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Adoption of the Minutes of June 17, 2014
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INFORMATION PRESENTATIONS

3.1

97 Braid St
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.
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101 Third St
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OCP00008
HRA00031
An application has been received to amend the Official Community Plan for the
properties at 101 Third Street and 228 Manitoba from Residential Medium and
High Density (RM/RH) to School. An application has been received to rezone the
properties at 228 Manitoba from Multiple Dwelling District (Low Rise)( RM-2)and
101 Third Street from Third Street Comprehensive Development District (P-CD-1) to
Heritage Revitalization Agreement in order to allow the development of an
additional building for Urban Academy.

508 Agnes St
HRA00004
An application has been received to rezone the property at 508 Agnes Street
from Central Business Districts (C-4) to Heritage Revitalization Agreement
(HER00004) in order to retain and restore the front façade of the Masonic Hall
and to retain and re-use some historic interior artefacts in exchange for a 19
storey, 155 unit market rental tower on a two storey podium.
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two residential towers of 23 and 28 stories in height on a four storey podium,
which would include 526 residential units plus 908 sq. m. (9,775 sq. ft.) of
commercial space.

4.2

1026 Cornwall St
REZ00096
An application has been received to rezone the property at 1026 Cornwall St from
Single Detached Dwelling Districts (RS-1) to Single Detached Dwelling Districts
(Small Lots) (RS-5) in order to allow subdivision into two lots, and the construction
of two new houses.
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6.1

Master Transportation Plan Advisory Committee Update – Standing Item
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CORRESPONDENCE

8.0

NEXT MEETING
August 19, 2014 (in Committee Room No. 2)
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ADVISORY PLANNING COMMISSION
Tuesday, June 17, 2014 5:30 p.m.
Committee Room No. 2

MINUTES
VOTING MEMBERS PRESENT:
Brian Shigetomi
Peter Goodwin
Peter Hall
Andrew Orchard
Margaret Ross
Bart Slotman
Andrei Filip

- Community Member (Interim Chair)
- Community Member
- Community Member
- Community Member
- Community Member
- Community Member
- Community Member

VOTING MEMBERS REGRETS:
Ken Williams
Agnes Cerajeski

- Chair
- Community Member

GUESTS:
Bill Rhone
Gary Pooni
Richard Henry
Tom Stanaszkis

- Architect
- Brook Pooni Associates
- Architect
- Architect

STAFF:
Barry Waitt
Julie Schueck
Alison Worsfold

- Senior Planner
- Heritage and Community Planner
- Committee Clerk

Procedural Note: Brian Shigetomi assumed the Chair.
The meeting was called to order at 5:33 p.m.
1.0

ADDITIONS TO AGENDA

There were no additions.
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2.0

ADOPTION OF MINUTES

2.1

Adoption of the Minutes of May 20, 2014
MOVED and SECONDED
THAT the minutes of the May 20, 2014 Advisory Planning Commission meeting
be adopted.
CARRIED.
All members of the Commission present voted in favour of the motion.

3.0

INFORMATION PRESENTATIONS

3.1

1000 Quayside Drive

REZ00101
SDP00197

Barry Waitt, Senior Planner, summarized the report dated June 17, 2014
regarding an application that has been received to rezone the property at 1000
Quayside Drive from Central Business Districts (C-4) to Comprehensive
Development District (CD) in order to allow development of two residential towers
of 23 and 28 stories in height on a four storey podium, which would include 526
residential units plus 1,022 sq. m. (11,000 sq. ft.) of commercial space.
Gary Pooni, Brook Pooni Associates, provided a PowerPoint presentation
summarizing the details of the application as outlined in the report dated June 17,
2014. Mr. Pooni noted that, in response to community feedback, the initial
proposal has been revised, specifically with respect to the height of the towers and
the podium.
Richard Henry, Architect, discussed linkage and connectivity to the site, and
noted that an elevator and stairs would be established at the end of the McInnes
Overpass to provide a pedestrian connection from downtown to the waterfront. Mr.
Henry advised that there would also be a public portal passage, accessible by
vehicular, pedestrian and bicycle traffic, with an outdoor public living room adjacent
the passageway at the south end
Discussion ensued, and the Commission noted the following comments:




Doc#565980

The pedestrian link from downtown to the waterfront over the McInnes
Overpass is a strong aspect of the proposal;
It was suggested that the development could be economically beneficial
for the city;
It was suggested that the residential component of the development could
produce a lot of vehicular traffic, and that traffic calming solutions and the
possibility of vehicular access from Quayside Drive should therefore be
investigated to ensure pedestrian safety;
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It was suggested that the development could cause vehicular congestion
on the McInnes Overpass;
Concern was expressed about the maintenance of the elevator;
It was suggested that the portal only be utilized by pedestrian and bicycle
traffic and that the vehicular access be separate;
Concerns were expressed regarding the lack of public space and the
presence of dead ends at the north end of the portal; and,
It was suggested that the 80 parking spaces dedicated for the River
Market display signage indicating their use.

In response to questions from the Commission, Tom Stanaszkis, Arthitect, noted
the following information:




Dividing the portal into two sections would not be viable, as a second
ramp system would require to be implemented;
The 80 parking spaces dedicated for River Market users would be
established through a joint agreement, and would be prescribed for a set
period of time each day; and,
Neighbouring business owners have been engaged with development
plans, and will continue to be included in discussions as plans commence.

MOVED and SECONDED
THAT the report dated June 17, 2014 be received for information.
CARRIED.
All members of the Commission present voted in favour of the motion.
4.0

REZONING

4.1

709 Cumberland Street

HER00504

Julie Schueck, Heritage and Community Planner, summarized the report dated
June 17, 2014 regarding a proposed Heritage Revitalization Agreement (HRA) for
the house located at 709 Cumberland Street. Ms. Schueck advised that the
applicants propose entering into an HRA in order to restore and provide legal
protection for the 1911 Edwardian-style house. In return, the applicants are
requesting subdivision of the property into two and an increase in allowable density
on each site.
Bill Rhone, Architect, summarized the details of the application as outlined in
the report dated June 17, 2014, and noted the following information:
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The heritage house located on the property would be reconstructed
through consultation with the City's Heritage Planner;
The second house on the lot has been designed to complement the
heritage house; and,
Advisory Planning Commission Minutes
June 17, 2014

Page 3

5



The proposed exterior paint colours would match the paint colours utilized
on the original 1911 house.

The Commission commended the applicant on the proposal, specifically with
respect to the retention and design plans for the heritage home.
MOVED and SECONDED
THAT the On Table letter of June 16, 2014 from Anoma Hettige Re: 709
Cumberland Street be received;
AND THAT the proposed Heritage Revitalization Agreement (HRA) for the house
located at 709 Cumberland Street be supported.
CARRIED.
All members of the Commission present voted in favour of the motion.
5.0

NEW BUSINESS

There were no items.
6.0

REPORTS AND INFORMATION

6.1

Master Transportation Plan Advisory Committee Update – Standing Item
(Ken Williams)
The item was tabled to the July 15, 2014 Advisory Planning Commission
meeting.

7.0

CORRESPONDENCE

There were no items.
8.0

NEXT MEETING

July 15, 2014 in Committee Room No. 2
9.0

ADJOURNMENT

ON MOTION, the meeting adjourned at 7:00 p.m.
Certified Correct,

Brian Shigetomi
Interim Chair
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Committee Clerk
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the Advisory Planning
Commission

Date: July 15, 2014

From:

Michael Watson,
Planning Technician

File:

Subject:

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

REZ00082
DPT00012

PURPOSE
An application has been received to amend the Official Community Plan (OCP) to allow
a complete, mixed use, sustainable and transit-oriented master planned community at 97
Braid Street. The purpose of this report is to present the draft Sapperton Green
Neighbourhood Plan that will form the basis of the OCP Amendment to the Advisory
Planning Commission for comment.
BACKGROUND
Applicant
Planning Consultant to the Applicant
Owner
Current OCP Land Use Designation
Proposed OCP Land Use Designation
Current OCP Development Permit Area
Current Zoning
Site Size

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)

PROPOSAL
The applicant is proposing to develop a complete, mixed use, sustainable and transit
oriented master planned community with an emphasis on employment generation
opportunities and wide range of housing types. The intent of the OCP amendment is to
provide high level guidance to the creation of a master plan for the former industrial site.
This application will address the OCP amendment and the development of Design
Guidelines which will guide implementation of the master plan. Rezoning will follow the
completion of the OCP process.
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The following vision statement has been developed by the applicant 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.
SITE AND NEIGHBOURHOOD CONTEXT
The subject site is a 38.35 acres and 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 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.
To the north of the subject site are 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 and adjacencies to a variety of
transportation infrastructure, as well as its proximity to natural, ecological and
recreational amenities. A Site Context Map is attached as Appendix #1.
POLICY CONTEXT
Regional Policies
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
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design of these areas promotes walking, biking, and transit use. The City of New
Westminster’s Regional Context Statement includes a statement noting that the City will
be seeking the designation of the Sapperton Green area as a Frequent Transit
Development Area.
Other relevant regional policies that have been considered in the creation of the
neighbourhood plan are the Metro TransLink Regional Transportation Strategy (Under
review) and the Metro Vancouver Brunette Basin Watershed Plan (2001)
City Of New Westminster Policies
The following City policies have directed the creation of the draft Neighbourhood Plan:











Official Community Plan (Consolidated 2012)
Brunette Creek Neighbourhood Plan (2002)
Envision 2032 (2013)
Liveable 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 (CEEP) (2011)

SAPPERTON GREEN NEIGHBOURHOOD PLAN
The applicant has prepared a draft Sapperton Green Neighbourhood Plan. This plan is
attached in Appendix #2 and is also available in full resolution on the City’s website at
www.newwestcity.ca/sappertongreen. The highlights of the plan are summarized below.
Sapperton Green Planning Principles
Planning principles have been developed for the site, covering six topics. These guiding
principles have guided the development of the Neighbourhood Plan and will also guide
the amendment to the OCP and subsequent rezoning of the site. The topics are as follows:







Land Use Principles
Transportation Principles
Parks and Green Space Principles
Economic Principles
Environmental Principles
Social Principles

The full set of Planning Principles is attached as Appendix #3.
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Concept Plan Framework
The overall land use concept plan is to reflect the vision of Sapperton Green as a
sustainable, mixed use, transit oriented neighbourhood. The generalized concept plan is
based on:
1) Encouraging a strong sense of place and community by creating a vibrant
neighbourhood heart.
2) Establishing and strengthening connections to the surrounding neighbourhood and
amenities (Hume Park, Braid Station, Brunette River, Greenway, green finger
network);
3) Enhancing urban livability by promoting the permeable pedestrian and bicycle
networks and minimizing vehicular traffic;
4) Creating social nodes at the transit node and the urban/green heart; and
5) Incorporating comments received through community workshops;

Sapperton Green Concept Plan
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General Land Use Plan
Land uses for the Sapperton Green neighbourhood encourage mixed uses close to Braid
Station and residential uses next to Hume Park as a transition between the park and the
new community. The mixed uses include office, retail, and residential uses to support the
vision of Sapperton Green as a sustainable transit-oriented community.

Sapperton Green Proposed Land Use Plan
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Density and Building Height Considerations
The Neighbourhood Plan proposes a high level concept for density starting with lowest
densities at the south west portion of the site (near Braid and Wilson Streets), increasing
north east through the site with highest densities located north of the Braid Street
SkyTrain Station. The maximum building heights range from low rise (three to eight
storeys) adjacent to the existing neighbourhood to high rise (up to 35 storeys) adjacent to
the SkyTrain station. It is important to note that the heights identified in the Land Use
Plan will provide guidance and direction for the subsequent rezoning of the site, where
height and density will be more specifically addressed.

Sapperton Green Proposed Heights and Densities
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Neighbourhood Precincts
The development concept for Sapperton Green is based on four precincts, the Braid
Precinct, the Hume Park Precinct, the Station Precinct and the Neighbourhood Heart as
shown in the map below.

Sapperton Green Precincts

The Braid Street Precinct will include substantially office, commercial and to a lesser
degree residential uses and will create a gateway to the site. Land uses in this precinct
will be primarily mixed-use with an emphasis on employment generating uses, particular
office space. Ground floor retail will generally extend down Transit Way in an east-west
axis. The central and northern edges of this precinct will seek to maintain flexibility with
respect to the balance of residential and office uses.

Braid Street Precinct
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The Hume Park Precinct will provide community uses and a mix of residential
development types and tenures. Connections to the neighbourhood and Hume Park will
characterize the urban form. This precinct will have a residential emphasis, contributing
to a diversity of housing types to support the vision of a transit oriented neighbourhood
and add vitality to the other components.

Hume Park Precinct

The Station Precinct will include office, retail, service and residential uses in higher
densities close to the Braid SkyTrain station. This precinct will capitalize on its location
in close proximity to the SkyTrain and will provide flexible land uses that can respond to
respond to market and social conditions. Residential uses in mixed-use configurations
will add to the vitality and enable office space to be constructed throughout the precinct.
Rental housing will be introduced into this area.

Station Precinct

The Neighbourhood Heart Precinct will serve as the vibrant, community focused centre
of Sapperton Green, and will be overlapped by the three other precincts. This area will
demonstrate a strong public realm and will act as a meeting and gathering space for
residents, employees and visitors. Park, community and commercial uses will define
active and quiet places to accommodate a variety of activities. The arrival plaza of this
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precinct is proposed to be located at the intersection of Braid Street and Rousseau Street
and is connected to the station plaza by the linear park.

Neighbourhood Heart Precinct

Sustainability Goals
In alignment with Envision 2032 and other City polices. The Neighbourhood Plan
includes the following four sustainability goals:
Community Livability and Social Equity: The concept is to provide opportunities for
residents to live work and play in a safe and supportive environment. Access to civic
resources to ensure a healthy and socially active environment and access to safe, adequate
and affordable housing are cornerstones. A new community centre will provide for a
variety of uses that will contribute towards the “heart” of the community.
Environmental Leadership: The concept is based on the development of a higher density,
transit oriented community which is key to minimizing the building footprint, reducing
energy use and supporting low carbon producing forms of transportation. The
development of Sapperton Green will provide an opportunity to enhance the ecological
integrity of Brunette River.
Vibrant Economy: The concept will capitalize on its location close to Skytrain and other
transportation infrastructure to create a complete, mixed use environment with an
emphasis on creating employment in the new economy. The neighbourhood will also
have a strong, vibrant local commercial component that will support the employment
function and be supported by the residents.
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Arts, Culture and Heritage: Sapperton Green will recognize the value of the arts, culture
and heritage in creating a sense of place and will integrate the arts in installations,
businesses and multi-use community spaces.
Policy Considerations
The draft Sapperton Green Neighbourhood Plan takes into account the following policy
considerations:
Housing
The proposed Neighbourhood Plan and OCP amendment intends to increase the rental
housing stock in the city by specifically providing opportunities for rental housing in the
Station Precinct. Further, the Plan will provide for a diverse mix of housing forms and
unit types and sizes by providing for opportunities for townhouses, medium density and
high density forms of housing.
It is anticipated that the site could accommodate between 2,800,000 to 3,400,000 square
feet of residential floor space. This would result in an estimated population growth of
about 7,500 people over the 20 year time frame for the Plan.
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. The
Neighbourhood Plan proposes to take advantage of the excellent transit service on the site
and use explicit transportation demand actions and parking policies to encourage nonvehicular forms of transportation. As well, specific attention is given to the creation of
an excellent cycling and pedestrian network to encourage the use of bicycles and
walking.
Vehicle access has been identified 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 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 Infrastructure and the City in developing an alternative access option.
The outcome was the identification of an alternative access point off of the Brunette /
Highway #1 overpass that all agencies would be willing to consider as part of the site
proposal. As part of the review of the OCP amendment, TransLink and the Ministry of
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Transportation and Infrastructure will be reviewing the proposals to address vehicular
access to the site.

Sapperton Green Circulation

Economic Development and Employment
The Livable City Strategy (LCS) is the City Of New Westminster’s economic
development strategy. The Livable City Strategy aims to:
 Identify where jobs, investment and non-residential tax revenue will come from in
the future;
 Identify untapped economic development opportunities;
 Encourage new economic development to help share the cost of improving the
community;
 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. It is proposed that the site will
accommodate a minimum of 500,000 square feet to a maximum of 1,000,000 square feet
of office uses. A variety of office users will be accommodated through the provision of a
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range of building forms, a variety of floor plate sizes and floor heights that allow for
flexibility and conversion to a range of uses.
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 new neighbourhood at Sapperton Green will create a compact and connected
neighbourhood that will positively impact regional climate change by locating new
residents where they can easily walk, bike, or take transit, thereby reducing their
Greenhouse gas emissions. The development will also implement sustainable design
practices to address storm water management issues on site.
The site is also located directly adjacent to the Brunette River which is an important,
regionally significant habitat for salmon and other aquatic and non-aquatic 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.
Sapperton Green will provide the opportunity to enhance the size, ecological integrity
and function of this portion of the Brunette River Corridor. Future enhancements will
continue to assist in the restoration work started by community volunteer groups such as
the Sapperton Fish and Game Club. An environmental consultant has been retained by
the applicant to continue working towards these policy objectives.
The Ministry of Environment and the Department of Fisheries and Oceans will be
consulted in the review of the amendment to the OCP. Staff from Metro Vancouver will
also be involved in reviewing opportunities for ecological enhancement of the Brunette
River area.
Public Realm and Urban Design
A critical element of the public realm for Sapperton Green is the consideration given to
the creation of vibrant and active urban plazas in the Station and Braid precincts, along
with the passive and natural feel of the Hume Park precinct and the urban design of
public space throughout the neighbourhood. The objectives include the creation of an
exciting pedestrian environment; the development of spaces which contribute to a sense
of community and place; and the creation of a hierarchy of public and semi-public
spaces.
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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.
The Neighbourhood Plan seeks to augment existing adjacent active and passive amenities
and provide park-like incursions of green space from the adjacent neighbourhoods and
parks to encourage connectivity and permeability. There are opportunities to integrate the
adjacent regional greenways with the pedestrian and cycle paths provided within the site.
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 has been analyzed and early discussions with the
School District indicate that the school needs for the site could possibly be addressed
through an expansion to Richard McBride Elementary School; however, further analysis
and discussions will need to occur as new information becomes available about the types
of housing to be built and timeframe for development. The Neighbourhood Plan provides
for the provision of a future community centre generally located in the Neighbourhood
Heart precinct, as well as a childcare facility located in a convenient location.
Consultation is occurring with the Parks, Culture and Recreation Department and the
Social Planner to determine the appropriate activities and uses that could be
accommodated in these facilities.
Servicing and Infrastructure
The Neighbourhood Plan and proposed OCP amendment is being reviewed by the City’s
Engineering Services Department to identify the scope of improvements to water,
sanitary and storm/sewer services that will be needed to serve the site. Particular attention
will be given to stormwater management. The specific needs of the Fire Department in
terms of access and water supply will also be addressed. The applicants will work with
the City to explore opportunities for the use of District Energy Systems.
Development Permit Area Guidelines
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.
Due to the scale of the proposed development and its context within the Sapperton
neighbourhood, as part of the Neighbourhood Plan, Development Permit Areas will be
developed for proposed inclusion in the OCP. The guidelines for these areas will
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reinforce the principles developed for the neighbourhood plan and should make use of the
following Development Permit Area categories in the Local Government Act:
 protection of the natural environment, its ecosystems and biological diversity;
 establishment of objectives for the form and character of commercial, industrial or
multi-family residential development;
 establishment of objectives to promote energy conservation;
 establishment of objectives to promote water conservation;
 establishment of objectives to promote the reduction of greenhouse gas emissions.
Further, more detailed design guidelines for the site have been included in the draft
neighbourhood plan. Both the Development Permit Area Guidelines contained in the
OCP and the detailed neighbourhood specific guidelines will be considered in the review
of all future development proposals.
CONCLUSION
Sapperton Green is intended to develop as a complete, mixed-use sustainable and transit
oriented community with an emphasis on employment generating uses and a wide range
of housing types.
Staff would ask the Advisory Planning Commission to provide general comments on the
draft Sapperton Green Neighbourhood Plan in addition to providing specific comments
on the following:






Relationship of buildings to Hume Park and the Brunette River corridor;
Balance of land uses, particularly residential, office, and retail;
Planning principles - are they complete?
The proposed Land Use Plan;
The character defining Precincts.

____________________
Michael Watson
Planning Technician
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APPENDIX 1
SITE CONTEXT MAP FOR SAPPERTON GREEN
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Sapperton Green Context Map

APPENDIX 2
DRAFT SAPPERTON GREEN NEIGHBOURHOOD PLAN
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the Braid SkyTrain Station in 2004.

developed in the 1980’s prior to the introduction of

Currently the site is home to a distribution centre,

and the Woodward’s Warehouses were established.

Over time the industrial nature of the site changed

proposed a more formal park on the site in the 1930’s.

River, the park was renamed for Mayor Fred Hume who

Brunette Park, given its location adjacent to the Brunette

acquired from the distillery in 1912. Originally called

Land that now forms neighbouring Hume Park was

was one of the highest in B.C.

A major employer in the community, the distillery’s payroll

exception as it was originally home to the B.C. Distillery.

brewing and distilling and the Sapperton Green site is no

number of industrial businesses dealing with meat packing,

Historically the Sapperton community was home to a

quickly returned. (source: City of New Westminster)

met with strong disapproval and the name Sapperton was

changed its name to North Westminster, the change was

proposed that real estate would sell better if the community

neighbourhood in New Westminster. Years ago, when it was

disbanded in 1863. Sapperton people are proud of their

who settled in the area after the detachment was

in 1889 and was still home to many of the Royal Engineers

Sapperton officially became a part of New Westminster

develop the region in 1858.

was the nickname for the Royal Engineers, who were to

Sapperton’s name originates from the term ‘sapper’ which

settlement in the region more than 150 years ago.

Sapperton has a long history dating back to early European

Historical Context
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Future development on the subject site will help further

a strategy for Metro Vancouver’s transit related decisions.

reduce greenhouse gas emissions and pollution, and
support both the efficient use of land and an efficient

RGS addresses the following issues:

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
BT 4LZ5SBJO 4UBUJPOT 'SFRVFOU 5SBOTJU /FUXPSLT BSF EFöOFE
as routes where transit service is provided every 15 minutes

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.

