bollards, signage,
guardrails, seating) should be located where they will
not impede easy passage for those using a mobility
device (e.g. wheelchair, scooter) or people who are
visually impaired.
• Parking for persons with a disability should be located
close to accessible building entrances.
• Light fixtures that emit white light (i.e. not orange
light) should be used in all outdoor areas, as it
facilitates better visibility.
• Where steps or a grade separation that creates a
private outdoor space are provided, a secondary
entrance that meets accessibility requirements
should also be provided from a rear corridor or a rear
yard.
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4.1.17 PEDESTRIAN + CYCLIST ACCESS
Intent: New developments must provide appropriate
connections for both pedestrians and cyclists to ensure
comfort, safety and visibility.
• Pedestrian circulation that connects between
buildings and shared amenities, as well as links to
public streets and greenways should be provided.
• Ensure safe circulation by distinguishing areas for
walking and cycling from parking and vehicle traffic.
• The number of driveways and times driveways and/or
internal streets cross sidewalks should be minimized.
Provide lanes, wherever appropriate, to give parking
access that minimizes disruption to sidewalks, bike
routes and on-street parking.
• The comfort and interest of pedestrians on the
sidewalk and in public spaces should be provided for
through lighting, wayfinding, and seating.
usability and quality of a space. These materials
should be high quality and durable to provide safe
walking surfaces for users, with special consideration
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• Paving materials are an important aspect in the

for universal access.
Provide dedicated areas for pedestrian circulation and spaces
for relaxation, Source: AECOM.

• Entrances and edges should be emphasized, and
pedestrian pathways should be delineated with high
quality and decorative materials (e.g. stone pavers,
brick pavers, coloured concrete). Where the open
space is an extension of the public sidewalk, consider
materials that are compatible with those that are
typically found in existing patterns (e.g. a concrete
sidewalk with a decorative paving band along the
curb). Consider extending any special paving patterns
of adjacent City parks or open spaces to promote the
public nature of the space.
• Lanes and narrow streets should be pleasantly
designed and safe by indicating an edge between the
public street and private land.
• Short-term bicycle parking should be located in highly
visible, well-lit, accessible and weather protected
areas and at main entrances.

Ensure residents, employees and visitors are provided with
bicycle parking, Source: Georgia Straight
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4.1.18 VEHICULAR ACCESS + PARKING
Intent: Vehicle parking associated with a development
must be located and designed to reinforce a pedestrian
oriented neighbourhood character and scale.
• Underground parking has far less impact than above
grade garages and is recommended in all
developments to reduce potential pedestrian and
vehicular conflicts.
• Where below grade structures are not possible, above
ground parking structures should be located behind
active street level uses. Attention and detail should be
given to the design of the structure, including
incorporating decorative grating applied to any face
of the structure fronting a street, creative use of
colour and/or colourful landscaping.
• Underground parking entries should be designed to

MIXED USE
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be unobtrusive to the pedestrian environment.

Provide infrastructure for electric vehicle charging, Source:
Humber College

Screening and other architectural elements may be
used to lessen visual impact of parking entrances.
• Adequate space should be provided for vehicles to pull
in and wait at the parking gate while not obstructing
pedestrian or vehicular movement and creating
CPTED issues.
• Parking ramps should be positioned perpendicular to
the street or lane, not parallel to streets.
• Ramps should be placed so that they are contained
within the fabric of the building envelope.
• Parking should be accessed from a lane or secondary
street and ensure a continuous pedestrian interface
and neighbourhood quality on the primary street.
Where lane access is available, access to parking areas
or structures from a street will generally not be
permitted.

Parking located off of secondary street

• A secure and separate parking for residential and
commercial activities should be provided where both
share a parking structure.
• Underground parking for commercial uses should be

provided for electric vehicles to meet Electric Vehicle
Ready requirements (i.e. Level 1 wiring for low-rise

easily accessible, well signed and convenient for

residential and small commercial buildings, and Level

customers. Designated preferred parking spaces for

2 wiring for mid-rise residential and large commercial

green vehicles, such as electric vehicles, hybrids or
carpools should be provided in commercial areas.
• Infrastructure within parking areas should be

buildings).
• Appropriately sized and conveniently located parking
spaces should be provided in order to support
transportation options such as carpools and
cooperative car use.
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4.1.19 PRIVACY
Intent: Buildings must be designed to clearly delineate
between public and private spaces, while still creating
visual connections to the surrounding public realm.
• Commercial units at grade should present active uses
to the street along primary and secondary streets
with ample glazing.
• The recommended building setback of 3.0m (9’10”)
minimum from the property line is to provide space
for entrances into ground level residential units and
private outdoor space for the occupants. This space
can function as a porch, a patio, a deck, or a planting
buffer from the street. The space should be elevated
above street level slightly to provide some overlook
and greater privacy for the residents.
Design residential and commercial units to provide casual
overlook onto public spaces

• Residential façades should incorporate a high amount
of transparency at street level. Where patios are
slightly or may be screened with landscaping
elements to provide a degree of privacy while still
allowing street surveillance.

