ADVISORY PLANNING COMMISSION
Tuesday, Dec 3, 2013 5:30 p.m.
Committee Room No. 2

AGENDA
Page
1.0

ADDITIONS TO AGENDA

2.0

ADOPTION OF MINUTES

2.1

Adoption of the Minutes of November 19, 2013 (On-Table)

3.0

INFORMATION PRESENTATIONS

3.1

97 Braid Street
OCP00007
An application has been received to amend the Official Community Plan (OCP) to
allow for a complete, mixed use, sustainable and transit-oriented master planned
community at 97 Braid Street. The redevelopment of the subject site will require an
amendment of OCP in order to change the land use designation and to create a new
Development Permit Area and design guidelines.

3

3.2

430 Boyd Street
REZ00073
An application has been received to rezone the property at 430 Boyd Street from
Light Industrial Districts (M-1) to Queensborough Townhouse Districts (RT-3) order
to construct a 80 unit townhouse development.

pg

4.0

REZONING

4.1

1110 Ewen Avenue & 240 Jardine Street
REZ00058
An application has been received to rezone the properties at 1110 Ewen Avenue
and 240 Jardine Street in order to:

5:35 pm

6:30 pm

a) Rezone a portion of the property addressed as 1110 Ewen Avenue and all of
240 Jardine Street from Queensborough Neighbourhood Residential
Dwelling Districts (RQ-1) and Commercial Hotel Districts (C-7) to
Queensborough Townhouse Districts (RT-3). The 1.23 acre townhouse
development would have 34 units.
b) Rezone the 1.24 acre remainder of 1110 Ewen Avenue site from Commercial
Hotel Districts (C-7) to Community Commercial Districts (Mid Rise) (C-2A).
Under the C-2A zoning the Queens Hotel would continue to operate in its
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current form. The change in zoning from a Hotel specific zone to a general
commercial zone which allows a hotel among other commercial uses would
allow a greater range of commercial uses for the current building and
neighbourhood scale redevelopment options in the future.
4.2

843 Ewen Avenue
REZ00071
An application has been received to rezone the property at 843 Ewen Avenue
from Queensborough Neighbourhood Residential Dwelling Districts (RQ-1) to
Queensborough Townhouse Districts (RT-3A) in order to develop a 68 unit
townhouse development.

5.0

NEW BUSINESS

6.0

REPORTS AND INFORMATION

6.1

Master Transportation Plan Advisory Committee Update – Standing Item
(Ken Williams)

7.0

CORRESPONDENCE

8.0

NEXT MEETING
January 21, 2014 (in Committee Room No. 2)

9.0

ADJOURNMENT
Please contact Julia Dykstra to confirm your attendance 604-515-3767 or
jdykstra@newwestcity.ca
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the Advisory Planning
Commission

Date: December 3, 2013

From:

Beverly Grieve,
Director of Development Services

File:

Subject:

Proposed Official Community Plan Amendment and Development of
Master Plan for 97 Braid Street (Sapperton Green)

OCP00007

PURPOSE
An application has been received to amend the Official Community Plan to allow for a
complete, mixed use, sustainable and transit-oriented master planned community at 97
Braid Street.
The redevelopment of the subject site will require an amendment of the Official
Community Plan (OCP) in order to change the land use designation of the site and to
create a new Development Permit Area and design guidelines. Community engagement
on this project is already underway, and the purpose of this report is to bring the
Advisory Planning Commission up to date on the proposal now that a formal application
has been received.
SITE INFOMATION
Applicant
Planning Consultant to the Applicant
Owner
Current OCP Land Use Designation
Proposed OCP Land Use Designation
OCP Development Permit Area
Current Zoning
Site Size

Document #488615

Bentall Kennedy
Brook Pooni Associates Inc.
BC Investment Management Corporation
BP – Business Park
To Be Determined Through Consultation
#3 Brunette Industrial / Business Park
CM-1
38.35 Acres (155,216 sq m / 1,670,729 sq ft)
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APPENDICES ATTACHED TO THIS REPORT

1
2

Title
Workshop Summary Report and
Display Boards
Site Context Map

3
4

Title
Text of Existing Official
Community Plan Designation
OCP Amendment Applicant
Submission Materials

BACKGROUND
In 2010, applications were received for Development Permits for two five-storey office
buildings at the southeast corner of the subject site (see Site Context Map in Appendix 3).
These applications were reviewed by the Advisory Planning Commission at the time.
Each building is proposed at 17,837.38 sq. metres (192,000 sq. ft.) for a total of
35,674.77 sq. metres (384,000 sq. ft) in floorspace. Those applications have completed
the design review process but the Development Permits have not yet been issued as the
applicant is seeking appropriate tenants for the proposed space.
On March 14, 2011, a report was presented to Council which outlined growth projections
for the Sapperton neighbourhood and planning principles for the master plan and
consultation process of the subject site. The planning principles endorsed by Council at
that time are as follows.
Land Use Principles:
x Promote a vibrant transit oriented development that has a mix of land uses,
including office, commercial and residential.
x Promote employment uses on the site, including opportunities for large floor plate
office buildings and research and development.
x Ensure high quality design of buildings and attention to streetscape details.
x Promote land uses which are synergistic and supportive of the health and
education sectors, particularly Royal Columbian Hospital and Douglas College.
x Promote the development of land uses which provide shops and services to
employees working in the vicinity as well as surrounding residents.
x Promote a diversity of residential types, including a mix of unit sizes and tenures.
x Include elements of built form that will convey a sense of arrival and the gateway
to New Westminster.
x Include important spaces for gathering and public social events.
Transportation Principles:
x Capitalize on the superior transit location and infrastructure at Braid Station.
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x Mitigate the impacts of the transportation corridor on land uses.
x Provide new and improve existing pedestrian and bicycle linkages to Sapperton
specifically and the rest of the City generally.
x Provide safe, convenient and attractive pedestrian and cycle routes throughout the
site and specifically to the Braid Station.
Parks and Green Space Principles:
x Develop landscape strategies, including development of open space and
streetscape designs to complement built fabric and enhance urban livability.
x Connect Hume Park and Brunette Creek through an improved Greenway
connection.
x Enhance the relationship between Hume Park and the site by providing park-like
incursions of green space into the site and attractive connections and routes
between Hume Park and the development site.
Environmental Principles:
x Enhance Brunette Creek as a regionally significant, environmentally sensitive
watercourse.
x Improve the existing Greenway along the Brunette River and provide attractive,
safe and convenient connections to the Greenway from the site and surrounding
neighbourhood.
x Integrate habitat restoration in the Brunette River watershed and enhance the
initiatives of various community groups,
x Include recommendations in the Brunette Basin Watershed Management Plan to
protect and enhance the integrity of the aquatic and terrestrial ecosystem of the
watershed.
Social Principles:
x Ensure the adequate provision of facilities and amenities for the social needs of
employees and residents who will live at the new development as well as residents
in the Sapperton neighbourhood with specific consideration to educational needs,
child care, health needs, safety and crime prevention.
x Collaborate with the School District and the parent community in developing the
master plan for the site.
Since March 2011, the applicant has been engaging with the community at a high level
working towards the preparation of a master plan. This engagement consisted of a
number of open houses, a community charrette, the formation of a Community Advisory
Group and consultation with the McBride Sapperton Residents’ Association as well as
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other interested agencies and community groups. The Community Advisory Group has
been established to include a wide range on stakeholders including:
x
x
x
x
x
x
x
x
x
x
x

City of New Westminster
Royal Columbian Hospital Foundation
Fraser Health
TransLink
New Westminster School District
Hume Park School Parent Advisory Council
McBride-Sapperton Residents’ Association
Sapperton Business Association
Sapperton Fish and Game Club
Bentall Kennedy
Members at Large – community members and people who participated in the open
house or workshop

Community participation has been high and there has been general support of the high
level principles developed at these meetings. A Workshop Summary Report and display
boards are attached in Appendix 1.
The item which was most commonly identified as a challenge to site development was
traffic and site access. As such the development team has spent two years working with
the Ministry of Transportation and Infrastructure and TransLink to achieve an option for
an additional access point to the site off of the Braid Street / Highway #1 overpass. This
additional access point was brought back to a community open house in June 2013 and
was generally well received.
With that additional access option, the development team is ready to reengage the
community and work towards a more detailed master plan, including design guidelines
and an Official Community Plan amendment.
PROPOSAL
The applicant is proposing to develop a complete, mixed use, sustainable and transit
oriented master planned community. The development of this community would be
guided by a master plan for the site. Implementation of this master plan will involve an
amendment to the Official Community Plan (OCP), the development of Design
Guidelines and future rezoning. This application will address the OCP amendment and
the development of Design Guidelines. Rezoning will follow the completion of the OCP
process.
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The applicant has provided the following vision statement in their proposal about the
proposed Sapperton Green master planned community:
Sapperton Green is envisioned as a vibrant urban neighbourhood that integrates a
complementary mix of residential, retail, office and community uses to create a
compact, complete neighbourhood. This transit-oriented master planned
community will celebrate the history of the site and Sapperton. Supported by
sustainable development objectives, it will reunite the larger Sapperton community
with the Brunette River and surrounding greenway.
The applicant’s letter of intent is attached as Appendix 2 and the OCP Amendment
Applicant Submission Materials is attached as Appendix 5.
SITE AND NEIGHBOURHOOD CONTEXT
The subject site, being referred to as Sapperton Green, is a 38.35 acre site located at the
south eastern gateway to the City at the corner of Braid Street and Brunette Avenue. The
Brunette Avenue / Highway #1 interchange is directly adjacent to the site. The Braid
Street Skytrain Station is also located on the subject site. This site is also located at the
intersection of the Central Valley Greenway and the Brunette Fraser Greenway. Access
to the site is currently from the south side of the site on Rousseau Street. The site is
located within the Brunette Creek Planning Area.
The subject site was first developed for use by the BC Distilleries in the early 1910s and
was used for this purpose up until the late 1970s. In the 1980s, the site was then used as a
large warehouse for Woodward’s. The site continues to be used for various warehousing
uses today.
To the north of the subject site is Brunette Creek, Hume Park, Canadian National Rail
lines, power transmission lines and Highway #1. To the east of the subject site, across
Brunette Avenue, is the Brunette Creek Industrial Area with most sites zoned for and
used for heavy industrial uses. To the south, across Braid Street, are several properties
zoned and used for light industrial and commercial service uses. To the west of the site is
Hume Park, Hume Park Elementary School and single detached residential properties.
This is a unique site in the region because of its size, adjacencies to a variety of
transportation infrastructure. It is also near to natural, ecological and recreation amenities,
including Hume Park, regional greenways and the Brunette River. A site context map is
attached in Appendix 3.
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POLICY CONTEXT
There are many policy documents which provide context for the proposed master planned
development of the subject site at the City level and also at the regional level. These
policies will be discussed in greater detail in the Discussion section of the report below.
Regional Policies
x Metro Vancouver Regional Growth Strategy (2011)
x TransLink Regional Transportation Strategy (Under review)
x Metro Vancouver Brunette Basin Watershed Plan (2001)
City Of New Westminster Policies
x
x
x
x
x
x
x
x
x
x

Official Community Plan (Consolidated 2012)
Brunette Creek Neighbourhood Plan (2002)
Envision 2032 (2013)
Livable City Strategy (2008)
Affordable Housing Strategy (2010)
Secured Market Rental Housing Policy (2013)
Master Transportation Plan (Under review)
Braid Station Land Use and Vision Study (2005)
Child Development Hubs - Eastside Hub Needs Assessment (2012)
Community Energy and Emissions Plan (2011)

DISCUSSION
Land Use, Density and Height Considerations
The subject site is currently designated (BP) Business Park in the Official Community
Plan (OCP) and is also contained within the Brunette Creek Neighbourhood Plan. The
subject site is also located within the existing #3 Brunette Industrial / Business Park
development permit area.
The specifics of the OCP land use designation, the land use goals and recommendations
from the Brunette Creek Plan, and the Development Permit Area goals and objectives are
attached in Appendix 4.
The development of this master planned community will require an amendment to the
OCP. The current land use designation, (BP) Business Park, is not conducive to a large
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scale mixed use master planned community. A new land use designation for the site will
need to be created through the consultation process.
The consultation process to date has developed some high level concepts for placement
of land uses and density. The high level land use concept for the site includes the
following:
x South east corner of the site includes the existing development permits for five
storey office buildings. Opportunities have been included in this area for retail and
residential uses. The retail uses could anchor the corners of this building at
Rousseau Street corner and also adjacent to Braid Skytrain Station. The residential
use has been included to allow for the potential inclusion of rental residential
units.
x West side of the site includes residential uses to complement the existing low
density residential neighbourhood and Hume Park. These uses would see a variety
of built forms and densities.
x The middle of the site has been identified as a large mixed use zone which will
accommodate commercial office, retail and residential uses. This area is the core
the proposed community and is directly adjacent to the Braid Street Skytrain
Station. While this area is labeled as mixed use, there is an expectation that a large
percentage of the employment generating uses will be located in this area. The mix
of uses in this area would allow for transition between the retail and office use to
the residential use at the western side of the site.
The land use plan for the proposed development will have to be further refined through
the consultation process. A map of the proposed land uses is included in the OCP
Amendment Applicant Submission Materials attached in Appendix 5.
The high level concept for density is proposed to increase on a gradation starting with
lowest densities at the south west portion of the site (near Braid and Wilson Streets) and
increasing north east through the site with highest densities located north of the Braid
Street Skytrain Station. This concept is also illustrated well in the OCP Amendment
Applicant Submission Materials attached in Appendix 5.
Height, while similar to density, has not be finalized in the submitted proposal and would
need to be further refined through the consultation process. The applicant has provided a
height analysis which includes views and photographs from around the city and shows
the impact various heights on the development site would have in these locations. The
analysis is provided in the OCP Amendment Applicant Submission Materials attached in
Appendix 5.
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Design
Due to the scale of the proposed development and its context within the Sapperton
Neighbourhood and the City, staff recommends that Development Permit Areas be
developed for the proposed master plan. These Design Guidelines should reinforce the
principles developed for the master plan and should make use of the following
Development Permit Area categories in the Local Government Act:
x protection of the natural environment, its ecosystems and biological diversity;
x establishment of objectives for the form and character of commercial, industrial or
multi-family residential development;
x establishment of objectives to promote energy conservation;
x establishment of objectives to promote water conservation;
x establishment of objectives to promote the reduction of greenhouse gas emissions.
The applicant’s submission expresses a strong commitment to quality urban design,
habitat protection and rehabilitation, sustainable site development, building and
landscape practices with a special consideration to include a responsible approach to
water use, stormwater management, energy and waste management. Further community
consultation should continue to expand on these principles for inclusion within
Development Permit Area guidelines.
Housing Considerations
There is an opportunity with the proposed master plan and Official Community Plan
amendment to increase the rental housing stock and to meet the goals and objectives of
the Affordable Housing Strategy and the Secured Market Rental Housing Policy. The
interest of the ownership group is to retain long term ownership of a large amount of the
site in order to generate income over the long term. This ownership model works well
with rental units as they will continue to provide income in the long term.
Transportation
This site is uniquely positioned from a transportation perspective as it has Braid Street
Skytrain Station located directly on the site, is directly adjacent to a major vehicle
corridor and is adjacent to both the Central Valley and Brunette Creek Greenways.
Vehicle access was identified by the community as the primary challenge to overcome
for the proposed development site. The only existing access to the site is by Rousseau
Street. Rousseau Street is served by Braid Street which becomes congested during peak
hours. This would mean that the proposed development would add more pressure on an
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already busy Braid Street and would mean that access to the site would be difficult during
these times of the day.
The development team worked for several years with TransLink, the Ministry of
Transportation and the City in developing an alternative access option. The outcome was
that an alternative access point was off of the Brunette / Highway #1 overpass that all
agencies would be willing to consider as part of the site proposal.
Economic Development
The Livable City Strategy (LCS) is the City Of New Westminster’s economic
development strategy. The Livable City Strategy aims to:
x Identify where jobs, investment and non-residential tax revenue will come from in
the future;
x Identify untapped economic development opportunities;
x Encourage new economic development to help share the cost of improving the
community;
x Increase New Westminster’s share of regional employment growth.
There is an expectation that this site will be used to provide a large amount of space for
the development of employment generating uses. This expectation is reflected in the
goals for the master plan process and more details on the amount of space dedicated to
employment generating uses and location will be determined through the consultation
process.
Further, it is expected that future business at the site will benefit from City initiatives
related to the Intelligent City program, such as the installation of fibre technology. This
infrastructure should attract businesses that require advanced connectivity capabilities.
Environmental
The site is located directly adjacent to the Brunette River which is an important,
regionally significant ecological habitat location for salmon and other aquatic and nonaquatic species. As indicated in Metro Vancouver’s Ecological Health Action Plan, 2011,
the natural habitat around the lower Brunette River has been severely compromised over
the years and is limited by poor water quality, low summer base flows, a poor distribution
of area suitable for rearing and relatively poor in-stream cover and habitat diversity.
There is an opportunity with the proposed master plan development to assist in the
restoration work started by community volunteer groups such as the Sapperton Fish and
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Game Club. Staff from MetroVancouver will be involved in reviewing opportunities for
ecological enhancement of the Brunette River area.
District Energy
District energy is being investigated by the City of New Westminster as a means to
reduce greenhouse gas (GHG) emissions through the introduction of renewable sources
of heating for buildings, and as a long-range investment in sustainable infrastructure.
Identifying viable district energy opportunities and establishing a supportive policy and
regulatory framework is strongly supported by the City’s Envision 2032 sustainability
framework and is one of the top implementation priorities from New Westminster’s
Community Energy and Emissions Plan (CEEP). This has resulted in a series of
feasibility studies that have examined the technical and financial viability of a future
district energy system serving the Royal Columbian Hospital and future residential and
commercial development in the Sapperton area.
The proposed core service area for the Sapperton District Energy System would initially
include Royal Columbian Hospital and the proposed Sapperton Green project, with
potential extension to other residential and commercial developments in the area over
time.
Through use of renewable energy, the District Energy System would reduce GHG
emissions by 70-80% at full buildout of the area, representing an annual reduction of
between 5,600 to 8,200 tonnes of GHG emissions (tCO2e / year).
As technical and economic feasibility investigations have proceeded during the past 12
months, City staff have periodically met with key stakeholders (including the applicant)
to update them on progress and present findings from the study. The applicant has
confirmed willingness to work with City staff on the technical aspects of connecting
Sapperton Green to a future district energy system as the development proceeds.
Parks and Green Space
The subject site is well located for access to parks and green space. It is located directly
adjacent to Hume Park and adjacent to both the Central Valley and the Brunette Creek
Greenways.
A master planned community of this size will have a significant impact on existing parks,
as well as other green spaces in the community. The impact of the additional population
on Hume Park will need to be evaluated and opportunities to expand and/or enhance the
park space will be examined. There are opportunities to integrate the adjacent regional
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greenways into the site and to have them integrate seamlessly with other modes of transit
already onsite.
Social Impacts and Amenities
Additional population will create demand for school and recreation facilities, child care
centres, community meeting spaces and other social infrastructure. The demand for
additional school and service capacity created by the proposed development will need to
be determined so that additional facilities can be provided so as not to over burden
existing infrastructure. This can occur once more details have been determined on the
number of dwelling units and the amount of commercial floor space proposed.
Regional Growth Strategy
The Regional Growth Strategy designates the site as General Urban. This designation is
intended for residential neighbourhoods and centres that are supported by shopping,
services, institutions, recreational facilities and parks. Within General Urban areas, higher
density trip-generating development is to be directed to Urban Centres and Frequent
Transit Development Areas.
Frequent Transit Development Areas are overlays in the General Urban areas that provide
for concentrated growth in higher density forms of development along the Frequent
Transit Network. These areas are characterized by higher density residential, commercial
and mixed uses and may contain community, commercial and institutional uses. Urban
design promotes transit oriented communities. It is expected that the City of New
Westminster’s Regional Context Statement will propose the designation of the Sapperton
Green area as a Frequent Transit Development Area.
APPLICATION PROCESS
1. Preliminary Report to Council; (November 4, 2013)
2. Community Advisory Group meetings and Open House to explore land use and
density options (November to December 2013)
3. Application presented to the Advisory Planning Commission (APC) for
information and input (December 2013)
4. Application presented to the New Westminster Design Panel for information and
input (December 2013)
5. Council in Committee of the Whole Update (January 2014)
6. Informal referral to MetroVancouver, School District, City of Coquitlam and
other agencies (January / February, 2014)
7. Community Advisory Group meetings and Open House to explore preferred
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option (February 2014)
Council in Committee of the Whole Update with results of consultation process
and referral of draft document to MetroVancouver, School District and
surrounding municipalities (February 2014)
Preparation of Bylaw and Official Community Plan (OCP) document (April
2014)
APC consideration (May 2014)
Council in Committee of the Whole- Local Government Act Section 879 OCP
formal consultation period and First and Second Reading of Bylaw (May 2014)
Public Hearing and Third Reading of Bylaw (June 2014)
Approval by Ministry of Transportation and Infrastructure.
Final Adoption

Beverly Grieve,
Director of Development Services

Michael Watson,
Planning Technician
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Enhanced livability
Innovative and creative response to neighbourhood context and
character
Create greater housing choice and affordability
Inspire more socially vibrant and attractive neighbourhoods

t
t
t
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Infill: locate on vacant or underutilized land
Transit Oriented: create high level of connectivity and accessibility
Mixed Use: mix residential, retail/service, office, and
entertainment uses within a compact space
Great Urban Design: ensure a walkable community for everyone

t
t
t
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Incremental: implement gradual change over time

t

How do we create a Complete Community?

Cornerstone of community sustainability and Smart Growth

t

Characteristics of a Complete Community

a complete community

Sustainability
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APPENDIX 3
OFFICIAL COMMUNITY PLAN LAND USE DESIGNATION AND
DEVELOPMENT PERMRIT AREA GUIDELINE AND BRUNETTE
CREEK NEIGHBOURHOOD PLAN LAND USE GOALS AND
RECOMMENDATIONS
The Official Community Plan describes this designation as:
This area will include business park and related uses, including non-population
dependent office uses and/or public transportation facilities. If in the Brunette
Creek neighbourhood, residential uses will also be considered with this
designation.
The subject site is located within the Brunette Creek Neighbourhood Planning area and is
contained within the Brunette Creek Neighbourhood Plan and contains the following
goals and recommendation in respect to land uses:
The area designated as "Business Park" on Map 2 will be developed in a manner that
supports people living, doing business and accessing recreation opportunities on site and
in the area around it.
3.1

3.2
3.3
3.4
3.5

3.6

Encourage business park and related uses that, through their proximity,
complement each other and promote the use of available transportation
options.
Review and consider the potential for housing in this area as a buffer
between existing residential and non-residential uses.
Ensure the design for any residential land uses is sympathetic to existing
residential uses (e.g. enables adequate light and open space).
Encourage site development that promotes connections from the area to the
Brunette-Fraser Greenway
Encourage commercial development which meets the needs of businesses,
employees and residents in the immediate neighbourhood as well as
SkyTrain users (e.g. restaurants, fitness and recreation facilities).
Through site planning and design, seek to minimize potential conflicts
between land uses in the area and neighbouring uses.

#4 Brunette Avenue (Development Permit Area)

Document #488615



The Brunette Avenue area, identified as Development Permit Area #4 [see Map D4], is
designated in order to provide a framework for an industrial business park, for service
commercial uses adjacent to Brunette Avenue, as well as to mitigate the impact of the
major transportation corridor, particularly if a light rail transit line is built along Brunette
Avenue to Coquitlam. This Development Permit Area provides objectives and guidelines
for the form and character of industrial and service commercial development in the area.
[Discussion of this area is also contained in 2.7:Commercial Revitalization and the
Economy, 2.8:Industrial Activity and the Economy and 2.11:Transportation.]
Objectives
The objectives of this designation are:
x Retain this area for industrial/business park and service commercial uses.
x Retain this area as a transition zone between industrial and residential uses as well
as a buffer to the major transportation corridors of Braid Street and Brunette
Avenue.
x Retain existing service commercial uses adjacent to Brunette Avenue.
x Integrate the SkyTrain alignment.
x Mitigate the impacts of the transportation corridor.
More detailed objectives for this area are included in the Brunette Creek Neighbourhood
Plan, which has been adopted as part of this Official Community Plan.
Guidelines
Development permits issued shall be in accordance with the following guidelines:
x Vary the shape, massing and exterior finishes of buildings.
x Design the exterior of buildings to be compatible with adjacent land uses.
x Utilize exterior lighting and signage which is unobtrusive, and consistent with the
architecture of the building and its surrounding context.
x Provide landscaping and/or other buffers along the boundary of the area to reduce
the noise and visual impacts of industrial or service commercial activity on
adjacent land uses.
x Employ technical approaches to noise mitigation in building construction.
x Site buildings to provide a buffer (e.g., acoustic, visual) to the traffic corridor, for
the surrounding neighbourhood.
x Design the layout of industrial operations, truck access and egress, and loading
areas to mitigate industrial emissions and noise from adjacent residential land
uses.
x Parking facilities will be well designed and landscaped.



x Review building design, lighting and signage in relation to Crime Prevention
through Environmental Design guidelines.
x Identify areas for holding garbage and recyclable material, and screen them
appropriately.
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OCP Amendment Application

2

Unique Identity: Create a unique sense of place that celebrates the
site’s gateway location into New Westminster and the adjacent
uses of Hume Park, Brunette River and the Sapperton residential
neighbourhood.

Sapperton Green is envisioned as a vibrant urban neighbourhood
that integrates a complementary mix of residential, retail, office and
community uses to create a compact, complete neighbourhood.
This transit-oriented master planned community will celebrate
the history of the site and Sapperton. Supported by sustainable
development objectives it will reunite the larger Sapperton
community with the Brunette River and surrounding greenway.

Respectful Transitions: Ensure project respects and enhances the
existing surroundings, specifically Hume Park, Brunette River and
surrounding greenway, and residential areas.

Sustainability: Ensure project is environmentally, socially and
economically sustainable and contributes to the overall viability of
the larger community.

Design Excellence: Develop an outstanding neighbourhood with
urban design language that is readily understandable to the general
public. Provide a design that is efficient, functional and responds to
the needs of target users while retaining the flexibility through design
to adapt to changing future needs.

Innovation: Provide a design that is innovative, sustainable, timeless
as well as responsive to market trends.

Legacy: Recognize and celebrate the history of the site and the larger
Sapperton Community.

Diversity: Create a dynamic mix of uses to support all-day activity,
safety and a full sense of community. Provide for a range of types of
homes, employment options, services and amenities that complement
surrounding land uses and are accessible to all age groups.

Connectivity: Ensure site is connected to neighbourhood and greater
community. Provide activities and facilities for the surrounding
neighbourhoods and the greater community. Create obvious physical
connections within the site to landmarks, special places, work centres
and amenities. Capitalize on the adjacent rapid transit network
connection to the region.

Goals:

Vision Statement:

Project Vision + Goals



Connectivity: Provide new and improve existing pedestrian and
bicycle linkages to Sapperton specifically and the rest of the City
generally.
Pedestrians/Cyclists: Provide safe, convenient and attractive
pedestrian and cycle routes throughout the site and specifically
to the Braid Station.
Linkages: Focus on linkages to the Braid SkyTrain Station, city
and regional trails and greenways*.
Blueways: Reinforce and establish blueway connections*.

•

•

•

•

Urban Design: Ensure high quality design of buildings and
attention to streetscape details.

Institutional Uses: Promote land uses which are synergistic
and supportive of the health and education sectors,
particularly Royal Columbian Hospital and Douglas College.

Services: Promote the development of land uses which
provide shops and services to employees working in the
vicinity and as well as surrounding residents.

Residential Diversity: Promote a diversity of residential
types including a mix of unit sizes and tenures.

Sense of Entry: Include elements of built form that will
convey a sense of arrival and the gateway to New
Westminster.

Gathering: Include important spaces for gathering and
public social events.

Density: Include a higher density of uses that align with
local and regional goals*.

•

•

•

•

•

•

•

*denotes principles added to approved City of New Westminster Principles.

Brunette/Braid: Mitigate the impacts of the transportation
corridor on land uses.

•

Employment: Promote employment uses on the site
including opportunities for large floor plate office buildings
and research and development.

•

Sustainability: Ensure trees that maximize sustainable benefits
to the community over an extended time frame.

•
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Green Corridors: Reinforce existing and new green corridors
connecting parks and open spaces

•
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Green Coverage: Encourage and maximize green coverage,
natural habitat and biodiversity planting.

Social: Create places to gather, play, places with vibrancy and
serendipity*.
•

•

Permeability: Enhance the physical and visual relationship
between Hume Park and the new neighbourhood by creating
permeable edges and greenway connections*.

Active Design: Develop streetscape designs that encourage
pedestrian movement, interaction, define a sense of place as
well as complement the urban fabric*.

•

•

Character: Built form and landscape open space working together
to define the character of the overall neighbourhood*.

Permeability: Create open space and greenways to promote
permeability through the new neighbourhood and connectivity
to adjacent residential and commercial areas*.

Green Links: Enhance the relationship between Hume Park
and the site by providing park-like incursions of greenspace into
the site and attractive connections and routes between Hume
Park and the development site.

Connectivity: Connect Hume Park and Brunette River through an
improved greenway connection.

•

•

•

•

•

Transit Focused: Capitalize on the superior transit location and
infrastructure at Braid Station.

•

Transit Orientation: Promote a vibrant transit oriented
development that has a mix of land uses including office,
commercial and residential.

•

Livability: Develop landscape strategies, development of open
space and streetscape designs to complement built fabric and
enhance urban livability.

Parks and Green Space Principles:

Transportation Principles:

Land Use Principles:

Proposed Planning Principles

Adaptability: Ensure that the site can renew and adapt
itself effectively to new social and economic conditions,
programs, policies and technologies*.

Timeless:
Incorporate enduring design and durable
materials*.

•

•
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History: Recognize and celebrate the history of the site and the
larger Sapperton Community*.

•

Enhancement: Include recommendations in the Brunette Basin
Watershed Management Plan to protect and enhance the
integrity of the aquatic and terrestrial ecosystem of the
watershed.