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

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

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.

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,

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.

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

goods movement networks.

ages among the region’s communities and providing vital

serving and shaping regional development, providing link-

road, transit, rail and waterway networks play a vital role in

on transportation, and improves air quality. The region’s

use, greenhouse gas emissions, household expenditure

complement the network of Urban Centres, and are

Metro Vancouver’s compact, transit-oriented urban form

also, to some extent, regionally.

Transit Network. Frequent Transit Development Areas
Goal 5 - Support Sustainable Transportation Choices

– requires careful planning primarily at the local scale, but

entertainment and a safe and attractive public environment

maximum ridership.

Metro Vancouver is a region of communities with a diverse

As outlined in Transport 2040 and in the RGS “Frequent

on corridors with densities and land uses that promote

Goal 4 - Develop Complete Communities

Building Healthy, Complete Communities

or better from morning to evening, every day of the week,

and transportation plans in Metro Vancouver is to decrease

The land base and transportation systems required to

maintain an attractive and diverse urban environment.

“transit-oriented”. One of the key goals of most land use

Goal 2 - Support a Sustainable Economy

The region is expected to continue to grow by over

and Sustainability

The plan seeks to create communities that are more

2040 will guide a majority of TransLink’s work and provides

Compact transit- oriented development patterns help

3(4 TFFLT UP BDDPNNPEBUF HSPXUI JO XBZT UIBU XJMM CPUI

advance livability and sustainability. In order to do this the

transportation network.

Acting as TransLink’s 30 year long-range plan, Transport

and close to employment, amenities and services.

Accommodating Growth To Advance Livability

TransLink Transport 2040

communities with access to a range of housing choices,

anticipated to continue. The Regional Growth Strategy

and recreational.

of uses including residential, commercial, institutional

designated as “General Urban”, which permits a range

Under Metro Vancouver Growth Strategy the site is

Site Designation - RGS

Metro Vancouver’s growth is concentrated in compact

Goal 1 - Create a Compact Urban Area

four of the goals outlined in the RGS:

over the past decade and this strong population growth is

Metro Vancouver has experienced substantial growth

Metro Vancouver Regional Growth Strategy

Regional Plans, Policies and Strategies

Policy Context
5XP PG UIF 5SBOT-JOL SFHJPOBM HPBMT SFTPOBUF TQFDJöDBMMZ

Fisheries Act.

Areas Regulation and Fisheries and Oceans Canada’s

in keeping with the B.C. Ministry of Environment’s Riparian

FOIBODF SJQBSJBO BSFBT BMPOH öTI CFBSJOH XBUFSDPVSTFT

enacted the Riparian Areas Protection bylaw to protect and

a high priority area. In 2005, the City of New Westminster

North Road and the Fraser River at Sapperton Landing as

UIF SJWFS BOE JEFOUJöFT UIF -PXFS #SVOFUUF 3JWFS CFUXFFO

)FBMUI "DUJPO 1MBO  UIBU TFUT PCKFDUJWFT GPS FOIBODJOH

UIF #SVOFUUF #BTJO 8BUFSTIFE 1MBO  BOE &DPMPHJDBM

Westminster, have established several initiatives including

and other stakeholders, including the City of New

To manage and protect the Brunette River, Metro Vancouver

Environmental / Riparian Zone Policies

are located along the Frequent Transit Network

Goal 3 – The majority of jobs and housing in the region

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

with this site and transit-oriented development:

34

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

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.

and comprehensive goals designed to achieve the

community’s vision for the City. The primary goals of the

Official Community Plan include the following:

in developments which qualify as a Transit Oriented
%FWFMPQNFOU 50% 

WBSJFUZ PG SFHVMBUPSZ BOE öOBODJBM UPPMT UIF QPMJDZ XJMM
increase the supply of market rental housing and ensure
security of tenure over time. As noted in the policy,

employment, commerce, recreation, arts and culture,

transportation, nature and heritage preservation,

education and health services;

reliance on the automobile.

t Reduce the need for automobile travel and the general

t Maintain or enhance the quality of the environment; and

t Recreational facilities and commercial opportunities;

complete communities;

the principles of sustainable development and

manage growth in a manner which is consistent with

live within walking distance of parks, schools, guide and

t Work towards designing communities in which residents

priority to walking, cycling, and transit;

t Provide a variety of transportation choices that give

variety of residents;

a variety of income ranges, and are appropriate for a

t Provide a variety of housing choices that are affordable for

facilities including transportation;

flexible shorter-term housing options.”

afford ownership housing as well as for those who need

t Make effective use of public infrastructure and community

Rental housing provides an option for those who cannot

2006 and 2021;

and to the development of community sustainability.

to the social diversity and economic health of the City,

Vancouver’s population and employment targets for

t Manage community growth to accommodate Metro

commercial, industrial and institutional development;

“a secure and robust stock of rental housing contributes

The policy considers reduction in parking requirements

the development of secured rental housing. Through a

t Provide for the balanced growth of residential,

Transit Oriented Developments Policy

Council in 2013, seeks to retain, renew and encourage

dollars and help shift towards a more sustainable future.

providing a wide range of opportunities for housing,

The Secured Market Rental Housing Policy, adopted by

British Columbia as a whole;

t Encourage a livable, safe and healthy community by

Secured Rental Policy

TZNCPMJD TJHOJöDBODF XJUIJO UIF -PXFS .BJOMBOE BOE

the City’s strategic goals, make the best use of our tax

for transportation over the next 25 years and beyond.

full range of incomes and needs in the City. The Strategy

The updated Official Community Plan expresses ambitious

t Maintain or enhance New Westminster’s identity and

Transportation Plan that will guide decision-making

tools that will promote housing affordability to meet the

The City of New Westminster is working on its Master

Adopted by Council in 2010, the Affordable Housing
Strategy will enable the City to develop policies and

Master Transportation Plan

Affordable Housing Strategy

Official Community Plan

City of New Westminster City Wide Policies and Plans:

11
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related to the area.

Plan forms a part of the City’s Official Community Plan.

from the area to the Brunette-Fraser Greenway.

t Encourages site development that promotes connections

BEFRVBUF MJHIU BOE PQFO TQBDF  BOE

TZNQBUIFUJD UP FYJTUJOH SFTJEFOUJBM VTFT FH FOBCMFT

t Ensure the design for any residential land uses is

non-residential uses;

area as a buffer between existing residential and

t Review and consider the potential for housing in this

the use of available transportation options;

their proximity, complement each other and promote

t Encourage business park and related uses that, through

4QFDJöDBMMZ UIF QMBO TUBUFT UIF GPMMPXJOH GPS UIF BSFB

UIF JEFOUJöFE QSPQFSUZ PXOFST PS QBSUJFT

preliminary and does not imply interest in a HUB by any of

documented. It should be cautioned that this listing is very

regard to potential opportunities, the following have been

including curb letdowns and pedestrian crossings. With

with good availability of accessibility infrastructure,

t Relatively level topography along East Columbia Street,

development at the Braid SkyTrain station and the Royal
Columbian Hospital expansion;

t Proximity to future development sites, including the

Learning Centre at Richard McBride Elementary School;

including licensed child care and the Strong Start Early

t Proximity to other child development programs,

e.g., Hume and Sapperton Parks;

t Location of parks and outdoor recreational opportunities –

McBride Elementary Schools;

t Close proximity to schools – i.e., Hume Park and Richard

Braid and Sapperton SkyTrain stations;

t Access to convenient transit connections, including the

TransLink are major employers;

neighbourhood and Royal Columbia Hospital and

DFOUSFT o JF  PG UIF QPQVMBUJPO MJWF JO UIF 4BQQFSUPO

t Easy walking distance from population and employment

below:

of New Westminster for a HUB. Reasons outlined are noted

transit services.

may need to be reviewed.

t There is a designated view corridor down Braid Street that

to consider how it mitigates its affect on the system; and

pedestrian routes close to the SkyTrain and other public

enhance connectivity, increase walkability, and improve

t " öOF HSBJOFE TUSFFU BOE QBUIXBZ OFUXPSL XPVME

situations is enabled; and

different uses to suit different economic and social

that uses are not constrained, and the promotion of

t Adaptive/flexible designs could be emphasized, so

or guidelines for the actual design and layout plans;

already been completed, so these can be used as inputs

t Concept land use, urban design and greenway plans have

“The Eastern Gateway”;

and could be major entrance/welcome points into the city,

t The sites are located at the eastern edge of the city,

projects with a longer timeline;

XJMM IBQQFO NBJOMZ UISPVHI JOöMM BOE SFEFWFMPQNFOU

t Most of the surrounding area is built out, so other changes

and urban design potential;

Street as the ideal or preferred location within the Eastside

neighbourhood, preferably in the vicinity of East Columbia

have existed for a considerable time. This project will need

t Traffic problems around Brunette Avenue and Braid Street

utilization and amenities;
t The sites have a large, unrealized development potential

neighbourhood, residential uses will also be considered

within this designation.

XBT VOEFSUBLFO 5IJT BTTFTTNFOU JEFOUJöFE UIF 4BQQFSUPO

In March 2012 a needs assessment for an Eastside HUB

is a licensed childcare program.

t Rail lines run through adjacent properties;

to the surrounding neighbourhood;

industrial land uses, and has poor pedestrian connectivity

enhance connectivity to the park and increase park

t Close proximity to Hume Park offers opportunities to

densities, mixed uses, and parking reductions;

development or family strengthening services, one of which

children, youth and families and include at least two child

of services. HUBS support the healthy development of

neighbourhoods and enable families to access a continuum

four HUBS in New Westminster. HUBS act as focal points for

Mainland the City of New Westminster is working to develop

Partners’ Committee #40 and the United Way of the Lower

public transportation facilities. In the Brunette Creek

including non-population dependent office uses and/or

The area will include business park and related uses,

t Braid Station is underutilized due to the low density,

proposed for the site;

t SkyTrain line access and the Braid Station location offers

this designation, the Plan stipulates:
UIF QPUFOUJBM UP BQQMZ 50% DPODFQUT TVDI BT IJHIFS

zone between it and the denser, more urban development

Opportunities:

west will need to have some sort of buffering transition

t The strong single family detached residential area to the

land use changes;

within the Brunette Creek Neighbourhood Plan. Within

5IF #SBJE 4UBUJPO BSFB JT EFTJHOBUFE BT #VTJOFTT 1BSL #1

4UBUJPO QMBO JEFOUJöFT OVNFSPVT PQQPSUVOJUJFT BOE JTTVFT

process, could impact the site through traffic pattern and

convenient amenities, walkable streets and views. The Braid

As a member of the Early Childhood Development Public

Extension transportation projects, which are currently in

t The North Fraser Perimeter Road and the United Boulevard

The vision for the Braid Station area is for a “campus-like
office park”, employment centre with transit access,

Child Development Hubs (HUBS)

Issues:

Station Area Plan for Braid Station

Adopted in 2002, The Brunette Creek Neighbourhood

Brunette Creek Neighbourhood Plan

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

Plan /
Amendment
Process

June 2014

Neighbourhood
Plan

14

37

The Community Advisory Group was established

groups and the larger community. They reviewed materials
UP CF QSFTFOUFE BU 1VCMJD 0QFO )PVTFT UP DPOöSN UIBU
the information was accurate, fair and comprehensible to
the local community.

t 1VCMJD 0QFO )PVTFT

t &TUBCMJTINFOU PG B $PNNVOJUZ "EWJTPSZ (SPVQ

t $PNNVOJUZ 8PSLTIPQ

and Residents.

t 3FQPSUJOH PO UIF PVUDPNFT PG QVCMJD NFFUJOHT UP $PVODJM

DPNNFOU GPSNT XFCTJUF XXXTBQQFSUPOHSFFODPN  BOE

t 4IBSJOH PG JEFBT BOE TPMJDJUBUJPO PG GFFECBDL UISPVHI

was circulated to staff and posted on the project website.

of the process. After each open house a consultation report

TPMJDJU TQFDJöD JOGPSNBUJPO SFMFWBOU UP UIF QBSUJDVMBS QIBTF

were held. These events were designed to be sequential and

Five Public Open Houses and one Community Workshop

acted as representatives of the neighbourhood, interest

through a variety of methods, including:

t 5BSHFUFE TFTTJPOT XJUI WBSJPVT TUBLFIPMEFS HSPVQT

and plans for the redevelopment of the site. The group

program ensured stakeholder and public involvement

to the project team in regards to Public Engagement

are given an opportunity to provide advice and input

to ensure that key interest groups and individuals

related public consultation program. This consultation

In 2011 Council endorsed the planning process and

throughout the Official Community Plan Amendment Process.

Westminster staff and outside regulatory agencies

provided input.

of stakeholder groups engaged in discussion and

Neighbourhood Plan.

The project team collaborated with City of New

employees, property owners, as well as representatives

has guided the development of this Sapperton Green

Broad public input was obtained through these
consultation methods. Residents, business owners,

initiated in 2011. Work completed as part of this process

The planning process for the Sapperton Green site was

Plan/Amendment Process

Vision
Statement

June 2014

Neighbourhood
Plan
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the Sapperton residential neighbourhood.
Connectivity: Ensure site is connected to neighbourhood
and greater community. Provide activities and facilities for

larger Sapperton community with the Brunette River and

surrounding greenway.

residential areas.

Park, Brunette River and surrounding greenway, and

FOIBODFT UIF FYJTUJOH TVSSPVOEJOHT TQFDJöDBMMZ )VNF

Respectful Transitions: Ensure project respects and

viability of the larger community.

and economically sustainable and contributes to the overall

Sustainability: Ensure project is environmentally, socially

future needs.

retaining the flexibility through design to adapt to changing

functional and responds to the needs of target users while

to the general public. Provide a design that is efficient,

with urban design language that is readily understandable

Design Excellence: Develop an outstanding neighbourhood

timeless as well as responsive to market trends.

Innovation: Provide a design that is innovative, sustainable,

the larger Sapperton Community.

Legacy: Recognize and celebrate the history of the site and

are accessible to all age groups.

and amenities that complement surrounding land uses and

a range of types of homes, employment options, services

activity, safety and a full sense of community. Provide for

Diversity: Create a dynamic mix of uses to support all-day

connection to the region.

amenities. Capitalize on the adjacent rapid transit network

the site to landmarks, special places, work centres and

community. Create obvious physical connections within

the surrounding neighbourhoods and the greater

and the adjacent uses of Hume Park, Brunette River and

by sustainable development objectives it will reunite the

celebrates the site’s gateway location into New Westminster

Unique Identity: Create a unique sense of place that

celebrate the history of the site and Sapperton. Supported

This transit-oriented master planned community will

compact, complete neighbourhood.

Goals

these urban design approaches:

neighbourhood that integrates a complementary mix of

residential, retail, office and community uses to create a

The proposed goals are defined to achieve the vision through

Sapperton Green is envisioned as a vibrant urban

Vision Statement

routes between Hume Park and the development site.

and the rest of the City generally.

pedestrian and bicycle linkages UP 4BQQFSUPO TQFDJöDBMMZ

t $POOFDUJWJUZ 1SPWJEF OFX BOE JNQSPWF FYJTUJOH

corridor on land uses.

t #SVOFUUF#SBJE .JUJHBUF UIF JNQBDUT PG UIF transportation

* Denotes principles added to the City of New Westminster approved principles.

CFOFöUT to the community over an extended time frame.

t 4VTUBJOBCJMJUZ &OTVSF USFFT UIBU maximize sustainable

corridors connecting parks and open spaces.

t (SFFO $PSSJEPST Reinforce existing and new green

habitat and biodiversity planting.

t (SFFO $PWFSBHF &ODPVSBHF green coverage, natural

and infrastructure at Braid Station.

t 4PDJBM $SFBUF places to gather, play, places with vibrancy*.

open space*.

t %JWFSTJUZ 1SPNPUF ecological diversity of the built

and circulation within the development site*.

stormwater management, water collection, distribution

t 8BUFS .BOBHFNFOU %FTJHO XJUI TQFDJBM attention to

ecosystem of the watershed.

enhance the integrity of the aquatic and terrestrial

Basin Watershed Management Plan to protect and

t &OIBODFNFOU *ODMVEF SFDPNNFOEBUJPOT JO UIF #SVOFUUF

River watershed and enhance the initiatives of various
community groups.

t 3FTUPSBUJPO *OUFHSBUF habitat restoration in the Brunette

and surrounding neighbourhood.

convenient connections to the Greenway from the site

along the Brunette River and provide attractive, safe and

and community*.

t $PNNVOJUZ &ODPVSBHF B TUSPOH sense of place

signage and housing orientation*.

planning framework including lighting, traffic calming,

TJHOJöDBOU FOWJSPONFOUBMMZ TFOTJUJWF XBUFSDPVSTF
t (SFFOXBZ $POOFDUJPOT Improve the existing Greenway

&OTVSF UIBU $15&% $SJNF 1SFWFOUJPO 5ISPVHI
&OWJSPONFOUBM %FTJHO QSJODJQMFT BSF JODMVEFE JO UIF

t #SVOFUUF 3JWFS Enhance Brunette River as a regionally

t 4BGFUZ BOE 4FDVSJUZ %FTJHO GPS safety and security.

walking and biking in the neighbourhood*.

a safe and extensive network of pathways that encourage

t 8BMLBCJMJUZ &YQBOE UIF walkable neighbourhood. Provide

and the larger Sapperton Community*.

t )JTUPSZ 3FDPHOJ[F BOE DFMFCSBUF UIF history of the site

Environmental Principles

materials*.

t 5JNFMFTT *ODPSQPSBUF enduring design and durable

programs, policies and technologies*.

itself effectively to new social and economic conditions,

t "EBQUBCJMJUZ &OTVSF UIBU UIF TJUF DBO SFOFX BOE BEBQU

needs relating to our life cycle.

units in a variety of settings and densities for changing

FOIBODFT UIF TUSFFUTDBQFT BOE SFöOFT UIF PQFO
space network*.

employment options as well as different types of housing

design UIBU öUT UIF FYJTUJOH BOE GVUVSF CVJMU GPSN

t %JWFSTJUZ 1SPWJEF GPS B mix of local services and

sanitary sewer, water and other services*.
t *OOPWBUJPO &ODPVSBHF innovative high-quality urban

the parent community in developing the master plan
for the site.

infrastructure, including roadways, storm drainage,

t $PMMBCPSBUJPO Collaborate with the School District and

needs safety and crime prevention.

t *OGSBTUSVDUVSF Optimize the use of existing public

consideration to educational needs, child care, health

appeal to both larger, mid-sized and smaller groups*.

creating permeable edges and greenway connections*.

t 5SBOTJU 'PDVTFE $BQJUBMJ[F PO UIF superior transit location

residents who will live at the new development as well
BT SFTJEFOUT JO UIF 4BQQFSUPO OFJHICPVSIPPE XJUI TQFDJöD

providing flexible floor plate office buildings that will

t &NQMPZNFOU Promote employment uses on site by

that the redevelopment is sensitive to adjoining uses*.

facilities and amenities for the social needs of employees,

t 4PDJBM BOE $VMUVSBM &OTVSF UIF BEFRVBUF provision of

t &óDJFODZ .BLF efficient use of the land and infrastructure
by increasing density, mix of uses on site, while ensuring

Social Principles

Economic Principles

between Hume Park and the new neighbourhood by

t 1FSNFBCJMJUZ &OIBODF UIF QIZTJDBM BOE WJTVBM SFMBUJPOTIJQ

sense of place as well as complement the urban fabric*.

FODPVSBHF QFEFTUSJBO NPWFNFOU JOUFSBDUJPO EFöOF B

t "DUJWF %FTJHO %FWFMPQ TUSFFUTDBQF EFTJHOT UIBU

neighbourhood*.

together to EFöOF UIF DIBSBDUFS of the overall

t $IBSBDUFS #VJMU GPSN BOE MBOETDBQF PQFO TQBDF XPSLJOH

Transportation Principles

with local and regional goals.

t %FOTJUZ *ODMVEF a higher density of uses that align

public social events.

t (BUIFSJOH *ODMVEF JNQPSUBOU spaces for gathering and

New Westminster.

will convey a sense of arrival and the gateway to

t 4FOTF PG &OUSZ *ODMVEF FMFNFOUT PG CVJMU GPSN UIBU

types including a mix of unit sizes and tenures.

commercial areas*.

and connectivity to adjacent residential and

the vicinity and as well as surrounding residents.

t 3FTJEFOUJBM %JWFSTJUZ 1SPNPUF B diversity of residential

promote permeability through the new neighbourhood

provide shops and services to employees working in

t 1FSNFBCJMJUZ $SFBUF PQFO TQBDF BOE HSFFOXBZT UP

greenspace into the site and attractive connections and

sectors, particularly Royal Columbian Hospital and

Douglas College.

t 4FSWJDFT 1SPNPUF UIF EFWFMPQNFOU PG MBOE VTFT XIJDI

and the site by providing park-like incursions of

t (SFFO -JOLT Enhance the relationship between Hume Park

through an improved greenway connection.

t $POOFDUJWJUZ $POOFDU )VNF 1BSL BOE #SVOFUUF 3JWFS

fabric and enhance urban livability.

open space and streetscape designs to complement built

t -JWBCJMJUZ %FWFMPQ MBOETDBQF TUSBUFHJFT EFWFMPQNFOU PG

Parks and Green Space Principles

t #MVFXBZT 3FJOGPSDF BOE FTUBCMJTI blueway connections*.

city and regional trails and greenways*.

synergistic and supportive of the health and education

t *OTUJUVUJPOBM 6TFT 1SPNPUF MBOE VTFT XIJDI BSF

attention to streetscape details.

t 6SCBO %FTJHO &OTVSF high quality design of buildings and

plates to maximize the appeal of office users.

including opportunities for a variety of office building floor

t &NQMPZNFOU 1SPNPUF employment uses on the site

commercial and residential.

development that has a mix of land uses including office,

t 5SBOTJU 0SJFOUBUJPO 1SPNPUF B vibrant transit-oriented

Land Use Principles

TJUF BOE TQFDJöDBMMZ UP UIF #SBJE 4UBUJPO

Green Neighbourhood Plan to achieve the vision and goals:
t -JOLBHFT 'PDVT PO linkages to the Braid SkyTrain Station,

attractive pedestrian and cycle routes throughout the

t 1FEFTUSJBOT$ZDMJTUT 1SPWJEF safe, convenient and

development of the Official Community Plan and the Sapperton

The following planning principles are established in guiding the

Principles

40
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June 2014
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Sapperton Green will help to achieve the City’s greenhouse
gas emissions target by supporting low carbon-producing
modes of mobility like walking, biking and transit. Buildings
will be designed and constructed to reduce energy use.

fostering healthy lifestyles and encouraging social
interaction. This means taking full advantage of public
transportation infrastructure and co-locating housing
with jobs, parks and open space, recreation facilities,
community services, and other amenities. Extensive
greenways and open spaces throughout the site will

policy document, the Sapperton Green Neighbourhood Plan

is a tool for translating the intent of Envision 2032 into the

development of the neighbourhood, across all four pillars:

natural area that supports wildlife, including Salmon
spawning. The development of Sapperton Green will

CSJOH B TJHOJöDBOU JODSFBTF JO 4BQQFSUPOT QPQVMBUJPO PG
residents, employees and visitors.

network will provide many opportunities for integrated
stormwater management.

of individuals, families and communities. The Sapperton
Green neighbourhood will provide a choice of housing,

the unique character of this part of New Westminster.