MIXED USE
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located along the street front, they should be elevated

• All mixed-use developments with residential units
should provide directly accessible private outdoor
spaces for all units. These spaces may include
balconies, terraces or patios.
• Fencing and screening should be consistent with the
overall site design and furnishings, and integrated
into any landscaped areas.
• There should be no solid walls and solid fencing
adjacent to private or public open space where safety
and security is an issue. In areas where solid walls are
unavoidable, care should be taken to ensure that
materials and form fits within the architectural style
of the larger development. Landscaping, screening
and other architectural techniques can be employed
to lessen the impact of solid walls or fencing. Chain
link fencing will not be permitted.
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4.1.20 SAFETY
Intent: New developments must enhance personal
safety and security through building siting, orientation
and design.
• Each development should provide a Crime Prevention
Through Environmental Design (CPTED) analysis
outlining the use of CPTED strategies in the design of
developments and buildings, including open space.
• Clear sightlines should be provided from within
buildings to the entryways so occupants can clearly
see outside before leaving the building. Design front
entries so they don’t create entrapment areas that are
not visible from indoors.
• Opportunities for visual oversight should be provided
from buildings onto adjacent streets or lanes, and
shared open space within the development.
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• All building entrances should be legible from the
street. Use public realm elements such as pathways,
pavements, gates, lighting and landscaping to guide
the public to and from entrances and exits.
• Ownership and intended use should be clearly
defined through obvious design cues such as low
fencing, benches and paving patterns/materials.

Shared open space with visual connections to and from units,
Source: Canadian Architect
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4.1.21 ENERGY CONSERVATION
Intent: Building energy performance must be
optimized by employing passive strategies and where
possible using energy from renewable sources.
• New buildings should use energy efficient heating, air
conditioning and ventilation systems.
• Passive design principles should be used to lessen
energy input to cool in hotter months and heat in
colder months. Building energy consumption can also
be reduced by encouraging use of alternative energy
sources and the use of high quality durable materials
with a long lifespan.
• The orientation and massing of buildings should
maximize opportunities for passive solar heating and
cooling, solar hot water and photovoltaics, and
natural lighting and ventilation. Where possible,

reduce heating and cooling loads and provides amenity space,

situate the long axis of major building elements in

Source: Kirsten Bucher

the east-west direction.
• Buildings should have units with exterior ventilation
(operable windows) on two sides to encourage passive

ENERGY CONSERVATION
The City of New Westminster is committed to
energy conservation in building and design with a
number of policies, plans and programs aimed at
energy and greenhouse gas emissions reduction.
ENERGY SAVE NEW WEST is a community energy
program designed to improve the energy
efficiency and reduce greenhouse gas emissions
of residential homes and businesses in New
Westminster.

cooling through cross ventilation.

MIXED USE
NODES

Landscaping rooftops reduces urban heat island effect, can

• Exterior shading devices should be used to manage
heat gain from solar exposure. These may be
adjustable, such as retractable canopies, or fixed,
such as projecting roofs, deep balconies, light shelves,
fixed fins and similar features into building design to
shade during the summer but provide solar access in
winter.
• Strategies should be used to facilitate passive heating
in cooler months and reduce unwanted heat gain in
summer months. A solar heat gain coefficient of 50%
or better is encouraged for south or west facing
windows to maximize solar gain during winter.
• Encourage glazing technologies that allow daylight
penetration into buildings and minimize heat
conduction (i.e. double or triple glazing).
• Where possible, install solar panels, wind turbines,
geothermal pumps or other devices that generate
renewable energy on-site. “Solar ready” design is
encouraged to extend energy production later.
• Methods for improving building air tightness and
overall thermal performance of the building envelope
are encouraged.