•

Innovation: Encourage innovative high-quality urban
design that fits the existing and future built form, enhances
the streetscapes and refines the open space network*.

•

•

Diversity: Promote ecological diversity of the built open space*.

Community: Encourage a strong sense of place and community*.

•



*denotes principles added to approved City of New Westminster Principles.

Safety and Security: Design for safety and security. Ensure
that CPTED (Crime Prevention Through Environmental Design)
principles are included in the planning framework including
lighting, traffic calming, signage and housing orientation*.

•

Walkability: Expand the walkable neighbourhood. Provide a
safe and extensive network of pathways that encourage walking
and biking in the neighbourhood*.

Diversity: Provide for a mix local services and employment
options as well as different types of housing units in a variety of
setting and densities for changing needs relating to our life cycle.

•

Restoration: Integrate habitat restoration in the Brunette River
watershed and enhance the initiatives of various community
groups.

•

Infrastructure:
Optimize the use of existing public
infrastructure, including roadways, storm drainage, sanitary
sewer, water and other services*.

•

•

Collaboration: Collaborate with the School District and the
parent community in developing the master plan for the site.

•

Greenway Connections: Improve the existing Greenway along
the Brunette River and provide attractive, safe and convenient
connections to the Greenway from the site and surrounding
neighbourhood.

•

Employment: Promote employment uses on site by providing
flexible floor plate office buildings that will appeal to both
larger, mid-sized and smaller groups*.

•

Water Management: Design with special attention to storm
water management, water collection, distribution and circulation
within the development site*.

Social and Cultural: Ensure the adequate provision of facilities
and amenities for the social needs of employees, residents
who will live at the new development as well as residents in
the Sapperton neighbourhood with specific consideration to
educational needs, child care, health needs safety and crime
prevention.

•

Brunette River: Enhance Brunette River as a regionally significant,
environmentally sensitive watercourse.

•

Efficiency: Make efficient use of the land and infrastructure
by increasing density, mix of uses on site, while ensuring that
the redevelopment is sensitive to adjoining uses*.

•

•

Social Principles:

Environmental Principles:

Economic Principles:

Proposed Planning Principles

Sapperton officially became a part of New Westminster in
1889 and was still home to many of the Royal Engineers who
settled in the area after the detachment was disbanded in 1863.
Sapperton people are proud of their neighbourhood in New
Westminster. Years ago, when it was proposed that real estate
would sell better if the community changed its name to North
Westminster, the change was met with strong disapproval and
the name Sapperton was quickly returned. (source: City of New
Westminster)

Sapperton has a long history dating back to early European
settlement in the region more than 150 years ago. Sapperton’s
name originates from the term ‘sapper’ which was the nickname
for the Royal Engineers, who were sent to develop the region in
1858.

Sapperton

As a regional town centre, New Westminster actively promotes
local development and higher density, while working towards the
goal as a truly livable city, where residents can live, work and play.
Neighbourhoods are home to active, engaged citizens who work
together to form a special community, connected to waterfront
location and linked together by parks and greenways along with
a network of biking and walking trails. A focus on creating and
promoting economic development opportunities will ensure
prosperity in years to come.

Sapperton’s household mix has 4% more couples with children,
and 2% fewer persons living alone as compared with the rest of
the City.
Sapperton is home to slightly more children aged 0 to 4 as well as
adults aged 35 to 49 than the rest of the City.
As of 2006, Sapperton saw 11% fewer households having moved
in the last 5 years compared to the rest of the City.
Sapperton is predominantly a single family home neighbourhood
- Households living in apartments comprise a 25% lower share
than City-wide figures.
Common occupations in Sapperton are business, finance, and
administration as well as health.
Sapperton residents are 2% more likely to take transit to work,
with transit’s share of work trips up 15% since 2001 versus a 7%
increase for the city – likely due to the new SkyTrain stations in
the Sapperton area. Vehicle driving’s share of work trips are down
11% in Sapperton, compared to 5% for the City (2001 to 2006).

•

•

•

•

•

Between 2001 and 2006, Sapperton’s population increased by 2%,
while the City-wide population increased by 7.5%

•

•

Sapperton makes up 7.8% of the City’s population

•

Others community profile facts include:



Musson
Cattell
Mackey
Partnership

Over time the industrial nature of the site changed and the
Woodward’s Warehouses were established. Currently the site is
home to a distribution centre, developed in the 1980’s prior to
the introduction of the Braid SkyTrain Station in 2004.
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Land that now forms neighbouring Hume Park was acquired from
the distillery in 1912. Originally called Brunette Park, given its
location adjacent to the Brunette River, the park was renamed for
Mayor Fred Hume who proposed a more formal park on the site
in the 1930’s.

Historically the Sapperton community was home to a number
of industrial businesses dealing with meat packing, brewing and
distilling and the Sapperton Green site is no exception as it was
originally home to the B.C. Distillery. A major employer in the
community, the distillery’s payroll was one of the highest in B.C.

The City of New Westminster is situated in the centre of Metro
Vancouver with close access to major road, rail, air and water
connections. Linked to other centres in the region by two
SkyTrain lines and five stations New Westminster continues to
attract new residents and businesses.
What does Sapperton look like today?
Sapperton is one of New Westminster’s most distinct neighbourhoods.
It is located at the eastern edge of the City, is adjacent to a regional
transportation corridor – with two SkyTrain stations, the North Fraser
perimeter regional route, and Highway #1 nearby. Sapperton is also
home to one of the City’s largest employers, the Royal Columbian
Hospital. Sapperton is home to a mix of housing types and households.
Many families in Sapperton have lived in the neighbourhood for
number of years.

Site History

New Westminster

Community Context - Overview & Site History
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GOAL 1 - Create a Compact Urban Area
Metro Vancouver’s growth is concentrated in compact communities
with access to a range of housing choices, and close to
employment, amenities and services. Compact transit- oriented
development patterns help reduce greenhouse gas emissions and
pollution, and support both the efficient use of land and an efficient
transportation network.

Future development on the subject site will help further four of the
goals outlined in the RGS:

Building Healthy, Complete Communities
As the region’s population both ages and grows in number,
providing affordable and appropriate housing for residents at
various stages of their lives is an ongoing challenge. Additionally,
ensuring access to the key elements of a healthy social community –
shops, personal services, community activities, recreation,
employment, culture, entertainment and a safe and attractive public
environment – requires careful planning primarily at the local scale,
but also, to some extent, regionally.

Accommodating Growth To Advance Livability and
Sustainability
The region is expected to continue to grow by over 35,000
residents per year. Growth without sprawl implies greater density
of development. Carefully structured, this can reduce congestion,
improve the economics of transportation infrastructure and public
services, increase the viability of retail and service centres, foster the
creation of vibrant centres of culture and community activities, and
maintain an attractive and diverse urban environment.

Metro Vancouver Regional Growth Strategy
Metro Vancouver has experienced substantial growth over the past
decade and this strong population growth anticipated to continue.
The Regional Growth Strategy (RGS) seeks to accommodate growth
in ways that will both advance livability and sustainability. In order
to do this the RGS addresses the following issues:

Regional Plans, Policies and Strategies:

Policy Overview

Response: The project will capitalize on the existing rapid transit
infrastructure at Braid Station and encourage greater use of transit. It is
anticipated that future development will improve existing and provide
new pedestrian and bicycle linkages to and from the site.

GOAL 5 - Support Sustainable Transportation Choices
Metro Vancouver’s compact, transit-oriented urban form supports a
range of sustainable transportation choices. This pattern of development
expands the opportunities for transit, multiple-occupancy vehicles,
cycling and walking, encourages active lifestyles, and reduces energy use,
greenhouse gas emissions, household expenditure on transportation,
and improves air quality. The region’s road, transit, rail and waterway
networks play a vital role in serving and shaping regional development,
providing linkages among the region’s communities and providing vital
goods movement networks.

Response: A range of local services, employment options and housing
units in a variety of settings and densities are envisioned for the site and
will accommodate changing needs in our life cycle.

GOAL 4 - Develop Complete Communities
Metro Vancouver is a region of communities with a diverse range of
housing choices suitable for residents at any stage of their lives. The
distribution of employment and access to services and amenities builds
complete communities throughout the region. Complete communities
are designed to support walking, cycling and transit, and to foster
healthy lifestyles.

Response: The project will support a sustainable economy by providing a
range of future employment options on site.

Response: The range of uses contemplated on site are aligned with
the Metro Vancouver Growth Strategy designation of the site.

GOAL 2 - Support a Sustainable Economy
The land base and transportation systems required to nurture a healthy
business sector are protected and supported. This includes supporting
regional employment and economic growth. Industrial and agricultural
land is protected and commerce flourishes in Urban Centres throughout
the region.



As outlined in Transport 2040 and in the RGS “Frequent Transit
Development Areas” are intended to be additional priority locations
to accommodate concentrated growth in higher density forms
of development. They are located at appropriate locations along
TransLink’s Frequent Transit Network. Frequent Transit Development
Areas complement the network of Urban Centres, and are
characterized by higher density residential, commercial and mixed
uses, and may contain community, cultural and institutional uses.
Urban design for these areas promotes transit-oriented communities
where transit, cycling and walking are the preferred modes of
transportation” .

The plan seeks to create communities that are more “transitoriented”. One of the key goals of most land use and transportation
plans in Metro Vancouver is to decrease our region’s reliance on the
automobile and to promote a more sustainable living environment
by encouraging higher density land around Frequent Transit
Network hubs, such as SkyTrain Stations. Frequent Transit Networks
are defined as routes where transit service is provided every 15
minutes or better from morning to evening, every day of the week,
on corridors with densities and land uses that promote maximum
ridership.

TransLink Transport 2040
Acting as TransLink’s 30 year long-range plan, Transport 2040 will
guide a majority of TransLink’s work and provides a strategy for
Metro Vancouver’s transit related decisions.

Site Designation - RGS
Under Metro Vancouver Growth Strategy the site is designated as
“General Urban”, which permits a range of uses including residential,
commercial, institutional and recreational.

Response: As outlined in the Vision Statement above it is anticipated that
future uses on the site will create a compact complete community with
a complementary mix of residential, retail, office and community uses
directly adjacent to a rapid transit station.

Encourage a livable, safe and healthy community by providing
a wide range of opportunities for housing, employment,
commerce, recreation, arts and culture, transportation, nature
and heritage preservation, education and health services;

Provide for the balanced growth of residential, commercial,
industrial and institutional development;

Manage community growth to accommodate Metro Vancouver’s
population and employment targets for 2006 and 2021;

•

•

•

Affordable Housing Strategy
Adopted by Council in 2010, the Affordable Housing Strategy will
enable the City to develop policies and tools that will promote housing
affordability to meet the full range of incomes and needs in the City.
The Strategy focuses primarily on permanent housing, placing a greater
emphasis on the City of New Westminster’s role as a facilitator in the
development of affordable housing through the private market.

Response: An OCP Amendment is sought to amend the existing Industrial
and Business Park designation.

City of New Westminster Official Community Plan Designation
City of New Westminster Official Community Plan designates this site as
“Industrial.” Under the OCP the proposed land use designation for the
site is Business Park.

Maintain or enhance New Westminster’s identity and symbolic
significance within the Lower Mainland and British Columbia as a
whole;

•

Reduce the need for automobile travel and the general reliance on
the automobile.

•

Response: The subject site is envisioned as a complete, compact transit
oriented development which will provide a range of uses directly adjacent
to transit and existing community amenities including Hume Park and
Brunette River. The project will assist the City of New Westminster in
achieving many of the OCP goals outlined above.

Maintain or enhance the quality of the environment; and

Official Community Plan
The updated Official Community Plan expresses ambitious and
comprehensive goals designed to achieve the community’s vision
for the City. The primary goals of the Official Community Plan include
the following:

City of New Westminster - City Wide Policies and Plans:

Response: The subject site offers an opportunity to capitalize on
the adjacency of the Braid Station and plan for a diversity of uses
on site – including residential, commercial, and employment and
community related uses to create a complete compact community.
•

Work towards designing communities in which residents live within
walking distance of parks, schools, guide and manage growth in
a manner which is consistent with the principles of sustainable
development and complete communities;

•

Recreational facilities and commercial opportunities;

Provide a variety of transportation choices that give priority to
walking, cycling, and transit;

•

Response: Uses that support improved transit use, walking and
cycling routes and overall improved access to the Braid Station will
be contemplated as part of the future site planning.

•

Provide a variety of housing choices that are affordable for a variety of
income ranges, and are appropriate for a variety of residents;

•

Goal 2 – Most trips are by transit, walking and cycling

Goal 3 – The majority of jobs and housing in the region are
located along the Frequent Transit Network

Make effective use of public infrastructure and community facilities
including transportation;

•

Two of the TransLink regional goals resonate specifically with this site
and transit-oriented development:
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Response: The proponent team will demonstrate that the site qualifies
as TOD and will work with staff on determining parking requirements
on site.

Transit Oriented Developments Policy
The policy considers reduction in parking requirements in
developments which qualify as a Transit Oriented development (TOD).

Response: The subject site offers an opportunity to capitalize on the
adjacency of Braid Station, and both the Central Valley and Brunette
Greenways. The project plans for a diversity of uses on site – including
residential, commercial, and employment and community related uses
to create a complete compact community.

Master Transportation Plan
The City of New Westminster is working on its Master Transportation
Plan that will guide decision-making for transportation over the
next 25 years and beyond.
It is anticipated that the updated
Master Transportation Plan will recommend improvements for all
modes of transportation, including walking, cycling, public transit,
goods movement, and vehicles. This plan will ensure that future
transportation investments work towards achieving the City’s strategic
goals, make the best use of our tax dollars and help shift towards a
more sustainable future.

Response: As part of providing a diversity of housing on site rental
residential uses will be contemplated on site.

Secured Rental Policy
The Secured Market Rental Housing Policy, adopted by Council in 2013,
seeks to retain, renew and encourage the development of secured
rental housing. Through a variety of regulatory and financial tools the
policy will increase the supply of market rental housing and ensure
security of tenure over time. As noted in the policy, “a secure and
robust stock of rental housing contributes to the social diversity and
economic health of the City, and to the development of community
sustainability. Rental housing provides an option for those who cannot
afford ownership housing as well as for those who need flexible
shorter-term housing options.”

Response: A diversity of housing types and tenures will be considered
on site in order to facilitate the development of a complete community.

Policy Overview

Review and consider the potential for housing in this area as a
buffer between existing residential and non-residential uses;

Ensure the design for any residential land uses is sympathetic to
existing residential uses (e.g. enables adequate light and open
space); and

Encourages site development that promotes connections from
the area to the Brunette-Fraser Greenway.

•

•

•
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Response: Planning for the subject site seeks to build upon and
expand the vision for the site to create a complete, compact transit
oriented community with a complimentary mix of residential, retail
office and community uses.

Encourage business park and related uses that, through their
proximity, complement each other and promote the use of
available transportation options;

•

Specifically the plan states the following for the area:

The area will include business park and related uses, including nonpopulation dependent office uses and/or public transportation
facilities. In the Brunette Creek neighbourhood, residential uses will
also be considered within this designation.

Brunette Creek Neighbourhood Plan
Adopted in 2002, The Brunette Creek Neighbourhood Plan forms
a part of the City’s Official Community Plan. The Braid Station
area is designated as Business Park (BP) within the Brunette Creek
Neighbourhood Plan. Within this designation, the Plan stipulates:

City of New Westminster - Community or Site Specific Plans,
Policies and Zoning:

Policy Overview

Close proximity to Hume Park offers opportunities to enhance
connectivity to the park and increase park utilization and amenities;
The sites have a large, unrealized development potential and urban
design potential;
Most of the surrounding area is built out, so other changes will
happen mainly through infill and redevelopment projects with a
longer timeline;
The sites are located at the eastern edge of the city, and could be
major entrance/welcome points into the city - “The Eastern Gateway”;
Concept land use, urban design and greenway plans have already
been completed, so these can be used as inputs or guidelines for the
actual design and layout plans;
Adaptive/flexible designs could be emphasized, so that uses are not
constrained, and the promotion of different uses to suit different
economic and social situations is enabled. For example part of the site
could initially have light industrial that are able to convert to offices
or live/work units when markets change; and
A fine grained street network would enhance connectivity, increase
walkability, and improve pedestrian routes close to the SkyTrain and
other public transit services.

•

•

•

•

•

•

•

Opportunities:
• SkyTrain line access and the Braid Station location offers the potential
to apply (TOD) concepts such as higher densities, mixed uses, and
parking reductions;

LRT Station Area Plan for Braid Station
The vision for the Braid Station area is for a “campus-like office park”,
employment centre with transit access, convenient amenities,
walkable streets and views. The Braid Station plan identifies numerous
opportunities and issues related to the area.

Traffic problems around Brunette Avenue and Braid Street will
need to be mitigated; and
There is a designated view corridor down Braid Street that may
need to be reviewed.

•

•



Response: Planning for the subject site seeks to build upon
and expand the vision for the site outlined in the station area
plan by maximizing opportunities and addressing issues to
create a complete, compact transit oriented community with a
complimentary mix of residential, retail office and community uses.

Rail lines run through adjacent properties;

Braid Station is underutilized due to the low density, industrial
land uses, and has poor pedestrian connectivity to the
surrounding neighbourhood;

The strong single family detached residential area to the west will
need to have some sort of buffering transition zone between it
and the denser, more urban development proposed for the site;

The North Fraser Perimeter Road and the United Boulevard
Extension transportation projects, which are currently in process,
could impact the site through traffic pattern and land use
changes;

•

•

•

•

Issues:

Access to convenient transit connections, including the Braid and
Sapperton SkyTrain stations;

Close proximity to schools – i.e., Hume Park and Richard McBride
Elementary Schools;

Location of parks and outdoor recreational opportunities – e.g.,
Hume and Sapperton Parks;

Proximity to other child development programs, including licensed
child care and the Strong Start Early Learning Centre at Richard
McBride Elementary School;

Proximity to future development sites, including the Bentall Kennedy
development at the Braid SkyTrain station and the Royal Columbian
Hospital expansion;

Relatively level topography along East Columbia Street, with good
availability of accessibility infrastructure, including curb letdowns
and pedestrian crossings. With regard to potential opportunities,
the following have been documented. It should be cautioned that
this listing is very preliminary and does not imply interest in a hub
by any of the identified property owners or parties.

•

•

•

•

•

•

In March 2012 a needs assessment for an Eastside HUB was undertaken.
This assessment identified the Sapperton neighbourhood, preferably in
the vicinity of East Columbia Street as the ideal or preferred location
within the Eastside of New Westminster for a HUB. Reasons outlined are
noted below:
• Easy walking distance from population and employment centres –
i.e., 41.3% of the population live in the Sapperton neighbourhood
and Royal Columbia Hospital and TransLink are major employers;

Child Development Hubs (HUBS)
As a member of the Early Childhood Development Public Partners’
Committee #40 and the United Way of the Lower Mainland the City of New
Westminster is working develop four HUBS in New Westminster. HUBS
act as focal points for neighbourhoods and enable families to access
a continuum of services. HUBS support the healthy development of
children, youth and families and include at least two child development
or family strengthening services, one of which is a licensed childcare
program.

Response: The project team will discuss the Hub report findings with City
of New Westminster staff to determine if there are any synergies with the
subject site.
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Policy Overview

Trailer parking at the front of the station creates a sterile and
perceived unsafe environment for transit users; and

Large block structure occupied by the distribution centre restricts
the local community’s access to the station.

•

•
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The Sapperton Green site presents a key opportunity to place
commercial, residential and employment density in a location that
will encourage alternative modes of transportation and support the
City’s vision for a sustainable City.

One of the driving forces for the master planning process for this
site is the direct connection to the Millennium Line and the broader
regional transit system. The City of New Westminster, through their
Envision 2032 sustainability framework sees, “future growth focused
primarily into transit oriented nodes and corridors that respect
existing neighbourhood character and can be developed into
complete, compact areas that are walkable and have good access to
frequent transit services.”

Current land uses generate negligible transit trips;

•

Currently this site is occupied with a 690,000 square feet (GFA)
distribution centre, developed in the 1980’s prior to the introduction
of the Braid Street SkyTrain Station (2004). With the distribution
centre and the surrounding vacant land the site is significantly
underutilized. Specifically, there are three main challenges that the
site presents which affect the use of Braid Street SkyTrain Station:

The Sapperton Green land adjacent to the Braid Station is located at
the southeast gateway of the City of New Westminster. At 38 acres this
site presents an opportunity to create a comprehensive, mixed-use
transit oriented plan that reflects the values of the community and
welcomes residents and visitors to Sapperton and New Westminster.

Overview:

Transportation Summary

South Fraser Perimeter Road, directly connecting Highway 99 with
Highway 1 (nearing completion); and
Pattullo Bridge - options are currently being developed together with
the United Boulevard Extension.

•

•

Combined, these changes are expected to put less stress on the local
road system in New Westminster through providing additional route
choice.

Highway 1 upgrade including the Port Mann Bridge (nearing
completion);

•

A number of important road infrastructure projects are expected to
influence vehicle travel patterns in the area immediate to the site
including:

Sapperton Green is one of the very few large-scale development
opportunities that exist in Metro Vancouver within 400 to 800 metres of
a rapid transit station. Development of such sites will allow for future
transportation demands to be managed more sustainably and reduce
reliance on private vehicles putting pressure on the road system, which is
a major concern of the community.



Vehicle demand at Sapperton Green is projected to be
significantly lower when compared to sites located away from
rapid transit. Auto use is expected to be 55% lower for all expected
Sapperton Green uses, while auto ownership for residential uses on
site is anticipated to be approximately 30% lower.

The future plan for the site as a comprehensive, mixed-use transit
oriented development will affect the transportation patterns in the
area. In order to understand future anticipated vehicle movements
preliminary estimates have been made based on the potential land
uses for the site. This will be refined over time in working with the City
on the land use patterns.

Benefits of the Braid Station Location:

In summary, much of the growth in transportation trips introduced
by the population growth is being absorbed by modes other than the
private vehicle.

Within this backdrop, New Westminster is also experiencing rapid
growth in transit use, where from 1996 to 2006 transit trips increased
by 69%. Population levels in New Westminster have also been
increasing, with a 33% growth between 1996 and 2011.

As part of the analysis related to the master planning for the site, a
review of local and regional transportation trends was undertaken.
Generally vehicle volumes in New Westminster have remained fairly
flat over the past 12 years (based on review of the intersections at
McBride, East Columbia and Braid). Similarly, flat patterns are being
observed in other parts of Metro Vancouver, including in Burnaby and
Vancouver.

Transportation infrastructure is expanding to meet the growing demands
in Metro Vancouver with a particular focus on rapid transit and road
networks.
As noted, Sapperton Green is directly connected to the rapid transit
network with the Millennium Line, and connects with the Expo, Canada,
West Coast Express and Evergreen Lines (expected completion 2016).
Future extensions are also being considered to UBC and Surrey.

Local Transportation Trends:

New Transportation Infrastructure:

With opportunity comes challenge, and in the particular case for
Sapperton Green, the adjacent street network is already close to
capacity at peak times (weekday am and pm). Given this, it is important to develop creative and unique solutions that better
manage existing and future vehicle demands.

Overall it is projected that the development could generate approximately 1,300 - 1,400 new vehicle movements in the afternoon peak-hour period (morning peak hour period is anticipated
to be lower).

A more detailed breakdown of the different land uses is
presented below, confirming the lower vehicle movements
expected at Sapperton Green given its location adjacent to the
Braid Station.
A new traffic signal and vehicle access point proposed from
the Sapperton Green site directly to Brunette Avenue, located
equidistant between Braid Street and Highway 1 interchange;
Improve signal coordination with the railway operations so
that when trains are passing the intersection can operate more
efficiently;
Allocate recovery time to movements affected by train passing;
Use green signal time periods to better manage changing
demands; and
Coordinate the four traffic signals on Brunette Avenue between
Braid Street and Highway 1 to minimize delays and especially for
trucks and buses.

•

•

•
•

•

Preliminary results from the model highlight the following
operational improvements to the network:

•

•
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Promotion and Monitoring Program to ensure future residents
and employees are aware of the opportunities available for
walking, cycling and transit and the importance of such choices.

Ride Share Program to allow for the community to work together
and share transportation, particularly in their commutes to work;
and

Traffic Calming Measures in the surrounding neighbourhood to
mitigate any potential traffic issues;

Cycling Infrastructure Improvements to ensure that the crossing
of the 3 adjacent greenway routes integrated into the new
community with route design, provision of bike parking, and
integration with the SkyTrain station;

•

•

Car Share Program to supplement transportation options for
residents and employees on site;

Transportation Demand Management is a proactive way to manage
future vehicle demands from the site. A number of options and
initiatives will be considered as part of the project and may include:

Sapperton Green is located adjacent to one of the busiest
intersections in Metro Vancouver at Braid Street and Brunette Avenue.
In consultation with the City of New Westminster, TransLink and
Ministry of Transportation and Infrastructure a traffic simulation
model was developed to better understand existing operations and
evaluate options to maximize future efficiency for vehicle flows.
The model considers individual movements of trucks and buses,
alongside general vehicle movements, and geometric influences such
as gradients, travel lane widths, turning radii, and demands from rail
operations.
•

Transportation Demand Management

Road Capacity Management

Transportation Summary
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Contextually, as the proposed Sapperton Green site sits
between a diversity of uses; Hume Park, Brunette Creek and
Greenway, Braid Station, and the Sapperton neighborhood;
the proposed project needs to respond to the context,
history, use, and scale of each use. The Sapperton Green
Neighborhood will enhance the Sapperton Community by
maximizing the potential of Brunette Creek, Hume Park,
and Braid Station through its architectural response, and
by developing the connectivity between all the uses.

Sapperton Green, located at Braid Station, is surrounded
by a variety of uses and City amenities. To the north of the
site lies the richly forested Brunette Creek and the Brunette
–Fraser Regional Greenway. To the East sits the Braid
Station, SkyTrain Guideway, and Bus Transfer. Braid Street
defines the southern boundary, and across Braid Street are
commercial uses, such as car dealerships, public storage,
and indoor recreational facilities. Further south, beyond
the commercial uses, is the Sapperton neighborhood. The
neighborhood wraps around the south-west corner of
the site, and ends at Hume Park. Hume Park defines the
western edge of the site.

Context
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Gateway:
The site is accessed by two road entrances, one at the
entrance of Rousseau Street and a second at the entrance
from the new Brunette Avenue connection. These
locations will become gateway locations, establishing
a sense of arrival. The gateways will be accomplished
through surface treatment, architectural treatments, and
traffic calming measures such as traffic circles.

The goal of the road network was to minimize the ground
surface area necessary for vehicular circulation and access
to the individual buildings. This allows the project to
devote more area to open space and greenways. These
greenways will break the larger grid into a finer grain grid
providing a safer and pleasing pedestrian environment
that encourages walking and cycling.

Sapperton Green will enhance the permeability of
the Sapperton Neighborhood by extending the street
network into the site. The road network will be made
up of a variety of roads types. A primary road will circle
the center of the site, allowing vehicular, fire, and loading
access to all future parcels. A secondary road accesses the
existing Braid Station. The fine grain grid of the Sapperton
Neighborhood allows for the greater spread of movement
through the neighborhood, and creates a more intimate
environment.

This new connection will avoid putting any additional
pressure at the intersection of Braid Street and Brunette
Avenue, which is a concern to the local community.

Street Network:
One of the key pieces of transportation infrastructure
to support the proposed development plan is a new
connection to Brunette Avenue, which has been developed
in consultation with Ministry of Transportation and
Infrastructure, TransLink and the City of New Westminster.

Street Network



SECONDARY CAR

PRIMARY CAR

LEGEND



Musson
Cattell
Mackey
Partnership

15

16

Bus and Transit:
The existing bus-interchange at Braid Station as well as the
access road from Rousseau Street will remain. The transit
road and SkyTrain Station are powerful generators of activity and the Sapperton Green development will work with
them by developing people generating activities such
as active retail edges and pedestrian plazas. The project
will celebrate the SkyTrain Station as an important node
within the development. This transit node will become
the terminus of the transit corridor where an active retail
street is envisioned. The transit corridor will become the
core retail area which will further provide a high degree of
connectivity from the neighborhood, new development,
and Braid Station.

Pedestrian and Bicycle:
Permeability is a key design focus for the master plan
through the development of a fine-grained network of
paths, bike routes and streets. It will maximize connectivity to the SkyTrain for the local community and bring
together three strategic greenways: Central Valley, CrossTown and Brunette Creek.

Circulation
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3.
The remaining site, north and west from the
mixed-use zone, will be a residential zone. A diversity of
residential types such as townhomes, stacked townhome,
low and mid-rise apartments and high-rise apartments
will provide changes in street scale and a transition to the
taller built forms. The residential zone will provide active
street walls through stoops, porches, windows at ground
level, and inviting building entrances.

2.
The Entrance from Rousseau Street and along the
Transit Road, towards the SkyTrain Station, will define the
mixed-use zone. This zone will be a transition zone from
the office zone to the south to the residential zone to the
north. This zone will be mixed-use with office, retail , and
residential. The street scape will be active and inviting,
with the introduction of retail on the ground floor with
sidewalks protected from the elements by canopies and
awnings.

1.
Along Braid Street will sit a development permit
approved office complex. The four storey office buildings
will provide a strong street wall along Braid Street
with great visibility to attract new office users to New
Westminster. This is an ideal location for an office use to
provide the neighbourhood a buffer from the street traffic
along Braid Street. This location gives the offices a direct
connection to Braid Station. The north side of the office
may include residential uses above, as an ancillary use.

There are three land uses proposed for the Sapperton
Green neighborhood; commercial office, mixed-use, and
residential.

Land Uses

POSSIBLE

POSSIBLE

MIXED USE
OFFICE
RESIDENTIAL
RETAIL

POSSIBLE
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Perceived height and massing will be minimized through
such things as building setback variations, building
orientation, roof treatment, and choice of exterior
materials and colors.

3.
Embracing the station with a higher density
reinforces the transit-oriented nature of the entire
development.

2.
Building heights will also respond to the sun and
solar penetration by having lower buildings along the
south edge of the site transitioning to taller buildings
along the Brunette Creek Greenway. The buildings will
avoid adverse microclimatic effects on and off-site related
to wind and shadowing.