QPPS BJS RVBMJUZ BOE DSFBUF B OFJHICPVSIPPE UIBU SFøFDUT

OFHBUJWF JNQBDUT PG VSCBO MJWJOH TVDI BT OPJTF WJCSBUJPO

environment for people, take steps to minimize the

spaces in Sapperton Green will provide an attractive

The design of architecture, streetscapes and public outdoor

we live also plays a central role in our overall quality of life.

The urban design of the neighbourhoods in which

and adaptable housing, and affordable housing options.

including a range of unit types and tenures, accessible

Brunette River corridor. The neighbourhood’s open space

fundamental to the physical, economic and social well-being

ecological integrity and function of this portion of the

provide the opportunity to enhance the size and

Greenway. The River is an important local and regional

important as the development of this neighbourhood will

Access to safe, adequate and affordable housing is also

within Hume Park and paralleled by the Brunette-Fraser

North of Sapperton Green is the Brunette River, located

As a transit-oriented, complete neighbourhood,

the Sapperton Green neighbourhood. This is particularly

of the needs of the community will be able to be met within

connect to and enhance neighbouring Hume Park. Many

work and play within the same area and will have easy

community livability and individual equity, including

Leadership, Vibrant Economy, Arts and Culture. As a City
access via transit to other city and regional destinations.

walkable neighbourhood setting. People will be able to live,
Access to civic resources and services are key to

daily needs of residents and local employees within a highly

Community Livability and Social Equity, Environmental

a strong sense of community and belonging.

8FTUNJOTUFS  *U JEFOUJöFT GPVS TVTUBJOBCJMJUZ QJMMBST

sustainability throughout New Westminster is Envision New

around Brunette SkyTrain Station and will provide for the

a healthy environment. The development will be focused

and play in a safe and supportive environment. It will foster

of life. It will provide opportunities for residents to live, work

The framework guiding the implementation of

Sapperton Green will play an important role in sustaining

Sapperton Green will be livable and sustain a good quality

for Sapperton Green.

Environmental Leadership

Community Livability + Social Equity

Creating a sustainable community is an overarching goal

Sustainability

and heritage bring to the community in terms of livability
and creating a sense of place.

of proximity to SkyTrain to create a fully mixed-use

neighbourhood with large areas of office, retail, and

sharing different traditions and experiences.

City Initiative, businesses and residents will access a

to neighbourhood social initiatives.

providing meaningful employment and contributing

Green will be an integral part of the community,

local-family-owned companies. Businesses in Sapperton

types, from international and national to small and

and commercial space will support a variety of business

the local residents and employees. The diversity of office

wide variety of goods and services, well-supported by

comfortable neighbourhood commercial centre with a

Sapperton Green will also have a vibrant, safe and

employees from many economic sectors want to be located.

artist and artisanal activity.

and vibrant businesses that support visible presence of

Green, through installations, multi-use community space,

The arts will be expressed and integrated in Sapperton

place of the site and the Sapperton area in general.

provide a regionally central, well-connected and

transit-oriented neighbourhood where employers and

diverse and will reflect the heritage and unique sense of

continues to diversify and grow Sapperton Green will

area of innovation. As New Westminster’s economy
The neighbourhood character will be interesting and

Sapperton Green, which will support opportunities for

of the neighbourhood for business. Through the Intelligent

IJHITQFFE öCSF OFUXPSL BOE DSFBUF B EJHJUBMMZ JODMVTJWF

as a whole, diverse cultures will create a vibrant mosaic in

services and other amenities will bolster the attractiveness

sustainability of the whole city. Recreational and social
Building on the multi-cultural community of the city

Sapperton Green will recognize the value that arts, culture

4BQQFSUPO (SFFO XJMM DBQJUBMJ[F PO UIF TJHOJöDBOU BEWBOUBHF

other commercial uses that contribute to the economic

Arts, Culture, and Heritage

Vibrant Economy
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square feet and a maximum of 3,400,000 square feet
of residential uses.

residential types, Sapperton Green will provide a variety of

multi-family housing choices, accommodated in low, mid

PS TUBDLFE BOE BQBSUNFOUT JO B MPXSJTF GPSN

no single-family homes. All buildings will be sited to be

impacts and will seek to create a skyline with visual interest.

the surrounding streetscape and open space. Location
of built form shall capitalize on solar orientation.

townhouses in a mid-rise form.

consistent with Section 3 of the Neighbourhood Plan.

t 4VTUBJOBCMF QMBOOJOH QSJODJQMFT XJMM CF JNQMFNFOUFE

in Section 7 of the Neighbourhood Plan.

be required to obtain a Development Permit as outlined

Permit Area Guidelines. All residential development will

multi-family units will be consistent with the Development

t #VJMEJOH GPSN DIBSBDUFS BOE VSCBO EFTJHO FMFNFOUT PG

t *O HFOFSBM CVJMEJOHT XJMM CF TJUFE UP FOIBODF BOE SFJOGPSDF

TJEFCZTJEF PS TUBDLFE BQBSUNFOUT PS B

delineate private and public spaces.

spaces are designed to maximize privacy and clearly

t &OTVSF JOEJWJEVBM VOJUT UIFJS FOUSJFT BOE QSJWBUF PVUEPPS

combination including apartments over

residential uses that may include townhouses

t This designation provides for medium density

t Medium-High Density Multi-Family (up to 25 storeys)

to help satisfy the diverse and changing housing needs
of people.

retail and/or office uses in a mid-rise form.

integrated into the design of residential units in order

t 6OJWFSTBM EFTJHO BOE BDDFTTJCJMJUZ XJMM CF GVODUJPOBMMZ

residential development including apartments over

t This designation provides for medium density

t Medium Density Mixed Use (up to 12 storeys)

buildings will be integrated with the form and character
of the commercial uses.

townhouses in a mid-rise form.

t &OTVSF UIF EFTJHO PG SFTJEFOUJBM VOJUT JO NJYFEVTF

ground-oriented units will be encouraged.

mid-rise apartment or townhouses and where possible

t )JHISJTF CVJMEJOH GPSNT XJMM CF JOUFHSBUFE XJUI MPX UP

to the street or parks and open space areas.

t 8IFSFWFS QPTTJCMF HSPVOE PSJFOUFE VOJUT XJMM CF PSJFOUFE

housing on site.

t *ODSFBTF IPVTJOH DIPJDF PO TJUF CZ QSPWJEJOH NBSLFU SFOUBM

uses in a high-rise form.

residential development over retail and/or office

t This designation provides for high-density

building up to 35 storeys)

t High Density Mixed Use (up to 32 storeys, with one

residential development in a high-rise form.

t This designation provides for high density

t High Density Multi-Family (up to 32 storeys)

retail and/or office uses in a mid-rise form.

residential development including apartments over

t This designation provides for medium density

t Medium-High Density Mixed Use (up to 25 storeys)

combination including apartments over

TJEFCZTJEF PS TUBDLFE BQBSUNFOUT PS B

residential uses that may include townhouses

t This designation provides for medium density

t Medium Density Multi-Family (up to 12 storeys)

uses over retail and/or office uses in a low-rise form.

t This designation provides residential apartment

t Low Density Mixed Use (up to 8 storeys)

VTFT UIBU NBZ JODMVEF UPXOIPVTFT TJEFCZTJEF

will range from townhouses to high-rise apartments with

mindful of adjacent uses, solar orientation, shadowing, view

t This designation provides low density residential

t Low Density Multi-Family (up to 8 storeys)

and include:

t " WBSJFUZ PG NVMUJGBNJMZ IPVTJOH GPSNT XJMM CF FODPVSBHFE

mix of unit types and tenure. Residential building forms

The site will see a range of building types as well as a

in a mixed-use format.

forms, unit sizes and tenures will be encouraged.

t " EJWFSTJUZ PG SFTJEFOUJBM UZQFT JODMVEJOH B NJY PG CVJMEJOH

precinct being residential only and both the Braid and

Station precincts having residential, retail and office uses

JO BDDPSEBODF XJUI UIF %FOTJUZ)FJHIU .BQ 4FF QBHF 39 

found in all three precincts on site, with the Hume Park

t 5IF EJTUSJCVUJPO PG SFTJEFOUJBM MBOE VTF XJMM HFOFSBMMZ CF

t 5IF TJUF XJMM BDDPNNPEBUF B NJOJNVN PG   

Reflecting the land use principles of promoting diversity of

and high density building forms. Residential uses will be

Policies

Introduction

Housing

feet and a maximum of 300,000 square feet of retail uses.

Neighbourhood Plan.

Development Permit as outlined in Section 7 of the

t "MM FNQMPZNFOU EFWFMPQNFOU XJMM CF SFRVJSFE UP PCUBJO B

uses above.

Neighbourhood Plan.

Development Permit as outlined in Section 7 of the

t "MM FNQMPZNFOU EFWFMPQNFOU XJMM CF SFRVJSFE UP PCUBJO B

activities on the lower storeys and residential uses above.

by permitting mixed-use buildings with retail and office

t 5IF WJBCJMJUZ PG UIF TJUF XJMM CF SFJOGPSDFE BOE TUSFOHUIFOFE

the Development Permit Area Guidelines in Section 7
of the Neighbourhood Plan.

by permitting mixed-use buildings with retail and office
activities on the lower storeys and possibly residential

racks, and plazas and open spaces where feasible.
t #VJMEJOHT BOE MBOETDBQF FMFNFOUT XJMM CF DPOTJTUFOU XJUI

t 5IF WJBCJMJUZ PG UIF TJUF XJMM CF SFJOGPSDFE BOE TUSFOHUIFOFE

the Neighbourhood Plan.

through public realm enhancements such as wide side
walks, landscaping, rain protection, lighting, seating, bike

the Development Permit Area Guidelines in Section 7 of

t 4VQQPSU BO BDUJWF WJCSBOU SFUBJM TIPQQJOH FYQFSJFODF

Sapperton Community.

t #VJMEJOHT BOE MBOETDBQF FMFNFOUT XJMM CF DPOTJTUFOU XJUI

accordance with the Density/Height Map. 4FF 1BHF 39

t 5IF EJTUSJCVUJPO PG PóDFCVTJOFTT VTFT XJMM CF HFOFSBMMZ JO

Sapperton Green residents and employees and the larger

grocery and/or drug store use to meet the needs of future

to a range of uses

t Floor heights that allow for flexibility and conversion

transportation corridors on the south and east edges of the

site and the residential uses in the interior of the site.

restaurants, neighbourhood serving retail, anchored with

t A variety of floor plate sizes

t &ODPVSBHF B XJEF SBOHF PG SFUBJM JODMVEJOH DBGFT

t A range of building forms

BDDPSEBODF XJUI UIF %FOTJUZ)FJHIU .BQ 4FF 1BHF 

t 5IF EJTUSJCVUJPO PG SFUBJM VTFT XJMM CF HFOFSBMMZ JO

transition between the existing industrial uses and busy

the provision of:

t " WBSJFUZ PG PóDF VTFST XJMM CF BDDPNNPEBUFE UISPVHI

use employment and residential zones would provide a

Precinct as well as the Station Precinct. These mixed

uses are envisioned and will be located in the Braid

feet and a maximum of 1,000,000 square feet of office uses.

t 5IF TJUF XJMM BDDPNNPEBUF B NJOJNVN PG   TRVBSF

t 5IF TJUF XJMM BDDPNNPEBUF B NJOJNVN PG   TRVBSF

Corresponding to the economic principles of promoting

employment uses on the site, a range of employment

Retail Policies

Office/Business Policies
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economically thriving, they also support higher levels
of walking, cycling and transit and result in lower levels of

UIF CFOFöUT BOE TZOFSHJFT XJUI CFJOH MPDBUFE OFYU UP UIF

SkyTrain station and bus loop at Braid Street.

TUSFFUCMPDLT UIBU BSF JOUFSXPWFO XJUI B öOFSHSBJO PG
internal walkways;

pedestrian and bicycle linkages, and green and blueway

connections.

policy objectives are all supportive of Transit Oriented

of creating a walkable neighbourhood.

network.”

both the efficient use of land and an efficient transportation

greenhouse gas emissions and pollution, and support

bulges or develop narrower street designs, all supportive

transit-oriented development patterns help reduce

t Reduce crosswalk distances through the use of corner

and strolling;

experience that is engaging and attractive for relaxing

transit-accessible locations. It also advises, “compact

targets two-thirds of growth in Urban Centres and other

Metro Vancouver’s 2040 regional growth strategy

t Develop street-oriented retail uses to create a walking

consider opportunities for a shared street environment;

New Westminster, Metro Vancouver and TransLink’s

%FWFMPQNFOU 50% 

vehicle-volume streets and supportive of the comfort
and safety of pedestrians, while on lower-volume streets

Regional and City Transit-Oriented Policies

t Develop a generous public realm on higher

travel modes through the development of short

t Ensure permeability for pedestrians is higher than other

Braid station, the Braid and Brunette transportation corridor,

Principles for the site which focus on linkages to and from

activities;

the Braid Street SkyTrain Station and commercial

The following policies are supported by the Transportation

to Braid Street, Brunette Avenue, and East Columbia
Street along with to local neighbourhood streets;

Columbia Street corridors and which all feed through to

lower vehicle demands.

TransLink’s existing requirements for buses.

planned to Brunette Avenue, does not interfere with

t Ensure the street design, including the new connection

not compromise existing bus only connections; and,

development plan complements the station and does

t Work with TransLink to attempt to ensure that the

generating activity levels at all times of the day;

on the street’ through overlooking from buildings or

t Ensure land uses surrounding the station provides ‘eyes

station with strong connections through the master plan

along with the Braid Street, Brunette Avenue, and East

maximize opportunities for transportation choice and

t Create a ‘sense of arrival’ at the Braid Street SkyTrain

Transit Policies

meet the needs of commuters and other day-to-day users.

develop a central bike storage facility at the station to

t Subject to Translink’s approval, explore opportunities to

have end-of-trip facilities such as showers and lockers;

for each land use, where for example employees should

aligns with the surrounding neighbourhood networks

t %FWFMPQ B öOFHSBJOFE TUSFFU BOE XBMLXBZ OFUXPSL UIBU

plan to support the day-to-day needs of the community;

t Provide local amenities and activities within the master

Pedestrian Policies

good access to frequent transit services.”

t Provide secure and convenient bicycle storage facilities

in alignment;

points of greenways and / or where there is change

t &YBNJOF PQQPSUVOJUJFT GPS XBZöOEJOH BU UIF NFFUJOH

until new streets or connections are developed;

t Look to develop interim arrangements for the greenways

design supportive for users of all ages and abilities;

greenways to converge at the SkyTrain station with a

Valley / Crosstown, and Brunette-Fraser Regional

t Provide separated and direct connections for the Central

Cycling Policies

Transportation Demand Management measures to

t Complement the accessibility of the location with

accessibility of the location; and,

t Use lower parking levels over time consistent with the

of private vehicle movements;

t Prioritize pedestrians, cyclists, and transit users ahead

contained community with less reliance on auto use;

into complete, compact areas that are walkable and have

existing neighbourhood character and can be developed

future demands;

t Provide commercial activities to create a more self-

into transit-oriented nodes and corridors that respect

framework includes, “future growth is focused primarily

New Westminster’s Envision 2032 recommended

SkyTrain Station and bus loop to support its current and

t Provide an appropriate scale and context for the

Outlined below are the key policy principles:

are not only more livable, sustainable, resilient and

DPNNFSDJBM VTFT SFUBJM MPDBM TFSWJDFT DBGFT UP NBYJNJ[F

automobile use and greenhouse gas emissions.”

and transportation plans in Metro Vancouver…communities

employment uses, supported by new community-oriented

TransLink is also supportive where it advises:
“transit-oriented is one of the key goals of most land use

Sapperton Green will have a mix of residential and

Introduction

Transportation
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possibility of preferential parking; and,

the community’s growing maturity.

parcels are developed and this transition would reflect

parking that would be removed overtime as individual

t Seek opportunities in the early phases to use surface

structured parking facilities; and,

woonerf street form that is shared with all users,
and has an intimate and a slow-moving feel.

location to transit and locate the majority within

t Explore the opportunity to create a mews /

components consistent with the accessibility of the

t Adopt parking ratios for each of the main land use

widths supporting a compact street cross
section, reflective of the lower demands; and,

office or residential buildings;

t Residential streets with narrower travel lane

located on each side;

travel lane width along with parking lanes

t Commercial and transit streets with a generous

projected demands and expected function, including:

t Develop different street types to accommodate the

pedestrians and cyclists to move around;

support an environment that is comfortable for

movements through the master plan and which will

t Explore traffic calming design features to deter non-local

Brunette and the left-turn to Brunette via Braid;

Braid Street SkyTrain exchange, i.e. the right turn from

activities and which could also be used by visitors to the

facility that would serve commercial and community

t Investigate an opportunity for a communal parking

or charging mechanisms;

look for ways to manage its use through time-controls

plan to support visitor and other short-term needs, and

t Maximize street parking opportunities within the master

Parking Policy

plan grows and matures.

residents and employees travel as the master

t Setting up a monitoring program on how

t Preserve the existing transit-only connections to the

not compromising pedestrian accessibility and comfort;

t Ride-sharing promotion among staff with the

Street to accommodate the future vehicle demands while

car-share membership or TransLink’s employee

t Develop the Rousseau Street connection with Braid

general vehicles;

impact on the flow of trucks and buses along with

discount program;

t Promote 3rd Party Transit subsidy through either

residents with preferential parking locations;

t Car-sharing vehicles for employees and

and TransLink with the goal of mitigating any material

Westminster, Ministry of Transportation and Infrastructure,

increase choice and lower vehicle demands, such as:

Brunette Avenue working in concert with the City of New

Management initiatives for maximizing opportunities to

t Continue to develop the planned site access to

t Complement the development site’s accessibility to

transit and greenways through Transportation Demand

Street Connection and Design

Transportation Demand Management Policy

Health and well-being of the community is strongly tied
to the accessibility and availability of community facilities,
access to parks and green spaces for people of all ages,
incomes, abilities, and backgrounds. Provision of these
items as part of Sapperton Green will contribute to
the existing network of services and spaces in New
Westminster and will help foster healthy lifestyles and
encourage social interaction.

Expansion of the City’s water, sewer and service

infrastructure will be needed to accommodate the

proposed increase of 7,661 people over the 20-year

time frame of this plan. While recognizing the importance

of satisfying the functional demand created by the growth

in population and business activity, the planning of new

infrastructure will also take into account the impacts on

the environment, particularly from a stormwater

to gather and play.

t The City will develop a servicing strategy to determine the

t &YQMPSF sustainable stormwater management.

Development.

t The project will explore LEED for Neighborhood

t &YQMPSF District Energy Systems.

supply and addressing.

öSF BOE SFTDVFT SFRVJSFNFOUT SFHBSEJOH BDDFTT XBUFS

t &OTVSF OFX EFWFMPQNFOU TBUJTöFT $JUZ PG /FX 8FTUNJOTUFS

the Brunette watershed.

t Incorporate stormwater approaches to minimize impact on

boxes underground or inside a building, wherever possible.

minimize their impact of the public realm. Place utility

t Plan and coordinate the location of utility boxes to

services to coincide with new development.