NEW WESTMINSTER OFFICIAL COMMUNITY PLAN — Development Permit Areas: Mixed Use Nodes

237

4.1 UPTOWN
ENVIRONMENT

4.1.22 WASTE MANAGEMENT
Intent: Building design, construction and operation
must focus on reducing waste and promoting resilient
materials and recycling efforts.
• New developments should provide on-site recycling
and waste receptacles in locations that are adequately
sized and convenient for collection and pick-up. 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.
• Encourage the installation or provision of space for a
multi-stream (compost, recyclable, waste) collection
facility in all residential units and/or in common
areas in buildings.
• Separate storage space for all commercial units that is

MIXED USE
NODES

well located, adequately sized and properly ventilated

Trees and other landscape elements can be used to screen noise,
Source: PWL Partnership

should be provided.
• The garbage/recycling/compost facility should be
located in a secure, well designed, screened area.
• Space should be provided to store bins when waiting
for pick up to avoid bins being left on the street.
• The impact of odour from these areas should be
reduced through careful location and an enclosed and
properly ventilated design integrated within the
building.

4.1.23 NOISE
Intent: Buildings are encouraged to utilize noise
abatement techniques to minimize impacts from
adjacent transportation activities.
• Leading edge technical approaches to noise
abatement should be used in residential building
construction (e.g. fresh air ventilation alternatives to
open windows, acoustically rated glazing) including
on balconies (e.g. sound absorption materials and/or
barriers).
• Each application to develop residential dwellings
adjacent to truck routes or train tracks must provide a
report prepared by persons qualified in acoustics and
noise measurement, demonstrating compliance with
CMHC noise standards for habitable areas (i.e. max.
35 decibels for bedrooms, max. 40 decibels for living
dining and recreation rooms, and max. 45 decibels for
kitchen, bathrooms, hallways and utility rooms).
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4.1 UPTOWN
HERITAGE + SIGNAGE

4.1.24 HERITAGE
Intent: Heritage elements must be recognized,
preserved and enhanced to strengthen neighbourhood
history and character.
• Each development should follow the Standards and
Guidelines for the Conservation of Historic Places in
Canada for all physical work to heritage assets.
• When possible, reuse historic artifacts on
redevelopment site.
• New materials should be harmonious with the
historic context, and original materials should be
maintained where possible.
• New construction should be compatible with

HERITAGE REVITALIZATION AGREEMENT
A project including a heritage asset may be able
to take advantage of conservation tools such as
a Heritage Revitalization Agreement (HRA). This
tool is a site specific agreement that provides
long-term legal protection of a site in exchange
for agreed-upon variations to the Zoning Bylaw.
This could include incentives, such as an increase
in density or reduced parking requirements,
which would make it viable to conserve assets
with heritage merit. The terms of an HRA strive
to balance private with public interests, heritage
conservation with livability and housing choice.

adjacent heritage materials and complement any
existing heritage pattern and scale of the streetscape
by providing an appropriate transition between
differing scales and heights of neighbouring
• New construction should respect and enhance the
quality of neighbouring heritage buildings by using
similar building proportions. The first storey will
maintain a similar articulation to the heritage
buildings on either side and upper storeys should
respect the decorative details and articulation of
neighbouring heritage buildings.

• A comprehensive sign plan should be provided for all
new developments.

MIXED USE
NODES

buildings.

4.1.26 SIGNAGE
Intent: Provide signage that is clear and visible without
being visually obtrusive.

• Signs should be designed to be consistent with the
architectural style, scale and materials of the
development and its surrounding context.
• Signs should be integrated into the detailing of the

• New buildings in proximity to heritage assets should
be designed to be compatible with their historical
context without literally imitating older building

building, but subordinate to the overall building
composition.
• Signs should be visible from the street without being

styles. In these cases, new buildings should provide an

visually obtrusive. Signs should be designed so that

original interpretation of the traditional building

the size, location and information is oriented to

style (i.e. draw inspiration from fundamental design
characteristics) while continuing to reinforce
traditional development patterns and rhythms.

pedestrians.
• Signs should be appropriately lit and visible at all
times. To achieve this, use of indirect lighting from
fixtures integrated into the design of the building is
encouraged.
• Signs should add to the interest of the building and
respect the historic character of the area, and not
create visual clutter.