1.
The development will provide a transition in
building height and massing in relation to the surrounding
Sapperton Neighborhood and Hume Park.
Lower
buildings along the park and neighborhood will transition
to taller buildings along the Brunette Creek Greenway, and
Highway 1.

There are three strong influences on the site which will
help determine the location of building heights; the
surrounding neighborhood and Hume Park, the sun, and
Braid Station.

Density

LOW
IN RESPONSE TO
THE SAPPERTON
NEIGHBOURNOOD

LOW
IN RESPONSE TO
THE SKYTRAIN
STATION

HIGH

LOW
IN RESPONSE TO THE SUN

HIGH

HIGH
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Pedestrian and Bicycle:
The road network will be further broken down into a
pedestrian scale network by the overlay of a tighter walking
and cycle path grid. This grid will directly tie the Sapperton
Neighborhood, Hume Park, and the Brunette Creek into
the site through to the “green fingers”. Primary paths from
the Sapperton Neighborhood to the west, and Hume Park,
will lead directly to Braid Station creating a strong link from
the transit node to the neighborhood. Another primary
pedestrian path will connect the Brunette Creek with
Rousseau Street and the Sapperton Neighborhood to the
south. These paths will incorporate water and amenities
such as benches, bike racks, and lighting to encourage
pedestrian and cycle activity, and ensure that these open
spaces are accessible to people who do not live or work in
the proposed development.

Green Space

NODE
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The intent is to capture the feel of New Westminster: industrious,
urban and sustainable in order to develop a neighborhood that
enhances what is there, and becomes an innovative project of the
future.

The existing upper Sapperton area has a high street along
Columbia, and beautiful bungalows along the tree lined residential
streets which, along with Hume Park and Brunette Creek, create a
diversity of experience. Sapperton Green will connect the existing
residential theme with the natural themes generated from the
park and the river to the station. Sapperton Green will have a
village theme that makes sense in context to upper Sapperton,
but will also be identifiable and logical.

The architectural style of Sapperton Green will draw inspiration
from the history and the existing context of the site. The area
is rich in the history of the Royal Engineers (Sappers) who first
founded this area and the Seagrams distillery which was located
on the Sapperton Green site. The intention is to integrate the
work-a-day robustness of the refinery and the industrious history
of the area. Rather than being precious, the development will be
one that people can touch and feel and have an everyday comfort
about it with materials such as concrete, steel, stone and wood.

Architectural Design
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Over the short term, the use of native and adaptive planting
material will provide forage and cover for birds, insects, and wildlife
evolving into a major component of the ecological neighbourhood
and urban forest of Sapperton.

Water will be celebrated as a sustainable and playful feature of
the site with emphasis placed on promoting ecological diversity
and integrative stormwater management. Sapperton Green will
provide opportunities for public enjoyment, interaction, and
education through social spaces, activity nodes, wayfinding and
informational signage, as well as opportunities that blend urban
ecology and public art.

Adaptable and transformative landscapes will be created to
celebrate and support Sapperton’s unique and fundamental
ecological characteristics and proximity to Brunette River. These
critical natural features of Sapperton will be the basis to the
development of a high quality, green neighbourhood envisioned
for the 21st century.

The new community will integrate into the surrounding
neighbourhoods by prioritizing walking, cycling, and transit
opportunities. An accessible transportation network will enhance
the enjoyment and adaptability of the public realm and its
amenities.

Sapperton Green public realm and open space network is
envisioned as an interconnected set of pedestrian oriented spaces
that complement the surrounding urban fabric, providing a live,
work, and play environment all year round. Parks and greenways
will play a key role in bringing community together, enhancing
not only the social environment but also habitat connectivity and
quality. Pedestrian circulation will be encouraged with greenway
linkages through the site and its exterior, creating continuous
connections to Hume Park and Brunette River. Park-like incursions
will provide places to gather, play, and rest.

Sapperton Green
Public Realm and Open Space Rationale:

Landscape
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14. Central Valley Greenway

13. Wilson Street

12. Braid Street and Garrett Street

11. E Columbia Street and Braid Street

10. E Columbia Street and Hoult Street

09. Holmes Street and Garfield Street

08. Holmes Street and Amess Street

07. Garfield Street and Hoult Street

06. Braid Street and Garfield Street

05. Devoy Street and School Street

04. Major Street and Fader Street

03. Major Street and Wilson Street

02. Braid Street and Rousseau Street

01. Braid Street and Brunette Avenue

View of the SITE from:

Height Analysis
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View of the SITE from Braid Street and Brunette Ave.
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View of the SITE from Braid Street and Rousseau Street
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View of the SITE from Major Street and Wilson Street
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View of the SITE from Major Street and Fader Street
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View of the SITE from Devoy Street and School Street

40

06

Height Analysis

PROPERTY
LINE

BRAID ST

100’

150’

200’

250’

300’

350’

PROPERTY
LINE

Key Plan
+Section Line



SITE

SITE

Key Plan
+Section Line

PROPERTY
LINE

BRAID ST

PROPERTY
LINE

350’
300’
250’
200’
150’
100’



Musson
Cattell
Mackey
Partnership

06

41

View of the SITE from Braid Street and Garfield Street
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View of the SITE from Garfield Street and Hoult Street
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View of the SITE from Holmes Street and Amess Street

46

09

PROPERTY
LINE

Height Analysis

MEDIUM
DENSITY
HOLMES ST

LOWER
DENSITY

PROPERTY
LINE

Higher, medium and lower density as defined by the May 7 2011 Community Workshop.
See page 20.

HIGHER
DENSITY

100’

150’

200’

250’

300’

350’

Key Plan
+Section Line



SITE

SITE

Key Plan
+Section Line

HIGHER
DENSITY

MEDIUM
DENSITY
HOLMES ST

LOWER
DENSITY

Higher, medium and lower density as defined by the May 7 2011 Community Workshop.
See page 20.

PROPERTY
LINE

100’

150’

200’

250’

300’

350’

PROPERTY
LINE



Musson
Cattell
Mackey
Partnership

09

47

View of the SITE from Holmes Street and Garfield Street
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View of the SITE from E Columbia Street and Hoult Street
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View of the SITE from E Columbia Street and Braid Street
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View of the SITE from Braid Street and Garrett Street
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View of the SITE from Wilson Street
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View of the SITE from Central Valley Greenway

City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the Advisory Planning
Commission
Jim Hurst,
Development Planner

From:

Subject:

Date: December 3, 2013
File:

REZ00073

Proposed Rezoning of 430 Boyd Street in order to allow an 80 unit
townhouse development. – Preliminary Report

RECOMMENDATION
THAT this report be received for information.

PURPOSE
An application has been received to rezone the site at 430 Boyd Street in order to allow
an 80 unit townhouse development. The purpose of this report is to provide preliminary
information to the Members of the Advisory Planning Commission on this application
BACKROUND
Architect:

Wayne Fougere, Architect

Existing Zoning:

Light Industrial Districts (M – 1)

Proposed Zoning:

Queensborough Townhouse Districts (RT-3)

Official Community Plan
Land Use Designation

(RM) Residential – Medium Density and Walkway

Official Community Plan
Development Permit Area
Designation

Residential Development Permit Area #11
East Queensborough

Site Characteristics:

Site Area: 3.27 acres (1.36 Hectares)
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APPENDICIES ATTACHED TO THIS REPORT

1
2
3
4

Title
Location Map

5

Project Plans
Sustainability Report Card
Official Community Plan
Designations – Current Plan

6
7
8

Title
Official Community Plan
Designations – Draft Plan
Riparian Area Assessment
Site Plan Analysis
Queensborough Townhouse
Comparison Chart

PROPOSAL
The applicant proposes to build a townhouse development with 80 two- and threebedroom units in 14 buildings. The project would provide 154 residential parking spaces,
and 16 visitor parking spaces. The proposed Floor Space Ratio is 0.70. The proposed site
coverage is 38.8% and the density is 24.5 units per acre (61.3 units per hectare). The
building height is 31.33 feet (9.55 metres). The project requires a variance for the
provision of tandem parking spaces and for some separation requirements between the
townhouse buildings. The variances proposed for the distances between buildings on the
same site are listed in the following table.
Bylaw
Section
Access to Parking
Separations
Between Buildings
1 – 11
2–8
2 – 11
3–4
3–7
4 -7
5–6
8 – 11
9 – 10

Required
(metres)

Provided
(metres)

150.49

Not Permitted

50%

418.18
418.18
418.18
418.18
418.18
418.18
418.18
418.18
418.18

37.33 feet (11.4)
35.33 feet (10.8)
35.33 feet (10.8)
35.33 feet (10.8)
35.33 feet (10.8)
35.33 feet (10.8)
35.33 feet (10.8)
35.33 feet (10.8)
35.33 feet (10.8)

35.9 feet (109)
35 feet (10.7)
34.75 feet (10.6)
35 feet (10.7)
35.25 feet (10.8)
32 feet (9.8)
32 feet (9.8)
32 feet (9.8)
32 feet (9.8)

SITE CONTEXT
The subject site is currently zoned (M-1) Light Industrial Districts. The site is vacant. The
site has been preloaded.
Doc#490707
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The properties to the south and east of the subject property are zoned (M-1) Light
Industrial Districts and are vacant.
To the north across Duncan Street is the former Interfor sawmill. This site is zoned (M-2)
Heavy Industrial and is owned by Port Metro Vancouver. A portion of the site is being
used as an intermodal transfer point. The remainder of the site has been preloaded in
order to allow the development of up to 550,000 square feet (51,122 square metres) of
warehouse. The first building which is 60,000 square feet (5,577 square metres) is
completed and operating with the remainder of the site preloaded.
To the west across Derwent Way is the Queensborough Residential neighbourhood zoned
Queensborough Neighbourhood Residential Dwelling Districts (RQ-1) and developed
with single detached houses.
Site Constraints
The site is located in the Queensborough community and is thus subject to flood plain
constraints on the amount of floor space at grade and the use of that floor space. The site
is located within the Fraser River Flood Plain. It is subject to regulations that limit the
development at grade for each unit to 452 square feet (42 square metres) for automobile
parking and 118 square feet (11 square metres) for an entry area. No storage or habitable
floor space is allowed at grade. The underside of the floor system for the habitable space
must be clear of 13.8 feet (4.2 metres) G.S.C.
Proximity to Transit Service
Transit Facility
Skytrain Station
Frequent Transit
Network
Transit Stop

Frequency

Distance (m)
2 Kilometres
2 Kilometres

15 to 30 minutes up to 8:15 pm

400 metres

Existing Development Potential
The property is currently zoned Light Industrial Districts (M – 1). That zoning would
allow a wide range of light industrial uses. The zoning allows a six storey building and
does not require any setbacks to the property lines.
SUSTAINABILITY REPORT CARD
Sustainability highlights from the preliminary score card include a net gain in trees for
the property as well as an increase in usable open space (environmental sustainability).
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Some elements that could be further explored by this project include the possibility for
rental housing (social sustainability) and building to recognized LEED/ Built Green
industry systems (environmental sustainability).
OFFICIAL COMMUNITY PLAN CONSIDERATIONS – EXISTING
COMMUNITY PLAN
The site is designated in the Official Community Plan as Residential Medium Density.
The Plan describes this designation as:
(RM) Residential – Medium Density: this area will contain medium density
multi-family residential uses such as row houses, stacked townhouses and low
rises. Depending on the provision of public amenities, a density bonus may be
provided in order to reach the upper limits of density in this area.
A portion of the site and the adjacent Stanley Street road allowance is designated
as Walkway in the Official Community Plan. The Plan describes this designation
as:
Walkway: This area will include walking trails.
In the City of New Westminster Official Community Plan this site is also designated as
part of Residential Development Permit Area #9 East Queensborough. This
Development Permit area:
…is designated to accommodate a range of multi-family dwelling types. This
Development Permit Area protects development from hazardous conditions arising
from the floodplain and establishes objectives and guidelines for the form and
character of multi-family development.
In the Queensborough Community Plan this site is designated as part of Development
Permit Area # 4. This Development Permit area:
…is designated to be a residential mixed density area, to accommodate a range of
multiple family residential dwellings. This area is designated in order to protect
development from hazardous conditions and to establish objectives and provisions
of guidelines for the form and character of multiple family development.
CURRENT COMMUNITY PLAN PROCESS
The Queensborough Official Community Plan is currently being reviewed. The final draft
of the plan is under consideration by Council. In the Draft Plan the site continues to be
Doc#490707
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designated as (RM) Residential Medium Density. The Draft Plan describes this
designation exactly the same as the existing plan, so there is no change to consider for the
subject site; however there are changes for adjacent sites.
In the current plan all of the properties to the east of the site across Stanley Street were
also designated as (RM) Residential Medium Density. The Draft Plan would designate
these properties as (QCD) Queensborough Comprehensive Development. The Draft Plan
describes this designation as:
(QCD) Queensborough Comprehensive Development – this area will include a mix of
residential and mixed employment uses which complement and are compatible with the
surrounding designated land uses. Residential densities may range from low to medium.
Depending on the provision of employment generating uses, additional density for
residential uses may be considered in this area. Uses permitted under existing zoning will
continue to be allowed. New uses will require a master plan to be created for the area as a
whole, a public review process and rezoning process to be completed and design
guidelines to be created. In considering such applications, the City may also assess the
response to riparian areas in and around the area, the approach to mitigating noise
impacts, and the provision of an appropriate transition between industrial and nonindustrial land uses surrounding the area.
The Draft Plan would designate the site as part of Residential Development Permit area
#3 East Queensborough. This Development Permit area:
…is designated in order to create a transition between industrial uses and adjacent
residential neighbourhoods. This area will contain medium density, multi-family
residential uses. This Development Permit Area encourages best practices for promoting
water and energy conservation and reducing greenhouse gas Emissions. It also establishes
guidelines for the form and character of multi-family development. Properties located
within this Development Permit Area that are zoned Light Industrial Districts (M-1) that
develop industrial uses in accordance with the zone must instead comply with the
guidelines included in the Mixed Employment Development Permit Area.
DISCUSSION
The current designation of the property at 430 Boyd Street is (RM) Residential Medium
Density. This designation would allow a townhouse development. During the current
plan review process, this designation has not been questioned or raised as a concern by
the public, staff or Council. The land use and density proposed in this application
conform to the designations in the current and future Official Community Plan.
The proposal requires numerous variances for separations between buildings on the same
site. Staff and the New Westminster Design Panel have worked carefully with the
Doc#490707
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applicants to ensure the each unit has a usable rear yard and that the area dedicated to
circulation is reasonable. The New Westminster Design Panel has reviewed and
supported the site plan and the variances associated with the site plan.
The form and density of the development satisfy the Official Community Plan land use
designation for the site.
CONCLUSION
An application has been received to rezone the property at 430 Boyd Street to allow an 80
unit townhouse development. The purpose of this report is to provide preliminary
information to the Advisory Planning Commission on this rezoning application.

James Hurst
Development Planner
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APPENDIX # 3
SUSTAINABILITY REPORT CARD



2

1

See speciﬁcations in the City’s Building Permit
Requirement Package.

Uses construction techniques which minimize
site disturbance (sedimentation & erosion)
during the development phase.

Recommended:
60% of waste for demolition (by weight)
80% of waste for construction (by weight)
Stormwater

Includes a plan for construction waste
Waste &
disposal, specifying what percent of materials Materials
to be recycled. See Metro Vancouver’s DLC
Waste Management Toolkit.

Environment

REQUIRED

REQUIRED

Subject Area

1

1

/1

/1

Score

This has already been built on the
site.

We will meet the requirements.

80%
= _________
% of construction

n/a
= _________
% of demolition

Recycled material:

Explanation

APPLICANT

1

1

/1

/1

Score

Comments

STAFF

Economic

Short Description of Project:______________________________________

Page 11

Page 8
Social & Cultural

80 Townhouse

Page 1

Environment

VERSION # 1

Categories

June 2011

Planning Division

SUSTAINABILITY
REPORT CARD

Rezoning or
Development Permit Number: ___________________________________

Boyd St & Duncan St, New Westminster
Project Address:_______________________________________________

Date: _______________________________________________________
2013 / 11 / 18

PROJECT TYPE: RESIDENTIAL



6

Energy
Efﬁciency

Energy
Efﬁciency

Uses energy-efﬁcient lighting in individual
units and common areas.

5

Provides programmable thermostats in each
unit.

Habitat

Provides plants and staked trees in accordance
with the BC Landscape Standard.

7

Stormwater

Stormwater

Uses drought-tolerant landscaping and/
or high-efﬁciency or captured rainwater
irrigation systems.

See Metro Vancouver’s Stormwater Source
Control Design Guidelines.

Provides for stormwater retention &
evaporation, and groundwater treatment &
recharge in the stormwater management
plan.

Subject Area

4

3

VERSION # 1

REQUIRED

REQUIRED

REQUIRED

REQUIRED

Environment

Boyd St & Duncan St, New Westminster



/3

Permeable pavers will be used in
the roadway at feature location.

Explanation

2

1

1

/2

/1

/1

We will put a thermostat in every
unit. This will be shown on the
mechanical drawings.

We will incorporate a minimum of
50% CFL or LED light bulbs per
unit.

Plant species selected based on
appropriateness for the site as well
as easy and environmentally
friendly maintenance (e.g., native
species, drought-tolerant species
and those that require
minimal or no pesticides).

Climate-based automatic irrigation
controls in combination with trees,
shrubs, groundcover and
1
ornamental grasses which do not
require high water demands.
Sodded areas will be installed with
/1 300 mm depth of growing medium

3

Score

APPLICANT

2

0

1

1

1

/2

/1

/1

/1

/3

Score Comments

STAFF

2013 / 11 / 18
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VERSION # 1

11

Waste &
Materials

Waste &
Materials

Energy
Efﬁciency

Subject Area

EARLY STAGE

Achieves a recognized industry standard for
Building Rating
energy efﬁciency or sustainable design, such as
LEED; BuiltGreen Gold; BC Hydro PowerSmart
Gold; Energuide 82; or performance 25% better
than the Model National Energy Code.

EARLY STAGE

recycling collection (newsprint, paper,
containers, organics) in a secure common area
as per Draft Metro Vancouver Recycling Space
Standards (Appendix A).

Uses low-VOC (volatile organic compound)
products such as paints, carpeting and
adhesives to improve indoor air quality.

See www.energystar.gov under ‘Products’.

Provides EnergyStar-rated appliances.

10 Above City requirements, provides 4-stream

9

8

Environment

Boyd St & Duncan St, New Westminster

REQUIRED

REQUIRED

5

2

1

1

/8

/2

/1

/1

Score

We are seeking to meet the
Energuide 80.

We will provide a 5-stream
recycling collection in a common
area.

80x3 = 225 sq ft
= ___________

Recycling space proposed:

We will use low-VOC products to
improve the indoor air quality.

Low energy appliances will be
installed in all units (e.g., ‘Energy
Star’ rated).

Detail type of appliance:

Explanation

APPLICANT

0

2

1

/8

/2

/1

/1

1

Page 3

Standard below those listed in
example

Score Comments

STAFF

2013 / 11 / 18



EARLY STAGE

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

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

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

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

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

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

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

Examples:

VERSION # 1

14

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

See speciﬁcations in the City’s Building Permit
Requirement Package.

EARLY STAGE

features or provides a net gain in tree canopy
and landscaped area.

13 Retains sound original trees and landscape

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

EARLY STAGE

features, including landscaped common areas
and walkways to green the built environment.

12 Provides open greenspace and other greened

Environment

Boyd St & Duncan St, New Westminster

Energy
Efﬁciency

Habitat

Habitat

Subject Area

/2

/3

/4

3

2

3

Score

Landscaping will be used to limit
summertime solar game while
maximizing winter sunlight.

Low-rise buildings will provide
natural lighting on-site. We
provided operable windows on two
sides of each unit.

Given the nature of the types of
existing trees, no existing trees will
be retained. Approx. 225 new trees
are being proposed.

Many unit at ground level is given a
sizeable semi-private greenspace
for outdoor use. Owners can grow
food or flowers in containers within
these spaces.

Explanation

APPLICANT

/3

3

/4

/2

2

3

Score

Comments

STAFF

2013 / 11 / 18
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*% of total building material cost. Note also
that heritage lumber/siding must be graded.

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

Recommended:

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

VERSION # 1

buildings to improve building energy
efﬁciency, reduce heat island effect &
stormwater runoff, and create habitat &
biodiversity.

19 Incorporates landscaped roofs on concrete

18

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

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

EARLY STAGE

space as per City parking reduction incentive
policy.

17 Provides a co-op vehicle and assigned parking

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

EARLY STAGE

Stormwater &
Habitat

Waste &
Materials

Transportation

Alternative
Energy

as geo-exchange, solar, or district energy.

EARLY STAGE

16 Incorporates alternative energy systems, such

Building Code requirements.

Energy
Efﬁciency

Subject Area

15 Achieves building energy performance above

Environment

Boyd St & Duncan St, New Westminster

3

2

0

0

3

/3

/2

/1

/4

/4

Score

N/A

N/A, no building on the site
currently.

Specify % of material:

No co-op vehicles will be
incorporated.

No alternate energy systems will
be used.

Specify % of energy provided:

Yes, and will be outlined on the
mechanical drawings.

Explanation

APPLICANT

/4

/4

/3

/2

/1

0

0

3

Score

NA

NA

Comments

STAFF

2013 / 11 / 18
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Transportation

24 Provides electric plug-ins to support use of

VERSION # 1

See BC Hydro’s Electric Vehicle Charging
Infrastructure Deployment Guidelines

Recommended: 10% of resident stalls.

electric vehicles.

efﬁciency HVAC systems (heat recovery
systems, variable speed fans, etc.).

Energy
Efﬁciency

Habitat

23 In wood-frame buildings, incorporates high-

*Deﬁned by Invasive Plant Council of BC
www.invasiveplantcouncilbc.ca

native or adaptive species which provide
multi-storey habitat (groundcover, shrubs &
trees).

22 Removes invasive species* and incorporates

21

Stormwater

Subject Area

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

grading for groundwater recharge and
stormwater retention/evaporation.

20 Provides 20 cm (8 in) of topsoil as ﬁnished

Environment

Boyd St & Duncan St, New Westminster

/1

/1

/1

0

/1

/2

1

1

1

1

Score

% of resident stalls:
No electric plug-ins

No HVAC system will be
incorporated. Each unit will have
individual electric heaters.

As the entire site is being
redeveloped, all invasive species
will be removed as a part of
stripping/clearing process. In terms
of multi-storey habitat, we are
proposing new trees, shrubs and
groundcover to generate new
multi-storey habitat zones.

N/A, the site has been preloaded.
This process has already been
approved by the City.

Sodded lawn areas will have
minmum 20cm of topsoil and shrub
bed areas will have 45cm topsoil
as per BC Landscape Standards

Explanation

APPLICANT

/1

/2

/1

/1

0

0

/1

0

1

Score

NA

Page 6

Invasive species should have
been removed prior to preload

Top soil could have been
retained prior to preloading

Comments

STAFF

2013 / 11 / 18



VERSION # 1

TOTAL SCORE:
ENVIRONMENTAL ITEMS

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

26 CONSTRAINTS—

ENVIRONMENTAL SUSTAINABILITY ASPECTS NOT
CAPTURED ABOVE:

25 INNOVATION—

Environment

Boyd St & Duncan St, New Westminster

Subject Area

/51

39

N/A

No.

Score

Explanation

APPLICANT

/51

23

23/44

Score Comments

STAFF

2013 / 11 / 18
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EARLY STAGE

EARLY STAGE

EARLY STAGE

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

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

VERSION # 1

32

31

Includes affordable market housing units.

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

EARLY STAGE

29 Provides a diversity of unit sizes.

28

Provides ground-oriented units.

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

Includes other adaptable housing & barrierfree design features beyond Building Code.

27 Provides adaptable housing design features
above City requirements.
EARLY STAGE

Social & Cultural

Boyd St & Duncan St, New Westminster

Heritage

Housing

Housing

Housing

Housing

Accessibility

Subject Area

4

4

5

1

1

0

No.

% of adaptable units:

Explanation

/4

/4

/5

/1

24%
20%
20%
7%

B around 1,360 sf
C around 1285 sf
D around 1.075 sf
E around 885 sf

N/A

80 market units

N/A

19%

% of Total

A around 1,420 sf

Unit Type

All of them are Ground-oriented
/1 units.

/3

Score

APPLICANT

/1

/4

/4

0

/5

0

1

1
/1

/3

0

Score

NA

This is applicable

Comments

STAFF

2013 / 11 / 18
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EARLY STAGE

d) Other____________________

Provides private amenities (check all that
apply):
a) Accessible green roof
✔ b) Play areas
✔ c) Social gathering place

f) Other___________________

VERSION # 1

36

35

Heritage

Heritage

Subject Area

Amenities

Provides public amenities above City voluntary Amenities
amenity contribution policy (check all that
apply):
EARLY STAGE
a) Child care facility
b) Communal gardens
c) Play areas
d) Public art
e) Public gathering place

EARLY STAGE

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

neighbourhood character or history in the
proposed architecture and/or land use.

34 Includes references to historic site or

EARLY STAGE

structure through restoration or
rehabilitation. May include re-location.

33 Includes reuse of an existing heritage

Social & Cultural

Boyd St & Duncan St, New Westminster

/2

2

/4

4

/2

2

/2

2

Score

780 sm of Public Open Space
about 9.75 sm / units

N/A

N/A

N/A

Explanation

APPLICANT

/2

2

/4

0

/2

/2

Score

Page 9

Private communal garden and
play area included in project

This is applicable.

NA

NA

Comments

STAFF

2013 / 11 / 18



VERSION # 1

TOTAL SCORE:
SOCIAL & CULTURAL ITEMS

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

38 CONSTRAINTS—

SOCIAL/CULTURAL SUSTAINABILITY ASPECTS
NOT CAPTURED ABOVE:

37 INNOVATION—

Social & Cultural

Boyd St & Duncan St, New Westminster

Subject Area

/28

25

N/A

No.

Score

Explanation

APPLICANT

/28

4

Score

4/20

Comments

STAFF

2013 / 11 / 18
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Land Use

42 Supports and/or is compatible with the

VERSION # 1

TOTAL SCORE:
ECONOMIC ITEMS

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

44 CONSTRAINTS—

ECONOMIC SUSTAINABILITY ASPECTS NOT
CAPTURED ABOVE:

43 INNOVATION—

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

EARLY STAGE

ongoing viability of surrounding existing
commercial or industrial employers.

Land Use

EARLY STAGE

Land Use

Employment

Subject Area

41 Redevelops a contaminated brownﬁeld site.
EARLY STAGE

supports local businesses.

40 Creates more intensive use of land that

tax base.

39 Results in net increase in the City’s property

Economic

Boyd St & Duncan St, New Westminster

/3

/4

/2

/4

/4

/13

/3

/13

1

/4

/2

2

2

Score

5

The project is within a 4 minute
walk (approximately 350 m) of a
bus stop.

N/A

The population increases that
come from building multi-family
housing on a property originally
vacant is an economic benefit for
businesses in the area.

The site has been vacant for more
than 10 years.

Explanation

13

N/A

No.

3

4

2

4

Score

APPLICANT

Page 11

No shops within walking
distance

Former industrial site however
no contamination identified

Current industrial zoning
generates industrial taxes

Comments

STAFF

2013 / 11 / 18



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

1.1 The minimum size of the centralized recycling storage space for multi-family residential buildings and hospitality
lodgings shall be the greater of:
(a) 5 m2 (53.8 sq ft) or
(b) the space allocation determined by multiplying the number
of housing units by 0.19 m2 (2.05 sq ft)

In addition to storage space for the deposit and collection of garbage or refuse:

(Note: Access Standards may be added at a later date)

Draft Metro Vancouver Recycling Space Standards

APPENDIX A

APPENDIX # 4
OFFICIAL COMMUNITY PLAN DESIGNATIONS
CURRENT PLAN 1995



The site is designated as RM Residential – Medium density in the Official Community
Plan. The Plan describes this designation as:
(RM) Residential – Medium Density: this area will contain medium density multifamily residential uses such as row houses, stacked townhouses and low rises. Depending
on the provision of public amenities, a density bonus may be provided in order to reach
the upper limits of density in this area.
The site is designated as part of Residential Development Permit Area #9 East
Queensborough in the Official Community Plan. The Plan describes this designation as:
#9 East Queensborough (Queensborough #4)
The East Queensborough area, identified as Development Permit Area #9 [see Map D2]
and as Development Permit Area #4 in the Queensborough Official Community Plan, is
designated to accommodate a range of multi-family dwelling types. This Development
Permit Area protects development from hazardous conditions arising from the floodplain
and establishes objectives and guidelines for the form and character of multi-family
development. [Discussion of this area is also contained in the Queensborough Official
Community Plan.]
Objectives
The objectives of this designation are:
• Secure public access to the waterfront and other amenities.
• Preserve or enhance elements of the natural environment in juxtaposition to
development.
• Implement a unifying architectural approach that continues the established character
of Queensborough as a riverfront village community.
• Small commercial uses to serve the neighbourhood may be considered along Ewen
Avenue. Home based businesses facing the street along Ewen Avenue are encouraged.
Guidelines
Development permits issued in this area shall be in accordance with the guidelines
indicated in the Queensborough Official Community Plan.
The site is designated as part of Development Permit Area #4 in the Queensborough
Official Community Plan. The Plan describes this designation as:



Queensborough Official Community Plan
Development Permit Area #4
The are identified in as Development Permit Area No. 4 on Map 6 is designated to be a
residential mixed density area, to accommodate a range of multiple family residential
dwellings. This area is designated in order to protect development from hazardous
conditions and to establish objectives and provisions of guidelines for the form and
character of multiple family development.
For discussion of the multiple family development refer to the section on housing.
The objectives of this designation are:
i)
ii)
iii)
iv)

to establish a theme for the area;
to establish a fully serviced level of quality;
to secure public access to the waterfront and other amenities; and
to preserve and enhance elements of the natural environment in juxtaposition to
development.