UFMFDPNNVOJDBUJPOT UP FOTVSF UIF UJNFMZ EFMJWFSZ PG UIPTF

t 8PSL XJUI PUIFS VUJMJUJFT QSPWJEFST FMFDUSJDJUZ HBT

improvements.

contribution towards any required infrastructure
employment, and transit.

drop-off locations, near community facilities,

t Provide a childcare facility with convenient pick-up/

Neighbourhood Heart, adjacent to public open space.

t Provide a community centre generally located in the

t &OTVSF OFX EFWFMPQNFOU QSPWJEFT BO FRVJUBCMF öOBODJBM

Policies

to water, sanitary and storm sewer infrastructure that will

be required to service Sapperton Green.

scope of expansion, cost and phasing of improvements

address facilities, amenities, parks, open spaces and places

Policies

Social Principles and Parks and Green Space Principles

Introduction
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73

overlook and maximize view potential.

opportunity to stagger tower locations to minimize

t *G UXP SPXT PG UPXFST GBDF UIF TBNF TUSFFU DPOTJEFS UIF

a minimum distance of 80’.

t 5PXFST PG NPSF UIBO  TUPSJFT TIPVME CF TFQBSBUFE CZ

architectural articulation to break down the massing.

t #VJMEJOHT FYDFFEJOH  GFFU JO MFOHUI TIPVME IBWF

allows for a landscape buffer to improve privacy.

t *O BSFBT XJUI HSPVOE øPPS PóDF B TFUCBDL NJOJNVN PG N

character is encouraged in retail commercial areas.

t 5P EFöOF BO FODMPTFE SPBE TQBDF B TUSPOH TUSFFUXBMM

transition zone.

accommodate semi-private open space and an entry

t 3FTJEFOUJBM VOJUT TIPVME TFU CBDL B NJOJNVN PG N UP

built form shall capitalize on solar orientation.

the surrounding streetscape and open space. Location of

In general, buildings will be sited to enhance and reinforce

Building Location + Siting

Site Wide Guidelines

t /P TJHOBHF TIPVME CF QFSNJUUFE PO GFODFT

with the image of the overall development.

t $MFBS BOE EJTUJODU HSBQIJDT PO BMM TJHOBHF DPPSEJOBUFE

service areas.

t %JSFDUJPOBM TJHOBHF GPS QFEFTUSJBO XBMLXBZT QBSLJOH BOE

from residential uses.

to pedestrians and motorists and generally facing away

plaques that are visually appealing, attractive and visible

elements including parapet signage, awnings, banners or

t #VJMEJOH JEFOUJöDBUJPO TJHOBHF BT MBSHF TDBMF EFTJHO

light spillover onto adjacent land and residential uses.

the street, pedestrian walkways or trails that avoid glare

t *OUFHSBUFE UBTLPSJFOUFE JMMVNJOBUJPO GPS TJHOBHF GBDJOH

respect architectural features and scale.

t #VJMEJOH EFTJHO XJUI JOUFHSBUFE TQBDFT GPS TJHOBHF UIBU

following should considered:

To accommodate signage within the development the

Wayfinding + Signage

materials and colours.

the overall building design with appropriate use of

t Weather protection elements will be integrated into

pedestrian scale.

retail frontages and building front entrances at a

t Weather protection is encouraged to all activated

Weather Protection - Braid + Station Precinct

strategies shall be utilized.

t Energy efficient, sustainable and naturalistic lighting

glare to the Brunette River environment.

t Building lighting should take special care to eliminate

pollution are encouraged.

lighting and other strategies to eliminate glare and light

t Concealed lighting under soffits, low level lighting, down

illumination of residential areas are to be avoided.

mixed use nature of the site. Strong spot lights and direct

of facades and outdoor spaces with consideration to the

t Lighting design should provide appropriate illumination

Entrances + Front Façades

Entrances + Front Façades,
Weather Protection Braid + Station Precinct

74

blind corners and areas of concealment.

t A0QFO EFTJHO PG PVUTJEF TUBJSDBTFT UIBU FMJNJOBUF

appropriate for surveillance.

t .BJOUFOBODF PG MBOETDBQJOH NBUFSJBMT BU B IFJHIU

or into doorways.

sight lines around corners, in and out of suites

t -BOETDBQJOH NBUFSJBM UIBU EPFT OPU JNQFEF

HSBóUJ JF XSPVHIU JSPO 

in and out of the property and is resistant to

t 'FODJOH NBUFSJBM UIBU BMMPXT GPS TVSWFJMMBODF

DPODFBMNFOU 

columns which may block sight lines or provide

DPODFBMNFOU FJUIFS JOTJEF PS PVUTJEF JF DFNFOU

t 'SPOU FOUSJFT UIBU BSF XFMM HMB[FE XJUI OP BSFBT PG

t Consider surveillance strategies such as:

groups from adjacent structures and facilities.

t "TTFTTJOH UIF JNQBDU PO UIJT EFWFMPQNFOU PG VTFS

street and clearly direct traffic to their destination.

t "EESFTT JOEJDBUPST UIBU BSF FBTJMZ TFFO GSPN UIF

gate access.

t 4USBUFHJD MPDBUJPO BOE UZQF PG GFODJOH JODMVEJOH

range of user groups.

t 5IF BTTFTTNFOU PG BQQSPQSJBUF TJUF BDDFTT GPS B

‘private space’.

around the perimeter of the property to indicate

t 4USBUFHJD VTF PG GFODJOH MBOETDBQJOH BOE TJHOBHF

precautions such as:

t Consider a hierarchy of defensible spaces using

around property, doorways, and front entries.

t "QQSPQSJBUF MJHIUJOH MFWFMT UIBU JMMVNJOBUF QBUIXBZT

t &MJNJOBUJPO PG EFBE FOET BOE IJEEFO SFDFTTFT PS BMDPWFT

generally away from public view.

t &YUFSJPS MJHIUJOH EJSFDUFE UP TQFDJöD BSFBT PG UIF TJUF

consider the following:

safety and security. Building and landscape design should

The design of this development supports an overall sense of

Prevention Through Environmental Design)

(Refer to the New Westminster Police Service’s Crime

Crime Prevention + Security
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light sources.

Consideration should be given to sustainable, low power

from site lights should be in the warm colour rendition.

Sapperton Green is critical. Typically the temperature range

Light temperature and consistency throughout the entire

a way that the source is not readily seen.

Generally lighting should be indirect and positioned in such

careful consideration to the night sky, safety, and security.

Landscape lighting should be used with care while giving

Landscape Lighting

require stain or paint or metal for seating and back surfaces.

to dense, durable, rot resistant wood species that do not

be constructed of metal. Consideration should be given

Benches should have backs and arm rests. The frame should

containers, bollards, bike racks, and drinking fountains.

Furnishings include benches, trash cans, recycling

neighbourhood.

coordinated families of site furnishings for each

The overall design intent is to incorporate distinct,

theme for the neighbourhood.

character of publically accessible places and create a unified

elements within Sapperton Green. They help to define the

Site furnishings, like paving materials, are important identity

Benches, Waste & Recycling
Receptaples And Bike Racks

Site Furniture - Amenities

or opaque glass as a common material.

should be embraced for screens with the addition of frosted

private patio. The same principles that applied for fencing

area from another, i.e. private patio screened from adjacent

Screens should only be employed to separate one private

neighbourhood.

light and airy responding to the design intent of the

such as metal, have a character, form and massing that is

are employed they should be made of durable materials

selection of plant density and type, Where fences and gates

fences but rather by manipulating the landscape and careful

private areas of use. Ideally this is done without the use of

is to seamlessly transition from public, to semi public, to

The general intent of the Sapperton Green neighbourhood

Fencing and Screens
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bylaws must be respected.

identity element while preserving the night sky. Local sign

generally be indirect and designed to accentuate the

dynamic, creative and vibrant. Lighting of signage should

and use. Signage should be integrated with the design, be

respond to the character and materials of the specific area

Generally signage throughout Sapperton Green should

Signage

project philosophies of timelessness and

galvanized metals, timber and stone.

t Natural material colours are encouraged including

structural features.

entries, corporate identities and architectural and

t Bright colours are limited to discreet elements including

earth-toned colour palette.

overall site design should be supported with an

t The overall concept of integrating buildings into the

of the development.

t Colour schemes shall reinforce the architectural quality

the precinct.

pleasing and compatible with the character of

t Materials and colour selection shall be aesthetically

of the precinct in which they reside.

sustainability and reinforce the underlying character

spillage and glare to the Brunette River.

t Particular attention shall be paid to elimination of light

neighbouring residential uses, shall be minimized.

t Glare to adjoining sites, with particular attention to

to reduce glare are to be considered.

t Concealed lighting, up-down lighting or other strategies

hotspots are to be avoided.

the building and outdoor spaces. Strong spotlights and

t Lighting design should provide even illumination of

Exterior Building Materials

t Exterior building materials should embody the

Exterior Building Lighting

Materials + Colour
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Section 2.1.1 for transportation considerations.

protected and enhanced by this development. Refer to

nearby riverbank bicycle and walking trails should be

to reduce greenhouse gas emissions. The greenway and

energy and waste management including opportunities

landscape practices and a responsible approach to water,

These Design Guidelines support sustainable building and

Intent

Smart Growth Strategies

operated by hand or sensors are encouraged.

t Low flow or low flow/high flow choice toilets and urinals

wherever possible.

t $POTJEFS XBUFS DPOTFSWJOH BQQMJBODFT BOE öYUVSFT

wheel stops.

for drainage into landscape islands or the use of

t Consider poured in place curbs with cuts for water inlets

building roofs to stormwater systems

t &ODPVSBHF UIF WJTJCMF QBUI PG SBJOXBUFS GSPN

landscape element.

t $FMFCSBUF UIF VTF PG SBJOXBUFS BT BO BDUJWF

into the stormwater system.

t 0WFSøPX QJQJOH DPVME EJWFSU FYDFTT PWFSøPX

and suitable vegetation.

consist of gravel trenches with permeable soils

t 3BJO HBSEFOT GPS JOöMUSBUJPO BOE USFBUNFOU TIPVME

where feasible

for landscape irrigation and toilet systems

t *ODPSQPSBUF PQQPSUVOJUJFT UP DPMMFDU SBJOXBUFS

separators as appropriate.

t *ODMVEF DBUDI CBTJO SFTUSJDUPST BOE PJMHSJU

overflow ponds.

swales, rain-gardens, vegetated islands and

t $SFBUF BOE SFVTF CJPSFUFOUJPO BSFBT TVDI BT

JOöMUSBUJPO FWBQPUSBOTQJSBUJPO BOE XBUFS SFVTF

t Manage rainwater on-site with designs that encourage

Water Conservation

District Energy System

t Consider enabling buildings to be connectable to a future

t Encourage strategies to reduce the heat island effect.

t Consider energy monitoring systems.

security. LED lighting is also recommended.

and to create a natural colour balance for safety and

t Use efficient light sources on site to reduce energy costs

HVAC systems to contain no CFCs.

t *OTUBMM FOFSHZ DPOTFSWJOH öYUVSFT BOE BQQMJBODFT

salvage facilities.

t Recyclable metals shall be sent to recycling and

all sites.

concrete, asphalt, rebar and wood will be utilized on

t Recycling facilities for construction waste including

be determined at the detailed design stage.

t Location and design of the recycling/waste facilities will

that are convenient for collection and pick-up.

conditioning and ventilation will be used.

BC green building code. Energy efficient heating, air

FUD TIPVME CF TQFDJöFE

t -PX FNJUUJOH NBUFSJBMT 70$ GPS QBJOU øPPSJOH TFBMBOUT

building exteriors.

t Mass walls or rainscreen walls are to be used for

Refer to CSA S4 78-95 Guidelines on Durability in Buildings.

t Durable building materials are encouraged.

and employees will be provided on each site in locations

t On-site recycling and waste receptacles serving tenants

t Commercial or office components of buildings should

be designed to ASHRAE 90.1 in accordance with the new

Materials

Waste Management

Energy Conservation
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maintenance.

shrubs and groundover to maximeze visibility and minimize

defined edges and is more urban in it’s character with low

branched and scaled to suit the size of space. Planting has

seasonal interest, have minimal fruit or seed drop, be high

Tree species must withstand urban conditions, provide

Urban

with variety of shrubs and evergreen groundcovers.

are encouraged. Planting has more naturalized character

height, density, and species. Evergreen and fruiting species

Trees are primarily native in undefined groups of varied

River

Some evergreen species are encouraged.

may be in defined groups or a mixture of species and sizes.

may provide seasonal interest and are large scale. Planting

Tree species are either native or adapted non-native that

Park

should also be considered with planting choices.

of watering during summer months. Visibility and safety

applicable, drought tollerant when possible to limit amount

Planting should be robust, easy to maintain and where

reinforce the goals of ecology and sustainable urban design.

underside of the canopy, provide seasonal interest, and

built form, reinforce human scale through the height of the

landscape spaces and corridors, create interest, soften the

place-making element. Trees should be used to define

The urban forest at Sapperton Green is an important

Planting Selection
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not be used as an adjacent material.

gardens are part of the landscape permeable paving should

the adjacent soft landscape. As an example where rain

Attention should be paid to the use of the hard surface and

consistent over the extent of the open space or greenway.

materials to ensure that they act as unifying elements,

Careful consideration should be given to the selection of

boardwalks may be employed to create character.

locations on the linear parks or green fingers, heavy timber

or plaza. Where appropriate along the river edge or at key

possible, and relate to the hierarchy of the space, greenway,

Generally, paving should be durable, modular where

to the character of the neighbourhood, location, and use.

The hard surface paving of Sapperton Green should respond

Hard Surfaces
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and allowing phased development of the site infrastructure.

growing out from this nucleous, initiated by market forces

Later buildings will be developed in a sequenced manner,

a ‘sense of place’ or identity for the development

t Create an attractive ‘sense of arrival’ to the site and establish

pedestrian that establish the viability of the site

t Provides the necessary linkages, both vehicular and

project vitality and viability.

that is focussed around all the uses envisioned to create

nucleus that provides a self-contained catalyst element

Site development will initially focus around creation of a

Phasing
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Sapperton Green Planning Principles

Input from the public was sought on the preliminary principles for the site, which were
endorsed by Council. Additional principles resulting from consultation and comments
from the applicant were subsequently added.
Land Use Principles:
 Transit Orientation: Promote a vibrant transit oriented development that has a mix
of land uses, including office, commercial and residential.
 Employment: Promote employment uses on the site, including opportunities for
large floor plate office buildings and research and development.
 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 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.
Transportation Principles:
 Transit Focused: Capitalize on the superior transit location and infrastructure at
Braid Station.
 Brunette/Braid: Mitigate the impacts of the transportation corridor on land uses.
 Connectivity: Provide new and improve existing pedestrian and bicycle linkages to
Sapperton specifically and the rest of the City generally.
 Pedestrian/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.
 Blueways: Reinforce and establish blueway connections.
Parks and Green Space Principles:
 Livability: Develop landscape strategies, including development of open space and
streetscape designs to complement the built fabric and enhance urban livability.
 Connectivity: Connect Hume Park and Brunette Creek through an improved
Greenway connection.
 Green Links: 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.
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 Permeability: Create open spaces and greenways to promote permeability through
the new neighbourhood and connectivity to adjacent residential and commercial
areas.
 Permeability: Enhance the physical and visual relationship between Hume Park
and the new neighbourhood by creating permeable edges and greenway.
 Character: Built form and landscaped open spaces working together to define the
character of the overall neighbourhood.
 Active Design: Development streetscape principles that encourage pedestrian
movement, interaction and define a sense of place, as well as complement the
urban fabric.
 Connections.
 Social: Create vibrant places to gather, interact and play.
 Green Coverage: Encourage green coverage, natural habitat and biodiversity
planning.
 Green Corridors: Reinforce existing and new green corridors connecting parks and
open space.
 Sustainability: Ensure trees that maximize sustainable benefits to the community
over an extended timeframe.
Economic Principles:
 Efficiency: Make efficient use of the land and infrastructure by increasing density
and the mix of uses, while ensuring that redevelopment is sensitive to adjoining
uses.
 Employment: Promote employment uses on site by providing flexible floor plate
office buildings that will appeal to both larger and mid-sized and smaller groups.
 Infrastructure: Optimize the use of existing public infrastructure, including roads,
storm drainage sanity sewer water and other services.
 Innovations: Encourage innovative high-quality urban design that fits the existing
and future built form, enhances the streetscapes and refines the open space
network.
 Adaptability: Ensure that the site can adapt itself effectively to new social and
economic conditions, programs, policies and technologies.
 Timeless: Incorporate enduring design and durable materials.
Environmental Principles:
 Brunette River: Enhance Brunette River as a regionally significant,
environmentally sensitive watercourse.
 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.
 Restoration: Integrate habitat restoration in the Brunette River watershed and
enhance the initiatives of various community groups,
 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.
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 Water Management: Design with special attention to stormwater management,
water collection, distribution and circulation within the development site.
 Diversity: Promote ecological diversity of the built open space.
Social Principles:
 Social and Cultural: Ensure the adequate provision of facilities and amenities to
meet the social needs of employees and residents who will work or 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.
 Collaboration: Collaborate with the School District and the parent community in
developing the master plan for the site.
 Diversity: Provide for a mix of local services and employment options, as well as
different types of housing units in a variety of settings and densities for changing
needs related to the life cycle.
 History: Recognize and celebrate the history of the site and the larger Sapperton
neighbourhood.
 Walkability: Expand the walkable neighbourhood. Provide a safe and extensive
network of pathways that encourage walking and biking in the neighbourhood.
 Safety and Security: Design for safety and security. Ensure that CPTED (Crime
Prevention for Environmental Design) principles are included in the planning
framework, including lighting, traffic calming signage and housing orientation.
 Community: Encourage a strong sense of place and community.
These guiding principles have guided the development of the Neighbourhood Plan and
will continue to guide the amendment to the OCP and subsequent rezoning of the site.
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The “Rose Garth” in 1976, in use as a caterer’s centre. [Source Barbara Hynek; New Westminster Public Library #1088]
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1.0 INTRODUCTION

NAME:

JOHN G. AND JEAN ROBSON RESIDENCE;
ROBSON MANOR; “ROSEGARTH”

ADDRESS:

101 THIRD STREET, NEW WESTMINSTER

ORIGINAL OWNER:

JOHN GOODFELLOW ROBSON
AND JEAN ROBSON

CONSTRUCTION DATE:

1935

DESIGNER:

SYDNEY ARNOLD LAKE,
DOMINION CONSTRUCTION

CONTRACTOR:

DOMINION CONSTRUCTION COMPANY

HERITAGE STATUS:

MUNICIPALLY REGISTERED

Robson Manor was constructed in 1935 for James
Goodfellow Robson, owner of the Timberland
Lumber Company. The mill, which was world
famous, was one of the few mills on the West
Coast that specialized in the cutting of giant
Douglas Fir timber, known as “Big Sticks” by the
lumber trade. J.G. Robson hired the Dominion
Construction Company, owned by his friend
Charles Bentall, to build this grand home, which
cost $32,560, at a time when an average home
cost $2,000.

The crash of the stock market in October, 1929
had a devastating effect on the local economy.
;OL UL_[ ML^ `LHYZ ^LYL \UPTHNPUHIS` KPMÄJ\S[
and a grim reality set in. The next few years
^LYL I` HSS HJJV\U[Z [OL TVZ[ KPMÄJ\S[ VM [OL
Great Depression, but not all suffered equally.
After the Crash, corporate and institutional
commissions for architects virtually disappeared,
but capital was still concentrated in the hands
of wealthy individuals, who used the downturn
PU [OL LJVUVT` HUK [OL Z\IZLX\LU[ KLÅH[PVU PU
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labour and material costs, to build lavish estate
homes. Most architects closed their practices,
and resigned from the AIBC. A few architects,
with the right connections, remained very busy
designing a number of grand homes during the
Depression, such as the 1932 home for wealthy
liquor merchant, George Reifel, Casa Mia, one of
the most lavish ever built in Vancouver; Reifel paid
for everything in cash. Similarly, the Robsons had
Z\MÄJPLU[ ^LHS[O [V I\PSK H NYHUK THUZPVU K\YPUN
the Depression. They purchased G.E. Corbould’s

late Victorian residence that stood near the corner
of Third Street and Royal Avenue, demolished it,
and replaced it with this stylish new house, which
for many years was known as “Rosegarth.”
By the 1970s, the house was used as a caterer’s
centre, and wedding and reception hall, an
appropriate use given that its grand rooms were
designed for lavish entertaining. In 2006, it was
acquired and adapted for educational use by the
Urban Academy.

Front (south) elevation of Robson Manor, 1935 by Dominion Construction [courtesy: Omicron]
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2.0 HISTORIC CONTEXT
2.1 JAMES GOODFELLOW ROBSON
This prominent house was built for timber
magnate James Goodfellow Robson (1887-1959)
and Jean Robinson (nee Law) Robson (18881956), regarded as among New Westminster’s
most prominent citizens. James Robson arrived
in British Columbia in 1906, and later stated
“I got sawdust in my blood and stayed right here
in B.C.”

Robson was born in 1887 in Ontario. He came to
British Columbia in 1906, still in his teens, working
ÄYZ[ H[ 5LSZVU ILMVYL ZPNUPUN VU HZ H TPSSOHUK H[ H
sawmill in Haney operated by J.A. Gibson. At age
21, he was able to engage in a partnership with
Gibson at Tynehead, running a shingle mill on the
Townline Road (96 Ave). In 1910, swamped with
debts of more than $17,000, Robson admitted that
he used to walk down Front Street, rather than
Columbia, to avoid meeting acquaintances.

JAMES GOODFELLOW ROBSON
Born in 1887 in Ayr, Ontario; son of Michael
Robson; educated, public schools, Ayr, Ontario
and National Business College, Portage La Prairie,
Manitoba; grain buyer, Ogilvie Flour Mills Co.
Ltd., on the prairies, 1903-1905; in the shingle
business under his own name at Tynehead, B.C.
1908-1910; president and managing director,
Timberland Lbr. Co. Ltd., and of Timberland
Development Co. Ltd. since 1910; president,
Salmon River Logging Co. Ltd.; B.C. Lumber
Association (president 1941). Married, 1911,
Jeannie Law of Vancouver, B.C. Member, Board of
Trade, New Westminster (president 1915); Clubs:
New Westminster; Vancouver; Washington Athletic
(Seattle, Washington); Recreations: hunting, golf.
6IPMKMSR 9RMXIH 'LYVGL SJ 'EREHE 3J½GI 2I[
Westminster, B.C. Residence: 101 Third Street,
New Westminster.
Who’s Who in British Columbia 1942-1943, pps.
265-66.
James Goodfellow Robson
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At the age of 23, in November 1910, after the
MHPS\YL VM OPZ ÄYZ[ ]LU[\YL 9VIZVU NV[ H S\JR`
break. A new mill, the Timberland Lumber
Company Limited, was starting up across the
river and was in need of a manager, and Robson
was hired on. This enabled him to marry the
following year, and from this point forward
he never looked back. In 1918, he assumed
ownership of the company and developed it into
VUL VM )YP[PZO *VS\TIPH»Z SHYNLZ[ S\TILY ÄYTZ

A prominent philanthropist, active in his community
— he served on the New Westminster school board
and parks board — he was also a popular leader
in lumber associations, industrial and fraternal,
local and national. He promoted British Columbia
forest products in trade delegations overseas. His
employees respected him for fair-dealing and steady
employment. Robson continued to run Timberland
after the end of the Second World War, and also
accepted an appointment to the Board of Directors
of the BC Power Corporation in 1947.