Residential and commercial signage, Source: Westbrook
Properties
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Appendix "B"
Applicant Design
Rationale

YAMAMOTO ARCHITECTURE

DATE

August 24th, 2017
TO

City of New Westminster, Development Services Department
511 Royal Avenue
New Westminster BC V3L 1H9
ATTN

Rupinder Basi

Dear Rupinder,
Re: DESIGN RATIONALE; 618 - 640 West 6th Street
OONTEXT

The site includes the entire western side of 6,h street bound by Princess Street to the south and 7,l1 Avenue to the north.
To the north across 7,h Avenue is a two storey commercial building. 7,h Avenue is also a bike route, with a bicycle lane
integrated on the northern side of the street. To the south across 6fhAvenue is a twenty storey mixed-use building with
apartments over ground and second level retail and office. To the east across 6th Street is a series of mixed-use and
commercial buildings with varying street-wall and overall height.
To the west and sharing the western property line with the site is a 13 storey apartment complex. A parkade access
ramp and bridge providing access to parking for the site to the south is located immediately adjacent to the southern
portion of the west property line.
The site is located in the Uptown Mixed Use Node within the New Westminster Official Community Plan. We have
followed the Guidelines in terms of Mixed Use Nodes, and Residential Highrise. However, as discussed below the
proposal deviates in some ways from the Guidelines.
PROGRAM AND SITE PLANNING

The proposal is for a 30 storey, mixed-use tower that incorporates 68 rental units, and 169 market apartments. The
rental units will be managed by the building owner, but will be completely integrated within the market building. Both
renters and owners will share the entry lobby, elevators, and a single residential entrance. They will also share large
indoor amenity facilities, and a large outdoor amenity area located on the roof of the three storey podium. A large
number of family-oriented units are proposed, for both renters and owners. Rental units are proposed from levels 2-7,
with market apartments from levels 8-30. The residential lobby is located off of 7,h Avenue, where it helps to create a
transition from the commercial nature of 6th Street, to the more residential neighbourhood to the northwest.
The ground level of the proposal is for a mix of retail units, including larger tenants at the building corners and smaller
tenants in the middle. Ultimately, the layout of the CRU demising will occur as the project proceeds and future tenants
are enlisted. With the residential lobby located off of 7th Avenue, we have tried to maintain large corner retail spaces
that can activate small corner plazas that are proposed for both the southeast and northeast corners of the site.
Parking and loading access is from Princess Street at the southwest corner of the site. There is no lane servicing the
site, and the proposal effectively creates a lane on-site to facilitate loading and access to the underground parking.

202 - 33 East 8th Avenue Vancouver, BC VST 1R5

T 604 731 1127 F 604 731 1327

yamamotoarchitecture.com

MASSING STRATEGY
T h e p r o p o s a l a i m s t o c r e a t e a s i m p l e , e f f ic i e n t , a n d e l e g a n t t o w e r w i t h a s t r o n g , s t r e e t - d e f i n i n g p o d i u m . W h i l e
the relationship of the tower and podium does not strictly follow the guidelines, we feel that the proposal
captures the intent of the guidelines to provide an enhanced and dramatic pedestrian realm.

The Mixed Use
Guidelines suggest a
three level podium
with set-back tower
above.

To recognize the
importance of Sixth
Street as a
commercial "High
Street", and of
Seventh Avenue as a
greeway and bicycle
route, our proposal
sets back the streetwall away from the
property lines in order
provide a more
generous pedestrian
realm.

i

XU"'
GUIDELINE MASSING

ENHANCED SIDEWALKS

The tower volume is
split in order to create
a more articulated,
slender proportion.
The tower is
expressed as two
slabs with a
southeast-southwest
orientation that will
benefit from passive
solar gain in winter.
Large balcony
overhangs running
the entire width of the
southeast fagade will
provide solar shading
in summer.

fesT

.•-<

NARROWED TOWER PROPORTIONS

- Corners of the ground
level of the building are
pushed in to provide
small plazas and to
accommodate
additional space for an
existing bus stop

1

SCULPTED PODIUM FOR ENHANCED PLAZA AREAS

^4^
ARTICULATED TOWER HEIGHT

The base is further
articulated to integrate
the commercial and
residential amenity
space into a sculptural
element.

>V

''I

- The residential entry is
recessed behind a small
plaza at the northern
corner of the site

The two tower slabs
have different heights
to further emphasize
their thinness, and to
create a more
interesting skyline