Development permits shall be required to incorporate the above noted elements into the
drawing.
Development permits issued in this are shall be in accordance with the following
guidelines:
a) the scale and massing of buildings should relate to each other by following an
approved maritime or riverfront village theme.
b) the shape and exterior finishes of buildings should be sufficiently varied to avoid a
monotonous appearance when the development is viewed as a whole. Natural
materials (e.g., wood shingles, wood siding, wood windows) are encouraged.
c) the shape, slope and finish of the roofs should be such that when viewed from above
they appear clean and attractive, and can retain this quality over time.
d) the development should have a sense of unit, but should not be made monotonous
thought repetition of building form.
e) exterior lighting and signs should be unobtrusive, in scale with their surroundings
and be used to unify the development.
f) Technical approaches to noise abatement shall be employed in building construction
in the area.
g) all parking should be beneath of behind buildings and well concealed from public
view.
h) all sites shall be well landscaped.
i) all commercial areas shall have ornamental sidewalks and street trees.
j) where a development is adjacent to a body of water, the natural water course is to be
enhanced.
k) landscaped be placed adjacent to major highways to form visual and acoustic
barriers.



APPENDIX # 5
OFFICIAL COMMUNITY PLAN DESIGNATIONS
DRAFT PLAN 2013



#3 East Queensborough
The East Queensborough multi-family areas, identified as Development Permit Area #3
[see Map B], are designated in order to create a transition between industrial uses and
adjacent residential neighbourhoods. This area will contain medium density, multi-family
residential uses. This Development Permit Area encourages best practices for promoting
water and energy conservation and reducing greenhouse gas Emissions. It also establishes
guidelines for the form and character of multi-family development.
Properties located within this Development Permit Area that are zoned Light Industrial
Districts (M-1) that develop industrial uses in accordance with the zone must instead
comply with the guidelines included in the Mixed Employment Development Permit
Area.
DESIGN GUIDELINES
CHARACTER
All buildings and developments must be designed to have a high quality, cohesive
appearance that enhances the overall quality of the community. Consider the following:
x
Use an architectural approach (i.e. massing, facade treatment, detailing, materials
and colour choice) which is harmonious with the riverfront community context.
x
Create a cohesive streetscape. Use a similar alignment of windowsills, building
and roof lines, cornices, and floor-to-floor spacing along the street block.
x
Design all principal and accessory buildings within a development and/ or all
elements of an individual building, to the same architectural style. Provide enough variety
(e.g. through massing, architectural detail) to avoid a monotonous appearance when the
development is viewed as a whole and to reinforce individual building identity.
x
Coordinate lighting, outdoor furniture and garbage receptacles and design outdoor
areas (e.g. walkways, patios) and landscape elements (e.g. retaining walls, fences,
screening) to be consistent with the style, materials, colour and quality of the overall
development
x
Select project and internal street names that evoke Queensborough’s riverfront
community context and/or the legacy of its historically prominent citizens.
Provide public art to help enrich outdoor spaces and create pedestrian scale landmarks.
Use art that highlights Queensborough’s sense of place and is unique to each location.
SITING
Building siting must contribute to a pedestrian scale neighbourhood character. Consider
the following:



x
Orient residential units to front all streets and/or city trails and greenways
immediately adjacent to or within the development, except where the adjacent street is a
highway or truck route.
x
For all corner lots and/or corner units, locate and design buildings to address all
frontages, including public and internal streets, and/or city trails and greenways.
x
Use building siting to reinforce a sense of arrival at gateway intersections.
Enhance this effect with other special features such as publicly accessible plazas at the
corner, special roof shapes, and other architectural features.
Building siting must respect the existing neighbourhood and site context. Consider the
following:
x
Consider existing buildings and outdoor spaces when siting new buildings,
including the location of windows and entrances, overlook of outdoor space, impacts to
air circulation and light penetration, etc.
x
Site buildings to retain and enhance heritage assets by incorporating them into the
development of the site, wherever possible, including buildings, engineering works
and/or cultural landscapes, as well as significant landscape features (e.g. mature
vegetation and trees, distinctive landforms).
x
Design new buildings in proximity to heritage assets 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.
x
Minimize the impact of noise and exhaust to pedestrians and neighbours. Locate
service areas and mechanical equipment (e.g. utilities, HVAC, meters) at the rear of
buildings and away from neighbouring residential uses. Minimize visibility of service
areas and mechanical equipment from streets, open spaces and neighbours (e.g. screen,
reduce service and garage opening size, use shared service areas).
MASSING
Building massing must contribute to a pedestrian scale neighbourhood character.
Consider the following:
x
Use substantial vertical architectural features (e.g. changes in building height,
bays, high voids) to break the massing of multiple unit buildings into smaller modules of
similar scale.
x
Relate the modules to the organization of interior space such that the expression of
individual units is reflected in the overall form of the building.
x
Use horizontal architectural elements to define floor-to-floor transitions, roofs and
cornice lines.



x
Design the roof to minimize the overall building mass, incorporating articulation
and variations in roof planes (e.g. dormers, gables, crenelated parapets) to break up roof
mass and reduce building scale.
x
Reinforce the pedestrian scale massing by designing all buildings to have a heavier
“base” and lighter “top” that are visibly differentiated by use of material (e.g. masonry on
the base and wood siding on the top) and details (e.g. cornice treatments at the top).
Building massing must maximize natural light and ventilation to apartment and
condominium units. Consider the following:
x
Mass buildings to promote as many units as possible having exterior walls with
windows on two sides.
x
Configure internal units using a wide window-wall to shallow room depth ratio
that ensures ample daylight penetrates to the rear of the unit.
x
Organize the interior space such that, wherever possible, a majority of primary
living spaces (e.g. living room, family room, kitchen) have exterior walls with windows
on two sides. As a minimum, ensure all primary living spaces and secondary living
spaces (e.g. bedroom, den, office) have at least one exterior wall with a window.
x

Take microclimate into consideration.

HERITAGE
Each development must follow the Standards and Guidelines for the Conservation of
Historic Places in Canada for all physical work to heritage assets.
Reuse historic industrial and agricultural artefacts on redevelopment sites (e.g. as public
art).
FACADES
The facades of all building walls that face public or internal streets, drive aisles,
pedestrian pathways, parks or open space must provide visual interest. Use architectural
elements (e.g. fenestration, vertical and/or horizontal design elements, secondary roof
elements) and/or material or colour change.
ENTRANCES
Primary pedestrian entrances into buildings must be integrated into the design of the
building, yet be clearly expressed. Consider the following:



x
Articulate massing to identify building entrances (e.g. tall voids, central mass,
recessed entry).
x
Frame with a secondary roof element (e.g. porch) to identify building entrances
and protect from weather.
x
Establish a hierarchy of entrances, giving grouped pedestrian entrances visual
priority, individual pedestrian entrances the next highest visual priority, and vehicle
entrances the lowest visual priority.
Building entrances must be located and designed to have a strong relationship with the
street. Consider the following:
x
Entries for residential buildings and ground oriented units, including front porches,
should be oriented toward, visible from and directly connected (via a short pathway
and/or stairs) to the street (public or internal), city greenway, or semi-private entry
courtyard onto which the building fronts. A semi-private entry courtyard should be
oriented toward, visible from and directly connected to the public street (via a short
pathway and/or stairs).
x
Distinguish entrances with an arrival feature (e.g. courtyard, gateway) at the point
where the semi-private sidewalk meets the public sidewalk. Incorporate smaller arrival
features to visibly differentiate different building entrances within a development.
Integrate the design of arrival features with the overall design of the development.
ROOFS
Rooftops must appear clean and attractive and in keeping with the architectural style of
the building. Consider the following:
x
Locate and screen mechanical and service equipment such that it appears as an
integral part of the building when viewed from any angle.
x
Finish the surface of roofs with a material that is attractive and easy to maintain to
a high level of neatness.
x

Design roofs to reduce the urban heat island effect.

WINDOWS
Windows must contribute to an interesting, pedestrian scale environment. Consider the
following:
x

Use windows which are of clear glass (e.g. not tinted, reflective or opaque).

x
Use windows which are rectangular or square in proportion, except for accent
windows which may have a unique shape.
x
Locate windows in the garage door of residential parking structures facing onto
public or internal streets or walkways, including city trails and greenways.



Use strategies to facilitate passive heating in cooler months and reduce unwanted heat
gain in summer months. Consider the following:
x
Ensure a solar heat gain coefficient of 50% or better for south facing windows to
maximize solar gain during winter.
x
Use exterior shading devices (e.g. awnings, canopies, overhangs, light shelves,
louvers) which provide shade from the high summer sun, but provide solar access to the
low winter sun. Use these devices particularly on south facing windows.
x
Provide operable windows in each residential dwelling and/or unit. Locate
operable windows to take advantage of Queensborough’s prevailing easterly winds (i.e.
winds from the east to the west) to provide cross ventilation.
x
Use stack vents and light wells to provide additional light and ventilation to
primary and secondary living spaces.
x

Take microclimate into consideration when locating and sizing windows.

SIGNS
Signs must be designed to be consistent with the architectural style, scale and materials of
the development and/or building and its surrounding context. Consider the following:
x
Integrate signs into the detailing of the building (i.e. not applied as an
afterthought) but subordinate to the overall building composition.
x
Make signs visible from the street without being visually obtrusive. Design the
size, location and information to be oriented to pedestrians.
x
Use indirect lighting from fixtures that are integrated into the overall design and
character of the development and/or building.
OPEN SPACE
Each development must provide directly accessible private outdoor space for all units.
Consider the following:
x

Include balconies for above grade units and patios for ground oriented units.

x

Design roofs to provide usable outdoor space.

x
Where units front onto public or internal streets and/or city trails or greenways,
use the private outdoor space to create a transition. Design this area to be spatially welldefined and visible from the street or walkway (e.g. elevate slightly, enclose with low
hedges or an open-railing fence).
Each development must provide semi-private outdoor common space for all multi-family
developments. Use common space to create a transition from private residential areas to
the development entry at public streets. Orient private patios and entries around the semiprivate common space to facilitate neighbourly interactions and provide overlook for
children as they play.



x

Common outdoor space must be designed to be of a usable size and configuration.
Include a range of activities and generations. Consider the following:

x
Hard and soft landscaped areas such as courtyards, patios, lawns and/or
naturalized open space.
x
Seating options such as benches, moveable chairs and/or tables. Locate seating
options suited to different weather conditions such as areas that capture the sun, are
shaded (e.g. by building canopies or trees) and/or are sheltered from wind and rain.
x
Common gardens where residents can grow flowers and food together. These
should be in addition to private garden spaces.
x
Natural play elements (e.g. boulders, stepping stones, grassy slopes) in visible
locations.
Each development must provide pedestrian circulation that connects between buildings
and shared amenities, as well as directly to public streets and greenways, and other
destinations such as schools, parks, and commercial areas.
SAFETY
Each development must provide a Crime Prevention Through Environmental Design
(CPTED) report outlining the use of CPTED strategies in the design of developments and
buildings, including open space.
LIGHTING
All public and semi-private sidewalks and open spaces must be equipped with lighting.
Consider the following:
x
Use unobtrusive fixtures which are consistent with the architecture of the building
and its surrounding context.
x
Use shielded down lighting that provides for security, ambient lighting and
enhances architectural and landscape details but minimizes light pollution.
x
Minimize energy used in exterior lighting by using energy efficient lighting (e.g.
LED, solar-powered) and timer, motion or photo-activated lighting for all exterior areas,
including walkways and driveways and for security lighting.



NOISE
Developments and buildings must be designed to minimize impacts from adjacent
industrial and transportation activities. Consider the following:
x
Site buildings to minimize light intrusion from trucks, trains and industrial site
lighting into residential units, yards and semi-private open spaces.
x
Organize internal unit configuration to locate bedrooms and, where possible, other
living areas away from industrial and goods transportation activities (i.e. truck routes,
industrial site access points, the rail line). Locate all outdoor spaces away from noise
sources.
x
Employ leading edge technical approaches to noise abatement 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)
x
Provide landscape buffers within residential development sites. Use layered
plantings of trees and shrubs.
Each application to develop residential dwellings adjacent to industrial and transportation
activities 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). This
report will be registered as a covenant on title.
MATERIALS & COLOURS
All principal and accessory buildings within a development must use a cohesive palette
of materials and colours that is consistently applied and contributes to the overall quality
of the community. Consider the following:
x
Use a natural palette of wood, stone or brick and muted paint colour tones (e.g.
Benjamin Moore’s Historical Vancouver True Colours).
x
Consistently apply materials to all sides of a building (i.e. do not emphasize the
principal facade with lesser treatment on the other facades).
x
Change building materials and/or colours at interior or “reverse” corners of a
building, not at exterior corners or at changes in a facade plane.
x Use an accent colour which is harmonious with the main colours of the
materials and colours palette to unify the overall palette and to highlight
architectural details (e.g. eaves, window and door trim, railings).



x
Use matte finishes or finishes with a low level of reflectivity. Reflective materials
(e.g. mirrored glass, polished stone) should be avoided.
Each development must use building and hardscape materials that are durable and
appropriate to their use, the local climate, and the urban environment. Consider the
following:
x Use high quality building materials (e.g. wood, stone, brick, or acceptable alternative)
rather than materials that are visibly simulated (e.g. vinyl siding) or are inappropriate
for an urban area (e.g. untreated or rough-sawn wood).
ACCESSIBILITY
Endeavour to make all pathways and building entrances, public and semi-public spaces,
and special features and amenities of a site accessible by people of varying ability.
Consider the following:
x
Build sidewalks and pathways a minimum 1.8 metres (5.9 feet) wide with nonskid, uniform walking surfaces.
x
Locate entrance ramps and lifts in areas that are highly visible, easy to use and
connected to the sidewalk.
x
Where steps or high thresholds (e.g. related to FCL requirements) create a barrier,
provide an alternative route that is easily accessible to everyone.
x
Locate site furnishings (e.g. lighting, bollards, signage, guardrails, seating) where
they will not impede easy passage for those using a mobility device (e.g. wheelchair,
scooter) or people who are visually impaired.
x
Locate parking for those with ability challenges close to accessible building
entrances.
x
Use light fixtures that emit white light (i.e. not orange light) in all outdoor areas.
White light facilitates better visibility.
PARKING & ACCESS
All parking associated with a development must be located and designed to reinforce a
pedestrian oriented neighbourhood character and scale. Consider the following:
x
Integrate structured parking for low and mid-rise buildings with the building
design and have usable building space (e.g. ground oriented units) facing public streets,
parks and open spaces.
x
Provide additional off-street parking for low and/or mid-rise buildings behind the
buildings (i.e. at the rear of the lot), as required.



x
Take access to parking, including garages, from a lane wherever possible or from
the side or internal street where no lane exists.
x
For large parking lots, reduce visual scale and glare of large expanses of pavement
by creating smaller parking areas divided by landscaped sections which provide semitransparent screening.
x
Visibly and physically separate pedestrian walkways from surface parking areas
for low and mid-rise buildings (e.g. distinguish through grade separation, bollards, trees
in tree guards, distinct paving).
x
Minimize the number of times driveways and/or internal streets cross sidewalks.
Provide lanes, wherever appropriate, to give parking access that minimizes disruption to
sidewalks, bike routes and on-street parking.
New development must not result in an increase in the number of rail line crossings
which would result in an increase in train whistles. Remove or consolidate existing
driveways, wherever possible, to reduce the need for trains to whistle.
Provide wiring within parking areas for plug-in electric vehicles to meet Electric Vehicle
Ready requirements (i.e. Level 1 wiring for low-rise residential buildings, and Level 2
wiring for mid-rise residential buildings).
TREES & PLANTING
Each development must 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.
Each development must integrate trees, including shade trees. Consider the following:
x
Retain existing mature trees wherever possible. Where tree removal is
unavoidable, replace with a number, species and size of trees that creates equal value.
x
Plant new trees in all semi-private open spaces, parking areas, private yards, and
along internal streets and pathways.
x
Locate deciduous trees on the south and west side of buildings to provide shade
and minimize unwanted heat gain during summer and provide solar access and passive
solar gain during winter.
Tree species and other plant materials must be of high quality, suited to their purpose and
contribute to the overall quality of the community. Consider the following:



x
Choose species that are successful in the urban environment, easy to maintain, are
non-invasive and suited to Queensborough’s high water table. Selected tree species
should also have less aggressive rooting habits.
x
Use broadleaf deciduous tree species, wherever possible, for all shade trees
including internal street trees and trees in parking areas. Select species that have a
minimum mature height of 15 meters (49 feet).
All trees must be planted so that they will successfully become established and develop a
full canopy over time. Consider the following:
x
Plant trees on internal streets in a minimum 3 metres (9.8 feet) soil boulevard.
Where the boulevard is paved, plant street trees in a continuous trench finished with a
tree grate around each tree.
x
Space street trees consistently and so that their canopies touch at maturity,
generally one tree every 6 to 8 metres (20 to 26 feet), depending on species.
x
In parking areas, plant shade trees at an approximate ratio of one tree for every
five spaces. Plant trees in a minimum 3 metres (9.8 feet) wide continuous trench and
protect trees with bollards or tree guards.
Develop and/or enhance areas of under storey vegetation using diverse, multi-storey
planting which will support habitat for smaller wildlife, songbirds and important
pollinators such as bees, butterflies and dragonflies
All waterfront properties must provide public access to the river. Consider the following:
x
Provide public features at key points, such as waterfront lookout points, rest spots
and entry gateway elements.
x
Design all elements of the Perimeter Trail to have a high quality, cohesive
appearance that harmonizes with the riverfront community context.
x
Use a cohesive palette of durable, high quality materials which are appropriate to
the use and the local climate. Maximize the use of environmentally responsible materials.
Each development adjacent to any trail, as identified on the Parks, Trails and Greenway
Streets Map, must set buildings and other structures well back from the walkway. Ensure
the separation between private and public space is visually and physically well-defined
(e.g. planting, low fences, hedges). Ensure there are no barriers to public access to the
walkway.
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FORM 1
Riparian Areas Regulation - Qualified Environmental Professional - Assessment Report

5LSDULDQ$UHDV5HJXODWLRQ$VVHVVPHQW5HSRUW
Please refer to submission instructions and assessment report guidelines when completing this report.

Date

May 15, 2012

,3ULPDU\4(3,QIRUPDWLRQ
First Name
Last Name
Designation
Registration #
Address
City
Prov/state

Gordon
Middle Name Allen
Wichert
Biologist
Company SLR Consulting (Canada) Ltd
2268
Email gwichert@slrconsulting.com
Suite 101, 260 Town Centre Blvd
Markham
Postal/Zip L3R8H8
Phone #
905.415.7248
ON
Country
Canada

,,6HFRQGDU\4(3,QIRUPDWLRQ(use )RUP for other QEPs)
First Name
Last Name
Designation
Registration #
Address
City
Prov/state

Michael
Middle Name John
Sloan
P.Eng.
Company SLR Consulting (Canada) Ltd
23722
Email msloan@slrconsulting.com
#9 – 6421 Applecross Rd
Nanaimo
Postal/Zip V9V 1N1
Phone #
250-390-5050
BC
Country
Canada

,,,'HYHORSHU,QIRUPDWLRQ
First Name
Last Name
Company
Phone #
Address
City
Prov/state

Jay
Middle Name
Minhas
Elegant Development Inc
604-277-3338
Email info@elegantdevelopment.com
#200 – 12235 No. 1 Road
Richmond
Postal/Zip
V7E 1T6
BC
Country
Canada

,9'HYHORSPHQW,QIRUPDWLRQ
Development Type Subdivision: > 3 lots Multi Family
Area of Development (ha) 0.52
Riparian Length (m) 315 m
Lot Area (ha) 1.32
Nature of Development New
Proposed Start Date Spring 2013
Proposed End Date Summer 2014
9/RFDWLRQRI3URSRVHG'HYHORSPHQW
Street Address (or nearest town)
430 Boyd Street, 350 and 354 Stanley Street
Local Government
City New Westminster
Stream Name Stanley Slough, Boyd Street Ditch
Legal Description (PID) 009-305-122; 014-070-880; 013Region Pacific
580-329
Stream/River Type Ditch
DFO Area Lower Fraser
Watershed Code 20071758
Latitude 49
11
67
Longitude
122
56
12
Completion of Database Information includes the Form 2 for the Additional QEPs, if needed.
Insert that form immediately after this page.
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Riparian Areas Regulation - Qualified Environmental Professional - Assessment Report
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FORM 1
Riparian Areas Regulation - Qualified Environmental Professional - Assessment Report

Section 1. Description of Fisheries Resources Values and a Description of the
Development proposal
(Provide as a minimum: Species present, type of fish habitat present, description of current riparian
vegetation condition, connectivity to downstream habitats, nature of development, specific activities
proposed, timelines)
This project is currently at the rezoning stage, limiting the amount of detail that can be included in
plans for environmental monitoring. The developer obtained the services of a QEP to establish
the streamside protection and enhancement areas (SPEA) and erosion and sediment control
measures prior to site clearing and preloading. The preloading is underway and regularly
scheduled environmental monitoring is ongoing. The developer has also been informed of their
obligation to submit a pre-development report to the RAR notification system for the rezoning
application as well as a post-development report, and has agreed to obtain the services of a QEP
to complete this task.
3URSRVHG'HYHORSPHQW
The proposed development is for 76 townhouse units in 14 separate buildings on a 1.32 ha site
adjacent to 135 m of riparian habitat along Stanley Slough to the east and 180 m of riparian
habitat along Boyd Street ditch to the west. The site proposed for development corresponds to
the civic address of 430 Boyd Street, 350 and 354 Stanley Street, in New Westminster, BC. The
building footprints cover an area of 0.52 ha. A fire truck exit crosses Boyd Street ditch at the
southwest corner of the property. Construction is scheduled to begin Spring, 2013 and be
completed by Summer, 2014.
)LVKHULHV5HVRXUFH9DOXHV
The general location of the study area is shown in Figure 1. This drawing also shows the
proposed development and the established Streamside Protection and Enhancement Area
according to Riparian Areas Regulation assessment methods. The subject watercourses are
referred to here as Stanley Slough, extending along the east side of the subject property, and
Boyd Street ditch along the west side. Both of these drainage features are located in a suburban
setting largely built-up with a few infill opportunities. The City of New Westminster considers
Stanley Slough a Class A drainage feature defined as rearing habitat that is accessible to fish
(Figure 2, Watercourse Classification). The City of New Westminster considers Boyd Street ditch
a Class B drainage feature defined as inaccessible fish habitat providing food and nutrient source
only (Figure 2, Watercourse Classification). According to information on Figure 2 the following
conditions apply to large scale development such as subdivision development next to the Stanley
Slough and Boyd Street ditch:
RAR requirements apply
Setbacks are determined in accordance with RAR
DFO to be contacted; unavoidable impacts are to be offset by enhancement on a Class A
or Class B watercourse.
A fire truck exit will be provided crossing Boyd Street ditch at the southwest part of the
development. This culvert crossing is considered small scale new works within ditch system
according to information provided in Figure 2, and the City is to notify DFO prior to starting work.
See additional details below.
A search of iMap BC, an interactive web based mapping tool, did not return any information
(name, watershed code, fish species present, etc.) for Stanley Slough or Boyd Street ditch. The
TWA watershed identification for the nearest named feature is 20071758. A search of the BC
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FORM 1
Riparian Areas Regulation - Qualified Environmental Professional - Assessment Report

Watershed Atlas indicated no watershed code for Stanley Street Slough or the Boyd Street ditch.
A search of the Ministry of Environment – Fisheries Inventory Data Queries returned no fish
observation records, although as indicated above, Stanley Slough is considered accessible to
fish, while the Boyd Street ditch is considered inaccessible providing food and nutrient source
only (Figure 2).
SLR biologists visited the site on February 21, 2011 and the watercourses were flowing at the
time of the site visit. Approximately 135m of Stanley Slough and 180m of Boyd Street ditch were
assessed during the site visit, from Duncan Street upstream to the southern extent of the
property. Site and watercourse conditions were confirmed by SLR biologists during a subsequent
site visit on March 30, 2012.
Site conditions indicate that it was cleared historically, and remained vacant for an interim period.
The development area of the site has been cleared recently and pre-load has been place.
Sediment and erosion control fencing surrounds the perimeter of the property ands is inspected
regularly. Remaining trees represent regeneration by native and naturalized pioneer species
including Black Cottonwood (Populus trichocarpa), Red Alder (Alnus rubra), Paper Birch (Betula
papyrifera) European Birch (Betula pendula), and Weeping Willow (Salix babylonica), an
introduced species, are likely remnant from previous use of the land (Hol 2012).
Vegetation along both Stanley Slough and Boyd Street ditches appears managed for long
sections. Tree density is low along the water courses for most of their length. Site plans (Figure 1)
show trees close to the boundary of the SPEA on the development side of both watercourses.
A detailed RAR assessment was completed for Stanley Slough. The width of the Slough was
measured at 10 m intervals starting at transect T11 and extending southward for 100 m (Figure
1). The width was measured at the half-full depth, which approximated the wetted width at the
time of the assessment. These measurements are recorded in Form 3, the Detailed Assessment
Form. The average width of the Staley Slough after deleting the widest and narrowest
measurements (per the RAR methods) is 3.75 m. UTM coordinates at Transect 6, the centre
transect, are: 10 U, 504779 E, 5449099 N.RAR methods require that the minimum SPEA along
each side of a constructed fish bearing ditch is twice the average channel width, with a minimum
SPEA width of 5 m and a maximum width of 10 m. According to RAR criteria, the SPEA along
Stanley Slough is 7.5 m.
Boyd Street ditch is considered inaccessible to fish and functions as a food and nutrient source
only according to information provided on (Figure 2). RAR SPEA width is 2 m along each side of
non-fish bearing constructed ditches and average ditch width measurements are not required.
The SPEA along Stanley Slough and Boyd Street ditch are largely contained within City property.
The site plan for the Stanley Green development shows a ‘Fire Truck Exit’ to Derwent Way near
the south west corner of the development site (Figure 1). The planned crossing of the
watercourse along Derwent Way will be created using a culvert and fill. This watercourse is
considered a Class B feature and according to the Queensborough New Westminster
Watercourse Classification Map (2007) DFO is to be notified prior to starting a small scale, new
work such as a culvert within a ditch system. SLR contacted DFO and was advised that a DFO
Project Notification and Review Application Form can be submitted with the RAR report. SLR
received email confirmation from DFO that by selecting the "Notification to DFO" option on the
form, DFO will recognize a determination that there will be no negative impacts to fish habitat,
and DFO will not review or respond to the notification.

1 http://webmaps.gov.bc.ca/imfx/imf.jsp?site=imapbc (accessed April 30, 2012)
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2 http://a100.gov.bc.ca/pub/fidq/main.do (accessed April 30, 2012)
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FORM 1
Riparian Areas Regulation - Qualified Environmental Professional - Assessment Report

Section 2. Results of Riparian Assessment (SPEA width)
Attach or insert the Form 3 or Form 4 assessment form(s). Use enough duplicates of the form to
produce a complete riparian area assessment for the proposed development
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Form 3 Detailed Assessment Form
Riparian Areas Regulation - Qualified Environmental Professional - Assessment Report

2. Results of Detailed Riparian Assessment
Refer to Chapter 3 of Assessment Methodology

Description of Water bodies involved (number, type)
Stream
Wetland
Lake
X
Ditch
Number of reaches
1

Reach #

Date:
2, constructed ditches

April 30, 2012

1

&KDQQHOZLGWKDQGVORSHDQG&KDQQHO7\SH XVHRQO\LIZDWHUERG\LVDVWUHDPRUDGLWFK
DQGRQO\SURYLGHZLGWKVLIDGLWFK 
Channel Width(m)
starting point 3.6
upstream 3.8
3.4
4.0
3.8
downstream 3.9
3.8
3.7
4.0
3.6
3.5
Total: minus high /low 3.4
mean 4.0
R/P
Channel Type n/a

Gradient (%)
I, Gordon Wichert (name of qualified environmental professional) ,
n/a
hereby certify that:
a) I am a qualified environmental professional, as defined in the
Riparian Areas Regulation made under the Fish Protection Act;
b) I am qualified to carry out this part of the assessment of the
development proposal made by the developer Elegant
Development Inc
(name of developer) ;
c) I have carried out an assessment of the development proposal
and my assessment is set out in this Assessment Report; and
d) In carrying out my assessment of the development proposal, I
have followed the assessment methods set out in the Schedule
to the Riparian Areas Regulation.

C/P

S/P

6LWH3RWHQWLDO9HJHWDWLRQ7\SH 6397 
Yes
SPVT Polygons

No
X

Tick yes only if multiple polygons, if No then fill in one set of SPVT data boxes
I, Gordon Wichert (name of qualified environmental professional) , hereby certify that:
a) I am a qualified environmental professional, as defined in the Riparian Areas
Regulation made under the Fish Protection Act;
b) I am qualified to carry out this part of the assessment of the development proposal
made by the developer Elegant Development Inc (name of developer) ;
c) I have carried out an assessment of the development proposal and my assessment is
set out in this Assessment Report; and
d) In carrying out my assessment of the development proposal, I have followed the
assessment methods set out in the Schedule to the Riparian Areas Regulation.

Polygon No:

Method employed if other than TR
LC

SH

TR
X

LC

SH

TR

SPVT Type

Polygon No:

Method employed if other than TR

SPVT Type

Polygon No:
SPVT Type

Detailed Assessment Form

Method employed if other than TR
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Form 3 Detailed Assessment Form
Riparian Areas Regulation - Qualified Environmental Professional - Assessment Report

=RQHRI6HQVLWLYLW\ =26 DQGUHVXOWDQW63($
Segment
If two sides of a stream involved, each side is a separate segment. For all water
No:
bodies multiple segments occur where there are multiple SPVT polygons
LWD, Bank and Channel
Stability ZOS (m)
Litter fall and insect drop
ZOS (m)
Shade ZOS (m) max
South bank Yes
No
Ditch
Justification description for classifying as a ditch (manmade, Constructed, no significant
no significant headwaters or springs, seasonal flow)
headwaters, classified
according to New Westminster
Watercourse Classification
Ditch Fish Yes
Bearing
63($ PD[LPXP

X


No

If non-fish bearing insert no fish
bearing status report
(For ditch use table3-7)

Segment
If two sides of a stream involved, each side is a separate segment. For all water
No:
bodies multiple segments occur where there are multiple SPVT polygons
LWD, Bank and Channel
Stability ZOS (m)
Litter fall and insect drop
ZOS (m)
Shade ZOS (m) max
South bank Yes
No
63($ PD[LPXP 
(For ditch use table3-7)
Segment
If two sides of a stream involved, each side is a separate segment. For all water
No:
bodies multiple segments occur where there are multiple SPVT polygons
LWD, Bank and Channel
Stability ZOS (m)
Litter fall and insect drop
ZOS (m)
Shade ZOS (m) max
South bank Yes
No
63($ PD[LPXP
 (For ditch use table3-7)
 

I, Gordon Wichert
(name of qualified environmental professional) , hereby certify that:
a) I am a qualified environmental professional, as defined in the Riparian Areas Regulation made under the Fish Protection Act;
b) I am qualified to carry out this part of the assessment of the development proposal made by the developer Elegant
Development Inc.
(name of developer) ;
c) I have carried out an assessment of the development proposal and my assessment is set out in this Assessment Report; and
d) In carrying out my assessment of the development proposal, I have followed the assessment methods set out in the Schedule to
the Riparian Areas Regulation.