7YLZLU[H[PVU VM H ^HSRPUN Z[PJR PU [OL  Z [V *HW[ 1/ ,]HUZ VM [OL :: +HSSPUN[VU *V\Y[ MVY ILPUN [OL ÄYZ[ ZOPW [V WHZZ [OYV\NO [OL 5L^ -YHZLY 9P]LY *OHUULS ^P[O H KYH\NO[ VM  MLL[ 0KLU[PÄLK SLM[ [V YPNO[! -YVU[ 9V^! -7 4H[OLZVU :LJ 7PSV[ )VHYK /VU (> .YH` (J[PUN 7YLTPLY VM )* *HW[ 1/ ,]HUZ VM
the SS Darrington Court, Wm. Gifford (Harbour Commissioner), P.A. Jones (Dock Builder), Ald. J.A. Courtney (Agent). Back Row: Ald. H.J. Sullivan (Chair.
/HYIV\Y *VTTPZZPVU 1. 9VIZVU 7YLZ *HU 4HUM (ZZU 1VOU :OH^ 7HJPÄJ *VHZ[ ;LYTPUHSZ =HSLU[PUL 8\PUU 4HU +PY ;LYTPUHSZ 3) 3\ZI` 7YLZ
Board of Trade), I.R. Lawrence (Canada Customs) [New Westminster Archives IHP8047-018].
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In May 1956, Jean Robson, his wife of 44
years, passed away, and Robson announced his
retirement from business. In October, Robson’s
brother and long-time associate at Timberland,
Alex T. Robson, died at the age of 71. One year
after losing his wife, Robson buried his son
Clifford, dead at the age of 41. Robson devoted
his retirement years to giving away a portion of
the fortune he built up in 50 years in the lumber
trade. In 1956, he donated $100,000 to the
Royal Columbian Hospital and he followed that
with $100,000 to his church. In 1957, he gave
$250,000 to the University of British Columbia. In
1959 he gave $200,000 to the New Westminster
YMCA. It was estimated that he gave away almost
a million dollars. On his death in 1959 Robson
was eulogized as a ‘timber baron,’ ‘lumber
magnate,’ and the ‘leading industrialist’ of New
Westminster.

over a ten-hour period. From the start, the mill
specialized in large timbers, 16 or 18 inches
by 2 feet, with a length of up to 100 feet. Such
timbers were used in heavy construction, such as
for mines, bridges and wharves, posts and beams
for large buildings, as spuds for dredges, and for
the manufacture of masts and spars. Running at
capacity, the mill employed 75 men, and had
good access via the BCER to Chilliwack where it
connected with the Canadian Northern Railway
to points east, and across the Westminster Bridge
to the docks of the Fraser River, or to connect with
[OL *HUHKPHU 7HJPÄJ 9HPS^H`

2.2 TIMBERLAND LUMBER COMPANY
;OL ;PTILYSHUK TPSS ^HZ JSVZLS` PKLU[PÄLK ^P[O
pioneer lumberman James Goodfellow Robson,
[OL JVTWHU`»Z ÄYZ[ THUHNLY HUK SH[LY V^ULY ;OL
Timberland Lumber Company Limited had been
incorporated in September 1909 with a capital of
$25,000, divided into 250 shares of $100 each.
The company built a sawmill at Craig’s Station on
the British Columbia Electric Railway’s new Fraser
Valley line, about four miles from Brownsville.
Rail lines were extended from Craig’s Station into
the forests of the Bear Creek-Serpentine River
watershed. The trees cut were 80% Douglas Fir,
with the rest mainly spruce and cedar. The mill
was capable of cutting 40,000 feet of lumber

The location of Timberland Lumber Company operations in Surrey at Craig’s
Station and at South Westminster. With the development of Port Mann in
1911, and the opening up of the new highway route from the New Westminster Bridge, the highway junction at Timberland restyled itself ‘South Port
Mann.’ [Geological Survey of Canada, 1923].
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Timberland Lumber Co. sawmill opposite New Westminster [New Westminster Public Library #990]
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This mill operated until 1918 when a larger mill
was built on the riverfront in South Westminster.
In 1951, the Timberland Lumber Company was
recorded as having 187 employees. Its associated
SVNNPUN ÄYT [OL ;PTILYSHUK +L]LSVWTLU[
Company’s camp at Toba Inlet, employed a
further 60 men and women. Two other camps on
Vancouver Island, one west of Campbell River,
and a second at Union Bay, supplied logs to
;PTILYSHUK 5PUL[`Ä]L WLY JLU[ VM ;PTILYSHUK»Z
V\[W\[ ^HZ I` VYKLY J\[ [V ZWLJPÄJH[PVUZ ;OL
mill’s unique capacity was depended upon to
satisfy any large dimension request, including a
100-foot stick delivered to Philadelphia measuring
41 inches square. Orders came in from around the
world, and the mill gained a lot of publicity with
some special projects.
Canadian Collieries Ltd. purchased timberland in
  0U   [OL ÄYT ^HZ ZVSK [V >LSK^VVK
Canada, which expanded operations at the site
on the Fraser River with a plywood plant. The old
Timberland mill was shut down in 1985, and the
business ceased operations in 1987. The company
was a major employer in the district for 75 years,
providing work for successive generations of
immigrants and local settlers, adapting to changing
conditions of demand and supply, through two
world wars and the depression.

2.3 DOMINION CONSTRUCTION COMPANY
Primarily known as one of the largest and most
successful construction companies in Western
Canada, Dominion Construction also has a long
and varied history in the design of buildings
through the employment of in-house architectural
staff. Charles Bentall (1882-1974) was the
mastermind of the business. Born in Essex, England
to a tenant farming family, he lost his father when
OL ^HZ ZL]LU SLH]PUN OPZ TV[OLY [V YHPZL Ä]L
children. Charles left school at the age of fourteen
to apprentice as a draftsman, and although he
never received a formal professional education, by
his mid-twenties he was working as an engineer.
By 1907 he had saved enough money to buy his
mother a house and himself a passage to Canada.
The following year he arrived in Vancouver, which
was experiencing its greatest ever building boom.
Bentall was hired as a draftsman by J. Coughlan
& Co., steel engineers and fabricators, and his
designs for the frameworks for the new Vancouver
Court House dome and for the World Building —
at the time the tallest structure in the British Empire
— soon won him a promotion to Chief Engineer.
Emboldened by his success, Bentall struck out
on his own, and soon was hired as an Assistant
General Manager by the Dominion Construction
Company Ltd., that had been founded in 1911.
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An astute businessman, Bentall saw an opportunity
to provide in-house design expertise to their
clients. At this early stage in the company’s
development J.Y. McCarter was sent to Edmonton
[V VWLU H IYHUJO VMÄJL PU   Q\Z[ ILMVYL [OL
local economy collapsed. Through patience,
hard work and the right connections, the strongly
YLSPNPV\Z )LU[HSS RLW[ [OL JVTWHU` HÅVH[ K\YPUN
tough times, and put aside money every month to
buy shares in the company, eventually extending
himself into “onerous indebtedness” to buy a
controlling interest in 1920. Bentall’s gamble paid
off with the increasing prosperity of the 1920s. In
1927, he landed the contract to both design and
build the huge new bus barns for the B.C. Motor
Transportation Company on Cambie Street, taking
the project away from an architect that the client
was not happy with.
That year, Bentall had accumulated enough capital
to found the New Building Finance Company,
^OPJO MHJPSP[H[LK ÄUHUJPUN I` VMMLYPUN SV^PU[LYLZ[
loans to clients. This enabled a number of projects
that might not otherwise have gone ahead, among
[OLT [OL 8\LLU *OHYSV[[L (WHY[TLU[Z KLZPNULK
and built by Dominion Construction in Vancouver’s
West End, 1927-28 at a cost of $170,000. This
handsome structure epitomizes the urban ideal
of gracious apartment living, with an exterior
styled in a conservative period revival appearance,
complete with Spanish Colonial parapets and
WYVQLJ[PUN WHU[PSLK YVVMZ [OH[ YLÅLJ[Z [OL PUÅ\LUJL
of Californian design. The interior public spaces,
however, are more adventurous, and embrace the
new, and locally unknown, Art Deco style.

8

Throughout the 1930s and 1940s, Dominion
Construction designed and built numerous highquality structures in the Streamline Moderne
style, including the Bay Theatre on Denman
Street in the West End, 1938. With this project
the company ran afoul of the AIBC, which
brought a successful lawsuit against them for
designing buildings without being a registered
HYJOP[LJ[\YHS ÄYT +VTPUPVU *VUZ[Y\J[PVU ^HZ
MV\UK N\PS[` I\[ [OLPY UVTPUHS ÄUL VM  ^HZ
a phyrric victory for the AIBC, as the trial’s
publicity and the glowing testimonials for the
contractor’s abilities generated a whole new
spate of projects for them.
Right after the end of the Second World War, the
company continued to be highly successful in
providing design/build services, maintaining a
consistently-high quality output of well-designed
structures: some Vancouver examples included
the St. Regis Paper Company Building, 1946;
the B.C. Motor Transportation (later Greyhound)
Bus Terminal, 1946; and the Labour Temple on
Broadway, 1948. Another modernist project was
the Kelowna Club in downtown Kelowna, 1949.
Even more successful in the 1950s and 1960s,
Dominion Construction continued to expand its
operations. After Charles Bentall retired in 1955,
his two younger sons took over. Although the
original company has now been split into several
KP]LYZPÄLK JVTWVULU[Z +VTPUPVU *VUZ[Y\J[PVU
remains today under family control and is a
powerhouse in the design and delivery of large
construction projects.
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3.0 STATEMENT OF SIGNIFICANCE
REVISED MAY 2014

DESCRIPTION OF HISTORIC PLACE

‘Robson Manor’ is a two and one-half storey plus
basement, wood-frame Dutch Colonial Revival
residence, with a side gambrel roof and a balcony
above the porte-cochère at the front entry. It
PZ SVJH[LK PU [OL 8\LLU»Z 7HYR /PZ[VYPJ +PZ[YPJ[
that features high-styled, late nineteenth and
early twentieth-century single-family residences.
‘Robson Manor’ is situated on a corner lot
at Manitoba and Third Streets, with a mature
surrounding garden, granite block perimeter wall
and semi-circular driveway. There are views from
the house across the adjacent Tipperary Park to the
Fraser River.

in western Canada. Additionally, the largely
original interior of ‘Robson Manor’ retains
important attributes such as millwork of oak and
exotic woods, and ornate cast plaster ceilings.
The associated landscape features contribute to
the grand image of the property, and include a
semi-circular drive and granite block front wall.
º9VIZVU 4HUVY» ^HZ KLZPNULK PU [OL VMÄJLZ VM
the Vancouver-based Dominion Construction
Company, with the plans being prepared by its
chief engineer, Sydney Arnold Lake (1884-1945).
Primarily known as one of the largest and most
successful construction companies in Western
Canada, Dominion Construction also had a long
and varied history in the design of buildings
through the employment of in-house architectural
staff.

HERITAGE VALUE OF HISTORIC PLACE

Built in 1935, ‘Robson Manor’ is valued as a
ÄUL L_HTWSL VM H +\[JO *VSVUPHS 9L]P]HS Z[`SL
residence, and features a side gambrel roof. The
Dutch Colonial revival style was commonly seen
in the United States between the two World Wars,
when period revival styles reached the height
of their popularity. Further impetus was given
to the use of the Colonial Revival styles during
the American Sesquicentennial in 1926, when
patriotism was at a fever pitch and architectural
fashion favoured the use of traditional, Colonial
models. ‘Robson Manor’ is a rarity in the local
context, as the Dutch Colonial Revival style was
not commonly employed as a residential style

10

Additionally, the heritage value of ‘Robson Manor’
is associated with its original owners, timber
magnate James Goodfellow Robson (1887-1959)
and Jean Robinson (née Law) Robson (18881956), regarded as among New Westminster’s
most prominent citizens. Robson arrived in
B.C. in 1906, and by 1911 was the manager
of the Timberland Lumber Company. In 1918,
he assumed ownership of the company and
developed it into one of British Columbia’s largest
S\TILY ÄYTZ 9VIZVU ZLY]LK VU [OL SVJHS ZJOVVS
and parks boards, and was a generous benefactor
to organizations such as the YMCA and the
8\LLU»Z (]LU\L <UP[LK *O\YJO
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4.0 CONSERVATION GUIDELINES
4.1 NATIONAL STANDARDS AND GUIDELINES
9VIZVU 4HUVY PZ H ZPNUPÄJHU[ OPZ[VYPJ YLZV\YJL PU
the City of New Westminster. The Parks Canada
Standards and Guidelines for the Conservation
of Historic Places in Canada (2010) is the source
used to assess the appropriate level of conservation
and intervention. Under the Guidelines, the work
proposed for Robson Manor includes aspects of
Preservation, Rehabilitation and Restoration.

PRESERVATION: the action or process of
protecting, maintaining, and/or stabilizing the
existing materials, form, and integrity of a historic
place or of an individual component, while
protecting its heritage value.
RESTORATION: the action or process of
accurately revealing, recovering or representing
the state of a historic place or of an individual
component, as it appeared at a particular period in
its history, while protecting its heritage value.
REHABILITATION: the action or process of
making possible a continuing or compatible
contemporary use of a historic place or an
individual component, through repair, alterations,
and/or additions, while protecting its heritage value.

12

Interventions to Robson Manor should be based
upon the Standards outlined in the Standards and
Guidelines, which are conservation principles of
best practice. The following General Standards
should be followed when carrying out any work to
an historic property.
STANDARDS
STANDARDS RELATING TO ALL CONSERVATION
PROJECTS

1. Conserve the heritage value of a historic place.
Do not remove, replace, or substantially alter
P[Z PU[HJ[ VY YLWHPYHISL JOHYHJ[LYKLÄUPUN
elements. Do not move a part of a historic
place if its current location is a characterKLÄUPUN LSLTLU[
2. Conserve changes to a historic place, which
V]LY [PTL OH]L ILJVTL JOHYHJ[LYKLÄUPUN
elements in their own right.
3. Conserve heritage value by adopting an
approach calling for minimal intervention.
4. Recognize each historic place as a physical
record of its time, place and use. Do not
create a false sense of historical development
by adding elements from other historic
places or other properties or by combining
features of the same property that never
coexisted.
5. Find a use for a historic place that requires
TPUPTHS VY UV JOHUNL [V P[Z JOHYHJ[LY KLÄUPUN
elements.
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6. Protect and, if necessary, stabilize a historic
place until any subsequent intervention
is undertaken. Protect and preserve
archaeological resources in place. Where there
is potential for disturbance of archaeological
resources, take mitigation measures to limit
damage and loss of information.
7. Evaluate the existing condition of characterKLÄUPUN LSLTLU[ [V KL[LYTPUL [OL HWWYVWYPH[L
intervention needed. Use the gentlest means
possible for any intervention. Respect heritage
value when undertaking an intervention.
8. 4HPU[HPU JOHYHJ[LYKLÄUPUN LSLTLU[Z VU
HU VUNVPUN IHZPZ 9LWHPY JOHYHJ[LYKLÄUPUN
element by reinforcing the materials using
recognized conservation methods. Replace in
kind any extensively deteriorated or missing
WHY[Z VM JOHYHJ[LYKLÄUPUN LSLTLU[Z ^OLYL
there are surviving prototypes.
9. Make any intervention needed to preserve
JOHYHJ[LYKLÄUPUN LSLTLU[Z WO`ZPJHSS` HUK
visually compatible with the historic place and
PKLU[PÄHISL \WVU JSVZL PUZWLJ[PVU +VJ\TLU[
any intervention for future reference.
ADDITIONAL STANDARDS RELATING TO
REHABILITATION

 9LWHPY YH[OLY [OHU YLWSHJL JOHYHJ[LYKLÄUPUN
LSLTLU[Z >OLYL JOHYHJ[LYKLÄUPUN LSLTLU[Z
are too severely deteriorated to repair, and
^OLYL Z\MÄJPLU[ WO`ZPJHS L]PKLUJL L_PZ[Z
replace them with new elements that match

the forms, materials and detailing of sound
versions of the same elements. Where there is
PUZ\MÄJPLU[ WO`ZPJHS L]PKLUJL THRL [OL MVYT
material and detailing of the new elements
compatible with the character of the historic
place.
11. Conserve the heritage value and characterKLÄUPUN LSLTLU[Z ^OLU JYLH[PUN HU` UL^
additions to a historic place and any related
new construction. Make the new work
physically and visually compatible with,
subordinate to and distinguishable from the
historic place.
12. Create any new additions or related new
construction so that the essential form and
integrity of a historic place will not be impaired
if the new work is removed in the future.
ADDITIONAL STANDARDS RELATING TO
RESTORATION

 9LWHPY YH[OLY [OHU YLWSHJL JOHYHJ[LYKLÄUPUN
elements from the restoration period. Where
JOHYHJ[LYKLÄUPUN LSLTLU[Z HYL [VV ZL]LYLS`
KL[LYPVYH[LK [V YLWHPY HUK ^OLYL Z\MÄJPLU[
physical evidence exists, replace them with
new elements that match the forms, materials
and detailing of sound versions of the same
elements.
14. Replace missing features from the restoration
period with new features whose forms,
TH[LYPHSZ HUK KL[HPSPUN HYL IHZLK VU Z\MÄJPLU[
physical, documentary and/or oral evidence.
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4.2 CONSERVATION REFERENCES

4.3 GENERAL CONSERVATION STRATEGY

The proposed development for the subject property
is for the conservation of the historic house and the
KLZPNU VM H UL^ PUÄSS Z[Y\J[\YL [V HJJVTTVKH[L
the expansion of the school. The following
conservation resources should be referred to:

The primary intent is to preserve as much of the
historic exterior and interior fabric of Robson
Manor as possible, while undertaking limited
rehabilitation work to the house that will upgrade
the services to increase its functionality for
educational and administrative use. As part of the
ZJVWL VM ^VYR JOHYHJ[LYKLÄUPUN LSLTLU[Z ^PSS IL
preserved, while missing or deteriorated elements
will be restored. The development scheme for
this property has been prepared by Omicron
Canada Inc., and includes the retention and
conservation of the historic structure in situ, and
[OL JVUZ[Y\J[PVU VM H UL^ PUÄSS I\PSKPUN

Standards and Guidelines for the Conservation of
Historic Places in Canada, Parks Canada, 2010.
Fire Protection Issues for Historic Buildings,
Canadian Conservation Institute, CCI Notes 2/6
National Park Service, Technical Preservation
Services, Preservation Briefs:
 Preservation Brief 3: Improving Energy
,MÄJPLUJ` PU /PZ[VYPJ )\PSKPUNZ
 Preservation Brief 9: The Repair of Historic
Wooden Windows
 Preservation Brief 10: Exterior Paint Problems
on Historic Woodwork
 Preservation Brief 14: New Exterior Additions
to Historic Buildings: Preservation Concerns
 Preservation Brief 22: Making Historic
Properties Accessible
 Preservation Brief 24: Heating, Ventilating,
and Cooling Historic Buildings: Problems and
Recommended Approaches
 7YLZLY]H[PVU )YPLM ! ;OL :LPZTPJ 9L[YVÄ[ VM
Historic Buildings: Keeping Preservation in the
Forefront

14

The exterior elevations of the historic Robson
Manor will be restored and later interventions such
as vinyl siding removed. The interior of the historic
building will be carefully rehabilitated only where
required while important interior features will be
preserved and restored. The proposed new design
for the site consists of an underground parking
facility, a gymnasium, music and theatre rooms,
and service space. Above grade a new three-storey
I\PSKPUN ^P[O H YLJLZZLK [VW ÅVVY VU [OL ZV\[O
side facing Third Street will provide additional
LK\JH[PVUHS ZWHJL ;OL UL^ PUÄSS Z[Y\J[\YL ^P[O
an L-shaped layout is detached from the historic
house except for a modern glass walkway on the
north façade, which connects the two structures
and will not be visible from the street.
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The major proposed interventions of the overall
project are to:
 Preserve the existing exterior and interior
JOHYHJ[LYKLÄUPUN LSLTLU[Z VM 9VIZVU 4HUVY
 9LZ[VYL L_[LYPVY HUK PU[LYPVY JOHYHJ[LYKLÄUPUN
elements that are damaged or altered.
 Carefully rehabilitate the interior of the historic
building where required while preserving
PU[LYPVY JOHYHJ[LYKLÄUPUN LSLTLU[Z
 Design additional educational space on
the combined lots that is sympathetic and
respectful to the heritage value and character of
the historic building.
NEW ADDITIONS TO HISTORIC SITES

Parks Canada’s Standards and Guidelines list
recommendations for new additions to historic
places:

 Designing a new addition in a manner that
draws a clear distinction between what is
historic and what is new.
 Design for the new work may be contemporary
or may reference design motifs from the historic
place. In either case, it should be compatible in
terms of mass, materials, relationship of solids
to voids, and colour, yet be distinguishable
from the historic place.
 The new addition should be physically and
visually compatible with, subordinate to and
distinguishable from the preserved historic
place.
;OL WYVWVZLK KLZPNU VM [OL UL^ PUÄSS Z[Y\J[\YL
with its contemporary architectural expression
follows the aforementioned design guidelines for
new additions and retains the heritage character of
the historic Robson Manor.

7YVWVZLK KLZPNU ZJOLTL ^P[O 9VIZVU 4HUVY PU ZP[\ HUK UL^ PUÄSS Z[Y\J[\YL [V [OL ^LZ[ HUK YLHY 6TPJYVU 4H` 
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4.4 SUSTAINABILITY STRATEGY
:\Z[HPUHIPSP[` PZ TVZ[ JVTTVUS` KLÄULK HZ
“meeting the needs of the present without
compromising the ability of future generations
to meet their own needs” (Common Future.
The Bruntland Commission). The four-pillar
TVKLS VM Z\Z[HPUHIPSP[` PKLU[PÄLZ MV\Y PU[LYSPURLK
dimensions: environmental, economic, social and
cultural sustainability, the latter including the built
heritage environment.
Current research links sustainability considerations
with the conservation of our built and natural
environments. A competitive, sustainable economy
requires the conservation of heritage buildings as
an important component of a high quality urban
environment.

 Reducing solid waste disposal (reduced impact
VU SHUKÄSSZ HUK [OLPY L_WHUZPVUZ"
 :H]PUN LTIVKPLK LULYN` KLÄULK HZ [OL [V[HS
expenditure of energy involved in the creation
of the building and its constituent materials);
 Conserving historic materials that are
ZPNUPÄJHU[S` SLZZ JVUZ\TW[P]L VM LULYN` [OHU
many new replacement materials (often local
and regional materials, e.g. timber, brick,
concrete, plaster, can be preserved and reduce
the carbon footprint of manufacturing and
transporting new materials).
;OL MVSSV^PUN JVUZPKLYH[PVUZ MVY LULYN` LMÄJPLUJ`
in historic structures are recommended in the
Parks Canada Standards and Guidelines for the
Conservation of Historic Places in Canada (2010)
and can be utilized for this project.