OCP COMPLIANCE AND DEVIATIONS FROM GUIDELINES
MIXED USE NODES
1. The proposal will greatly e n h a n c e neighbourhood connections, not only by providing new rental a n d market
housing, but by creating wide pedestrian areas and plazas that can accommodate spill-out uses of retail space
and small public plazas
2. The proposal includes a three storey street-wall, as directed by Planning and the Guidelines. Balconies
overlooking t h e s t r e e t level will b e s e t - b a c k into t h e podium massing, in order to reinforce t h e street-wall while
providing opportunities for overlook and connections between residents and pedestrians
3. We have proposed a single tower that is set- back on a three-level podium. The tower is located more than
90' away from any adjacent tower, a s per the Guidelines. The residential lobby is located where it provides a
good transition to the residential neighbourhood to the west. Parking and loading access is located adjacent to
a parking a c c e s s structure, in a location where it will not impact livability of adjacent homes.
4. The commercial space at grade is designed to be flexible, and to accommodate larger retail spaces at the
building corners adjacent to the proposed, small corner plazas.
5. Aside from the social and community sustainability created by the mixed-use nature of the building and its
users, w e will develop t h e building technology to b e sustainable. The project developers have a proven record
of building sustainable buildings. The proposed building has been oriented with passive solar strategies in
mind, including southeast-southwest orientation, and solar shading in the form of residential balconies.
Stormwater detention strategies will b e developed and evolve through t h e Rezoning and Development Permit
process, and with further consultation with Engineering.
6 . The proposal greatly e n h a n c e s t h e public realm. It will create a full block of improved sidewalks, small plazas
at three corners of the site, ample seating, and active retail uses at grade that can spill out onto the outdoor
spaces.
7. Safety and security measures are built into the proposal, and incorporate passive surveillance, hierarchy of
private spaces, and integration of residential uses.

We are excited to submit this proposal. While we have deviated from some elements of the Official Community
Plan Guidelines, we feel that the result is a compelling building that achieves the intent of the Guidelines. The
project creates a sustainable model of truly integrated market and rental housing and provides an active and
enhanced public realm.

Yours truly.

Taizo Yamam'oto Architect AIBC

LANDSCAPE ARCHITECTURE

Landscape Design Rational
August 28, 2017

MIXED-USE RESIDENTIAL, SIXTH STREET, NEW WESTMINSTER, BC

The landscape designs for this new mixed-use commercial and residential project look to
c r e a t e i n t e r e s t i n g n e w s p a c e s t h a t s u p p o r t life a t t h i s c e n t r a l c i t y l o c a t i o n . G r o u n d le ve l
s p a c e s l o o k t o s u p p o r t a c t i v e s t r e e t life, a n d u p p e r l e v e l s a l l o w f o r m u l t i p l e r e s i d e n t i a l
a c t i v i t y o p t i o n s . T h e p r o j e c t r e f e r e n c e s i n t e r e s t i n g local p r e c e d e n t s , w h i l e s e t t i n g a m o d e r n
new design expression.
Street level forms help establish a generous and diverse street form. The deep setback of the
building face allows for layered landscape forms, which highlight and support commercial
a n d s t r e e t life f u n c t i o n s . T h e w i d e n e d p l a z a p o r t i o n s a t e a c h e n d o f t h e s t r e e t p e r m i t
opportunities to host different urban activities. Elements are arranged to allow for
flexibility, a n d t o s u p p o r t t h e w i d e s t v a r i e t y of u s e s .
Upper levels of the building have useful private and semi-public spaces for building
r e s i d e n t s . In a d d i t i o n t o l a r g e p r i v a t e p a t i o s , e x t e n s i v e o u t d o o r a m e n i t y s p a c e s p r o v i d e
d i f f e r e n t r o o m s f o r m u l t i p l e r e s i d e n t g r o u p s . T h e S o u t h e r n e n d o f t h e r o o f le ve l s u p p o r t s a
v e r y l a r g e u r b a n a g r i c u l t u r e a r e a , i n a d d i t i o n t o k i d s play, l o u n g i n g , a n d BBQ a m e n i t i e s . At
t h e t o w e r a m e n i t y s p a c e a l a r g e o u t d o o r d e c k p r o v i d e s a n a m a z i n g v i e w d e c k , w h i c h will
h a v e flexibility t o s u p p o r t d i f f e r e n t r e s i d e n t i a l e v e n t s .
D e t a i l e d m a t e r i a l s r e f e r e n c e b o t h local l a n d m a r k l a n d s c a p e s p a c e s , a s w e l l a s h i s t o r i c
references. Use of strong, bold timber and stone materials are executed in a clean, modern
aesthetic. The patterning helps both to establish edges to different areas in the landscape,
but provide visual cues of special elements.
A strong, interesting landscape design looks to provide support to an interesting
a r c h i t e c t u r a l f o r m . T h e d e t a i l i n g will b e fitting t o t h e city, a n d t h e b u s y u r b a n a r e a , a n d
become a strong example for New Westminster of urban design.

C o n n e c t L a n d s c a p e A r c h i t e c t u r e Inc.

2305 HEMLOCK ST, VANCOUVER. BC, V6H 2V1

604.681.3303.

WWW,CONNECTLA.CA
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