Comments
Length of reach was approximately 115 m long extending from T1, just south of the property
boundary to within several metres of Duncan Street at the downstream end of the sampled reach.

Detailed Assessment Form
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Form 3 Detailed Assessment Form
Riparian Areas Regulation - Qualified Environmental Professional - Assessment Report

2. Results of Detailed Riparian Assessment
Refer to Chapter 3 of Assessment Methodology

Description of Water bodies involved (number, type)
Stream
Wetland
Lake
X
Ditch
Number of reaches
1

Reach #

Date: April 30, 2012
2 of 2, constructed ditches

1

&KDQQHOZLGWKDQGVORSHDQG&KDQQHO7\SH XVHRQO\LIZDWHUERG\LVDVWUHDPRUDGLWFK
DQGRQO\SURYLGHZLGWKVLIDGLWFK 
Channel Width(m)
starting point
upstream

Gradient (%)
I, Gordon Wichert (name of qualified environmental professional) ,
n/a
hereby certify that:
a) I am a qualified environmental professional, as defined in the
Riparian Areas Regulation made under the Fish Protection Act;
b) I am qualified to carry out this part of the assessment of the
development proposal made by the developer Elegant
Development Inc
(name of developer) ;
c) I have carried out an assessment of the development proposal
and my assessment is set out in this Assessment Report; and
d) In carrying out my assessment of the development proposal, I
have followed the assessment methods set out in the Schedule
to the Riparian Areas Regulation.

downstream

Total: minus high /low
mean
Channel Type

R/P
n/a

C/P

S/P

6LWH3RWHQWLDO9HJHWDWLRQ7\SH 6397 
Yes
SPVT Polygons

No
X

Tick yes only if multiple polygons, if No then fill in one set of SPVT data boxes
I, Gordon Wichert (name of qualified environmental professional) , hereby certify that:
a) I am a qualified environmental professional, as defined in the Riparian Areas
Regulation made under the Fish Protection Act;
b) I am qualified to carry out this part of the assessment of the development proposal
made by the developer Elegant Development Inc (name of developer) ;
c) I have carried out an assessment of the development proposal and my assessment is
set out in this Assessment Report; and
d) In carrying out my assessment of the development proposal, I have followed the
assessment methods set out in the Schedule to the Riparian Areas Regulation.

Polygon No:

Method employed if other than TR
LC

SH

TR
X

LC

SH

TR

SPVT Type

Polygon No:

Method employed if other than TR

SPVT Type

Polygon No:
SPVT Type

Detailed Assessment Form

Method employed if other than TR
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Form 3 Detailed Assessment Form
Riparian Areas Regulation - Qualified Environmental Professional - Assessment Report

=RQHRI6HQVLWLYLW\ =26 DQGUHVXOWDQW63($
Segment
If two sides of a stream involved, each side is a separate segment. For all water
No:
bodies multiple segments occur where there are multiple SPVT polygons
LWD, Bank and Channel
Stability ZOS (m)
Litter fall and insect drop
ZOS (m)
Shade ZOS (m) max
South bank Yes
No
Ditch
Justification description for classifying as a ditch (manmade, Constructed, no significant
no significant headwaters or springs, seasonal flow)
headwaters, classified
according to New Westminster
Watercourse Classification
Ditch Fish
Bearing

Yes

63($ PD[LPXP

No



X

If non-fish bearing insert no fish
bearing status report

Classified as
‘inaccessible fish
habitat, food and
nutrient only’(see Fig
2, Watercourse
Classification, New
Westminster)

(For ditch use table3-7)

Segment
If two sides of a stream involved, each side is a separate segment. For all water
No:
bodies multiple segments occur where there are multiple SPVT polygons
LWD, Bank and Channel
Stability ZOS (m)
Litter fall and insect drop
ZOS (m)
Shade ZOS (m) max
South bank Yes
No
63($ PD[LPXP 
(For ditch use table3-7)
Segment
If two sides of a stream involved, each side is a separate segment. For all water
No:
bodies multiple segments occur where there are multiple SPVT polygons
LWD, Bank and Channel
Stability ZOS (m)
Litter fall and insect drop
ZOS (m)
Shade ZOS (m) max
South bank Yes
No
63($ PD[LPXP
 (For ditch use table3-7)
 

I, Gordon Wichert
(name of qualified environmental professional) , hereby certify that:
a) I am a qualified environmental professional, as defined in the Riparian Areas Regulation made under the Fish Protection Act;
b) I am qualified to carry out this part of the assessment of the development proposal made by the developer Elegant
Development Inc.
(name of developer) ;
c) I have carried out an assessment of the development proposal and my assessment is set out in this Assessment Report; and
d) In carrying out my assessment of the development proposal, I have followed the assessment methods set out in the Schedule to
the Riparian Areas Regulation.

Comments
Length of reach is 180 m. The Boyd Street ditch is classified as ‘inaccessible fish habitat, i.e. food
and nutrient source only’ according to New Westminster Watercourse Classification (Figure 2).
Thus according to RAR methods, the SPEA width of 2.0 m was established (Table 3-7 in RAR
Assessment Methodology) and width measurements of the ditch were not required.

Detailed Assessment Form

Page 2 of 3
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Section 3. Site Plan
Insert jpg file below

6LWH3ODQ
See attached Site Plans (Figures 1 and 2).
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FORM 1
Riparian Areas Regulation - Qualified Environmental Professional - Assessment Report

Section 4. Measures to Protect and Maintain the SPEA
This section is required for detailed assessments. Attach text or document files, as need, for each element
discussed in chapter 1.1.3 of Assessment Methodology. It is suggested that documents be converted to PDF
before inserting into the assessment report. Use your “return” button on your keyboard after each line. You must
address and sign off each measure. If a specific measure is not being recommended a justification must be
provided.

1. Danger Trees

See attached report, SPEA Tree Assessment and
Windthrow Report, dated May 4, 2012

I, Norman Hol
(name of qualified environmental professional) , hereby certify that:
a) I am a qualified environmental professional, as defined in the Riparian Areas Regulation made under the Fish
Protection Act;
b) I am qualified to carry out this part of the assessment of the development proposal made by the developer Elegant
Development Inc.
(name of developer) ;
c) I have carried out an assessment of the development proposal and my assessment is set out in this Assessment
Report; and In carrying out my assessment of the development proposal, I have followed the assessment methods
set out in the Schedule to the Riparian Areas Regulation

2. Windthrow

See attached report, SPEA Tree Assessment and
Windthrow Report, dated May 4, 2012

I, Norman Hol
(name of qualified environmental professional) , hereby certify that:
a. I am a qualified environmental professional, as defined in the Riparian Areas Regulation made under the Fish
Protection Act;
b. I am qualified to carry out this part of the assessment of the development proposal made by the developer Elegant
Development Inc.
(name of developer) ;
c. I have carried out an assessment of the development proposal and my assessment is set out in this Assessment
Report; and In carrying out my assessment of the development proposal, I have followed the assessment methods
set out in the Schedule to the Riparian Areas Regulation

3. Slope Stability

Potentially Sensitive Slopes
Soil erosion by water increases as slope length and steepness increases. This is due to the
greater accumulation of runoff and increased velocity of water, which encourages a greater
degree of scouring (carrying capacity for sediment). As the site is relatively flat, slope stability
and grade-generated erosion concerns are not considered to be significant. However, any
stockpiled soils will require erosion protection. At a minimum, stockpiled soils will be covered with
polyethylene sheeting with silt fencing installed at the toe of the stockpile slopes, if necessary, in
addition to the existing site perimeter silt fencing.
SLR is aware that the landscape will change as the project progresses. If preload side slopes
indicate signs of erosion, then un-vegetated soils should be covered with polyethylene sheeting
or hydroseeded with a tackifier and grass mix and a landscape fabric (e.g. coconut mats)
overlain.
I, Michael Sloan
(name of qualified environmental professional) , hereby certify that:
a. I am a qualified environmental professional, as defined in the Riparian Areas Regulation made under the Fish
Protection Act;
b. I am qualified to carry out this part of the assessment of the development proposal made by the developer Elegant
Development Inc.
(name of developer) ;
c. I have carried out an assessment of the development proposal and my assessment is set out in this Assessment
Report; and In carrying out my assessment of the development proposal, I have followed the assessment methods
set out in the Schedule to the Riparian Areas Regulation

4. Protection of Trees

See attached report, SPEA Tree Assessment and
Windthrow Report, dated May 4, 2012

I, Norman Hol
(name of qualified environmental professional) , hereby certify that:
a. I am a qualified environmental professional, as defined in the Riparian Areas Regulation made under the Fish
Protection Act;
b. I am qualified to carry out this part of the assessment of the development proposal made by the developer Elegant
Development Inc.
(name of developer) ;

Form 1
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FORM 1
Riparian Areas Regulation - Qualified Environmental Professional - Assessment Report
c.

I have carried out an assessment of the development proposal and my assessment is set out in this Assessment
Report; and In carrying out my assessment of the development proposal, I have followed the assessment methods
set out in the Schedule to the Riparian Areas Regulation

5. Encroachment
Encroachment into the SPEA is restricted during the construction phase by installation of a
sediment and erosion control fence around the perimeter of the property. This fence will remain in
place through the construction phase and is inspected regularly. While providing sediment and
erosion control, it also restricts physical encroachment of the riparian areas by other construction
activities.
Encroachment in the SPEA, often by residents of adjacent property, can be a substantial cause of
damage to riparian vegetation and stream conditions after construction is complete. Elegant
Development Inc. has agreed to install fencing along the boundary delineating the development
property and the SPEA thus reducing opportunities for indiscriminate access to the riparian area
and watercourse from the development.

Watercourse Crossing
Development plans reviewed by SLR indicate no development in the SPEA except a ‘Fire Truck
Exit’ crossing the Boyd Street ditch in the southwest corner of the development site. The planned
crossing of the watercourse along Boyd Street (Derwent Way) will be created using a culvert and
fill. This watercourse is considered a Class B feature. According to the Queensborough New
Westminster Watercourse Classification Map (2007) DFO is to be notified prior to starting a small
scale, new work such as a culvert within a ditch system. SLR contacted DFO and was advised
that a DFO Project Notification and Review Application Form can be submitted with the RAR
report. This notification will be submitted when development plans are finalized and prior to
construction.
I, Gordon Wichert
(name of qualified environmental professional) , hereby certify that:
a. I am a qualified environmental professional, as defined in the Riparian Areas Regulation made under the Fish
Protection Act;
b. I am qualified to carry out this part of the assessment of the development proposal made by the developer Elegant
Development Inc.
(name of developer) ;
c. I have carried out an assessment of the development proposal and my assessment is set out in this Assessment
Report; and In carrying out my assessment of the development proposal, I have followed the assessment methods
set out in the Schedule to the Riparian Areas Regulation

6. Sediment and Erosion Control

Form 1
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Riparian Areas Regulation - Qualified Environmental Professional - Assessment Report

Key Erosion Protection Areas
To mitigate potential sediment-bearing runoff water entering Stanley Slough and the Boyd Street
ditch during the site clearing and pre-loading, in the spring of 2011 Elegant Development Inc.
obtained the services of a contractor to establish the following erosion and sediment control
(ESC) measures:
Silt fencing has been constructed around the perimeter of the site along the SPEA limits
and the toe of preload slopes is at least 2 m from the silt fence. In addition to the silt
fencing along the east side of the site bordering Stanley Slough, a shallow ditch and
berm provide additional sediment control.
Permanent fill slopes indicating signs of erosion will be overlain with coconut mats and
hydroseeded with a tackifier and grass mix.
A single on-site access road along Duncan Street was constructed for truck and
equipment access, and is located well away from ditches draining to watercourses
adjacent to the site. The access is maintained to minimize water flows on the road.
The final procedure for vehicles leaving the site is a wheel wash that drains to a sediment
pond in the northwest corner of the site.
The sediment pond is fenced and discharges to the Boyd Street ditch.
Any residual soils left on the roadways are to be swept up and removed.
All works must be undertake in such a manner as to prevent the release of raw concrete
leachate or other deleterious substances into any watercourse or storm sewer system.
Concrete supply trucks shall be equipped with a wash bucket systems for flushing of the
flume. Waste water from flushing of the flume will be re-circulated into the mixing drum
and shall not be flushed onto the site, roads or storm sewer system .
The existing measures are anticipated to be sufficient for the development stage of the project;
however, a review of the ESC measures will be made when details of the development
construction phase are obtained.
I, Michael Sloan
(name of qualified environmental professional) , hereby certify that:
a. I am a qualified environmental professional, as defined in the Riparian Areas Regulation made under the Fish
Protection Act;
b. I am qualified to carry out this part of the assessment of the development proposal made by the developer Elegant
Development Inc.
(name of developer) ;
c. I have carried out an assessment of the development proposal and my assessment is set out in this Assessment
Report; and In carrying out my assessment of the development proposal, I have followed the assessment methods
set out in the Schedule to the Riparian Areas Regulation

7. Stormwater Management

Form 1
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Induced Channels
In periods of high rainfall, surface water is often generated at a construction site and cross
ditches may be utilized to direct the water into natural ephemeral induced channels across a site.
In terms of drainage across the site, SLR did not identify any existing ephemeral drainage and
observed that the site is relatively flat except for the temporary preload fill side slopes. During the
development phase, site runoff will be directed to the settling pond currently in place. The
drainage ditches and pond will require periodic maintenance during the development phase.

Seasonally Wet Areas
Seasonally wet areas are those areas observed to contain soils or forest cover having high
moisture content during the winter rainy season or following precipitation events, yet not typically
characterized by vegetation adapted to flood or saturation conditions. Construction and
development work within or near seasonally wet areas connected to flowing streams are
potentially sensitive to erosion and sediment generation.
Onsite vegetation has been cleared to the edge of the SPEA on the west and east boundaries
and to the property line on the north and south boundaries. No further vegetation clearing is
planned beyond these limits other than tree removal and replacement as recommended under
the danger tree and wind throw assessment or for a required fire truck crossing in the southwest
corner of the property.

Settling Ponds
On flat sites, settling ponds or sumps are used to allow surface water to naturally infiltrate into the
ground or discharge low turbidity water to a watercourse. A small settling pond at the most down
gradient portion of the site was installed prior to site clearing and preloading to capture wheel
wash water and surface generated run-off from the north half of the site. Over the winter of
2011/2012, SLR observed that the pond had sufficient capacity to collect the generated runoff
and wheel wash water and discharge to the Boyd Street ditch water that met the City of New
Westminster discharge criteria (pH 6 – 8.5, TSS < 75 mg/L).
During the development phase, if the accumulated water does not infiltrate quickly enough or if
pond discharge water exceeds the discharge criteria, mechanical filtration or a pump and
temporary storage tank will be used to ensure discharge water meets the criteria. The storage
tank can be either discharged into Boyd Street ditch if water meets the discharge criteria or taken
to a licensed disposal facility. Discharge to the ditch is not to exceed 5 gal/minute.

Precipitation Event Shutdown
For each work area, equipment shutdown limits for precipitation will be established prior to
commencement of work, such as where rainfall is forecast to exceed 30 mm over a 24-hour
period.
I, Michael Sloan
(name of qualified environmental professional) , hereby certify that:
a. I am a qualified environmental professional, as defined in the Riparian Areas Regulation made under the Fish
Protection Act;
b. I am qualified to carry out this part of the assessment of the development proposal made by the developer Elegant
Development Inc.
(name of developer) ;
c. I have carried out an assessment of the development proposal and my assessment is set out in this Assessment
Report; and In carrying out my assessment of the development proposal, I have followed the assessment methods

Form 1
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set out in the Schedule to the Riparian Areas Regulation

8. Floodplain Concerns (highly
mobile channel)
During field reconnaissance there was no evidence that the floodplain area extended beyond the
high water mark for Stanley Slough or Boyd Street ditch. Channel mobility is not observed
because the ditch and its alignment appear channelized and maintained within the designated
watercourse corridor.
I,
a.
b.
c.

(name of qualified environmental professional) , hereby certify that:
I am a qualified environmental professional, as defined in the Riparian Areas Regulation made under the Fish
Protection Act;
I am qualified to carry out this part of the assessment of the development proposal made by the developer
(name of developer) ;
I have carried out an assessment of the development proposal and my assessment is set out in this Assessment
Report; and In carrying out my assessment of the development proposal, I have followed the assessment methods
set out in the Schedule to the Riparian Areas Regulation

Form 1
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Riparian Areas Regulation - Qualified Environmental Professional - Assessment Report

Section 5. Environmental Monitoring
Attach text or document files explaining the monitoring regimen Use your “return” button on your keyboard after each line. It is
suggested that all document be converted to PDF before inserting into the PDF version of the assessment report.
Include actions required, monitoring schedule, communications plan, and requirement for a post development report.

Based on the limited information available regarding the proposed development, the following
items have been identified as the focus of the environmental monitoring program.

Environmental Monitoring
Since establishment of the erosion and sediment control measures and initiation of the
preloading phase, regular monitoring has been conducted and will continue through to the
development phase. At initiation of the development phase, regular and frequent observational
monitoring will be conducted at least weekly and particularly following significant storm events,
to assess the performance of existing ESC measures. Improvements will be made as
appropriate. Observational monitoring will be combined with weekly turbidity monitoring at key
locations. Data from these monitoring events will allow assessment of the effectiveness of onsite control measures.
Prior to backfilling around new foundations, a site visit will be made and will include a
discussion of how final grading will impact the SPEA.
The developer has also been informed of his obligation to submit a post-development report to
the RAR Notification System and has agreed to obtain the services of the authoring QEPs to
complete this task.

Form 1
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Section 6. Photos
Provide a description of what the photo is depicting, and where it is in relation to the site plan.
Photo 1

Form 1
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3KRWRD

Stanley Green site, from Duncan Street; entrance of the Stanley Slough Culvert
shown in foreground, 5 February 2011

3KRWRE

Stanley Green site, from Duncan Street; entrance of the Stanley Slough Culvert
shown in foreground, 30 March 2012

SITE PHOTOGRAPHS

RAR Assessment
Stanley Green Development
438 Duncan St., New Westminster, BC
Job No: 201.88423.00002



3KRWRD

Stanley Slough; the Stanley Green site is on the right, and the Stanley Street rightof-way on the left, facing southeastward, 5 February 2011

3KRWRE

Stanley Slough; the Stanley Green site is on the right, and the Stanley Street rightof-way on the left, facing southeastward, 30 March 2012

SITE PHOTOGRAPHS

RAR Assessment
Stanley Green Development
438 Duncan St., New Westminster, BC
Job No: 201.88423.00002
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Ditch along Boyd Street beside the Stanley Green site, from the intersection of Boyd
Street and Duncan Street facing southeastward, 5 February 2011

3KRWRE

Ditch along Boyd Street beside the Stanley Green site, from the intersection of Boyd
Street and Duncan Street facing southeastward, 30 March 2012

SITE PHOTOGRAPHS

RAR Assessment
Stanley Green Development
438 Duncan St., New Westminster, BC
Job No: 201.88423.00002
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Stanley Slough facing northwestward toward the Stanley Green site, 5 February
2011

3KRWRE

Stanley Slough facing northwestward toward the Stanley Green site, 30 March 2012

SITE PHOTOGRAPHS

RAR Assessment
Stanley Green Development
438 Duncan St., New Westminster, BC
Job No: 201.88423.00002
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Section 7. Professional Opinion
$VVHVVPHQW5HSRUW3URIHVVLRQDO2SLQLRQRQWKH'HYHORSPHQW3URSRVDO¶VULSDULDQDUHD
Date

April 30, 2012

1. We Gordon Wichert R.P.Bio, Michael Sloan P.Eng., Norman Hol ISA Certified Arborist
Please list name(s) of qualified environmental professional(s) and their professional designation that are involved in
assessment.)

hereby certify that:
a) I am/We are qualified environmental professional(s), as defined in the Riparian
Areas Regulation made under the Fish Protection Act;
b) I am/We are qualified to carry out the assessment of the proposal made by the
developer Elegant Development Inc, which proposal is described in section 3 of
this Assessment Report (the “development proposal”),
c) I have/We have carried out an assessment of the development proposal and
my/our assessment is set out in this Assessment Report; and
d) In carrying out my/our assessment of the development proposal, I have/We have
followed the assessment methods set out in the Schedule to the Riparian Areas
Regulation; AND
2. As qualified environmental professional(s), I/we hereby provide my/our professional opinion that:
a)
if the development is implemented as proposed by the development proposal
there will be no harmful alteration, disruption or destruction of natural features,
functions and conditions that support fish life processes in the riparian
assessment area in which the development is proposed, 25
(Note: include local government flex letter, DFO Letter of Advice, or description of
how DFO local variance protocol is being addressed)

b) x if the streamside protection and enhancement areas identified in this
Assessment Report are protected from the development proposed by the
development proposal and the measures identified in this Assessment Report as
necessary to protect the integrity of those areas from the effects of the
development are implemented by the developer, there will be no harmful
alteration, disruption or destruction of natural features, functions and conditions
that support fish life processes in the riparian assessment area in which the
development is proposed.

>127(
TXDOLILHGHQYLURQPHQWDOSURIHVVLRQDO means an applied scientist or technologist, acting alone or
together with another qualified environmental professional, if
(a) the individual is registered and in good standing in British Columbia with an appropriate professional
organization constituted under an Act, acting under that association's code of ethics and subject to disciplinary
action by that association,
(b) the individual's area of expertise is recognized in the assessment methods as one that is acceptable for the
purpose of providing all or part of an assessment report in respect of that development proposal, and
(c) the individual is acting within that individual's area of expertise.]
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May 4, 2012

Rev.: 0

Attn.: Anthony Collett
SLR Consulting (Canada) Ltd
200 – 1620 West 8th Avenue
Vancouver BC V6J 1V4
ACL File:

12162

cc:
Project Ref:

STANLEY GREEN by ELEGANT DEVELOPMENT INC
PROPOSED MULTI-FAMILY DEVELOPMENT
738 DUNCAN STREET NEW WESTMINSTER BC

Re:

SPEA TREE ASSESSMENT AND WINDTHROW REPORT

Dear Mr. Collett,
Arbortech Consulting Ltd has been retained to undertake a detailed tree assessment
and windthrow study located on and within close proximity to the above noted site to
determine their current structural condition, and to make retention and risk abatement
recommendations in context to the proposed development.
Staff from this office visited the site on April 21 2012 to inspect the trees under sunny
weather conditions. The topographic plan and the proposed architectural layout plan
for the development project have been provided for our use in completing this report.
The purpose of this study is to;
a) Determine the condition of the existing tree resource and compile an inventory
that meets the municipal requirements for reporting,
b) Determine which trees are viable for retention consideration,
c) Determine if any off-site trees are expected to be impacted from construction,
d) Guide the approval and design revision process to the extent possible so that
tree retention and tree replacement objectives are achieved, and
e) Specify tree protection and impact mitigation recommendations for
implementation in the construction process.
The tree condition data and tree retention recommendations are compiled herein and
on the enclosures. This report should be read in conjunction with the SPEA Tree
Assessment Drawing prepared by this office, per the attached.
Our findings are detailed as follows.

SUITE 200 3740 CHATHAM STREET RICHMOND BC V7E 2Z3

–



P 604 275 3484 F 604 275 9554 E trees@arbortech.bc.ca

SLR CONSULTING – ELEGANT DEVELOPMENT INC
438 DUNCAN STREET NEW WESTMINSTER
SPEA TREE ASSESSMENT AND WINDTHROW REPORT

OUR FILE: 12162

METHODOLOGY
Pursuant to the applicable regulation, and using our standard inventory and analysis
procedures, all trees located within the SPEA study area have been assessed using
Visual Tree Assessment (VTA) procedures. The primary canopy (overstory) trees have
been marked with a serial numbered tag as referenced in this report, and for future
reference within the design, approval, and construction phases of the project. Photos
were taken and are used herein and/or kept on file.
Within the tree inventory we present tree specific data and observations relevant to the
land use that is proposed. We have rated the condition of the trees based on health
and structural factors, as determined from our VTA, which guide us in determining the
value and viability of retaining the trees, and gives reference to determining tree
protection needs and tree treatment needs.
This windthrow assessment has been undertaken in consideration of Windthrow
Assessment HandBook for BC Forests (1994, BC Ministry of Forests) and Certified Tree Risk
Assessment (CTRA) methods.

SITE CONTEXT

Photo 1. Aerial image of the subject site from Google Maps.

ARBORTECH CONSULTING LTD
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SLR CONSULTING – ELEGANT DEVELOPMENT INC
438 DUNCAN STREET NEW WESTMINSTER
SPEA TREE ASSESSMENT AND WINDTHROW REPORT

OUR FILE: 12162

ASSESSMENT FINDINGS
GENERAL SITE ASSESSMENT:
The site is comprised of a private property bound on the south by Derwent Way,
west by Duncan Avenue and north by Stanley Slough. The south neighbouring
lands are vacant property. The study area consists of an existing drainage ditch
found along Derwent Way, and includes an upland SPEA area of 2.0m width on
the site (northern) side of the watercourse. Stanley Slough on the northern
perimeter, along with a 7.5m wide SPEA area along the southern top of bank is
the other study area. Trees within influencing distance to the site on all perimeters
have been reviewed via cursory inspection, with the primary canopy trees in and
around the watercourses being tagged and assessed in detail.
The property appears to have been historically cleared and left vacant for an
interim period, allowing natural regeneration by native and naturalized pioneer
deciduous species such as black cottonwood (Populus trichocarpa), red alder
(Alnus rubra), paper birch (Betula papyrifera) and European birch (Betula
pendula). Two weeping willow (Salix babylonica) trees, an introduced species,
found in the study area are likely remnant from a previous land use. The
development area of this site has been cleared recently and pre-load has been
placed. A silt control fence is found along the perimeter of the pre-load.

Photo 2. The Derwent Way SPEA area looking southward from within the site.

ARBORTECH CONSULTING LTD
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SLR CONSULTING – ELEGANT DEVELOPMENT INC
438 DUNCAN STREET NEW WESTMINSTER
SPEA TREE ASSESSMENT AND WINDTHROW REPORT

OUR FILE: 12162

Photo 3. The Stanley Slough SPEA looking northerly from within the site.

PROPOSED LAND USE:
On this site, the proposed development and construction consists of new mulitifamily townhouses. The associated re-grading of the lands, the construction of
the internal roads, upgrades to perimeter road interfaces, the driveways,
underground services and utilities, as well as the construction of the buildings
and related amenities, will result in comprehensive disturbance across most of
the site.

WINDTHROW ASSESSMENT:
Windthrow Risk assessment examines windthrow likelihood in the context of the
associated potential consequences. On a site such as this several contributory
factors are taken into account when determining relative windthrow potential
for a site. The main factors for this site are identified as follows:
x

Topographic Exposure Hazard
There are relatively nil changes to the site in terms of wind exposure and wind
fetch potential from the recent and pending activities on the site. The
remaining trees appear as open grown form as evidenced by the full crowns
(limb and branch structure) to near ground level. Notwithstanding that we
have not inspected the site before recent land clearing occurred, the aerial
image and the tree form indicate that the subject trees in and adjacent to
the SPEA area did not significantly rely upon adjacent cohort trees for
structural integrity in relation to wind stress.
In consideration of the above, and with reference to the low lying and
sheltered nature of the site, this site is rated as low to moderate topographic

ARBORTECH CONSULTING LTD
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SLR CONSULTING – ELEGANT DEVELOPMENT INC
438 DUNCAN STREET NEW WESTMINSTER
SPEA TREE ASSESSMENT AND WINDTHROW REPORT

OUR FILE: 12162

exposure hazard. It is important to note that with deciduous trees and stands,
summer wind events will have more influence on tree stability, limb shedding
and new edge effects, independent of the low to moderate site rating.
x

Soil Hazard
The soil hazard for the subject site is rated as high to extreme due to the
nature of the local soils such as but not limited to; the high ground water
table, the close proximity of drainage ditches to the root zones of the edge
trees, and the recent changes in site hydrology following tree clearing and
pre-loading (i.e. the soil between the preload zone and the ditches are likely
to have increased storm water accumulation).

x

Groundwater and Site Hydrology
As mentioned above, the evidence observed at the site indicates there is a
perched or high groundwater table around the perimeter of the subject site,
and standing water on the property to the East suggests an overall lack of
positive drainage which directly affects stability of the new edge trees. This
condition creates a higher risk of soil-type failures due to the reduced
cohesive properties in saturated or near saturated soil as compared to drier
soils.

x

Biophysical Hazard
Biophysical Hazard is the combination of the topographic, soils and stand
hazard components. It represents the wind-loading and stability of trees on
the site prior to treatment. The crown of the tree is like a sail. Wind acting on
the crown creates a 'drag force' which is proportional to the frontal area of
the crown at a given wind speed. Unlike solid structures, such as buildings, the
flexibility of tree branches and foliage enables trees to reconfigure and
streamline under high wind loads, leading to a wind-speed specific (i.e.
varying) frontal area. Experiments have shown that the drag on tree crowns is
proportional to crown mass. However certain tree species such as the Black
cottonwood which occurs on the subject site have a tendency to shed limbs
during summer wind events and public areas which the trees overhang such
as Derwent Street and the development site are considered high frequency
targets in this assessment.

x

Height to Diameter Ratio
Taller trees and stands can be more susceptible to windthrow unless
individual trees can counter the influence of increased height with larger
diameters and thicker roots. Because diameter, and more specifically the
amount of taper in the trunk, greatly influences individual tree susceptibility to
windthrow, the ratio of height to diameter is essential to consider when
assessing stand hazard. This ratio is also called the ‘slenderness coefficient’ or
‘slenderness’. The subject trees are noted to have variable slenderness
coefficients which have likely arisen as a result of their fast growing
characteristic, and due to adjacent tree competition. Overall the majority of
the new edge trees are rated as having poor height to diameter ratios and
that this factor in conjunction with stem and crown defects will affect windfirmness and stability.