We need to use our cities, our cultural resources, SUSTAINABILITY CONSIDERATIONS
 Add new features to meet sustainability
and our memories in such a way that they are
requirements in a manner that respects the
available for future generations to use as well.
exterior form and minimizes impact on
Historic preservation makes cities viable, makes
JOHYHJ[LYKLÄUPUN LSLTLU[Z
cities liveable, makes cities equitable.
 Work with sustainability and conservation
,JVUVTPJ )LULÄ[Z VM 7YLZLY]H[PVU
specialists to determine the most appropriate
Sustainability and Historic Preservation)
solution to sustainability requirements with the
SLHZ[ PTWHJ[ VU [OL JOHYHJ[LYKLÄUPUN LSLTLU[Z
Heritage conservation and sustainable
and overall heritage value of the historic
development can go hand in hand with the mutual
building.
effort of all stakeholders. In a practical context,
 *VTWS` ^P[O LULYN` LMÄJPLUJ` VIQLJ[P]LZ
the conservation and re-use of historic and
in a manner that minimizes impact on the
existing structures contributes to environmental
JOHYHJ[LYKLÄUPUN LSLTLU[Z HUK V]LYHSS
sustainability by:
heritage value of the historic building.
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ENERGY EFFICIENCY CONSIDERATIONS

 Identifying the historic place’s heritage value
HUK JOHYHJ[LYKLÄUPUN LSLTLU[Z · TH[LYPHSZ
MVYTZ SVJH[PVU ZWH[PHS JVUÄN\YH[PVUZ \ZLZ HUK
cultural associations or meanings.
 *VTWS`PUN ^P[O LULYN` LMÄJPLUJ` VIQLJ[P]LZ
PU Z\JO H THUULY [OH[ JOHYHJ[LYKLÄUPUN
elements are conserved and the heritage value
maintained.
 >VYRPUN ^P[O LULYN` LMÄJPLUJ` HUK
conservation specialists to determine the most
appropriate solution to energy conservation
problems that will have the least impact on
JOHYHJ[LYKLÄUPUN LSLTLU[Z HUK [OL V]LYHSS
heritage value.
 Weighing the total environmental cost of
energy saving measures against the overall
environmental costs of retaining the existing
features or fabric, when deciding whether to
proceed with energy saving measures.

 Installing insulating material on the inside of
masonry and wood-frame walls to increase
LULYN` LMÄJPLUJ` ^OLYL [OLYL PZ UV JOHYHJ[LY
KLÄUPUN PU[LYPVY TV\SKPUN HYV\UK [OL ^PUKV^Z
VY V[OLY JOHYHJ[LYKLÄUPUN PU[LYPVY HYJOP[LJ[\YHS
detailing.
BUILDINGS: WINDOWS

 Utilizing the inherent energy conserving
features of a building by maintaining characterKLÄUPUN ^PUKV^Z HUKVY SV\]LYLK ISPUKZ PU
good operating condition for natural ventilation.
 0TWYV]PUN [OLYTHS LMÄJPLUJ` ^P[O ^LH[OLY
stripping, storm windows, interior shades and,
if historically appropriate, blinds and awnings.
BUILDINGS: MECHANICAL SYSTEMS

 0TWYV]PUN [OL LULYN` LMÄJPLUJ` VM L_PZ[PUN
mechanical systems by installing insulation
in attics and basements, unless this could
adversely affect the building envelope.

BUILDINGS: INSULATION

 Exercising caution and foreseeing the potential
effects of insulating the building on the
envelope system so as to avoid damaging
changes such as displacing the dew point and
creating thermal bridges.
 Installing thermal insulation in attics and in
unheated cellars and crawl spaces to increase
[OL LMÄJPLUJ` VM [OL L_PZ[PUN TLJOHUPJHS
systems unless this could adversely affect the
building envelope.

4.5 HERITAGE EQUIVALENCIES AND
EXEMPTIONS
As a municipally registered heritage site, Robson
Manor will be eligible for heritage variances
that will enable a higher degree of heritage
conservation and retention of original material,
including considerations available under the
following municipal legislation.
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4.5.1 BRITISH COLUMBIA BUILDING CODE

Building Code upgrading ensures life safety and
long-term protection for historic resources. It is
important to consider heritage buildings on a
case-by-case basis, as the blanket application
of Code requirements does not recognize the
individual requirements and inherent strengths
of each building. Over the past few years, a
number of equivalencies have been developed and
adopted in the British Columbia Building Code
(2012) that enable more sensitive and appropriate
heritage building upgrades. For example, the use
of sprinklers in a heritage structure helps to satisfy
ÄYL ZLWHYH[PVU HUK L_P[PUN YLX\PYLTLU[Z ;HISL
A-1.1.1.1., found in Div. A, App. A of the Code,
outlines the “Alternative Compliance Methods for
Heritage Buildings.”
.P]LU [OH[ *VKL JVTWSPHUJL PZ H ZPNUPÄJHU[ MHJ[VY
in the conservation of heritage buildings, the
most important consideration is to provide viable
economic methods of achieving building upgrades.
In addition to the equivalencies offered under the
current Code, the City can also accept the report
of a Building Code Engineer as to acceptable
levels of code performance. Generally historic
buildings should utilize Alternative Compliance
4L[OVKZ V\[SPULK PU [OL )*)* MVY ÄYL HUK ZWH[PHS
separations including installation of sprinklers
where possible.
4.5.2 ENERGY EFFICIENCY ACT

;OL WYV]PUJPHS ,ULYN` ,MÄJPLUJ` (J[ ,ULYN`
,MÄJPLUJ` :[HUKHYKZ 9LN\SH[PVU ^HZ HTLUKLK

18

in 2009 to exempt buildings protected through
heritage designation or listed on a community
heritage register from compliance with the
YLN\SH[PVUZ ,ULYN` ,MÄJPLUJ` Z[HUKHYKZ [OLYLMVYL
do not apply to windows, glazing products, door
slabs or products installed in heritage buildings.
This means that exemptions can be allowed to
energy upgrading measures that would destroy
OLYP[HNL JOHYHJ[LYKLÄUPUN LSLTLU[Z Z\JO HZ
original windows and doors.
These provisions do not preclude that heritage
I\PSKPUNZ T\Z[ IL THKL TVYL LULYN` LMÄJPLU[
but they do allow a more sensitive approach of
alternate compliance to individual situations and
a higher degree of retained integrity. Increased
energy performance can be provided through nonintrusive methods of alternate compliance, such
as improved insulation and mechanical systems.
Please refer to the Standards and Guidelines for
the Conservation of Historic Places in Canada
 MVY M\Y[OLY KL[HPS HIV\[ ¸,ULYN` ,MÄJPLUJ`
Considerations.”
4.6 SITE PROTECTION
It is the responsibility of the owner to ensure the
heritage resource is protected from damage at all
times. During construction the historic building
should be secured against intrusion and damage
through the use of appropriate security measures.
The roof and exterior cladding of the historic
structure should be regularly inspected to prevent
water ingress, the site should be properly graded
MVY ^H[LY Y\UVMM HUK ÄYL Z\WWYLZZPVU Z`Z[LTZ HUK
ZTVRL HUK ÄYL KL[LJ[VYZ ZOV\SK IL PU ^VYRPUN
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FRONT (SOUTH) ELEVATION

REAR (NORTH) ELEVATION
1935 architectural drawings of the front (south) and rear (north) façades [courtesy: Omicron]
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CONDITION REVIEW AND
CONSERVATION RECOMMENDATIONS
5.0 CONDITION REVIEW AND
CONSERVATION RECOMMENDATIONS
Recent conservation work on the exterior elevations
and interior space of Robson Manor was undertaken
around 2011. A visual condition review was
carried out during a site visit in May 2014. In
addition to the visual review of the exterior façades
and interior space of the historic structure, a paint
analysis of accessible exterior building materials
was carried out. The recommendations for the
preservation and rehabilitation of the historic

façades and interior space are based on the site
review, material samples and archival documents
that provide valuable information about the
original appearance of the historic building. The
following chapter describes the materials, physical
condition and recommended conservation
strategy for Robson Manor, based on Parks Canada
Standard and Guidelines for the Conservation of
Historic Places in Canada (2010).

Front facade with semi-circular drive
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5.1 SITE
Built in 1935 for James G. Robson by Dominion
Construction Company, Robson Manor is located
PU [OL OPZ[VYPJ 8\LLU»Z 7HYR ULPNOIV\YOVVK
Situated in its original location on the north
side of the historic Tipperary Park at the corner
of Manitoba Street and Third Street, the historic
building is surrounded by low- and high-rise
buildings on the east and north sides and single
family residences to the west.
Robson Manor is deeply set back on the eastsloping lot and accessed by a semi-circular
asphalt driveway from Third Street, which is an
important feature of the site. A four-car garage with
a hipped roof is located on the northwest side.
Later additions include two portable classrooms
and storage sheds on the north side of the historic
building.
Limited parking is situated on the east side at the
lowest point of the sloping lot and accessed via
the semi-circular driveway. A modern playground
is located on the opposite side at the southwest
corner, the highest point of the lot with ample
natural light. The landscaped front garden with
mature trees, hedges and bushes and manicured
lawn add to the prestigious appearance of the
historic Robson Manor.

22

An original, random coursed and stepped granite
block perimeter wall demarks the lot boundary
on the south side and the returns continue around
both corners. The granite perimeter wall is an
important landscape feature and should be
retained. Cracks in mortar joints, deteriorated
or missing tuck-pointing, loose granite caps on
piers, and some accumulation of moss on mortar
joints and granite surface were observed in some
locations, which can be easily repaired. A major
crack and out-of-plane movement was noted on
the east side of the granite wall, likely caused by
extensive rootwork of a mature red cedar tree on
the subject property. The east-facing granite wall is
approximately eight feet long and continues as a
poured-in-place concrete wall.
As part of the proposed development scheme, the
historic house will be retained in situ. All heritage
resources within the site should be protected from
damage or destruction at all times. Important
landscape features will be conserved, including
the semi-circular driveway and the granite
perimeter wall. Modular units and sheds, and
an existing four-car garage will be removed. An
existing building on the adjacent property to the
north will be demolished and the lot consolidated
with the historic lot. The proposed three-storey
structure with new educational and service space
and an underground parking facility is carefully
placed on the lot and the design is respectful to the
historic building.
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CONSERVATION RECOMMENDATION:
REHABILITATION

 Preserve the historic house in situ. Protect the
house during construction of the new addition.
 Protect original granite perimeter wall. Mitigate
vegetation that is detrimental to the stability of
the wall. Repair cracks, reinstate loose granite
caps and repoint deteriorated mortar joints by
raking loose mortar to match original tuck-

WVPU[PUN WYVÄSL JVSV\Y HUK JVUZPZ[LUJ` *SLHU
moss on masonry surface with soft bristle brush
and mild water rinse.
 9L[HPU KYP]L^H` JVUÄN\YH[PVU VY YLPUZ[H[L [OL
semi-circular drive as part of the rehabilitation
scheme.
 New landscaping in front of the house should
retain the grand image of the historic property.

Clockwise from top right:
Manicured front lawn with semi-circular drive. Historic granite perimeter wall to be retained and restored. Existing crack in east-facing perimeter wall.
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5.2 FORM, SCALE AND MASSING
Robson Manor features a high-styled residential
form, scale and massing, as expressed by its
two and one-half storey plus full basement. The
L-shaped layout is covered with a side gambrel
roof and a gambrel roof at the north wing. The
south-gabled façade with the front entrance of the
house also features a grand porte-cochère.
Additional architectural elements include a rear
open porch with balcony above, and a roof patio
above a one-storey extension on the east façade.
The original two and one-half storey form, scale
and massing of Robson Manor is a characterKLÄUPUN LSLTLU[ HUK ^PSS IL WYLZLY]LK 3H[LY
interventions consist of new shed dormers on
the west and north elevations to increase the
M\UJ[PVUHS ZWHJL VM [OL [OPYK ÅVVY ;OL YLJLU[
dormers are not visible from the street.
Presently Robson Manor utilizes four storeys from
the basement to the remodelled attic space on
[OL [OPYK ÅVVY MVY LK\JH[PVUHS HUK HKTPUPZ[YH[P]L
purposes. The increasing number of students
requires additional space and the development
scheme will provide the necessary facilities in a
newly designed structure in contemporary design.
This design approach ensures the preservation of
the existing form, scale and massing of the historic
Robson Manor and its heritage character.

The proposed design with an underground parking
facility and a new three-storey building with a
YLJLZZLK [VW ÅVVY PZ YLZWLJ[M\S [V [OL OPZ[VYPJ
appearance of Robson Manor. The original portecochère may have to be carefully dismantled to
allow for the construction for new underground
parking and should be reinstated in its original
SVJH[PVU ;OL UL^ PUÄSS Z[Y\J[\YL ^P[O HU 3ZOHWLK
plan is detached from the historic house except
for a modern glass walkway on the north façade,
which will not be visible from the street. The
new addition with its contemporary architectural
expression will be distinguishable from the
heritage house and thus aligns with national
conservation recommendations.
CONSERVATION RECOMMENDATION:
REHABILITATION

 Preserve the overall form, scale and massing of
the historic building.
 Alterations to the exterior elevations of the
historic building should be minimal and
sensitive to the historic character of the house.
Architectural elements such as the portecochère may be temporarily removed and
reconstructed in their original location.
 The proposed new addition should be
distinguishable, compatible and subordinate in
its architectural expression in order to preserve
the heritage character and value of the historic
structure.
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WEST ELEVATION

EAST ELEVATION
1935 architectural drawings of the west and east façades [courtesy: Omicron].
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5.3 FOUNDATION
The full-height basement was built with a concrete
slab and poured-in-place concrete walls, which
are according to the original design drawings
typically 9¾ inch thick. The original drawings also
indicate a 12” steel “I” beam in the former billiard
room and a second “I” beam northwest staircase.
Above grade the south and east foundation walls,
HUK [OL ^LZ[ HUK UVY[O YL[\YU ^HSSZ HYL ÄUPZOLK
with granite cladding. The east elevation features
a basement door with access to the parking lot. An
original sawdust chute on the west elevation is still
in place and closed with a steel cover. A visual
review did not reveal any major issues with the
existing foundation, but a structural assessment is
recommended.

CONSERVATION RECOMMENDATION:
REHABILITATION

Granite cladding on east elevation with new basement entrance door.

Plastered concrete wall, rear elevation.

 A structural assessment should be carried out to
determine the existing condition.
 Design structural or seismic upgrades so as to
TPUPTPaL [OL PTWHJ[ [V [OL JOHYHJ[LYKLÄUPUN
elements. Any structural interventions should
aim to preserve the exterior granite cladding.
 Repair cracks in the concrete foundation walls
and clean granite cladding as required.
 To ensure the prolonged preservation of
the foundations, all landscaping should be
separated from the foundations at grade by a
course of gravel, which helps prevent splash
back.
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5.5 PORTE-COCHÈRE, REAR PORCH AND
EAST ROOF PATIO
PORTE-COCHERE & ENTRANCE

The original front porte-cochère of Robson Manor
allows vehicles to pass through while stopping for
WHZZLUNLYZ [V KLWHY[ VY HSPNO[ 0[ PZ H ZPNUPÄJHU[
architectural element of the house. Grouped square
timber columns consisting of paired columns
near the entrance and sets of three columns at the
corner with decorative base and capitals rise above
granite piers. Tapered beams on three sides support
the built-up roof above. A wooden balustrade
features a bottom rail, square pickets closed at
the top with wooden drilled and scroll-cut slats,
and a solid handrail. The balustrade also features
wooden piers at each corner and above the paired
columns.

Porte-cochère

30

While the timber columns and granite piers
are seemingly in good condition, the wooden
balustrade shows signs of deterioration including
peeling paint, water staining and biological
growth in some locations. It should be inspected,
if the wooden elements show signs of rot. The
VYPNPUHS ^VVKLU ZVMÄ[ VM [OL WVY[LJVJOuYL
presumably tongue-and-groove panels, is covered
with unsympathetic vinyl cladding that should
IL YLTV]LK 3H[LY ZVMÄ[TV\U[LK SPNO[ Ä_[\YLZ
are not original and should be replaced with
HWWYVWYPH[L Ä_[\YLZ Z`TWH[OL[PJ [V [OL OPZ[VYPJ
character of the house. The porte-cochère is a
very important heritage element of Robson Manor
and may be temporarily dismantled to allow for
the construction of the parking facility and later
reinstated in its original location.

Front entrance with brick steps.
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The recessed front entrance consists of a wide
brick stair with seven steps made of red-coloured
rowlock bricks and grey cementitious grouting.
The landing at the top is built with smooth, square
clay tiles. Both, steps and landing, are covered
^P[O OPNO[YHMÄJ JHYWL[ 5L^ TL[HS OHUKYHPSZ
painted black were recently installed in either
side. Except for some accumulated dirt and minor
mortar deterioration, the rowlock brick steps and
tile landing are in good condition and only minor
repairs are required.

The rear porch consists of three square timber
posts with decorative base and moulding,
a simple picket balustrade with bottom and
handrail, and timber beams supporting the
balcony above. The original tongue-and-groove
ZVMÄ[ HUK V]LYOHUN HYL HNHPU JV]LYLK ^P[O ]PU`S
panels.

Balcony with wooden balustrade above rear porch.

Rear porch with concrete steps and ramp.

The simple balustrade design with square posts
repeats at the balcony above. The centre post is
structurally supported with a metal bracket. The
structural stability of the upper balustrade should
REAR PORCH & BALCONY
be reviewed. Restricted access to the balcony and
On the north elevation an original open porch with lack of maintenance are factors in the ongoing
balcony above is principally intact while a new
weathering of the wooden balustrade evident in
concrete ramp was constructed that required the
deteriorating paint. The built-up roof appears to be
removal of the west-facing balustrade section.
in fair condition.
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EAST ROOF PATIO

On the east façade a roof patio above an original
one-storey side elevation extension exists,
but access is restricted. The original wooden
balustrade follows the design of the porte-cochère
balustrade with bottom and top rails, wooden
posts, and square pickets with wooden drilled and
scroll-cut slats. The condition of this balustrade is
poor with deteriorating paint and moisture damage
to the wooden elements. This includes back
splash against the wooden posts and rotten wood
at the bottom panels. Due to restricted access
a close-up review was not possible. Organic
debris from large trees in close proximity to the
building accumulates on the built-up roof. A
YLJLU[ PU[LY]LU[PVU PZ H UL^ ÄYL LZJHWL VU [OL LHZ[
side. Its structural support is mounted on the roof
patio and the design of this staircase required the
removal of a section of the original balustrade.
Porte-cochère

East roof patio
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Balcony above rear porch
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CONSERVATION RECOMMENDATION:
RESTORATION

 Review the condition of the original portecochère and masonry front steps, rear porch
with balcony, and eastern roof patio.
 The existing vinyl cladding covering original
^VVKLU ZVMÄ[Z HUK V]LYOHUNZ ZOV\SK IL
carefully removed with hand tools and without
damage to the original tongue-and-groove
panels underneath. Investigate the condition of
[OL VYPNPUHS ^VVKLU ZVMÄ[ HUK V]LYOHUN WHULSZ
and repair where required as advised by the
heritage consultant.
 If temporary removal of the porte-cochère is
required, photographically document, carefully
dismantle and label each element of the
structure. Store the salvaged elements in a dry
and secure location and restore deteriorated
elements prior to reconstruction in its original
location.
 Review the structural stability of the balustrades
of the rear balcony and east roof patio. Review
the condition of the built-up roofs and improve
slope to allow rainwater drainage if necessary.
Trim adjacent trees to minimize collection of
organic debris and clogging of gutters.

 Consider interventions to the original
balustrades of the rear porch and eastern roof
patio to meet code requirements in order
to allow safe access of users and regular
maintenance. This may include the design of
code compliant clear glass panels behind the
original balustrades.
 Cleaning procedures of wooden elements
should be undertaken with non-destructive
methods. Areas with biological growth should
be cleaned using a soft, natural bristle brush
and mild water rinse to remove dirt and other
material. High-pressure power washing,
abrasive cleaning or sandblasting should not be
allowed under any circumstances.
 Any elements that are too damaged to repair
will be replaced in-kind with physically and
visually consistent material to match original.
 *VTILK HUKVY [L_[\YLK S\TILY ÄIYL
cement or other cementitious materials are
not acceptable replacement materials for the
exterior heritage elements on the house.
 New interventions on the rear (north) side, such
as a walkway connecting the historic building
with the new structure may be considered and
the design reviewed by the heritage consultant.
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5.6 WINDOWS & WINDOW TRIM
Robson Manor retained most of its original
fenestration and features a variety of original
windows including leaded glass windows with
angled bottom frame and transoms in the main
Z[HPY^LSS ;OPZ ^PUKV^ JVUÄN\YH[PVU MLH[\YLZ
stained glass with shield motif. Further doublehung wood-sash windows with multi-paned upper
ZHZOLZ HUK [YPWSLHZZLTIS` ÄYZ[Z[VYL` ^PUKV^Z
^P[O Ä_LK ZLNTLU[HS HYJOLK JLU[YHS ^PUKV^ ZHZO
ÅHURLK I` KV\ISLO\UN ^VVKLUZHZO ^PUKV^Z HYL
extant. The former billiard room features a variety
of assemblies including large double-hung wood
sash windows with multi-pane upper sashes on
the front and east façades, and original leaded and
stained glass hopper windows on the north façade.
The windows in the former dance hall consist of
narrow hopper windows.
The north gable features a pair of horizontal
twelve-paned windows. All original wood frame
^PUKV^Z HYL JOHYHJ[LYKLÄUPUN LSLTLU[Z VM [OL
historic house, and should be preserved. All
original wood trim has been retained, and the
original wood sash windows appear to be in fair
to good condition. It seems that missing wood
window shutters were replicated and installed on
the street façade and on one wood-sash window
on the west façade. These window shutters were
part of the original design and further investigation
is recommended to verify the condition of the
existing shutters.
Weathering and peeling paint of window sashes
and sills are visible in many locations, and in
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some instances split sills are evident. The original
wood-sash windows are in repairable condition
and should be restored. New window units
sympathetic in their design are installed on the
YLJLU[S` YLOHIPSP[H[LK [OPYK ÅVVY ;OLZL PUJS\KL
single-hung wood-sash windows with multipaned upper sashes in the shed dormers and an
awning window in the west gable. The new woodsash windows are in good condition and can be
retained.
CONSERVATION RECOMMENDATION:
RESTORATION

 Preserve and restore all original wood windows,
sills and trim in their original locations.
 Inspect for condition and complete detailed
window inventory to determine extent of
recommended repairs using in kind repair
techniques where feasible.
 Review condition of existing shutters and
determine if reuse if feasible.
 Retain historic glass, where possible. Where
broken glass exists in historic wood-sash
windows, the broken glass should be replaced.
Replacement glass to be single glazing, and
visually and physically compatible with
existing.
 Overhaul, tighten and reinforce joints. Repair
frame, trim and counterbalances. Each window
should be made weather tight by re-puttying
and weather-stripping as necessary.
 Window repairs should be undertaken by
a restoration contractor skilled in heritage
restoration.
 Prime and repaint, based on colour schedule
devised by Heritage Consultant.
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Deteriorating paint on wood sill and sash.