ARBORTECH CONSULTING LTD

PAGE 5 OF 14

REV: O, MAY 4, 2012



SLR CONSULTING – ELEGANT DEVELOPMENT INC
438 DUNCAN STREET NEW WESTMINSTER
SPEA TREE ASSESSMENT AND WINDTHROW REPORT

OUR FILE: 12162

TREE INVENTORY AND RECOMMENDED TREATMENT
The approximate locations of the subject trees are shown on the attached SPEA Tree
Assessment Drawing for reference.
Table 1. The details of individual trees are provided as summarized in the following:
Tag #

Ownership1 Species

DBH
(cm)2

Height
(m)

Defects

Recommend

40/42

16

Bifurcate at base, included
bark

Discretionary
Retention

711

Public

Red alder

712

Private

Black
Cottonwood

55/42/41

22

Previous crown breakage,
lean over Derwent Street,
stem damage, root zone
backfilled

Remove and
Replace

713

Public

Black
Cottonwood

44/46

24

Bifurcate at base, included
bark, previous crown
breakage, evidence of root
damage when ditch
cleaning

Remove and
Replace

712A
(no tag)

Public

Black
Cottonwood

22/24

12

Bifurcate at base, very
close to ditch, saturated
root zone

Remove and
Replace

713B
(no tag)

Public

Black
Cottonwood

22/20

13

Located on the edge of
water in ditch, tree lean
over Derwent, suppressed,
suspect root damage from
machine ditch cleaning

Remove and
Replace

713C
(no tag)

Public

Black
Cottonwood

18

11

Crown defects, roots
damaged by machine ditch
cleaning

Remove and
Replace

714

Public

Black
Cottonwood

38

22

Previous crown failure,
root zone damage from
ditch cleaning,

Remove and
Replace

714A
(no tag)

Public

Dead Alder

14/16

13

Dead Alders, suspect
recent changes to
hydrology has contributed
to mortality

Remove and
Replace

715

Straddles

78

27

Broken forked top at circa

Remove and

1

2

Black

Ownership to be confirmed by legal survey.
DBH is the diameter at breast height, as measured at 1.4m above grade or to arboricultural standards.

ARBORTECH CONSULTING LTD
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SLR CONSULTING – ELEGANT DEVELOPMENT INC
438 DUNCAN STREET NEW WESTMINSTER
SPEA TREE ASSESSMENT AND WINDTHROW REPORT

Tag #

Ownership1 Species
property
line

Cottonwood

716

Private

Black
Cottonwood

716A
(no tag)

Straddles
property
line

717

Private

718

Private

719

719A
(no tag)

OUR FILE: 12162

DBH
(cm)2

Height
(m)

Defects

Recommend

12m height, heavy codominant top overhangs
Derwent Street. Evidence
of machine root damage
from ditch cleaning,
vertical seam at base,
minor stem decay

Replace

54

26

Damaged lateral roots,
crown breakage, root
decay

Remove and
Replace

12/14/11

6

Heavily suppressed
specimens, weak stems

Remove and
Replace

Weeping
willow

44

8

Heavy lean over Derwent
Street, fused limbs, crown
breakage, stem decay at
base

Remove and
Replace

Weeping
willow

46

10

Heavy lean into
development site. Stem
decay, crown breakage,
hollow stem at base

Remove and
Replace

Straddles
property
line

Black
Cottonwood

62

26

Significant root damage at
property line, previous
stem damage at base,
crown breakage

Remove and
Replace

Neighbour
to East, 8
metres
south of
tree # 719

Black
Cottonwood

44

22

Basal stem damage, crown
breakage, root damage
and saturated soils

Remove and
Replace

Birch

Nine additional cottonwoods along the eastern boundary; evidence of recent beaver activity responsible
for scattered tree failures. A management strategy for the trees along this boundary will need to be
developed in conjunction with the owner. Beaver damage, perched water table, standing water and lack
of positive drainage is expected to lead to sporadic tree failure into or away from the subject
development site.
720

Private

Birch

ARBORTECH CONSULTING LTD
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Severe basal damage by
beavers, 40% cross
sectional area has been

Hazard Tree:
Remove and
Replace
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Tag #

Ownership1 Species

OUR FILE: 12162

DBH
(cm)2

Height
(m)

Defects

Recommend

excavated
721

Stanley
Slough
(public?)

Black
Cottonwood

112/72

28

Bifurcate at base, the
smaller of the two stems
has been significantly
damaged by beavers
despite the wire mesh
protection, tree lean
towards the development
site.

Hazard Tree:
Remove and
Replace

Larger stem has less basal
damage by beavers,
however there is heavy
crown weight over the
development site and limb,
top failure potential is
considered high
722

Stanley
Slough
(public?)

Black
cottonwood

115

33

Tree is dead as a result of
being completely girdled
by beavers

Hazard Tree:
Remove and
Replace

The local population of beaver which appear to inhabit the Stanley Slough watercourse remain active
and are expected to cause considerable damage to the remaining tree inventory; in addition historical
root damage caused by machine ditch cleaning along the Derwent Street frontage has severely reduced
the potential for tree retention.
The beaver damage avoidance strategy of wrapping stems with chain-link fencing wire does not appear
to have been successful, either because it was installed too late or the beaver have concentrated their
efforts below the bottom edge of the wire mesh, causing mortality in tree # 722 and causing damage to
other trees to the extent that they are no longer viable.

ARBORTECH CONSULTING LTD
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SELECT PHOTOGRAPHS:

Photo 4. Tree group # 712 root-zone has
been backfilled.

Photo 5. Tree # 715 broken stem evident.

Photo 5. Tree #721 & 722 located on
Stanley Slough.

Photo 6. Dead Tree #722 girdled by
beavers.

ARBORTECH CONSULTING LTD
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Photo 6. Beaver damage
(severe) to Birch Tree #720.

WINDTHROW MITIGATION RECOMMENDATIONS
CONTEXT FOR RECOMMENDATIONS:
Overall the windthrow risk assessment for this site indicates a medium to high
potential for existing trees to fail into public areas from assorted reasons, thus
severely limiting tree retention potential.
Pre-existing stem, crown and root defects in the subject trees, as listed in the
table above, are expected to result in partial or whole tree failure during
extreme weather events. Unfortunately the trees along the Derwent Street
frontage have also been damaged during machine ditch cleaning activities
and the resulting root defects are expected to increase their potential to wind
stress related failure. For these reasons, with one exception noted below, none of
the mature class trees are recommended for retention.
Beaver damage is currently a significant factor in tree mortality along Stanley
Slough and the eastern private property frontage trees. This form of wildlife
damage can be extremely destructive and worsen as the tree inventory is
diminished. The current tree protection strategy by wrapping the lower bole with
chain-link fencing wire mesh does not appear to be effective.
Retention of tall standing wildlife trees is not considered appropriate considering
the short-term decay characteristics of the species, and the pre-existing root
damage. However short <3m snags may be considered for retention in certain
locations where eventual stem failure would not result in them falling onto a high
use target such as a public road or into the development site.

ARBORTECH CONSULTING LTD
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TREATMENT RECOMMENDATIONS FOR SPEA AND SPEA ADJACENT TREES:

1.

Remove and Replace all trees in the above inventory conditional to
approvals.

2.

Open grown Red Alder tree # 711 has potential for retention depending on;
a) The accurate location of the tree (to be determined by the project land
surveyor),
b) Whether the proposed construction of this development can
accommodate the tree protection zone (TPZ) that extends outside of the
proposed SPEA boundary,
c) Successful control of beaver damage in the region, and
d) Conditional to regular monitoring to check for beaver damage and to
inspect for the development of increased risk of the two main stems
splitting (i.e. if the union shows symptoms of cracking, the tree will likely
pose a high risk to the site and/or Derwent Way users.

3.

It is strongly recommended that a wildlife control specialist be engaged to
assist in formulating and implementing e a long term strategy for control, and
to provide recommendations to protect the current tree inventory and newly
planted trees.

4.

Implement a strategy to leave <3m height wildlife snags during the tree
removal process with the above conditions in mind.

CONDITIONS OF TREE REMOVAL:
For trees located in the public lands (i.e. the road rights-of-way) that are
recommended for removal, the City of New Westminster is expected to consider
our findings in relation to their risk tree management program and /or risk
tolerances, and may select tree retention and removal at their discretion.
Removals of any trees noted in this report are contingent on receipt of
applicable permits and approvals from the city and the senior environmental
agencies.

TREATMENT OF OFF-SITE TREES:
Neighbouring trees have been assessed for possible impact from proposed
construction activities, and protection measures should be implemented
according to the recommendations herein. We have considered changes to the
project design, strategic use of materials, innovative methodologies, and/or
treatments to the subject trees in an effort to satisfactorily mitigate those
impacts.
Please note that it is common practice for the associated costs of removal,
pruning and replacement planting of offsite neighbouring private trees required
in conjunction with a land development project to be paid by the land
developer as a good neighbour gesture. If there is an impasse, and the tree
owner does not authorize the proposed removal and/or pruning for risk
abatement or mitigation purposes, then the owner is cautioned to seek legal
advice and/or to protect the tree(s) to suit proper arboricultural standards.
ARBORTECH CONSULTING LTD
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TREE REPLACEMENT RECOMMENDATIONS
CONTEXT FOR RECOMMENDATIONS:
In accordance with the Ministry of Environment (Lower Mainland Region) Riparian
Restoration Guidelines, we have estimated the quantity of trees that would be required
to be planted to satisfy those guidelines as summarized below:
Table 2. Tree Removal and Replacement Summary.
Tree #

DBH

711
712
713
713A
713B
713C
714
714A
715
716
716A
717
718
720
7213
722
Total

40/42
55/42/41
44/46
22/24
22/20
18
38
14/16
75
54
12/14/11
44
46
36
112/72
115
13 trees

Species
Alder
Cottonwood
Cottonwood
Cottonwood
Cottonwood
Cottonwood
Cottonwood
Alder
Cottonwood
Cottonwood
Birch
Weeping willow
Weeping willow
Birch
Cottonwood
Cottonwood

Replacement
Quota

Recommended
Quantity

4:1
6:1
6:1
3:1
3:1
3:1
4:1
3:1
8:1
6:1
2:1
4:1
4:1
4:1
8:1
8:1

4
6
6
3
3
3
4
3
8
6
2
4
4
4
8
8
76

TREE PLATING RECOMMENDATIONS
The planting of replacement trees is expected to be specified by SLR Consulting.

1.

The narrow width of the SPEA limits the available space for planting
replacement trees. Given the area of the SPEA (estimated from CAD to be
1080 m2), the approximate maximum quantity of replacement trees using a
specification of 4m on centre to suit the recommended species (see below)
would be as follows:
Quan = Area (hectares) X 10,000 / spacing2
Quan = 0.108 ha X 10,000 / 16
Quan = 67.5 trees

3 Note that trees 721 and 722 will require individual approval and replacement riteria before approval due to their trunk
size being greater than 91cm DBH.
ARBORTECH CONSULTING LTD
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With 76 trees being recommended based on the removal tree data, and
space for 68 trees able to be planted based on available space, the shortfall
of 8 trees may either be exempt from replacement, or planted in other areas,
depending on owner preference, and/or negotiations through the approvals
process.

2.

We recommend that alternate species (as compared to the species being
cut) should be selected for replacement. The pioneer deciduous species in
the inventory are fast growing, large size class, shade tree species that are
highly susceptible to disease and decay. These factors are expected to
prematurely predispose them to defect, thus shortening their useful lifespan in
such close proximity to active residential land uses. In addition, the likelihood
of these pioneer deciduous species to naturally colonize the site is very
strong, therefore planting of those species is not warranted. Instead, we
recommend planting high valued riparian species of small to medium mature
size class, in conjunction with assorted berry producing shrubs, for;
diversification purposes, reduced future tree failure risk potential, satisfying
crown cover (shading) objectives at the watercourse interface, and for an
increase in beneficial detritus influences on the watercourse. Suitable species
for these purposes, and with respect to the relatively narrow growing space
that the SPEA provides, include; Douglas hawthorne (Crataegus douglasii),
bitter cherry (Prunus emarginata), and cascara (Rhamnus purshiana).

3.

We also recommend that the maximum size of the nursery stock to be
selected for planting on this site should be <1.5m (or #10 pot), a preferred
strategy over the guideline recommended larger sizes, as a measure to
improve survivorship expectations.

ASSUMPTIONS AND LIMITING CONDITIONS
This report was prepared for and on the behalf of the client as addressed herein, and it
is intended solely for their use, and in its’ entirety. Arbortech Consulting Ltd and its
agents shall not accept any liability derived from the partial, unintended, unauthorized
or improper use of this report.
This report is restricted only to the subject trees as specified in this report. Except as
stated herein, no other trees were inspected or assessed as part of the work related to
the preparation of this report.
The ownership of lands and property, and the location of property lines and other site
features relied upon, were not verified by Arbortech Consulting Ltd.
Third party information provided by the client to the consultant may have been relied
upon in the formation of the opinion of the consultant in the preparation of this report,
and that information is assumed to be true and correct. We have not verified and do
not warrant that information as correct.
The use of maps, sketches, photographs and diagrams are intended only as a
reference for the readers’ use in understanding the contents and findings of this report,
and are not intended as a representation of fact.
ARBORTECH CONSULTING LTD
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APPENDIX # 7
SITE PLAN ANALYSIS



Bylaw
Section

Permitted
(metres)

Proposed
(metres)

Height

418.12

35 feet (10.7)

31.33 feet (9.5)

Front Yard
Building 1
Building 13
Building 14

418.13
10 feet (3.0)
10 feet (3.0)
10 feet (3.0)

10 feet (3.0)
15 feet (4.6)
15 feet (4.6)

Rear Yard
Building 4
Building 5

418.14
15 feet (4.6)
15 feet (4.6)

15 feet (4.6)
15 feet (4.6)

Side Yard – East
Building 2
Building 3

418.15
15 feet (4.6)
15 feet (4.6)

15 feet (4.6)
15 feet (4.6)

Side Yard – West
Building 5
Building 6
Building 9
Building 10
Building 12
Building 13

418.15
15 feet (4.6)
15 feet (4.6)
15 feet (4.6)
15 feet (4.6)
15 feet (4.6)
15 feet (4.6)

16.33 feet (5)
16 feet (4.9)
16.2 feet (4.9)
45 feet (13.8)
15 feet (4.6)
15.5 feet (4.7)

Site Coverage
Density - FSR
Minimum Unit Size

418.16
418.20
418.21

Useable Open Space

418.22

40 %
0.80
850 sq. ft.
(79 sq. m.)
9,970 sq. ft.
(927 sq. m.)

38.8%
0.70
883 sq. ft.
(82 sq. m.)
+18,000 sq. ft.
(+1,673 sq. m.)

Off Street Parking
Number of Parking Spaces
Number of Visitor Spaces
Tandem Parking

150.8
150.8.1
150.49

134
16
No

154
16
50%



430 BOYD STREET - SEPARATIONS BETWEEN BUILDINGS

Building

# of
units

Bylaw
Section

Required
(metres)

Provided
(metres)

Function

1–2
1 – 11

14
14

418.17
418.18

16 feet (4.8)
37.33 feet (11.4)

16.8 feet
35.9 feet

1 – 14

14

418.18

37.33 feet (11.4)

46.8 feet

Side Wall
Circulation/Usable
Open Space
Circulation

2–3
2–8
2 – 11

11
12
12

418.17
418.18
418.18

14 feet (4.3)
35.33 feet (10.8)
35.33 feet (10.8)

14 feet (4.3)
35 feet (10.7)
34.75 feet (10.6)

Side Wall
Circulation
Circulation

3–4
3–7

9
11

418.18
418.18

35.33 feet (10.8)
35.33 feet (10.8)

35 feet (10.7)
35.25 feet (10.7)

Circulation
Circulation

4- 5
4 -7

8
10

418.17
418.18

12 feet (3.7)
35.33 feet (10.8)

12 feet (3.7)
32 feet (9.8)

Side Wall
Circulation

5–6

9

418.18

35.33 feet (10.8)

32 feet (9.8)

Circulation

6–7
6–9

11
10

418.17
418.18

14 feet (4.3)
35.33 feet (10.8)

14.2 feet (4.3)
37 feet (11.4)

Side Wall
Private Yard

7–8

12

418.18

35.33 feet (10.8)

46 feet (14)

Private Yard

8–9
8 – 11

11
12

418.17
418.18

14 feet (4.3)
35.33 feet (10.8)

14.2 feet (4.3)
32 feet (9.8)

Side Wall
Circulation

9 – 10

10

418.18

35.33 feet (10.8)

32 feet (9.8)

Circulation

10 – 11
10 – 12

11
13

418.17
418.18

14 feet (4.3)
37.33 feet (11.4)

14.2 feet (4.3)
46.1 feet (14)

Side Wall
Private Yard

12 – 13
12 – 14

14
14

418.18
418.18

37.33 feet (11.4)
37.33 feet (11.4)

37.7 feet (11.5)
37.7 feet (11.5)

Circulation
Circulation

13 – 14

12

418.17

14 feet (4.3)

14 feet (4.3)

Side Wall



APPENDIX # 8
QUEENSBOROUGH TOWNHOUSE
COMPARISON CHART



Number
of units

Units
Floor Space
Per Acre
Ratio

Average
Unit Size

Status

Current
Applications
430 Boyd Street

80

24.5

0.70

1246 sq. ft.

Current Application

620 Salter Street

54

24

0.73

1327 sq. ft.

Current Application

702 Salter Street

63

23

0.80

1321 sq. ft.

Current Application

36 South Dyke
Road
843 Ewen Ave

10

20

0.82

1400 sq. ft.

Current Application

67

25

0.79

1460 sq. ft.

Current Application

728 Ewen Ave

37

22

0.70

1400 sq. ft.

Current Application

746 Ewen Ave.

30

23

0.74

1432 sq. ft.

Current Application

240 Jardine Street

32

26

0.70

1267 sq. ft.

Current Application

36
33
34
61
8
51
36
154
68

23
23
25
30
28
20
24
26
29

0.77
0.78
0.80
0.86
0.84
0.65
0.72
0.82
0.91

1450 sq. ft.
1400 sq. ft.
1241 sq. ft.
1250 sq. ft.
1300 sq. ft.
1415 sq. ft.
1320 sq. ft.
1370 sq. ft.
1360 sq. ft.

Under construction
Constructed 2011
Constructed 2011
Constructed 2010
Approved 2008
Constructed 2007
Constructed 2007
Constructed 2005
Constructed 2005

Approved
Projects
42 South Dyke
1130 Ewen
240 Salter Street
1100 Block Ewen
307 Jardine Street
150 Pembina
1211 Ewen
935 Ewen
1010 Ewen



City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the Advisory Planning
Commission

Date: December 3, 2013

From:

Jim Hurst,
Development Planner

File:

Subject:

Rezoning of 1110 Ewen Avenue and 240 Jardine Street to allow 34
townhouse units and a wider range of commercial uses in the existing
building and redevelopment potential for the future. Advisory Planning
Commission Consideration

REZ00058

RECOMMENDATION
THAT this report be received for information

PURPOSE
An application has been received to rezone the southern part of the Queens Hotel
property at 1110 Ewen Avenue and all of 240 Jardine Street to allow a 34 unit townhouse
development. The application also proposes to rezone the remainder of the Queens Hotel
site, retaining the hotel use but expanding the range of commercial uses allowed on the
site. The purpose of this report is to provide information to the Advisory Planning
Commission for their consideration of this rezoning application.
BACKGROUND
Owner:
Architect:
Existing Zoning:

Proposed Zoning:

Doc#490701

0942888 B.C. LTD & 0951755 B.C.LTD
9708 Gilhurst Crescent, Burnaby, B.C.
Ramsey Warden Architects
Queensborough Neighbourhood Residential
Dwelling Districts (RQ-1) and Commercial Hotel
Districts (C-7)
ȱ
Queensborough Townhouse Districts (RT-3) and
Community Commercial Districts (Medium Rise)
(C-2A)
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December 3, 2013
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Official Community Plan Land Use (RMC) Residential – Medium Density, (CM)
Designation:
Commercial Main Street & Walkway System
Site Area:

220 Jardine Street: 0.43 acres (0.17 hectares)
Hotel: 2.1 acres (0.85 hectares)
Total Site: 2.53 acres (1.02 hectares)

APPENDICES ATTACHED TO THIS REPORT

1

Title
Location Map with bus stops

4

2

Project Plans

5

3

Sustainability Report Card

6

Title
Text of Official Community Plan
Designation
Queensborough Townhouse
Comparison Chart.
Site Plan Analysis

PROPOSAL
The applicant proposes to build a 32 unit townhouse development on 1.4 acres (0.6
hectares) of the site and rezone the remaining 1.13 acre (0.42 hectare) portion of the site
where the Queens Hotel is located.
In this application the upgraded hotel would be retained and continue in use as a hotel
with a wider range of commercial uses than allowed under the current zoning. The
existing Commercial Hotel Districts (C-7) zoning allows a Hotel and retail and
commercial uses in conjunction with a hotel. The Community Commercial Districts
(Medium Rise) (C-2A) zone would allow a hotel and a wider range of community
commercial uses.
The proposed townhouse project would have a density of 26 units per acre (64 units per
hectare), a floor space ratio of 0.70 and a site coverage of 36%. A walkway will be
provided along the west and south property lines. The project would require two
variances. One variance would be for the separation between building 4 and 5 and also to
allow tandem parking in 13 of the 32 units. The variances are summarised below.

Separation between
buildings 4 & 5
Access to Parking

Doc#490701


Bylaw
Section

Proposed

Required

418.18

32.7 feet
(10 metres)
13 tandem spaces

36.6 feet
(11.2 metres)
No Tandem allowed

150.49
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SITE CONTEXT
The portion of the subject site addressed as 240 Jardine Street is zoned Queensborough
Neighbourhood Residential Dwelling Districts (RQ-1). The site is vacant. The portion of
the site addressed as 1110 Ewen Avenue is zoned Commercial Hotel Districts (C-7) and
is occupied by the Queens Hotel. In May 2013 a Development Permit was issued to allow
exterior and interior upgrading of the Queens Hotel building.
To the east of the site is commercial site addressed as 1102 Ewen Avenue. That site is
zoned Community Commercial Districts (Low Rise) (C-2). The site is occupied by a
building constructed in 1998. The building has 4,000 square feet (372 square metres) of
commercial space at grade and 2 residential units on the second floor. Beyond this site
across Jardine street are single detached houses zoned Queensborough Neighbourhood
Residential Dwelling Districts (RQ-1) and the Via mixed use development. The Via
development is zoned Community Commercial Districts (Mid Rise) (C-2A). It has 36
residential units and 6,000 square feet (557.7 square metres) of commercial floor space.
To the south of the site are large properties zoned Queensborough Neighbourhood
Residential Dwelling Districts (RQ-1). The properties are over 22,000 square feet (2045
square metres) and are occupied by single detached houses constructed in the 1940’s and
50’s.
To the north of the subject site across Ewen Avenue is a 61 unit townhouse development.
The development has a density of 30 units per acre (75 units per hectare). The floor space
ratio is 0.86. The site coverage is 41%.
To the west is a site addressed as 1130 Ewen. That site is zoned Comprehensive
Development District (1130 Ewen Avenue) (CD-21) and developed with 26 townhouse
units, six apartment units and 2,400 square feet (223 square metres) of commercial floor
space. The density is 22 units per acre (55 units per hectare). The floor space ratio is 0.81.
Site Constraints
The site is located in the Queensborough community and is thus subject to flood plain
constraints on the amount of floor space at grade and the use of that floor space. The site
has a geodetic elevation of 2 to 3 feet and is located within the Fraser River Flood Plain.
It is subject to regulations that limit the development at grade for each unit to 452 square
feet (42 square metres) for automobile parking and 118 square feet (11 square metres) for
an entry area. No storage or habitable floor space is allowed at grade. The underside of
the floor system for the habitable space must be clear of 11.53 feet (3.53 metres) GSC.
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The townhouse buildings proposed in this application conform to all of the flood plain
requirements.
The existing Queens Hotel building was constructed prior to any flood plain regulations
being in place. Any new construction on the Queens Hotel site in the future will have to
conform to the flood plain regulations in place at the time of the construction.
Proximity to Transit Service
Transit Facility
Skytrain Station
Frequent Transit
Network
Transit Stop

Frequency

Distance (m)
2 Kilometres
2 Kilometres

15 to 30 minutes up to 8:15 pm

150 metres

Existing Development Potential
The portion of the site zoned Commercial Hotel Districts (C-7) is 91,510 square feet
(8506 square metres). That zone allows a floor space ratio of 1.2, a site coverage of 40 %
and a height of 15 storeys or 150 feet (45.7 metres). The zone would allow a total of
109,810 square feet (10,207 square metres) of hotel commercial floor space to be
constructed. The current Queens Hotel building is 23,212 square feet (2,158 square
metres).
The portion of the site zoned Queensborough Neighbourhood Residential Dwelling
Districts (RQ-1) is 18,732 square feet (1,741 square metres). The existing zoning would
allow subdivision into 4 lots; however the logistics of the property would likely limit the
subdivision to 2 lots. Each lot would be 9,361 square feet (870 square metres). Each lot
could have a house with a maximum of 4,680 square feet (435 square metres) of floor
space. Each house could have a secondary suite. If the site was consolidated with
adjacent properties a slightly higher yield of lots could be possible.
Development Potential of the Rezoning Application
The townhouse project will be required to dedicate 3,130 square feet (291 square metres)
for roadway leaving a 1.23 acre (0.5 hectares) site for development. On the townhouse
site it is proposed to construct 32 units with 37,750 square feet (3,509 square metres) of
residential floor space.
The zoning on the 1.25 acre (0.51 hectare) Queens Hotel site would allow a four storey
building with commercial space on the ground floor and residential on the upper three
floors. The building could have a maximum of 112 residential units with up to 98,000

Doc#490701








City of New Westminster
December 3, 2013

-5-

square feet (9,109 square metres) of residential floor space. The commercial floor space
would likely not exceed 10,000 square feet (930 square metres).
POLICY CONTEXT
Official Community Plan Designations
The Official Community Plan designates the site as (RMC) Residential Medium
Density/Community Facility, (CM) Commercial Main Street and Walkway System. The
Plan describes these designations as:
(CM) Commercial Main Street: 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.
(RMC) Residential Medium Density/Community Facility: this area will
contain medium density multifamily residential uses such as detached
townhouses, row houses, and stacked townhouses. Depending on the
provision of public amenities, a density bonus may be provided in order to
reach the upper limits of density in this area. This area will also contain
community amenities such as churches, child care, libraries or community
space.
Walkway System: This area will include walking trails
The proposed site is located within Residential Development Permit Area #10 Ewen
Avenue. The plan describes this designation as:
#10 Ewen Avenue (Queensborough #3)
The Ewen Avenue area, identified as Development Permit Area #10 [see
Map D2] and as Development Permit Area #3 in the Queensborough
Official Community Plan, is designated in order to provide housing in close
proximity to the neighbourhood centre and help define the axis streets
leading to the centre of the neighbourhood. This area will contain medium
density multi-family residential uses and may include community amenities
such as child care or community space (e.g., fire hall). Home based
businesses facing the street are encouraged. Small commercial uses to serve
the neighbourhood may be considered. This Development Permit Area
establishes objectives and guidelines for the form and character of multifamily development.
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DISCUSSION
Currently the Queens Hotel building is being upgraded under a Development Permit
issued in May 2013. With the current investment in the building, the building will likely
remain on the site for some years. In the short term the rezoning of that portion of the site
will, allow a hotel and a wider range of commercial uses than is currently allowed under
the Commercial Hotel Districts (C-7) zoning. The only commercial uses allowed by the
C-7 zone in addition to the hotel are:
533.5 Places of public assembly, entertainment or recreation in conjunction with a
hotel.
533.6 Retail and personal service establishments in conjunction with a hotel.
The C-7 zone ties all commercial uses to a hotel. Thus as an example, could a business
license be issued for a barber shop in the Queens Hotel. The answer is yes because that
would serve the guests of the hotel and the public. A second example would be, could a
business license be issued for a shoe store, an insurance agency or another office use in
the Queens Hotel. The answer is no because those businesses would not serve the guests
of the hotel, they would only serve the public. Under the Community Commercial
Districts (Medium Rise) (C-2A) zone the answer would be yes in both cases.
The Community Commercial Districts (Medium Rise) (C-2A) zone allows a hotel use, so
the hotel could continue to operation in its current fashion, or it could expand the
commercial uses at grade. There is existing commercial floor space on two adjacent sites
and three other sites in the immediate area. If the Queens Hotel site were redeveloped in
the future the ground floor of the new building would provide additional commercial
floor space in this commercial hub. The residential permitted on the top three floors of
the building would concentrate population in the neighbourhood commercial centre.
The townhouse development provides a range of units and parking arrangements. All
units have a private yard and there is a play area for children.
When the development on the adjacent property to the west at 1130 Ewen Avenue was
approved a right of way was registered along the east property line for a future pedestrian
walkway. The Hotel site and the townhouse site will now provide a similar right of way,
and will construct the pedestrian walkway along the westerly property line. On the south
property line of the townhouse site a 10 foot (3.0 metre) dedication is being provided. A
road or lane will be developed along this alignment in the future as other properties to the
south develop. A pedestrian walkway will be constructed within the 10 foot (3.0 metre)
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dedication. The townhouses proposed in this project have been designed to face the
pedestrian walkway.
CONCLUSION
An application has been received to rezone a portion of the property addressed as 1110
Ewen Avenue and 240 Salter Street to allow a 34 unit townhouse development, expanded
commercial uses on the Hotel site and future redevelopment of the Hotel site. The
proposed rezoning of the site is in conformance with the Official Community plan vision
for this site in the short and long term. The proposal satisfies the Land Use designation
and is an appropriate form and character for the neighbourhood. The rezoning will allow
a wider range of commercial uses to serve the community today and the potential
redevelopment in the future would provide additional commercial services as the
population of the community grows.

James Hurst
Development Planner
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APPENDIX # 3

SUSTAINABILITY REPORT CARD
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2

1

Subject Area

See speciﬁcations in the City’s Building Permit
Requirement Package.

Uses construction techniques which minimize
site disturbance (sedimentation & erosion)
during the development phase.

Recommended:
60% of waste for demolition (by weight)
80% of waste for construction (by weight)
Stormwater

Includes a plan for construction waste
Waste &
disposal, specifying what percent of materials Materials
to be recycled. See Metro Vancouver’s DLC
Waste Management Toolkit.

Environment

REQUIRED

REQUIRED

1

1

/1

/1

Score

Site is flat. Use of infiltration ponds
during construction. Site will be
preloaded with sand and removed
prior to construction (including some
peat removal).

No demolition required. Site has
no buildings on it and is used as a
truck storage area.

0
= _________
% of construction

0
= _________
% of demolition

Recycled material:

Explanation

APPLICANT

1

1

/1

/1

Score

Comments

STAFF

Economic

Short Description of Project:______________________________________
site.

Page 11

Page 8
Social & Cultural

Rezoning to develop 32 townhouse units on under-utilized

Page 1

Environment

VERSION # 2

Categories

June 2011

Planning Division

SUSTAINABILITY
REPORT CARD

Rezoning or
REZ 00058
Development Permit Number: ___________________________________

240 Jardine Street
Project Address:_______________________________________________

Date: _______________________________________________________
July 2, 2013

PROJECT TYPE: RESIDENTIAL



6

Energy
Efﬁciency

Energy
Efﬁciency

Uses energy-efﬁcient lighting in individual
units and common areas.

5

Provides programmable thermostats in each
unit.

Habitat

Provides plants and staked trees in accordance
with the BC Landscape Standard.

7

Stormwater

Stormwater

Uses drought-tolerant landscaping and/
or high-efﬁciency or captured rainwater
irrigation systems.

See Metro Vancouver’s Stormwater Source
Control Design Guidelines.

Provides for stormwater retention &
evaporation, and groundwater treatment &
recharge in the stormwater management
plan.

Subject Area

4

3

VERSION # 2

REQUIRED

REQUIRED

REQUIRED

REQUIRED

Environment

240 Jardine Street



1

1

1

1

3

/2

/1

/1

/1

/3

Score

Yes -- energy star programmable
thermostats in individual units.

No common spaces. Energy
efficient lighting of laneway and
roadways.

Yes -- drought tolerant along
streetscape. Will meet BC
Landscape standard.

Landscape material will be BCL
standards with high-efficiency
irrigation system. (Rain garden on
adjacent site.) Planting will include
native, adaptive and drought
tolerant species.

Use of pavers on patios and
sidewalks will assist with infiltration
of water. Area is in flood plain so
soil is saturated because of low
lying areas surrounding the site.

Explanation

APPLICANT

STAFF

1

1

1

1

1

/2

/1

/1

/1

/3

Score Comments

July 2, 2013

Page 2
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11

Waste &
Materials

Waste &
Materials

Energy
Efﬁciency

Subject Area

EARLY STAGE

Achieves a recognized industry standard for
Building Rating
energy efﬁciency or sustainable design, such as
LEED; BuiltGreen Gold; BC Hydro PowerSmart
Gold; Energuide 82; or performance 25% better
than the Model National Energy Code.

EARLY STAGE

recycling collection (newsprint, paper,
containers, organics) in a secure common area
as per Draft Metro Vancouver Recycling Space
Standards (Appendix A).

Uses low-VOC (volatile organic compound)
products such as paints, carpeting and
adhesives to improve indoor air quality.

See www.energystar.gov under ‘Products’.

Provides EnergyStar-rated appliances.

10 Above City requirements, provides 4-stream

9

8

Environment

240 Jardine Street

REQUIRED

REQUIRED

0

2

1

1

/8

/2

/1

/1

Score

Not pursued.

80
= ___________
sq ft

Recycling space proposed:

Low VOC finishing.

Energy star dishwasher, stove and
refrigerator.

Detail type of appliance:

Explanation

APPLICANT

STAFF

0

1

1

/8

/2

/1

/1

1

Page 3

meets city requirements

Score Comments

July 2, 2013



EARLY STAGE

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

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

• If possible, state the glazed area % of
envelope = _______%
40
Recommended: Below 60%

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

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

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

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

Examples:

VERSION # 2

14

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

See speciﬁcations in the City’s Building Permit
Requirement Package.

EARLY STAGE

features or provides a net gain in tree canopy
and landscaped area.

13 Retains sound original trees and landscape

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

EARLY STAGE

features, including landscaped common areas
and walkways to green the built environment.

12 Provides open greenspace and other greened

Environment

240 Jardine Street

Energy
Efﬁciency

Habitat

Habitat

Subject Area

/2

/3

/4

4

0

3

Score

- Light gray coloured roofing with
well ventilated roof spaces. Light
gray SBS roofing on flat portions of
roof.
- Deciduous trees will be planted to
shade the south sides of building
but allow light in in the winter.

- Large roof and balcony
overhangs.

- Openable windows with cross
ventilation and open planning
concept in the living space.

- Large overhangs 2 to 4 feet.

No trees are located on the site.
This is largely an existing parking
lot.

Children's play area. Opportunities
for gardening within private yards.
Garden plots may be provided.

Explanation

APPLICANT

4

3

/4

/2

/3

Score

STAFF

na

Comments

July 2, 2013

Page 4



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

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

Recommended:

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

VERSION # 2

buildings to improve building energy
efﬁciency, reduce heat island effect &
stormwater runoff, and create habitat &
biodiversity.

19 Incorporates landscaped roofs on concrete

18

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

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

EARLY STAGE

space as per City parking reduction incentive
policy.

17 Provides a co-op vehicle and assigned parking

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

EARLY STAGE

Stormwater &
Habitat

Waste &
Materials

Transportation

Alternative
Energy

as geo-exchange, solar, or district energy.

EARLY STAGE

16 Incorporates alternative energy systems, such

Building Code requirements.

Energy
Efﬁciency

Subject Area

15 Achieves building energy performance above

Environment

240 Jardine Street

0

0

0

0

0

/3

/2

/1

/4

/4

Score

Specify % of material:

Specify % of energy provided:

Explanation

APPLICANT

/4

/4

0

/3

/2

/1

0

0

0

Score

STAFF

na

Comments

July 2, 2013

Page 5



Transportation

24 Provides electric plug-ins to support use of

VERSION # 2

See BC Hydro’s Electric Vehicle Charging
Infrastructure Deployment Guidelines

Recommended: 10% of resident stalls.

electric vehicles.

efﬁciency HVAC systems (heat recovery
systems, variable speed fans, etc.).

Energy
Efﬁciency

Habitat

23 In wood-frame buildings, incorporates high-

*Deﬁned by Invasive Plant Council of BC
www.invasiveplantcouncilbc.ca

native or adaptive species which provide
multi-storey habitat (groundcover, shrubs &
trees).

22 Removes invasive species* and incorporates

21

Stormwater

Subject Area

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

grading for groundwater recharge and
stormwater retention/evaporation.

20 Provides 20 cm (8 in) of topsoil as ﬁnished

Environment

240 Jardine Street

/1

/1

/1

1

/1

/2

2

1

1

1

Score

% of resident stalls:
Yes

Yes, HRV will be used and
incorporated within the units..

Yes, there is an invasive creeping
vine that will be eraticated.
Native and adaptive species will be
used onsite to provide habitat and
promote biodiversity.

Yes

Yes

Explanation

APPLICANT

/1

/2

/1

/1

1

2

1

/1

1

1

Score

STAFF
Comments

July 2, 2013
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VERSION # 2

TOTAL SCORE:
ENVIRONMENTAL ITEMS

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

26 CONSTRAINTS—

ENVIRONMENTAL SUSTAINABILITY ASPECTS NOT
CAPTURED ABOVE:

25 INNOVATION—

Environment

240 Jardine Street

Subject Area

Explanation

/51

26
out of 46

Reintensification of an under-utilized site in
the heart of "Main Street" in
Queensborough.

Score

APPLICANT

STAFF

/51

23

out of 46

Score Comments

July 2, 2013
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EARLY STAGE

EARLY STAGE

EARLY STAGE

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

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

VERSION # 2

32

31

Includes affordable market housing units.

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

EARLY STAGE

29 Provides a diversity of unit sizes.

28

Provides ground-oriented units.

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

Includes other adaptable housing & barrierfree design features beyond Building Code.

27 Provides adaptable housing design features
above City requirements.
EARLY STAGE

Social & Cultural

240 Jardine Street

Heritage

Housing

Housing

Housing

Housing

Accessibility

Subject Area

4

5

1

1

0

/4

/4

/5

/1

/1

/3

Score

50

2 bedroom

No heritage buildings on site.

Smaller sized units will be
appropriately priced.

Rental units provided on hotel site.

50

% of Total

3 bedroom

Unit Type

Yes, providing 32 townhouse units.

Because of the flood plain level the
main floor of the homes are raised
above flood level.

% of adaptable units:

Explanation

APPLICANT

/5

/1

/4

/4

2

1

1
/1

/3

0

Score

STAFF

na

Page 8

market units with a range of
sizes

na

Comments

July 2, 2013



EARLY STAGE

d) Other____________________

Provides private amenities (check all that
apply):
a) Accessible green roof
b) Play areas
c) Social gathering place

f) Other___________________

VERSION # 2

36

35

Heritage

Heritage

Subject Area

Amenities

Provides public amenities above City voluntary Amenities
amenity contribution policy (check all that
apply):
EARLY STAGE
a) Child care facility
b) Communal gardens
c) Play areas
d) Public art
e) Public gathering place

EARLY STAGE

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

neighbourhood character or history in the
proposed architecture and/or land use.

34 Includes references to historic site or

EARLY STAGE

structure through restoration or
rehabilitation. May include re-location.

33 Includes reuse of an existing heritage

Social & Cultural

240 Jardine Street

/2

2

/4

4

/2

2

/2

2

Score

Entry feature, community porch
and kids play area.

Dedication of public walkway r.o.w.
and easement.

Contemporary building with heavy
timber detailing recalling the
lumber mills in the area.

No heritage building currently on
site. Note: a Heritage story board is
planned for the entry feature describing the history of the site and
significant buildings in the area.

Explanation

APPLICANT

/2

2

/4

4

/2

1

/2

1

Score

STAFF

Page 9

walkway on the west and
south property lines; pump
station.

Comments

July 2, 2013



VERSION # 2

TOTAL SCORE:
SOCIAL & CULTURAL ITEMS

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

38 CONSTRAINTS—

SOCIAL/CULTURAL SUSTAINABILITY ASPECTS
NOT CAPTURED ABOVE:

37 INNOVATION—

Social & Cultural

240 Jardine Street

Subject Area

Explanation

/28

21

out of 19

Continuous pedestrian connections for
future land intensification through dedicated
pedestrian pathways.

Score

APPLICANT

/28

12

Score

STAFF

out of 19

Comments

July 2, 2013
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Land Use

42 Supports and/or is compatible with the

VERSION # 2

TOTAL SCORE:
ECONOMIC ITEMS

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

44 CONSTRAINTS—

ECONOMIC SUSTAINABILITY ASPECTS NOT
CAPTURED ABOVE:

43 INNOVATION—

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

EARLY STAGE

ongoing viability of surrounding existing
commercial or industrial employers.

Land Use

EARLY STAGE

Land Use

Employment

Subject Area

41 Redevelops a contaminated brownﬁeld site.
EARLY STAGE

supports local businesses.

40 Creates more intensive use of land that

tax base.

39 Results in net increase in the City’s property

Economic

240 Jardine Street

Provides housing on an
under-utilized parking lot.

/4

/13

/3

/13

3

/4

/2

2

4

Score

9

/3

Provides affordable housing close
to neighbourhood facilities, parks,
schools and community centre.

Provides housing on an underutilized parking lot/storage
/4 container area.

/2

/4

50 people employed during
construction.

Explanation

9

3

4

2

0

Score

APPLICANT

STAFF

Page 11

na: redeveloping a commercial
and residential site.

Comments

July 2, 2013



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

1.1 The minimum size of the centralized recycling storage space for multi-family residential buildings and hospitality
lodgings shall be the greater of:
(a) 5 m2 (53.8 sq ft) or
(b) the space allocation determined by multiplying the number
of housing units by 0.19 m2 (2.05 sq ft)

In addition to storage space for the deposit and collection of garbage or refuse:

(Note: Access Standards may be added at a later date)

Draft Metro Vancouver Recycling Space Standards

APPENDIX A

APPENDIX # 4

OFFICIAL COMMUNITY PLAN
LAND USE DESIGNATIONS AND
DEVELOPMENT PERMIT AREA
OBJECTIVES & GUIDELINES



The Official Community Plan designates the site as (RMC) Residential Medium
Density/Community Facility, (CM) Commercial Main Street and Walkway System. The
Plan describes these designations as:
(CM) Commercial Main Street: 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.
(RMC) Residential Medium Density/Community Facility: this area will contain
medium density multifamily residential uses such as detached townhouses, row houses,
and stacked townhouses. Depending on the provision of public amenities, a density bonus
may be provided in order to reach the upper limits of density in this area. This area will
also contain community amenities such as churches, child care, libraries or community
space.
Walkway System: This area will include walking trails
The site is located within Residential Development Permit Area #10 Ewen Avenue. The
plan describes this designation as:
#10 Ewen Avenue (Queensborough #3)
The Ewen Avenue area, identified as Development Permit Area #10 [see Map D2] and as
Development Permit Area #3 in the Queensborough Official Community Plan, is
designated in order to provide housing in close proximity to the neighbourhood centre
and help define the axis streets leading to the centre of the neighbourhood. This area will
contain medium density multi-family residential uses and may include community
amenities such as child care or community space (e.g., fire hall). Home based businesses
facing the street are encouraged. Small commercial uses to serve the neighbourhood may
be considered. This Development Permit Area establishes objectives and guidelines for
the form and character of multi-family development.
Objectives
The objectives of this designation are:
• Establish this area as a street oriented and pedestrian friendly medium density
residential area
• Implement a street oriented medium density residential theme for the designated area
• Preserve and enhance elements of the natural environment in juxtaposition to
development
Guidelines
Development permits issued in this area shall be in accordance with the guidelines
indicated in the Queensborough Official Community Plan.



Queensborough #3
The Ewen Avenue area, identified as Development Permit Area #8 [see Map D2] and as
Development Permit Area#3 in the Queensborough Official Community Plan, is
designated in order to provide housing in close proximity to the neighbourhood centre
and help define the axis streets leading to the centre of the neighbourhood. This area will
contain medium density multi-family residential uses and may include community
amenities such as child care or community space (e.g., fire hall). Home based businesses
facing the street are encouraged. Small commercial uses to serve the neighbourhood may
be considered. This Development Permit Area establishes objectives and guidelines for
the form and character of multi-family development.
Objectives
The objectives of this designation are:
• Establish this area as a street oriented and pedestrian friendly medium density
residential area
• Implement a street oriented medium density residential theme for the designated area
• Preserve and enhance elements of the natural environment in juxtaposition to
development
Development Permits issued in this area shall be in accordance with the following
guidelines.
a) the shape and massing of the buildings should relate to each other to form an
organized streetscape
b) the shape and exterior finishes of buildings should be sufficiently varied to avoid a
monotonous appearance when the development is viewed in the whole. Natural
materials (e.g. wood siding, shingles and windows) are encouraged.
c) the shape, slope and finish of the roofs should be such that when viewed from
above they appear clean and attractive and, can maintain this quality over time
d) the development should have a sense of unity, but should not be made monotonous
through repetition of building form
e) exterior lighting and signs should be unobtrusive, in scale with their surroundings
and be used to unify the development
f) technical approaches to noise abatement shall be employed in building
construction in the area
g) all parking should be beneath or behind buildings and well concealed from public
view
h) all sites shall be well landscaped
i) streetscaping/trees shall be provided on specified boulevards
j) trees shall line all driveways on private property
k) where important natural features are to be retained, development variance permits
may be used to alter the massing of the buildings
l) provision be made for bicycle paths as part of the perimeter trail system through
developments



APPENDIX # 5

MULTIFAMILY RESIDENTIAL
COMPARISON CHART



Number
of units

Units
Floor Space
Per Acre
Ratio

Average
Unit Size

Status

Current
Applications
620 Salter Street

54

24

0.73

1327 sq. ft.

Current Application

702 Salter Street

63

23

0.80

1321 sq. ft.

Current Application

36 South Dyke
Road
843 Ewen Ave

10

20

0.82

1400 sq. ft.

Current Application

67

25

0.82

1460 sq. ft.

Current Application

728 Ewen Ave

37

22

0.70

1400 sq. ft.

Current Application

746 Ewen Ave.

30

23

0.74

1432 sq. ft.

Current Application

240 Jardine Street

32

26

0.70

1267 sq. ft.

Current Application

36
33
34
61
8
51
36
154
68

23
23
25
30
28
20
24
26
29

0.77
0.78
0.80
0.86
0.84
0.65
0.72
0.82
0.91

1450 sq. ft.
1400 sq. ft.
1241 sq. ft.
1250 sq. ft.
1300 sq. ft.
1415 sq. ft.
1320 sq. ft.
1370 sq. ft.
1360 sq. ft.

Under construction
Constructed 2011
Constructed 2011
Constructed 2010
Approved 2008
Constructed 2007
Constructed 2007
Constructed 2005
Constructed 2005

Approved
Projects
42 South Dyke
1130 Ewen
240 Salter Street
1100 Block Ewen
307 Jardine Street
150 Pembina
1211 Ewen
935 Ewen
1010 Ewen



APPENDIX # 6
SITE PLAN ANALYSIS
TOWNHOUSES
SITE
ASSESSMENT
Requirement

Bylaw

Buildings

Required
(metres)

Provided
(metres)

Building Height

418.12

all

35.0 feet (10.7)

30.6 feet (9.3)

Front Yard
Rear Yard

418.13
418.14

1
3&4

10.0 feet (3.0)
15.0 feet (4.6)

10.0 feet (3.0)
15 feet (4.6)

Side Yard – North
Side Yard – North
Side Yard – South
Side Yard – South
Side Yard – South

418.15
418.15
418.15
418.15
418.15

4
5
1
2
3

15.0 feet (4.7)
15.0 feet (4.7)
15.0 feet (4.7)
15.0 feet (4.7)
15.0 feet (4.7)

15.0 feet (4.7)
15.0 feet (4.7)
15.0 feet (4.7)
15.0 feet (4.7)
15.0 feet (4.7)

Site Coverage

418.16

all

40 %

36 %

Separations

418.17

2–3

16 feet (4.9)

12.8 (3.9)

Separations

418.18
418.18
418.18
418.18
418.18
418.18

1–2
1–5
2–5
2–4
3–4
4–5

34.6 feet (10.5)
34.6 feet (10.5)
34.6 feet (10.5)
36.6 feet (11.2)
34.6 feet (10.5)
36.6 feet (11.2)

34.9 feet (10.6)
35.8 feet (10.9)
39 feet (11.9)
44.4 feet (13.5)
44.4 feet (13.5)
32.7 feet (10)

Density
Minimum Unit Size

418.20
418.21

all
all

Usable Open Space

418.22

all

0.80
850 sq. ft.
(79 sq. m.)
3,775 sq. ft.
(350.9 sq. m.)

0.70
+1,000 sq. ft.
(+93 sq. m.)
+8,000 sq. ft.
(+743.6 sq. m.)

Parking - resident
Parking - visitor

150.8
150.8.1

all
all

48 spaces
6 spaces

65 spaces
6 spaces



City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the Advisory Planning
Commission

Date: December 3, 2013

From:

Jim Hurst
Development Planner

File:

Subject:

Rezoning of 843 Ewen Avenue in order to allow a 67 unit townhouse
development. Advisory Planning Commission Consideration

REZ00071
DPQ00054

RECOMMENDATION
THAT this report be received for information

PURPOSE
An application has been received to rezone the property at 843 Ewen Avenue from
Queensborough Neighbourhood Residential Dwelling Districts (RQ-1) and Townhouse
Districts (RT-2) to Queensborough Townhouse Districts (RT-3A) in order to allow a
project with 67 townhouse units. The purpose of this report is to provide information to
the Advisory Planning Commission for their consideration of this rezoning application.
BACKGROUND
Owner:

Gary Berar, 9600 No. 6 Rd,
Richmond BC

Architect:

DF Architecture Inc,1205 - 4871 Shell Road,
Richmond, BC

Existing Zoning:

Queensborough Neighbourhood Residential
Dwelling Districts (RQ-1) and Townhouse
Districts (RT-2)
Queensborough Townhouse Districts (RT-3A)

Proposed Zoning:

Official Community Plan Land Use (RMC) Residential Medium Density/ Community
Facility
Designation:
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Official Community Plan
Development Permit Area
Designation:

#8 Ewen Avenue (Queensborough #3)

Site Characteristics:

Site Area: 2.6 acres (1.1 hectares)

APPENDICES ATTACHED TO THIS REPORT

1
2
3

4

Title
Location Map

5

Project Plans
CPTED Review, Design Rationale
and BC Hydro Transmission Line
Information
Sustainability Report Card

6
7

8

Title
Official Community Plan
Designations
Zoning Plan - Existing
Queensborough Townhouse
Comparison Chart
Site Plan Analysis

PROPOSAL
The applicant proposes to build a townhouse development with 67 two- and threebedroom units in 11 buildings. The project would provide 128 residential parking spaces,
and 15 visitor parking spaces. The proposed Floor Space Ratio is 0.79. The proposed site
coverage is 38.7% and the density is 25.8 units per acre. The building height is 33.4 feet.
The project requires a variance for the east side yard, the provision of tandem parking and
for numerous separation requirements between the townhouse buildings. The variances
proposed are listed in the following table.
Bylaw
Section

Required
(metres)

Provided
(metres)

Side Yard – East
Separations
Between Buildings
1–2
1 – 11

418.15

15 feet

13.5 feet

418.18
418.18

39.4 feet (12)
39.4 feet (12)

30.25 feet (9.2)
31.1 feet (9.5)

2–3
2 – 11

418.18
418.18

39.4 feet (12)
39.4 feet (12)

39.0 feet (12)
31.4 feet (9.6)
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3–4
3 – 10

Bylaw
Section
418.18
418.18

Required
(metres)
39.4 feet (12)
39.4 feet (12)

Provided
(metres)
30.25 feet (9.2)
31.4 feet (9.6)

4–5
4 – 10

418.18
418.18

39.4 feet (12)
39.4 feet (12)

33.8 feet (10.3)
31.1 feet (9.5)

5–6
5–9

418.17
418.18

16.0 feet (4.9)
39.4 feet (12)

12.0 feet (3.7)
31.25 feet (9.5)

6–7
6–8

418.18
418.18

39.4 feet (12)
39.4 feet (12)

26.2 feet (8)
36.75 feet (11.2)

7–8

418.18

39.4 feet (12)

29.25 feet (8.9)

8–9

418.18

39.4 feet (12)

39 feet (11.9)

9 – 10

418.18

39.4 feet (12)

70.0 feet (21.3)

10 – 11

418.17

16.0 feet (4.9)

14.6 feet (4.5)

Parking
Tandem Parking

150.49

No

67%

SITE CONTEXT
Directly to the north of the site is Highway 91A, a regional transportation corridor. The
property to the west of the site is Coopers Landing, a 154 unit townhouse development
zoned RQ-1 to Multiple Dwelling Districts (Low Rise) (RM-2A). That site is developed
at 26 units per acre (65 units per hectare) with a floor space ratio of 0.82. Directly to the
east of the proposed site is a utility corridor occupied by BC Hydro transmission lines.
Beyond the transmission lines are a number of Single Detached Dwellings built between
1931 and 2009. To the south across Ewen Avenue, an important east-west transportation
connection in Queensborough is the Queensborough Community Centre and ‘Borough
All-Wheel Park.
A portion of the site is zoned Townhouse District (RT-2). This area is the western 33 feet
(10 metres) of the site and is the former dedication of Carter Street. This section of road
was closed and sold in conjunction with a 1996 rezoning application on the 843 Ewen
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Avenue site. In that application the proponent acquired the closed road allowance after
the City completed the zoning of that parcel. The project did not go forward.
Site Constraints
The site is located in the Queensborough community and is thus subject to flood plain
constraints on the amount of floor space at grade and the use of that floor space. The site
has a geodetic elevation of 3 feet (0.9 meters) and is located within the Fraser River
Flood Plain. It is subject to regulations that limit the development at grade for each unit
to 452 square feet (42 square metres) for automobile parking and 118 square feet (11
square metres) for an entry area. No storage or habitable floor space is allowed at grade.
The underside of the floor system for the habitable space must be clear of 11.53 feet (3.53
metres) GSC.
Proximity to Transit Service
Transit Facility
Skytrain Station
Frequent Transit
Network
Transit Stop

Frequency

Distance (m)
2 Kilometres
2 Kilometres

15 to 30 minutes up to 8:15 pm

150 metres

Existing Development Potential
The portion of the site zoned Townhouse Districts (RT-2) is only 33 feet (10 metres)
wide so even though it has a townhouse zoning, it would not be possible to develop this
portion of the site for townhouses. The portion of the site zoned Queensborough
Neighbourhood Residential Dwelling Districts (RQ-1) could be developed with up to 18
single detached dwellings with secondary suites.
SUSTAINABILITY REPORT CARD
Sustainability highlights from the preliminary score card include a net gain in trees for
the property as well as an increase in usable open space (environmental sustainability).
Some elements that could be further explored by this project include the possibility for
rental housing (social sustainability) and building to recognized LEED/ Built Green
industry systems (environmental sustainability).
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OFFICIAL COMMUNITY PLAN CONSIDERATIONS
In the Official Community Plan the site is designated for Residential Development at
Medium Density and/ or Community Facility. The Plan describes this designation as:
(RMC) Residential Medium Density/Community Facility: this area will
contain medium density multi-family residential uses such as detached
townhouses, row houses, and stacked townhouses. Depending on the
provision of public amenities, a density bonus may be provided in order to
reach the upper limits of density in this area. This area will also contain
community amenities such as churches, child care, libraries or community
space. (See the Queensborough Official Community Plan for more details
on this land designation.)
The proposed site is in the #8 East Queensborough (Queensborough #3) Development
Permit Area. [See Appendix A for full description of the Development Permit Objectives
and Guidelines contained in the New Westminster Official Community Plan and the
Queensborough Community Plan.]
#8 Ewen Avenue (Queensborough #3)
The Ewen Avenue area, identified as Development Permit Area #8 [see Map D2] and as
Development Permit Area #3 in the Queensborough Official Community Plan, is
designated in order to provide housing in close proximity to the neighbourhood centre
and help define the axis streets leading to the centre of the neighbourhood. This area will
contain medium density, multi-family residential uses and may include community
amenities such as child care or community space (e.g., fire hall).
DISCUSSION
The current designation of the property at 843 Ewen Avenue is (RMC) Residential
Medium Density/ Community Facility. This designation would allow a townhouse
development. During the current plan review process, this designation has not been
questioned or raised as a concern by the public, staff or Council. The land use and density
proposed in this application conform to the designations in the current and future Official
Community Plan.
The rear portion of the site is adjacent to Highway 91A. An environmental noise
assessment has been provided with the project which looks recommends building
materials and procedures for limiting noise inside the units adjacent to the highway. All
of the recommendation s of the report have been incorporated into the building.
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The proposal requires numerous variances for separations between buildings on the same
site. Staff and the New Westminster Design Panel have worked carefully with the
applicants to ensure the each unit has a usable rear yard and that the area dedicated to
circulation is reasonable. The New Westminster Design Panel has reviewed and
supported the site plan and the variances associated with the site plan.
CONCLUSION
An application has been received to rezone the property at 843 Ewen Avenue to allow a
67 unit townhouse development. The purpose of this report is to provide information to
the Advisory Planning Commission on this rezoning application.

James Hurst
Development Planner
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LOCATION MAP
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APPENDIX #3
CPTED REVIEW, DESIGN RATIONALE,
BC HYDRO TRANSMISSION LINE INFORMATION
& ACOUSTICAL REPORT




CPTED STRATEGY
67-Unit Townhouse Development
843 EWEN AVENUE, NEW WESTMINSTER, BC

AUGUST 06, 2013



Crime
Prevention
Through
Environmental
Design



Preamble
The environment can play a significant role in influencing perceptions of safety.
Certain environments can impart a feeling of safety, while others can induce fear,
even in areas where levels of crime are not high. In this regard, planning and
design
measures can be utilized very successfully to enhance feelings of safety in areas
where people feel vulnerable.
The relationship between the environment and crime prevention
In order to understand the role of the environment in crime prevention, it is
necessary
to be aware of the elements of a criminal event. At the most basic level, the
following
are required in order for a criminal event to occur:
• a ready, willing and able offender;
• a vulnerable, attractive or provocative target/victim,
• a favorable environment; and
The person committing the crime is referred to as the offender. In a case where
property is the target of an offence, this would be described as a hard target. If a
person is the target, then she or he is the victim. The physical and social
environment
can either inhibit or enhance the opportunities for crime.



The basic elements of a crime can be reduced to three sets of characteristics,
namely those of the offender, those of the potential victim/target, and those of the
environment or the crime location (the physical location as well as the people and
the activities that might deter or encourage the offender). These elements can be
represented in the form of a “crime triangle” as illustrated in figure 1.