Original wood-sash window with shutters.

New wood-sash window in rear dormer.

Leaded and stained glass window in main stairwell.
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5.7 DOORS & DOOR TRIM

SIDE AND REAR DOORS

The original side entrance on the west façade
is extant and consists of an original multi-pane,
Robson Manor features an original multi-pane,
oak door with bevelled glass and brass letter slot,
oak front door with multi-pane sidelights. All
surrounding wood trim, clay tile landing and
NSHZZ LSLTLU[Z OH]L H IL]LSSLK ÄUPZO ;OL VYPNPUHS
rowlock brick steps. Later interventions included a
hardware including Art-deco inspired face plate,
reverse door swing direction, a panic bar and new
interior glass door knobs, and the original brass
metal handrails on the brick stair. The door is in
number plate reading “101” mounted on the
good condition and will be retained and repaired
bottom rail of the front door are in place. However, as necessary. The brick steps are in fair condition
the swing direction of the door was reversed to
and require replacement of missing bricks,
meet code requirements, and the original lock is
cleaning and repointing.
still visible in the original frame. The original wide
wooden trim with moulding is also extant. The
The original nine-paned, oak doors with
historic oak door, side elements and frames show
bevelled glass and surrounding trim providing
signs of weathering, particularly at the bottom.
access to the rear porch and balcony above are
The original front door assembly and surrounding
extant. The doors were upgraded to meet code
[YPT HYL JOHYHJ[LYKLÄUPUN elements of the historic
requirements.
house, and should be preserved. As part of the
rehabilitation scheme, the original front door
The east façade received a new basement ood
assembly and associated hardware and number
door with outward swing, which replaced the
plate will be retained and repaired.
original multi-pane, oak door. Also a new exit door
FRONT DOOR ASSEMBLY

Original front door assembly.
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^P[O VUL NSHZZ WHULS VU [OL YLOHIPSP[H[LK [OPYK ÅVVY
WYV]PKLZ HJJLZZ [V [OL YLJLU[S` JVUZ[Y\J[LK ÄYL
escape stair and replaced an original horizontal
twelve-paned window. Both doors are not
sympathetic to the historic character of the house
and should be replaced with more suitable doors.
CONSERVATION RECOMMENDATION:
RESTORATION

 Retain door openings in their original locations.
 Restore original multi-pane, wooden front door
with multi-pane sidelights and original side
and rear doors. Upgrade doors to meet code
requirements.
 All original oak doors should be stained and
varnished.
 Any new doors should be visually compatible
with the historic character of the house.

6YPNPUHS ^VVK KVVY ^LZ[ LU[YHUJL

Example of original door trim and later vinyl cladding.

4\S[PWHUL KVVY [V YVVM WH[PV LHZ[ LSL]H[PVU

5L^ KVVY [V ÄYL LZJHWL [OPYK ÅVVY
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5.10 FIRE ESCAPE
( UL^ ÄYL LZJHWL Z[HPY ^HZ YLJLU[S` HKKLK [V [OL
east elevation and provides a second means of
egress from the classrooms on the remodelled third
ÅVVY 0[ OHZ H TPUPTHS ]PZ\HS PTWHJ[ VU [OL OPZ[VYPJ
character of the building when viewed from the
street as mature trees conceal the exterior stair.
The installation required the removal of an original
balustrade section of the eastern roof patio. As the
UL^ ÄYL LZJHWL PZ PU ]LY` NVVK JVUKP[PVU P[ JHU IL
retained if desired.
CONSERVATION RECOMMENDATION:
RETENTION OR REPLACEMENT

 ;OL L_PZ[PUN ÄYL LZJHWL Z[HPY JHU IL YL[HPULK
or replaced if desired. Heritage Consultant
to review proposed design drawings if
replacement is considered.
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East roof patio with removed original balustrade section.
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EXAMPLES OF INTERIOR FEATURES
 6HR KVVYZ [YPT IHZLIVHYK ^HPUZJV[[PUN ÅVVY
 Plaster ceiling with crown moulding
 Art Deco style chandeliers and wall sconces, doorknobs
 4VZHPJ[PSLK IH[OYVVTZ ^P[O VYPNPUHS Ä_[\YLZ
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7.0 MAINTENANCE PLAN
A Maintenance Plan should be adopted by the
property owner, who is responsible for the longterm protection of the heritage features of the
historic building. The Maintenance Plan should
include provisions for:
 Copies of the Maintenance Plan and this
Conservation Plan to be incorporated into the
terms of reference for the management and
maintenance contract for the building;
 Cyclical maintenance procedures to be
adopted as outlined below;
 Record drawings and photos of the building
to be kept by the management / maintenance
contractor; and
 Records of all maintenance procedures to be
kept by the owner.
A thorough maintenance plan will ensure the
integrity of Robson Manor is preserved. If
existing materials are regularly maintained and
KL[LYPVYH[PVU PZ ZPNUPÄJHU[S` YLK\JLK VY WYL]LU[LK
the integrity of materials and workmanship of the
building will be protected. Proper maintenance is
the most cost effective method of extending the life
VM H I\PSKPUN HUK WYLZLY]PUN P[Z JOHYHJ[LYKLÄUPUN
elements. The survival of historic buildings in good
condition is primarily due to regular upkeep and
the preservation of historic materials.

 Routine, cyclical, non-destructive actions
necessary to slow the deterioration of a historic
place. It entails periodic inspection; routine,
cyclical, non-destructive cleaning; minor
YLWHPY HUK YLÄUPZOPUN VWLYH[PVUZ" YLWSHJLTLU[
of damaged or deteriorated materials that are
impractical to save.
The assumption that newly renovated buildings
become immune to deterioration and require
less maintenance is a falsehood. Rather,
newly renovated buildings require heightened
vigilance to spot errors in construction where
previous problems had not occurred, and where
deterioration may gain a foothold.
Routine maintenance keeps water out of the
building, which is the single most damaging
element to a heritage building. Maintenance also
prevents damage by sun, wind, snow, frost and all
weather; prevents damage by insects and vermin;
and aids in protecting all parts of the building
against deterioration. The effort and expense
expended on an aggressive maintenance will not
only lead to a higher degree of preservation, but
also over time potentially save large amount of
money otherwise required for later repairs.

7.2 PERMITTING
7.1 MAINTENANCE GUIDELINES
Once the project is completed, any repair
A maintenance schedule should be formulated that activities, such as simple in-kind repair of
adheres to the Standards and Guidelines for the
materials, should be exempt from requiring
Conservation of Historic Places in Canada (2010).
municipal permits. Other more intensive activities
(Z KLÄULK I` [OL Standards and Guidelines,
will require the issuance of a Heritage Alteration
THPU[LUHUJL PZ KLÄULK HZ!
Permit.
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An appropriate schedule for regular, periodic
inspections would be twice a year, preferably
during spring and fall. The spring inspection should
be more rigorous since in spring moisture-related
deterioration is most visible, and because needed
work, such as painting, can be completed during
the good weather in summer. The fall inspection
should focus on seasonal issues such as weathersealants, mechanical (heating) systems and
drainage issues. Comprehensive inspections should
VJJ\Y H[ Ä]L`LHY WLYPVKZ JVTWHYPUN YLJVYKZ
from previous inspections and the original work,
particularly in monitoring structural movement and
durability of utilities. Inspections should also occur
after major storms.

LOG BOOK
The maintenance log book is an important
maintenance tool that should be kept to record
all maintenance activities, recurring problems
and building observations and will assist in the
overall maintenance planning of the building.
Routine maintenance work should be noted
in the maintenance log to keep track of past
and plan future activities. All items noted on
the maintenance log should indicate the date,
problem, type of repair, location and all other
observations and information pertaining to each
ZWLJPÄJ THPU[LUHUJL HJ[P]P[` ,HJO SVN ZOV\SK
include the full list of recommended maintenance
and inspection areas noted in this Maintenance Plan,
to ensure a record of all activities is maintained.

7.6 INFORMATION FILE
;OL I\PSKPUN ZOV\SK OH]L P[Z V^U PUMVYTH[PVU ÄSL
^OLYL HU PUZWLJ[PVU YLWVY[ JHU IL ÄSLK ;OPZ ÄSL
should also contain the log book that itemizes
problems and corrective action. Additionally,
[OPZ ÄSL ZOV\SK JVU[HPU I\PSKPUN WSHUZ I\PSKPUN
permits, heritage reports, photographs and other
relevant documentation so that a complete
understanding of the building and its evolution is
readily available, which will aid in determining
HWWYVWYPH[L PU[LY]LU[PVUZ ^OLU ULLKLK ;OL ÄSL
ZOV\SK HSZV JVU[HPU H SPZ[ V\[SPUPUN [OL ÄUPZOLZ HUK
materials used, and information detailing where
they are available (store, supplier). The building
owner should keep on hand a stock of spare
materials for minor repairs.
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A full record of these activities will help in
planning future repairs and provide valuable
building information for all parties involved in
the overall maintenance and operation of the
building, and will provide essential information
for long term programming and determining of
future budgets. It will also serve as a reminded to
amend the maintenance and inspection activities
should new issues be discovered or previous
recommendations prove inaccurate.
The log book will also indicate unexpectedly
repeated repairs, which may help in solving more
serious problems that may arise in the historic
building. The log book is a living document that
will require constant adding to, and should be
RLW[ PU [OL PUMVYTH[PVU ÄSL HSVUN ^P[O V[OLY
documentation noted in section 7.6 Information
File.
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Advisory Planning Commission
Members

Date: July 15, 2014

From:

Barry Waitt,
Senior Planner

File:

Subject:

Rezoning and Special Development Permit for 1000 Quayside Drive
Mixed Use Commercial and Multiple Unit Residential Development –
Formal Review

REZ00101
SDP00197

PURPOSE
The City of New Westminster has received a Rezoning and a Special Development
Permit application for a mixed use commercial multiple unit residential development,
with two towers on a podium at 1000 Quayside Drive. The purpose of this report is to
seek comment from the Advisory Planning Commission on this application.
BACKGROUND
Applicant /
Developer:
Architect:
Current Zoning:
Proposed Zoning
OCP Land Use
Designation
Development Permit
Area:
Site Data:

Bosa Properties
NSDA Architects
Central Business Districts (C-4 )
Comprehensive Development District
Mixed Use High Density
Downtown Development Permit Area #1
Frontage: 231 ft. (70.4 m.)
Depth: 456 ft. (140.0 m.)
Site Area 84,658 sq. ft. (7,865 sq. m.)

On February 3, 2014 Council received a preliminary report on an application to rezone
the subject site at 1000 Quayside Drive (see attached Appendix “A”) to CD
Comprehensive Development District in order to permit the development of a mixed use
commercial multi - unit residential project. The proposal was described in the
preliminary report to Council as follows:

Doc. 570462
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Two 26 storey towers containing market housing are proposed on a seven storey
podium, with one of the stories below grade. The podium features commercial at
grade and 48 units of secured rental housing. The 48 rental units are proposed to
meet the conditions of the long term rental category in the Council adopted
Secured Market Rental Housing Policy and the developer is seeking all the
incentives related to the long term rental housing policy.
The developer is also proposing to construct a pedestrian connection from McInnis
overpass through the site, connecting the SkyTrain and the rest of downtown to the
riverfront. The connection consists of an at-grade pedestrian walkway through the
building podium which would be adjacent to vehicular access to the building, and
a staircase and elevator to access the McInnis overpass at the P4 level.
Ground-oriented townhouses are proposed to face Tenth Street and the residences
in Quayside to the west, while the rental units are proposed for the eastern end of
the podium. At-grade commercial retail spaces are proposed for the southern side
of the podium and wrapping around the eastern end. The remainder of the podium,
not fronted by rental units, townhouses or commercial space, is proposed to be
screened. This would be achieved partially through creating portions of “false
building fronts” (i.e. covering the podium to appear as if it is part of the residential
building), and partially through glazing.
The report noted that there were concerns that needed to be further explored prior to the
development proceeding to the public consultation stage.
After the preliminary report was submitted to Council in February, staff met with the
applicant a number of times to discuss how to address the issues outlined in the
preliminary report and advance the project. A further report was submitted to Council on
May 12, 2014 outlining the resulting changes to the development proposal. The primary
changes to the development plans were:
 The height of the podium was reduced by two stories to four stories, with
two levels of parking underground.
 The rental aspect of the development was removed, allowing for the
reduction of the podium.
 The height of the towers above the podium was changed from two 26
storey towers to a 23 storey tower (westerly) and a 28 storey tower
(easterly).
 The westerly tower was set back an additional 28 feet.
The revised development plans were presented to the APC for preliminary review on
June 17, 2014.
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PROPOSAL
A development consisting of two residential towers of 23 and 28 stories in height on a
four storey podium and two levels of underground parking is proposed. The podium
consists of commercial at grade fronting a public mews on the south side of the
development and wrapping around the eastern end of the building facing the River
Market, townhouses fronting Tenth Street and the residences in Quayside, and parking.
The podium is comprised of an assemblage of discreet building elements, with the tower
design continuing down vertically through the podium to break up the massing. The
podium is fully glazed, with two principle types of patterning.
The developer is also proposing to construct a pedestrian connection from McInnis
overpass through the site, connecting the SkyTrain and the rest of Downtown to the
riverfront. The connection consists of an at-grade pedestrian walkway through the
building podium which would be adjacent to vehicular access to the building, and a
staircase and elevator to access the McInnis overpass at the P4 level. The pedestrian
walkway would be designed to be safe, attractive and welcoming with lighting, public
seating, and special paving.
The following statistics are provided:
Site Area:

84,658 sq. ft.

Floor Space Ratio:

4.85

Site Coverage:

51%

Building Height:

93.5 metres (307 feet)

Unit Breakdown
One bedroom
(527 sq.ft. – 652 sq.ft):
Two bedrooms:
(744 sq. ft. – 963 sq. ft.)
Three bedrooms:
(1,035 – 1,494 sq.ft.)
Total:

321

Parking Required:
(Current Zoning Bylaw)

799 spaces

180

25
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1. In response to comments at both the Advisory Planning Commission and the New
Westminster Design Panel, the breezeway through the building accessing the
waterfront from the McInnis Overpass has been both widened and the height
increased. The breezeway has increased in width by seven feet and increased in
height by nine feet higher at the southerly end.
2. The development plans have been updated to address the use of the area under the
McInnis Street overpass. This area is shown on the plans as accommodating seven
parking spaces, a loading bay and recycling pick up. In addition, the plans also
include the small property across Tenth Avenue which is owned by the developer
and will be used for parking for the development.
3. The Transportation Review prepared by Bunt and Associates has been updated to
reflect the current parking required and supply numbers.
4. The applicant has provided a letter acknowledging that they will address the FCM
Guidelines for New Development in Proximity to Railway Operations, respecting
noise, vibration and safety.
5. Improvements have been made to the Sustainability Report Card detailing
commitments.
ANALYSIS
The proposed mixed use commercial, multi-unit residential project is in conformance
with the land use designation for this site. The proposal supports the intent of the
waterfront precinct to improve linkages and public access to the Fraser River with the
proposed pedestrian connection from McInnis overpass through the site toward the
Esplanade along the Fraser River. Preserving views of the Fraser River is also an
objective in the Waterfront Precinct. The impact of the two proposed towers in terms of
views and shadowing is being carefully assessed through the rezoning process.
The provision of a pedestrian connection to the waterfront via an elevator and stair to the
McInnis overpass and a portal through the lower portion of the building is considered a
major amenity linking the waterfront with the remainder of downtown New Westminster.
The design and maintenance of the elevator and the pedestrian connection through the
building are key elements in providing an attractive and functional pedestrian route from
the Shops in New West and the Westminster SkyTrain station to the waterfront.
It is noted that the units in this development would be designed as innovative and flexible
‘BosaSpace Homes.’ In these units, the kitchen storage island can easily convert to an
eight person dining room table, with storage space for stacking dining room chairs, while
the TV / entertainment area can transform into a home office or a space to accommodate
an overnight guest. The bedrooms turn into living rooms and vice versa. BosaSpace are
not micro units, but are about taking a standard size one and two bedroom unit and
allowing people to live in them like they are larger suites.
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design
2. Alternative energy
system
3. End-of –trip bicycle
facilities

2. Additional adaptable
housing.
3.

2.
3.

PROCESS












Preliminary report to Council
Meeting with Residents Association
Applicant holds Open House
Advisory Planning Commission
Design Panel information submission
Advisory Planning Commission Hearing – we are here
Design Panel approval Public Hearing report to Council / 1st and 2nd Reading of Bylaw
Public Hearing is held
Final Adoption of Zoning Amendment Bylaw
Issuance of Development Permit

CONCLUSION
A rezoning application and a Special Development Permit application have been
submitted in order to permit the construction of two residential towers on a podium
containing parking, townhouses and commercial at grade. The project proposal includes
an elevator and stairs from McInnis overpass and a pedestrian connection through the
development, linking the waterfront with the rest of downtown New Westminster. The
proposal is in conformance with the OCP land use designation of Mixed-Use High
Density and is within the Downtown Development Permit Area.

__________________
Barry Waitt
Senior Planner

Page
3008

APPENDIX A
SITE CONTEXT MAP

Doc. 570462

301

APPENDIX B

DEVELOPMENT PLANS

Doc. 570462

302

APPENDIX C
SUSTAINABILITY REPORT CARD

Doc. 570462

328

342

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
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3.0

Implementation:
End-of-trip bicycle parking facilities required in accordance with the above Intent shall be required as a condition of approval
of rezonings.

2.0

0
1
2
3
4
5
6
6 plus 1 for each
additional 30 bicycle
spaces or part thereof

0
1
2
3
4
5
6
6 plus 1 for each
additional 30 bicycle
spaces or part thereof

0
1
1
2
2
3
3
3 plus 1 for each
additional 30 bicycle
spaces or part thereof

Showers

Minimum Number For Each Gender
Water Closets
Wash Basins

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

Required Number of
Class A Bicycle Spaces
0-3
4-29
30-64
65-94
95-129
130-159
160-194
Over 194

End-of-Trip Facility Standards

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

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

1.0

BICYCLE END-OF-TRIP FACILITIES POLICY (Adopted Oct 27, 2008)

APPENDIX B
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As noted, 526 condominium units are planned, including 321 one bedroom units and 180 two bedroom
units. In addition, 1,022 sq m of commercial retail space is also proposed.
Retail would be located on the ground floor as part of a four story podium structure containing the
majority of the parking supply. Additional parking would be located underground. Two residential towers
would be located on top of the podium structure. As indicated in Exhibit 1.2, vehicle access to the site
would be off the private Mews Street to the south, as well as 10th Street to the west.

1.3

Surrounding Neighbourhood
As noted, the proposed site is well situated within both the Quayside neighbourhood, and more widely
within Downtown New Westminster. As part of the development proposal a connection will be created to
the overpass immediately north of the development. A publically accessible staircase and elevator from
the surface will also be installed. This will provide significantly more convenient access not only to the
New Westminster Skytrain Station, but also to the shops and services (including grocery store) contained
within the Plaza88 development which now encases the station.
The River Market will also be adjacent to the site which contains speciality grocery, restaurants and other
services. The walkway along the Fraser River and Westminster Pier Park to the east provide recreational
amenity value to the neighbourhood.
Key statistics include:
•

An approximate 250m walking distance from the new Westminster Skytrain Station;

•

Walkscore.com gives the site a Walk Score of 90 / 100, termed a ‘walker’s paradise’ where ‘daily
errands do not require a car’.

•

6th Street, 8th Street and Quayside Drive are all FTN routes and connect to the New Westminster
SkyTrain Station. Walkscore gives the site a Transit Score of 83 / 100, meaning ‘Excellent Transit’.
This score takes into account Transit routes, frequency and type (e.g. bus or rail).

3
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3.

NEIGHBOURHOOD PARKING SUPPLY AND DEMAND

3.1

Introduction
The neighbourhood parking supply around the site may be considered as a system. As part of this, it is
proposed that the commercial component of the development and the adjacent River Market would share
80 stalls, to be located within the proposed development. As such, this section summarizes the parking
supply and demand near the development site.
The parking survey methodology is outlined, as well as the different survey procedures that were used for
the data collection. Finally the survey results are displayed and discussed.

3.2

Survey Objectives
The objectives of the surveys were as follows:

3.3

•

Better understand neighbourhood parking patterns and demand in general;

•

Estimate parking demand for the River Market; and

•

Understand available parking in the area during peak times.

Methodology
3.3.1

Study Area

Five parking zones were identified and surveyed within the study area. These zones and their parking
supply are shown in Exhibit 3.1:
•

The East and West lots are surface parking with the West lot having a small number of reserved, ‘thirty
minute free’ and Modo stalls;

•

The Mews St and Mews Reserved Area are surface parking and primarily serve the adjacent hotel and
offices as short term convenience parking;

•

The Hotel/Office parking is a one level underground parkade with a small amount of reserved stalls.

The West and East lots are the primary parking areas for the River Market and hence were a focus for the
survey. Parking and pedestrian counts were completed on Thursday May 15th and Saturday May 17th.
Parking rates for each lot are displayed in Table 3.1.