Victim/target

Offender

CRIME
Crime Location/Environment
Figure: 1
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CPTED Strategy Employed in this Project
1. Pedestrian route is designed in such a way to achieve shortest distance possible from
the origin to the destination. The walking path is traversing areas with adjoining open
spaces clear from any hidden blank spots. Site lighting and open sightlines for
walkways. Adjacent units have windows or openings with clear visibility towards
pedestrian route. Lower branches of trees along pedestrian route are kept above eye
level.
2. The entry doors to all the units are clearly visible from any points along the main and
secondary driveways. It is also visible from the windows or openings of opposite
units/buildings.
3.Low fence/gate along Ewen Avenue at 4’-0” high low-level metal picket type fence
that offers clear visibility from window openings onto and from the street. This treatment
defines private space and territory.
4. Fencing along west property line is an existing 6’-0” high wood fence for the existing
townhouse development.
5. Fencing on north property line which is along Highway 91A is an existing 10’-0” high
precast concrete fence wall.
6. Fencing along east property line is a 6’-0” high wood fence.
7. Open sightline into amenity area from surrounding public areas. Amenity area is
centrally located in the site. It is visible from the windows of the surrounding nearby
townhouse buildings.
8. Mail kiosk is located right after the main entrance gate in close proximity to Ewen
Avenue. The location is clearly visible from the street and visible to most people on site.
Entrances and windows of surrounding buildings have a visibility towards the mail kiosk.
9. Mail kiosk is open type with roof matching the general townhouse roof design.
Residents inside the mail kiosk are visible from curb side and from windows of
surrounding townhouses. There is no area in the mail kiosk where someone can hide.
10. All visitors parking are visible from windows and entry area of surrounding
townhouse buildings.
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11. Recycling enclosure is centrally located in the site. The structure is low timber
enclosure for clear visibility.


12. The driveway intersections are clearly marked with different road finishes or texture.
13. Shrub planting heights kept below eye level
14. The material used for Level 1 exterior wall is Hardiplank siding. The Hardiplank
siding is a fiber cement material that offers strength and rigidity which are
advantageous to counter vandalism.
Crime Prevention Through Environmental Design (CPTED):

CPTED principles are incorporated into in the landscape design including:
•
•
•
•
•
•
•

Shrub planting heights kept down below eye level
Lower branches of trees kept up above eye level
Site lighting and open sightlines for pedestrian pathways
Open sightlines into main amenity area from surrounding public areas
Open sightlines and lighting for mail kiosk area
Low fences/gates to define private spaces and territory
Character of internal roadways employs “eyes on the street” with windows, doorways and
entries providing safe oversight to public areas.
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BC Hydro Transmission Line
And EMF
67-Unit Townhouse Development
843 EWEN AVENUE, NEW WESTMINSTER, BC





Foreword:
The following are related information in connection to the
proposed townhouse development at 843 Ewen Avenue in
Queensborough District in New Westminster BC. This
development is in close proximity to a BC Hydro Transmission
Line. The information provided is not intended to be an
exhaustive study but a straightforward approach to address some
questions and queries regarding public concern on the health
hazards of BC Hydro Transmission Line on human beings living,
working or staying closed to such transmission line.

BC HYDRO TRANSMISSION LINE
The site of the proposed townhouse development at 843 Ewen
Avenue is located west of the BC Hydro Right of Way (ROW). The
lot parcel ROW is approximately 150 feet wide and owned by BC
Hydro.

VOLTAGE



The transmission lines running on this ROW are carried by 2 rows
of wood poles. The voltage of the highest lines on these poles is
69kV each. The poles on the west side of the Right of way
(ROW) have distribution underbuilt which is 25kV. This is
considered to be a low voltage transmission line
Each pole appears to be a different height ranging from 55 –
65ft in height and the lines are strung quite tight along this
span so there isn’t much sag of the lines.
BC Transmission Corporation and EMF
BCTC plans, builds, operates and maintains British Columbia’s
publicly owned electrical transmission system. This system
moves high voltage electricity throughout the province from
where it is produced to where it is in communities, homes and
businesses.
Electricity transmission as well as electrical appliances
produces electric and magnetic fields (EMF). BCTC recognizes
that there is public concern about EMF and possible health
effects.
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Based on the established research and the conclusions of
national and international health authorities, BCTC is guided
by the findings of Health Canada and the World Health
Organization that EMF exposure from power lines does not
cause any adverse health effects.
However, the relationship between EMF and health effects is
the subject of ongoing research and BCTC realizes that there
continues to be concern about potential health effects. The
BCTC is taking these concerns seriously and are continuing to:
•
•
•
•

Communicate openly and provide balanced, accurate
information about EMF
Monitor scientific EMF research and keep abreast of
relevant scientific policy and regulatory developments.
Adhere to all federal and provincial legislation and
regulations and all regulatory requirements addressing
EMF.
Take appropriate steps to reduce EMF levels in the
design of new and upgraded transmission facilities.

ELECTRIC & MAGNETIC FIELDS


Electric and magnetic fields (EMF) are present everywhere that
electricity flows. Electrical appliances, household wiring and
electrical power lines all produce electric and magnetic fields.
These fields are part of a broad range of waves called the
electromagnetic spectrum, which includes other waveforms such
as radio waves, microwaves, infrared rays and x-rays. Different
forms of electromagnetic energy are distinguished by their
frequency EMF, measured in hertz (Hz). Power frequency EMF
has a frequency of 60 Hz. The power we use in North America
uses alternating current (AC) and the power alternates backs and
forth 60 times each second. EMF from electricity is classified as
“Extremely Low Frequency” (60 Hz) producing much less energy
than other waveforms in the spectrum.
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COMPARISON OF ELECTRIC & MAGNETIC
FIELDS
Although they are often referred to together as EMF, electric
fields and magnetic fields are actually two distinct components of
electricity.
Electric fields are produced by voltage in a wire. For example,
an electric field is present when an electric appliance is plugged
into an outlet, even when it is not turned on. Electric fields can be
blocked or shielded by objects such as buildings or trees.
Magnetic fields are produced when electric current is flowing,
so they are only present when an electric appliance is turned on.
As the flow of electricity – the current – increases, the magnetic
fields increase. Magnetic fields pass through most objects and
cannot be blocked as easily as electric fields.
ELECTRIC FIELDS
Electric fields and nuisance shocks
Most of the interest regarding possible health effects is related to
magnetic fields and not electric fields; however people may
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notice the presence of electric fields when they are near power
lines. Electric fields are produced by any object that carries the
voltage.
Electric fields and health
In June 2007, the World Health Organization concluded that
“there are no substantive health concerns related to
electric fields at levels generally encountered by the
public.” (WHO, Fact Sheet no. 322 Electromagnetic fields and
public health, June 2007) notice the presence of electric fields
when they are near power lines. Electric fields are produced by
any object that carries voltage.
MAGNETIC FIELD STRENGTH
Magnetic field strength:
• Is directly related to the amount of current flowing, and
• Diminishes rapidly with distance from the electrical source.
Magnetic field from appliances depends on the current flowing
through the appliance, and a person’s distance upon the
appliance. Due to proximity, the magnetic fields experienced by
users of appliances are often much higher than those
experienced under power lines, however, the levels fade quickly
as move away from an appliance.
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Just like appliances, the magnetic field levels from power lines
depend on the amount of current flowing on a line, the
configuration of the wiring and the distance from the line. The
current or the electrical load on a transmission line will depend on
how much electricity is being used at any given time. In British
Columbia, variations in electrical load follow a fairly typical
pattern, with morning and evening peaks, and larger loads in the
winter months than during summer.
Magnetic field levels diminish rapidly with distance, so as you

ELECTRIC & MAGNETIC FIELDS



MANETIC FIELDS AND HEALTH
The question of whether exposure EMF in particular magnetic
fields, causes adverse health effects has been the subject of
thousands of scientific studies over the last three decades.

 Page 6



The extensive health research and scientific knowledge
surrounding EMF include both epidemiological studies and
experimental studies in animals, tissues and cells. These
epidemiological studies and experimental studies provide pieces
of the puzzle but no single study or even all the studies of just
one type can give us the whole picture.
In epidemiological studies, researchers try to establish whether
there is a statistical association between the exposures of certain
groups of people and diseases they experience. Some
epidemiological studies have suggested a weak association
between exposure to magnetic fields and childhood leukemia. It
is unclear however, whether exposure to magnetic fields actually
caused the disease. Some studies do not include magnetic field
measurements when trying to determine association and no
epidemiological study has provided direct evidence that would
permit drawing the conclusion that EMF is a cause of cancer or
other adverse health effects.



Experimental studies involve exposing cells, tissues and/or
animals to magnetic fields under controlled conditions. These
studies allow researchers to closely control magnetic field
exposure and provide information about any small scale biological
changes that magnetic fields may cause. Experimental studies
have not provided a basis to conclude that magnetic fields are
the cause of any disease. Scientist at Health Canada have been
at the forefront of experimental studies to assist whether
magnetic fields might cause or promote the development of
cancer, but in more than 10 years of research they have not
found persuasive evidence for this hypothesis.
Many reputable health authorities such as World Health
Organization and Health Canada have conducted thorough
reviews of all the different types of studies and research on EMF
and health. These health authorities have examined the scientific
weight- of- evidence and have determined that when all of
the epidemiological and experimental studies are considered
together, the consensus is that there is no cause-effect
relationship between exposure to magnetic fields and human
health.
GUIDELINES & EXPOSURE RECOMMENDATIONS
Health Canada has reviewed the current scientific findings
regarding exposure to EMF and concluded:
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“You do not need to take action regarding typical daily
exposure to electric and magnetic fields at extremely low
frequencies. There is no conclusive evidence of any harm
caused by exposure at level normally found in Canadian
living and working environments”. (Health Canada, It’s
Your Health Fact Sheet on EMF, April 2004)
As a result: “Health Canada does not consider guidelines
necessary because the scientific evidence is not strong
enough to conclude that typical exposure cause health
problems” (Health Canada 2004)
The World Health Organization (WHO) has also looked at the
questions around EMF. In June 2007, the WHO released a
comprehensive report on the possible health effects of exposure
to extremely low frequency electric and magnetic fields. In this
report, the WHO stated that “the evidence related to childhood
leukemia is not strong enough to be considered causal.”
(WHO, Fact Sheet No.322 Electromagnetic fields and public
health, June 2007)



References:
•
•

BC Transmission Corporation “ Understanding Electric and
Magnetic Fields
BC transmission Corporation website:
http://transmission.bchydro.com/home

•
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BC Transmission Corporation “ Guidelines for
Development Near Overhead Transmission Lines in B.C.





















APPENDIX # 4
SUSTAINABILITY REPORT CARD




2

1

Subject Area

See speciﬁcations in the City’s Building Permit
Requirement Package.

Uses construction techniques which minimize
site disturbance (sedimentation & erosion)
during the development phase.

Recommended:
60% of waste for demolition (by weight)
80% of waste for construction (by weight)
Stormwater

Includes a plan for construction waste
Waste &
disposal, specifying what percent of materials Materials
to be recycled. See Metro Vancouver’s DLC
Waste Management Toolkit.

Environment
1

/1

/1

Score

Building site is relatively flat
therefore no ersoion and
sedimentation control during
construction activities.

85
= _________
% of construction

N/A
= _________
% of demolition

Recycled material:

Explanation

APPLICANT

0

1

/1

/1

Score

Comments

STAFF

Economic

Short Description of Project:______________________________________
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Page 8
Social & Cultural

68 Unit Townhouse Development

Page 1

Environment

VERSION # 4

Categories

June 2011

Planning Division

SUSTAINABILITY
REPORT CARD

Rezoning or
REZ00071 / DPQ00054
Development Permit Number: ___________________________________

843 Ewen Avenue, New Westminster, B.C.
Project Address:_______________________________________________

Date: _______________________________________________________
May 15, 2013

PROJECT TYPE: RESIDENTIAL

REQUIRED

REQUIRED

6

VERSION # 4

Energy
Efﬁciency

Energy
Efﬁciency

Uses energy-efﬁcient lighting in individual
units and common areas.

5

Provides programmable thermostats in each
unit.

Habitat

Provides plants and staked trees in accordance
with the BC Landscape Standard.

7

Stormwater

Stormwater

Uses drought-tolerant landscaping and/
or high-efﬁciency or captured rainwater
irrigation systems.

See Metro Vancouver’s Stormwater Source
Control Design Guidelines.

Provides for stormwater retention &
evaporation, and groundwater treatment &
recharge in the stormwater management
plan.

Subject Area

4

3

Environment

843 Ewen Avenue, New Westminster, B.C.

REQUIRED

REQUIRED

REQUIRED

REQUIRED

2

1

1

1

3

/2

/1

/1

/1

/3

Score

Will be used using energystar
programmable thermostats in units.

Energy Efficiency - LED site
lighting . Energy efficient bulbs will
be used for all lighting fixtures in
common areas.

Habitat - all plants and staked trees
in accordance with BC Landscape
Standard.

Stormwater - uses drought tolerant
landscaping and high efficiency
irrigation system; includes
significant number of native plants.

By use of pervious materials for
landscaping, sidewalks, etc.. runoff
will be minimized.
Stormwater - private yards
provided with lawns and planting
beds - no paved patios at ground
level.

Explanation

APPLICANT

2

1

1

1

3

/2

/1

/1

/1

/3

Score Comments

STAFF

May 15, 2013
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Waste &
Materials

Waste &
Materials

Energy
Efﬁciency

Subject Area

EARLY STAGE

Achieves a recognized industry standard for
Building Rating
energy efﬁciency or sustainable design, such as
LEED; BuiltGreen Gold; BC Hydro PowerSmart
Gold; Energuide 82; or performance 25% better
than the Model National Energy Code.

EARLY STAGE

recycling collection (newsprint, paper,
containers, organics) in a secure common area
as per Draft Metro Vancouver Recycling Space
Standards (Appendix A).

Uses low-VOC (volatile organic compound)
products such as paints, carpeting and
adhesives to improve indoor air quality.

See www.energystar.gov under ‘Products’.

Provides EnergyStar-rated appliances.

10 Above City requirements, provides 4-stream

9

8

Environment

843 Ewen Avenue, New Westminster, B.C.

REQUIRED

REQUIRED

8

2

1

1

/8

/2

/1

/1

Score

Materials that lead to promote
sustainability are to be used.

430
= ___________
sq ft

Recycling space proposed:

Materials with low-VOC are to be
used to improve indoor air quality.

Maytag, Whirlpool, Frigidaire
energystar appliances will be
supplied.

Detail type of appliance:

Explanation

APPLICANT

2

2

1

/8

/2

/1

/1

1

Page 3



no recognized industry
standard met

exceeds requirement

Score Comments

STAFF

May 15, 2013

EARLY STAGE

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

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

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

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

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

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

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

Examples:

VERSION # 4

14

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

See speciﬁcations in the City’s Building Permit
Requirement Package.

EARLY STAGE

features or provides a net gain in tree canopy
and landscaped area.

13 Retains sound original trees and landscape

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

EARLY STAGE

features, including landscaped common areas
and walkways to green the built environment.

12 Provides open greenspace and other greened

Environment

843 Ewen Avenue, New Westminster, B.C.

Energy
Efﬁciency

Habitat

Habitat

Subject Area

/2

/3

/4

4

2

3

Score

Building design and massing has
been considered in the initial phase
with passive solar design in mind.
Openable window are used to
encourage cross ventilation.
Overhangs over windows and
balconies are incorporated in the
design.

Provides a net gain of trees and
landscape features to existing
cleared site.

Provides landscaped yards and
setbacks; provides landscaped
common amenity area; provides
vegetable garden beds for growing
food.

Explanation

APPLICANT

/3

4

/4

/2

2

3

Score

Comments

STAFF

May 15, 2013
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*% of total building material cost. Note also
that heritage lumber/siding must be graded.

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

Recommended:

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

VERSION # 4

buildings to improve building energy
efﬁciency, reduce heat island effect &
stormwater runoff, and create habitat &
biodiversity.

19 Incorporates landscaped roofs on concrete

18

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

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

EARLY STAGE

space as per City parking reduction incentive
policy.

17 Provides a co-op vehicle and assigned parking

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

EARLY STAGE

Stormwater &
Habitat

Waste &
Materials

Transportation

Alternative
Energy

as geo-exchange, solar, or district energy.

EARLY STAGE

16 Incorporates alternative energy systems, such

Building Code requirements.

Energy
Efﬁciency

Subject Area

15 Achieves building energy performance above

Environment

843 Ewen Avenue, New Westminster, B.C.

0

0

4

/3

/2

/1

/4

/4

Score

N/A

N/A

Specify % of material:

N/A

N/A

Specify % of energy provided:

Materials with better thermal
coefficient are to be used.

Explanation

APPLICANT

/4

/4

/3

/2

/1

0

0

4

Score

N/A

N/A

applicable

Comments

STAFF

May 15, 2013
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Transportation

24 Provides electric plug-ins to support use of

VERSION # 4

See BC Hydro’s Electric Vehicle Charging
Infrastructure Deployment Guidelines

Recommended: 10% of resident stalls.

electric vehicles.

efﬁciency HVAC systems (heat recovery
systems, variable speed fans, etc.).

Energy
Efﬁciency

Habitat

23 In wood-frame buildings, incorporates high-

*Deﬁned by Invasive Plant Council of BC
www.invasiveplantcouncilbc.ca

native or adaptive species which provide
multi-storey habitat (groundcover, shrubs &
trees).

22 Removes invasive species* and incorporates

21

Stormwater

Subject Area

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

grading for groundwater recharge and
stormwater retention/evaporation.

20 Provides 20 cm (8 in) of topsoil as ﬁnished

Environment

843 Ewen Avenue, New Westminster, B.C.

/1

/1

/1

0

/1

/2

2

1

1

Score

% of resident stalls:
N/A

The project is to use high efficiency
HVAC systems

Removes all invasive plants and
incorporates native and adaptive
plant species per landscape plan

N/A

Provides 20cm topsoil for all
landscaped areas.

Explanation

APPLICANT

/1

/2

/1

/1

0

2

1

/1

0

1

Score

Comments

STAFF

May 15, 2013

Page 6



VERSION # 4

TOTAL SCORE:
ENVIRONMENTAL ITEMS

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

26 CONSTRAINTS—

ENVIRONMENTAL SUSTAINABILITY ASPECTS NOT
CAPTURED ABOVE:

25 INNOVATION—

Environment

843 Ewen Avenue, New Westminster, B.C.

Subject Area

/51

38

Score

out of 46

Explanation

APPLICANT

/51

32

out of 46

Score Comments

STAFF

May 15, 2013

Page 7



EARLY STAGE

EARLY STAGE

EARLY STAGE

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

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

VERSION # 4

32

31

Includes affordable market housing units.

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

EARLY STAGE

29 Provides a diversity of unit sizes.

28

Provides ground-oriented units.

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

Includes other adaptable housing & barrierfree design features beyond Building Code.

27 Provides adaptable housing design features
above City requirements.
EARLY STAGE

Social & Cultural

843 Ewen Avenue, New Westminster, B.C.

Heritage

Housing

Housing

Housing

Housing

Accessibility

Subject Area

4

4

0

1

0

3

/4

/4

/5

/1

/1

/3

Score

8

2 bedroom

Provides architectural character in
the design which are of heritage
value, ie, decorative brackets,
gable treatments, balcony posts,
stone pillars, etc. Color of paint is
of heritage color.

Yes

N/A

60

% of Total

3 bedroom

Unit Type

N/A

Provides readily adaptable units
with bathroom walls provided with
extra studs to facilitate loads of
future grab bars.

% of adaptable units:

Explanation

APPLICANT
Little variation in type of units
and style of housing therefore
may not meet housing for
"lifespan" of people.

Comments

/1

/4

/4

4

/5

0

0

Page 8



N/A no heritage on site

88% three-bedroom, 12%
two-bedroom

all units are accessible from
1
/1 ground level.

/3

2

Score

STAFF

May 15, 2013

EARLY STAGE

d) Other____________________

Provides private amenities (check all that
apply):
a) Accessible green roof
✔ b) Play areas
✔ c) Social gathering place

f) Other___________________

VERSION # 4

36

35

Heritage

Heritage

Subject Area

Amenities

Provides public amenities above City voluntary Amenities
amenity contribution policy (check all that
apply):
EARLY STAGE
a) Child care facility
✔
b) Communal gardens
c) Play areas
✔
d) Public art
✔
e) Public gathering place

EARLY STAGE

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

neighbourhood character or history in the
proposed architecture and/or land use.

34 Includes references to historic site or

EARLY STAGE

structure through restoration or
rehabilitation. May include re-location.

33 Includes reuse of an existing heritage

Social & Cultural

843 Ewen Avenue, New Westminster, B.C.

/2

2

/4

4

/2

2

/2

0

Score

Amenity area provided with
benches to facilitate social
interaction of parents and residents
looking after their children while
playing.

Provides amenity area with
children play equipment with
garden and lawn area within the
amenity area.

Design character and feature of the
townhouse building incorporate
heritage elements such as gable
decorative treatment, decorative
brackets and plank siding on
horizontal direction. Gates and
fence to simulate traditional
heritage picket fencing.

N/A

Explanation

APPLICANT

/2

2

/4

2

/2

2

/2

Score

Page 9



No dedication or public area
on site.

N/A

Comments

STAFF

May 15, 2013

VERSION # 4

TOTAL SCORE:
SOCIAL & CULTURAL ITEMS

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

38 CONSTRAINTS—

SOCIAL/CULTURAL SUSTAINABILITY ASPECTS
NOT CAPTURED ABOVE:

37 INNOVATION—

Social & Cultural

843 Ewen Avenue, New Westminster, B.C.

Subject Area

/28

20

Score

out of 22

Explanation

APPLICANT

/28

13

Score

out of 22

Comments

STAFF

May 15, 2013
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Land Use

42 Supports and/or is compatible with the

VERSION # 4

TOTAL SCORE:
ECONOMIC ITEMS

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

44 CONSTRAINTS—

ECONOMIC SUSTAINABILITY ASPECTS NOT
CAPTURED ABOVE:

43 INNOVATION—

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

EARLY STAGE

ongoing viability of surrounding existing
commercial or industrial employers.

Land Use

EARLY STAGE

Land Use

Employment

Subject Area

41 Redevelops a contaminated brownﬁeld site.
EARLY STAGE

supports local businesses.

40 Creates more intensive use of land that

tax base.

39 Results in net increase in the City’s property

Economic

843 Ewen Avenue, New Westminster, B.C.

/3

/4

/2

/4

/13

9

3

2

4

Score

out of 9

This townhouse development
supports the viability of
surrounding existing
Queensborough employers

Not applicable

Through land use and density
standards.

Site has been vacant for x years.
68 taxable units has been
provided.

Explanation

APPLICANT

/4

/3

/13

9

3

/4

/2

2

4

Score

out of 9

N/A



Page 11

supports Queensborough
commercial areas

vacant site

Comments

STAFF

May 15, 2013

missed items

9

13
22

22

6

4
2

41%

as %

non-market rental housing

herit. plan
herit. Bldg

28

Max.
Score

passive solar design

70%

as %

Social &
Cultural

SOCIAL
ground-oriented units
family units close to services

46

46

5

3
2

51

Max.
Score

ENVIRONMENT
net tree gain
recycling space above required
EnergyStar appliances

32

Points & Score Achieved

Sustainability Highlights
achieved items

14

ldsp roof
on-site recycled materials

Missed Points

Maximum Score-Residential on this Site

TOTAL Not Applicable

Maximum Score-Residential
Items Not Applicable
Items 18, 19
Item 32, 33, 41

Environment

Description: 68 Unit Townhouse Development

Rezoning or DP Number: REZ00071

Category: RESIDENTIAL

Date: May 15 2013

Address: 843 Ewen Ave

Summary Project Scoresheet

9

0

none

as %

9 100%

9

4

4

13



ECONOMIC
maximizes density
supports Queensborough retail

brownfield

Economic

Max.
Score

APPENDIX # 5
DEVELOPMENT PERMIT AREA




#8 Ewen Avenue (Queensborough #3)
The Ewen Avenue area, identified as Development Permit Area #8 [see
Map D2] and as Development Permit Area #3 in the Queensborough
Official Community Plan, is designated in order to provide housing in close
proximity to the neighbourhood centre and help define the axis streets
leading to the centre of the neighbourhood. This area will contain medium
density, multi-family residential uses and may include community
amenities such as child care or community space (e.g., fire hall). Home
based businesses facing the street are encouraged. Small commercial uses
to serve the neighbourhood may be considered. This Development Permit
Area establishes objectives and guidelines for the form and character of
multi-family development.
[Discussion of this area is also contained in the Queensborough Official
Community Plan.]
Objectives
The objectives of this designation are:
• Establish this area as a street oriented and pedestrian friendly medium
density residential area.
• Implement a street oriented medium density residential theme for the
designated area.
• Preserve and enhance elements of the natural environment in
juxtaposition to development.
Guidelines
Development permits issued in this area shall be in accordance with the
guidelines indicated in the Queensborough Official Community Plan.




APPENDIX # 6
ZONING MAP



RT-1
RQ-1



APPENDIX # 7
QUEENSBOROUGH TOWNHOUSE
COMPARISON CHART



Number
of units

Units
Floor Space
Per Acre
Ratio

Average
Unit Size

Status

Current
Applications
620 Salter Street

54

24

0.73

1327 sq. ft.

Current Application

702 Salter Street

63

23

0.80

1321 sq. ft.

Current Application

36 South Dyke
Road
843 Ewen Ave

10

20

0.82

1400 sq. ft.

Current Application

67

25

0.79

1460 sq. ft.

Current Application

728 Ewen Ave

37

22

0.70

1400 sq. ft.

Current Application

746 Ewen Ave.

30

23

0.74

1432 sq. ft.

Current Application

240 Jardine Street

32

26

0.70

1267 sq. ft.

Current Application

36
33
34
61
8
51
36
154
68

23
23
25
30
28
20
24
26
29

0.77
0.78
0.80
0.86
0.84
0.65
0.72
0.82
0.91

1450 sq. ft.
1400 sq. ft.
1241 sq. ft.
1250 sq. ft.
1300 sq. ft.
1415 sq. ft.
1320 sq. ft.
1370 sq. ft.
1360 sq. ft.

Under construction
Constructed 2011
Constructed 2011
Constructed 2010
Approved 2008
Constructed 2007
Constructed 2007
Constructed 2005
Constructed 2005

Approved
Projects
42 South Dyke
1130 Ewen
240 Salter Street
1100 Block Ewen
307 Jardine Street
150 Pembina
1211 Ewen
935 Ewen
1010 Ewen



APPENDIX # 8
SITE PLAN ANALYSIS



SITE
ASSESSMENT
Requirement

Bylaw

Buildings

all

Required
(metres)
feet
35.0 feet (10.7)

Building Height

418.12

Front Yard
Front Yard

Provided
(metres)
33.4 feet (10.2)

418.13
418.13

1
11

10.0 feet (3.0)
10.0 feet (3.0)

12.0 feet (3.7)
4.0 feet (1.3)

Rear Yard
Rear Yard

418.14
418.14

6
7

15.0 feet (4.57)
15.0 feet (4.57)

15.25 feet (4.6)
21 feet (6.4)

Side Yard – East
Side Yard – East
Side Yard – West
Side Yard – West
Side Yard – West
Side Yard – West
Side Yard – West

418.15
418.15
418.15
418.15
418.15
418.15
418.15

1,2,3,4,5
6
7
8
9
10
11

15.0 feet (4.57)
15.0 feet (4.57)
15.0 feet (4.57)
15.0 feet (4.57)
15.0 feet (4.57)
15.0 feet (4.57)
15.0 feet (4.57)

13.5 feet (4.1)
15.25 feet (4.6)
18.25 feet (5.6)
18.25 feet (5.6)
18.25 feet (5.6)
19.25 feet (5.9)
19.25 feet (5.9)

Site Coverage
Separations
Separations
FSR
Minimum Unit Size

418.16
418.17
418.18
418.20
418.21

all
SEE
SEE

Usable Open Space

418.22

all

40%
NEXT
NEXT
0.8
850 sq. ft.
(79 sq. m.)
9,107 sq. ft.
(846 sq. m.)

38.7%
TABLE
TABLE
0.79
+1000 sq. ft.
(93 sq. m.)
+20,000 sq. ft.
(1,859 sq. m.)

Parking - resident
Parking - visitor

150.8
150.8.1

all
all

103 spaces
14 spaces

128 spaces
15 spaces



Separations Between Buildings On The Same Site Bylaw Sections 418.17 & 418.18
There are three conditions where separations between buildings on the same site are
required. The first condition is where passive walls such as side walls face each other and
the only function is to separate building masses. The second condition is where rear walls
face each and the function is to separate building masses and to provide useable private
space for the individual units. The third condition is where front walls face each other or
where a side wall faces a front wall. Here in addition to separating the building masses,
the function is to provide pedestrian and vehicle access to the units and to provide fire
access to through the site. The following chart shows the proposed separations:
Buildings

Bylaw
Section

Required
(metres)

Provided
(metres)

Condition

1–2
1 – 11

418.18
418.18

39.4 feet (12)
39.4 feet (12)

30.25 feet (9.2)
31.1 feet (9.5)

driveway r-r
driveway s-f

2–3
2 – 11

418.18
418.18

39.4 feet (12)
39.4 feet (12)

39.0 feet (12)
31.4 feet (9.6)

private yards
driveway s-f

3–4
3 – 10

418.18
418.18

39.4 feet (12)
39.4 feet (12)

30.25 feet (9.2)
31.4 feet (9.6)

driveway r-r
driveway s-f

4–5

418.18

39.4 feet (12)

33.8 feet (10.3)

4 – 10

418.18

39.4 feet (12)

31.1 feet (9.5)

Private
yard/side wall
driveway s-f

5–6
5–9

418.17
418.18

16.0 feet (4.9)
39.4 feet (12)

12.0 feet (3.7)
31.25 feet (9.5)

side walls
driveway s-f

6–7
6–8

418.18
418.18

39.4 feet (12)
39.4 feet (12)

26.2 feet (8)
36.75 feet (11.2)

driveway s-f
driveway s-f

7–8

418.18

39.4 feet (12)

29.25 feet (8.9)

driveway r-r

8–9

418.18

39.4 feet (12)

39 feet (11.9)

private yards

9 – 10

418.18

39.4 feet (12)

70.0 feet (21.3)

driveway and
amenity area

10 – 11

418.17

16.0 feet (4.9)

14.6 feet (4.5)

side walls