7

1000 Quayside Transportation Review DRAFT Report
bunt & associates | Project No. 4211.36 June, 2014

355

3.4.5
•

Key Findings:

The main parking demand for the East and West lots was generated by the River Market. On Thursday
70% of the West lot demand and 34% of the East lot were for the River Market. Saturday destination
demand for the River Market was even higher with 80% and 59% from the West and East lots
respectively.

•

The parking demand in the study area did not approach the total parking supply with approximately
170 stalls available at peak times on the Thursday and 270 free on the Saturday. However, individual
lots did near capacity on both survey days. The East lot reached capacities of 82% and 70% on
Thursday and Saturday. The West lot reached 87% and 88% capacity on Thursday and Saturday, which
is close to full.

•

Overall observed peak hours for the entire study area were 1:00 PM on Thursday and 6:00 PM
Saturday. The River Market parking demand peaked during the afternoon on Thursday and demand
remain relatively steady throughout the afternoon and evening on Saturday. Peak parking demand for
the Market was 139 on Thursday and 154 on Saturday.
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4.2.3

Car Share Stalls

Modo have indicated that they are willing to provide 4 vehicles at this location. It is proposed that the car
share stalls will be located on-site, on the surface. This will provide the vehicles with greater visibility and
potential use.

4.3

Shared Parking Considerations
4.3.1

Shared Parking Between Residential Visitors and Commercial

As part of the Draft Downtown parking Bylaw, the City offer a shared parking reduction of up to 20% for
uses which have differing peak times of demand. Residential stalls are not appropriate for sharing, but
residential visitors and commercial stalls can potentially be shared.
In the case of 1000 Quayside it is different to some other typical cases due to the agreement signed
between Bosa and The River Market for 80 shared stalls between on-site commercial and the Market.
However, the shared parking discount is still relevant for the following reasons:
•

As outlined previously, based on data collected by Bunt & Associates within Metro Vancouver,
residential visitor demand peaks during the evenings. During the day, demand is less. It is therefore
valid to apply a daytime discount to the residential requirement, even though it will be separate from
the commercial.

•

For retail, the ITE Parking Manual (for Land Use 820: Shopping Centre) indicates that for a non-Friday
weekday (non-December) peak parking demand occurs at 12pm. Evening use is lower than this. It is
therefore valid to apply a discount as during the evening the commercial parking will be shared with
residential visitors.

Analysis was carried out using data from the ITE Parking Manual and Bunt & Associates’ own surveyed data
to determine that, overall, a 9% discount can be applied to both uses. Appendix C outlines the
calculations carried out to determine this.
4.3.2

Impacts of Shared Parking with River Market

During the evening, peak visitor demand could be in the range of 0.05 stalls per unit, based on data
previously collected by Bunt & Associates at other sites. Based on this, visitors would generate a demand
for 26 stalls. During this demand, retail is at 50% of its peak (see Appendix C) which in this case is 6 stalls.
This would result in an overall on-site demand of 32 stalls, leaving 48 for the River Market.
Section 3 reported that parking demand for The River Market peaked at 154 stalls on the Saturday, and
that this continued into the evening. It is Bunt & Associates’ understanding that a wedding was taking
place at the River Market which will be at least partially responsible for this demand. This is reflected in
the Saturday pedestrian count at the western entrance to the Market which recorded 126 pedestrians in
and 156 out between 6pm and 8pm. This is compared to 90 in and 194 out for the same hours on the

20
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Thursday. Either way, River Market patrons have other parking lots they can park in that have plenty of
capacity, including the East Lot and the underground hotel/ office lot.

4.4

Subsidised Transit Pass Operation
The City is considering accepting subsidised transit passes for residents as a TDM measure to reduce
parking. However, the City requires a robust plan to be put forward in order to give all stakeholders
confidence that the plan is feasible and that it will be carried out.
4.4.1

Examples of Effectiveness of Subsidised Transit Pass Schemes

There is limited data outlining the effectiveness of offering subsidised transit passes in terms of reducing
vehicle use or vehicle ownership. The Metro Vancouver Apartment Parking Study did indicate that those
living closer to rapid transit had fewer vehicles, suggesting that using transit more did equate to owning
fewer vehicles.
A 72 unit condominium project in Victoria, completed in 2006, included a transit pass scheme in
exchange for a reduction in parking supply. This scheme resulted in a significant increase in transit trips
over the regional average:
•

Each resident received a free transit pass for two years from the developer;

•

Each trip (card swipe) generated an electronic record, and BC Transit then invoiced the developer per
trip up to an agreed maximum value per month.

•

According to the electronic record generated by BC Transit, an average of 18 trips per pass per month
were made. For comparison, the per capita average transit ridership in 2003–04 in the Capital
Regional District was five trips per person per month.

•

This average does not account for location or proximity to transit service. The project was located
adjacent to frequent transit service.

4.4.2

Examples of Other Municipal Approvals for Subsidised Transit Schemes

The following are examples Bunt & Associates is aware of within Metro Vancouver and Vancouver Island:
•

The above mentioned 72 unit condominium development, located on Short Street, Victoria. A 2 year
100% subsidy was agreed with BC Transit and the municipality.

•

The ‘Silver’ development (Metrotown) and the ‘Solo District’ development (Brentwood) are offering a
fully subsidized two-zone transit pass (valued at $124 per month) for approximately 15% of the units
over two years as part of a package of TDM measures. The City has not requested any monitoring or
oversight of this arrangement.
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•

The ‘Saffron’ development in Richmond, provided a partial subsidy to allow more residents to benefit
relative to the Burnaby examples, and which is expected to be better-utilized with residents paying
part of the cost. In this example all units got a 70% subsidy for 12-month, 2-zone pass with a
contribution of $1042 per unit. No requirement for monitoring by the City is mentioned in Richmond’s
bylaw concerning TDM measures.

4.4.3

Proposed Subsidised Transit Pass Scheme for 1000 Quayside

In order for the City to accept the proposed transit pass subsidy, a robust plan needs to be in place to
address:
•

The operator’s management and operation of the plan; and

•

The City’s ability to monitor and enforce the plan.

Appendix D outlines the proposed mechanism to deliver such a plan. The applicant is keen for the
scheme to be a success and commits to continue to work with the City to resolve any outstanding issues
surrounding the implementation, management, monitoring and enforcement of the plan.

4.5

Summary
The following summarises this section:
•

The proposed TDM reductions reduce the parking requirement by 146 stalls.

•

The proposed parking supply is 588 stalls, including 80 stalls shared between on-site retail and the
River Market, as well as residential visitors after 7pm.

•

In terms of bylaw requirements, it has been calculated that a 9% discount for visitors and commercial
stalls is appropriate given shared parking opportunities between the two uses.

•

Car share stalls will be located on the surface in spaces owned by the developer, for better visibility
and use.

•

In the evening, the demand for parking from residential visitors and on-site commercial could be in
the range of 30 – 35 stalls. The remainder would be available for use by the River Market. The River
Market may require more than this but River Market patrons are already using the Larco lot (East Lot)
and can also make use of other areas of underutilized parking. Overall, there are more than enough
stalls to accommodate the demand from the River Market.

•

The City require a robust plan for the implementation of a transit pass subsidy, in order to accept
such a scheme as part of a TDM package to reduce the required number of parking stalls. A few other
municipalities have allowed reduced parking provision in return for such schemes, but as far as Bunt &
Associates is aware, none within the region have undertaken any significant monitoring to ensure

22
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enforcement. The applicant has provided a draft plan for comment by the City and wishes to work
with the City to reach agreement on a plan that is acceptable to all parties.

1000 Quayside Transportation Review DRAFT Report
bunt & associates | Project No. 4211.36 June, 2014

23
371

5.

TRAFFIC IMPACTS

5.1

Introduction
Bunt & Associates was recently involved in a large transportation assessment for the City of New
Westminster known as the Waterfront Vision Transportation Study (completed April 14, 2014). The study
addressed future traffic implications on a broad study network for the proposed Larco Development
located just east of the River Market and Fraser River Discovery Centre.
Importantly, future site trips associated with 5 neighboring developments planned in the downtown New
Westminster area were factored into the analysis and this included the 1000 Quayside (at the time
assumed to consist of 600 residential units and 15,000 sq. ft. of commercial).
Key elements of the Waterfront Vision exercise, related to this study, were:
•

Existing volumes for a typical weekday AM and PM peak hour for the study’s road network were
formulated using City traffic data and Bunt count from September 2013, the existing volumes are
shown Appendix E.1 and the HCM 2000 results of the Synchro analysis are illustrated at
Appendix E.2a-b;

•

A high level review of traffic operations on the study road network was done for a future ‘Ultimate
Stage’ horizon year that included the completion of five future development projects (900
Carnarvon St; 1000 Quayside Dr; 668 Columbia St; 700 Columbia St; and, 813-823 Carnarvon St);

•

An annual background growth rate was factored on area traffic which equated to a10% overall
increase in traffic at the Ultimate Horizon Period;

•

The total peak hour vehicle volumes at Ultimate Stage were projected and these are presented at
Appendix E.3 and the Synchro results are illustrated graphically at Appendix E.4a-b; and,

This information was used as a base for the following analysis. Since future site volumes for an assumed
larger Bosa development were incorporated into the Waterfront Vision study for the larger network, this
review has focused specifically on the anticipated traffic operations at the intersections adjacent to the
site.
The intersections included are: Quayside Drive & 10th Street (unsignalized) and Quayside Drive & East
Driveway to River Market parking lot/Quay Hotel and office parking area (unsignalized) and their locations
are shown above at Exhibit 1.2.
Bunt collected existing weekday AM and PM peak hour turning movements at these locations and this is
presented at Exhibit 5.1.

24
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In addition, this is an existing intersection and volumes increases from the development will be modest.
Therefore no issues are anticipated.
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6.

SUMMARY AND RECOMMNEDATIONS
The 526 unit mixed use project proposed at 1000 Quayside Drive will add residents and services to the
growing Quayside community, part of downtown New Westminster. The project is located within 250m of
New Westminster Skytrain Station, which also includes a grocery store and other shops and services. The
River Market is located across the street from the proposed site which provides speciality retail and
restaurants. The riverside walk and nearby Westminster Pier Park provide high quality amenity value.
These factors are reflected in the extremely high Walk Score and Transit Score that Walkscore.com assign
to the location. These factors are important as evidence shows that less vehicle ownership and fewer car
trips are made when people live in walkable, mixed use, transit orientated communities.
The following outlines the main summary points from the report:
•

The existing parking bylaw would require a minimum of 800 parking stalls be provided.

•

The Draft Downtown Parking Bylaw requires a minimum of between 662 and 514 parking stalls to be
provided, depending upon the package of associated TDM measures provided.

•

Surveys were undertaken to better understanding neighbourhood parking activities, including demand
for parking at the River Market and overall supply and demand.

•

The proposed development site is currently a surface parking lot. 70 – 80% of vehicles parked in this
lot during the surveys were associated with the River Market. The lot approached capacity at peak
times.

•

Overall, 170 stalls were still available in the study area during the weekday at times of peak parking
demand, and 270 were available on the Saturday.

•

Peak parking demand for the River Market was estimated at 140 stalls on the weekday, peaking at
1pm and 150 stalls on the Saturday, peaking at 6pm.

•

It is proposed to provide 588 parking stalls on the site, including 80 stalls for both the on-site
commercial and River Market, as well as residential visitors after 7pm. Visitors also have 20 dedicated
stalls during the day.

•

Four car share stalls will be provided and located on the surface for higher visibility.

•

Evening demand from residential visitors and on-site retail should leave approximately 40 – 50 stalls
available for the River Market, on-site. The River Market recorded a peak demand of approximately
150 stalls on a Saturday (spread across the West and East lots), which continued into the evening,
partially due to a special event occurring. There are many available stalls in the area at this time, and
the demand would still adequately be accommodated by the supply, even if some River Market visitors
who currently park in the West lot are required in the future to park in another nearby lot.

32
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•

The TDM package includes 89 subsidised transit passes, in exchange for a reduction in parking of the
same number. Bunt & Associates is not currently aware of any other municipality in the region which
currently actively monitors applicants who have committed to such schemes elsewhere. The applicant
has provided a draft plan for comment by the City and wishes to work with the City to reach
agreement on a plan that is acceptable to all parties.

•

No material traffic impacts are anticipated from the development at the surrounding intersections. A
larger Quayside Transportation Study was previously completed which considered traffic impacts from
several developments in the area, including this one.

The following highlights the main recommendations from the report:
•

That the City and applicant work together to review and further develop the draft Transit Pass Plan so
that the document is acceptable to all stakeholders.
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APPENDIX A
Minimum Parking Requirements Under Draft Bylaw

383

384

385

June 27th 2014

Total
321
277
598

TOTALS
Residential Condo
Visitor, Commercial and Car Share
TOTAL SUPPLY FOR ON‐SITE USE

Type
Quantity (sq m)
Retail
1,022
Sub‐total
Downtown Policy Discounts ‐ shared use with res. visitor (20%)
Downtown Policy Discount ‐ transit proximity (5%)
TOTAL

COMMERCIAL

Type
Quantity
Res Visitor
526
Downtown Policy Discounts ‐ shared use with commercial (20%)
Downtown Policy Discount ‐ transit proximity (5%)
TOTAL

RESIDENTIAL VISITOR

Bylaw Rate
1/ 100 sq m

0.08

Bylaw Rate
0.1

464
50
514

Total
11
11
2
0
9

Total
53
10
2
41

464

0.88

Base Draft Bylaw Supply Rate
1.00
1.35
1.14

TOTAL

% of Total Units
61%
39%

16
29
89
134

Quantity
321
205
526

Downtown Policy Discount ‐ assume 4 car share vehicles
Downtown Policy Discount ‐ transit proximity (5%)
Downtown Policy Discount ‐ subsidised transit passes (up to 15%)
Total TDM Discount

Type
Studio & 1 bed
2 bed +
Sub‐total

RESIDENTIAL

Note: Parking requirements rounded up, parking discounts rounded down. This is as per City practices.

Appendix A: Minimum Draft Downtown Bylaw Parking Requirements

1000 Quayside

4211‐36
Bunt & Associates

20% discount for uses which can be shared. Assuming res. visitor and commercial can share.

Notes
As per Draft Downtown Parking Policy

Notes
As per Draft Downtown Parking Policy
20% discount for uses which can be shared. Assuming res. visitor and commercial can share.
Site is within 250m walking distance of New Westminster Skytrain Station.

Site is within 250m walking distance of New Westminster Skytrain Station.

Each provided car share vehicle and stall removes the need for 4 regular residential stalls.

Notes

APPENDIX B
Proposed Parking Supply and TDM Measures

386

387

388

June 27th 2014

72

0.10

526

1022

1.00
1.35

Draft Bylaw

321
205

Quantity

Description
Residential visitor parking requirement
Residential visitor parking supply

RESIDENTIAL VISITOR REQUIREMENT AND SUPPLY

Description
Parking requirement excluding commercial
Commercial Requirement
Total Requirement
Total Supply

SUMMARY

Description
On‐site Commercial requirement
Total Commercial Provided
Remainder for River Market

OFF SITE PARKING REQUIREMENT

Within the Building
Within the building, Commercial, shared with River Marke
Surface stalls, on‐site
TOTAL

PROPOSED SUPPLY

Revised Total On‐Site Uses Requirement

Description
Car Share
Rapid Transit Proximity
Shared Parking
Subsidized transit pass
Total Reductions

AFFECT OF REDUCTIONS

Total
42
100

Total
505
80
585
588

Total
15
80
65

493
80
15
588

520

Reduction
16
33
8
89
146

666

15

321.00
276.75
597.75
52.60
651

Parking Required

1 stall per 72 sq m. 1000 Quayside is not in the area described as being eligible for 1/ 100 sq m.

Totals rounded up

Notes

Notes
16% shared use reduction and 5% rapid transit proximity equals 21% reduction in base requirement, rounded down.
20 dedicated stalls within the building, plus 80 stalls shared with commercial, available after 7pm.

Notes
520 building requirement minus 15 commercial stalls

Notes
5% rapid transit proximity, rounded down.

Notes
Four car share allows 16 stall reduction.
5% overall reduction
16% residential visitor discount as demand at 84% of peak before 7pm. Retail has zero discount as not sharing with residential when at peak.
Full 15% applied.

4 car share vehicles saves the need for 16 residential stalls.
Proximity to rapid transit, a 5% overall reduction.
Shared parking between commerical and visitors, up to 20% but only 9% justified.
Subsidized transit passes, up to 15% reduction for residential.

REDUCTIONS

TOTAL

Commercial

1 bedroom
2 & 3 bedroom
Sub‐total
Residential Visitors
Residential Total

Land Use

BASE PARKING REQUIREMENT WITH NO TDM REDUCTIONS

Note: Parking requirements rounded up, parking discounts rounded down. This is as per City practices.

Appendix B: Proposed Parking Supply and TDM Reductions

1000 Quayside

4211‐36
Bunt & Associates

APPENDIX C
Shared Parking

389

390

APPENDIX D
Draft Subsidised Transit Pass Plan
392

393

APPENDIX D: TRANSIT PASS SUBSIDY PLAN
Proposed Plan Outline:
•

A subsidy will be provided for 89 suites (final count to be confirmed) of $60 per month for a
period of five (5) years. A 2 zone pass is currently $124 per month so this approximately
equates to a 50% discount.

•

Bosa will pay into trust the entire amount of the subsidy with 2 years going to the strata (or
property manager) and 3 years going to City.

•

Bosa will also pay a reasonable amount to the property manager to cover the cost of
administration.

•

Passes will be eligible first to suites without a parking stall and then on a first come, first
serve basis. Only one pass will be available per suite.

•

In order to receive the subsidy, the user will have to submit the previous month's receipt to
the property manager.

•

The property manager will be required to report to the City at the end of each year on usage
of the program, and if deemed successful at the end of the 2nd year, the City will transfer the
remaining funds to the property manager for use in the final 3 years of the program. The City
can elect to terminate the program at any time.

•

If the funds are not used in any particular year or at the termination [end] of the program, the
City can spend the remaining money on a transit or sustainable transportation related item
that they deem relevant.

It is suggested that Bosa file a S. 219 Restrictive Covenant on title prior to filing the final strata
plan. The S. 219 restrictive covenant would run with the title of the property – the Strata would be
subject to the terms of the S. 219 covenant until the programs ends or is terminated.

Appendix D: Transit Pass Subsidy Scheme

394

APPENDIX E
Traffic Analysis

395

396

APPENDIX F
SimTraffic Output

403

404

BOSA Ultimate Stage AM
Baseline

5/29/2014

44: 10th Street & Quayside Dr Performance by movement
Movement
Denied Del/Veh (s)
Total Del/Veh (s)

EBT
0.0
0.5

EBR
0.0
0.3

WBL
0.0
2.1

WBT
0.0
0.4

NWL
0.2
6.2

NWR
0.3
4.0

All
0.1
2.1

46: East Access (shared) & Quayside Dr Performance by movement
Movement
Denied Del/Veh (s)
Total Del/Veh (s)

EBT
0.0
3.5

EBR
0.0
0.1

WBL
0.0
2.3

WBT
0.0
0.3

NBL
0.1
6.4

NBR
0.1
5.8

All
0.0
2.2

Total Zone Performance
Denied Del/Veh (s)
Total Del/Veh (s)

Ultimate Stage Total AM

0.2
97.3

SimTraffic Report
Page 1

405

BOSA Ultimate Stage AM
Baseline

5/29/2014

Intersection: 44: 10th Street & Quayside Dr
Movement
Directions Served
Maximum Queue (m)
Average Queue (m)
95th Queue (m)
Link Distance (m)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (m)
Storage Blk Time (%)
Queuing Penalty (veh)

EB
TR
1.9
0.3
2.7
65.1

WB
LT
6.1
1.3
6.8
47.4

NW
LR
22.4
13.7
23.5
42.8
0
0

Intersection: 46: East Access (shared) & Quayside Dr
Movement
Directions Served
Maximum Queue (m)
Average Queue (m)
95th Queue (m)
Link Distance (m)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (m)
Storage Blk Time (%)
Queuing Penalty (veh)

EB
TR
6.6
0.8
10.1
35.9
1
1

B41
T
0.8
0.0
0.0
47.4

WB
LT
9.4
2.3
9.4
42.6

NB
LR
13.8
9.2
15.8
20.6
0
0

Zone Summary
Zone wide Queuing Penalty: 1

Ultimate Stage Total AM

SimTraffic Report
Page 2

406

BOSA Ultimate Stage PM
5/29/2014

44: 10th Street Performance by movement
Movement
Denied Del/Veh (s)
Total Del/Veh (s)

EBT
0.0
0.9

EBR
0.0
0.3

WBL
0.0
4.3

WBT
0.0
0.5

NWL
0.2
6.6

NWR
0.3
3.9

All
0.1
1.9

NBR
0.1
3.3

All
0.0
0.9

46: East Access (shared) Performance by movement
Movement
Denied Del/Veh (s)
Total Del/Veh (s)

EBT
0.0
0.2

EBR
0.0
0.0

WBL
0.0
2.6

WBT
0.0
0.5

NBL
0.1
4.2

Total Zone Performance
Denied Del/Veh (s)
Total Del/Veh (s)

Ultimate Stage Total PM

0.2
114.3

SimTraffic Report
Page 1

407

BOSA Ultimate Stage PM
5/29/2014

Intersection: 44: 10th Street
Movement
Directions Served
Maximum Queue (m)
Average Queue (m)
95th Queue (m)
Link Distance (m)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (m)
Storage Blk Time (%)
Queuing Penalty (veh)

EB
TR
5.2
1.0
5.9
66.5

WB
LT
11.4
2.9
11.7
46.2

NW
LR
22.4
12.5
22.3
47.3

Intersection: 46: East Access (shared)
Movement
Directions Served
Maximum Queue (m)
Average Queue (m)
95th Queue (m)
Link Distance (m)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (m)
Storage Blk Time (%)
Queuing Penalty (veh)

EB
TR
1.7
0.2
3.5
48.7

WB
LT
11.4
3.5
12.2
34.0

NB
LR
11.4
6.6
13.9
19.1
0
0

Zone Summary
Zone wide Queuing Penalty: 0

Ultimate Stage Total PM

SimTraffic Report
Page 2

408

409

410

411

412

413

414

415

416

417

418

419

420

421

422

423

424

425

426

