ADVISORY PLANNING COMMISSION
Tuesday, April 19, 2016 at 6:00 pm
Committee Rm #2

AGENDA
Page
1.0

ADDITIONS TO AGENDA

2.0

ADOPTION OF MINUTES

2.1

Adoption of the minutes of March 15, 2016

3.0

INFORMATION PRESENTATIONS

3.1

Zoning Bylaw Update
A draft of the new Zoning Bylaw for the City of New Westminster is substantially
complete, with work to be done on items such as illustrations in the bylaw,
Comprehensive Development District zones and implementation steps.

4.0

REZONING

4.1

1209 Hamilton St
REZ00119
An application has been received to rezone 1209 Hamilton Street from
Neighbourhood Residential Duplex Dwelling Districts (RT-1A) to Comprehensive
Development District (1209 Hamilton Street) (CD-66) to allow up to 20 child care
spaces.

224

4.2

1835 Eighth Ave
HER00534
An application has been received for a Heritage Revitalization Agreement (HRA)
for 1935 Eighth Avenue in order to subdivide the property and construct a new
house on the new parcel. The lot sizes would be 3,822 sq. ft. and 2,948 sq. ft.
The above-grade floor space ratio for the heritage house would be 0.61. The new
infill house will have an above-grade floor space ratio of 0.50. In return the
applicants would agree to retain and restore the exterior of the 1928 Munroe
house and to place long-term legal protection on it through a Heritage
Designation Bylaw.

245

4.3

Zoning District C-CD-3 (Brewery District)
REZ00120
An application has been received to amend the Village At Historic Sapperton
Comprehensive Development Districts (C-CD-3) to provide 84,000 sq.ft. of
secured market rental residential in exchange for adding 42,000 sq.ft. of strata
residential, increase the maximum building heights, and reduce the maximum
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floor plate sizes for the future buildings. This text amendment proposes to allow
for a micro-brewery as a permitted use and will amend the school definition in the
zone to allow for a broader range of educational uses (academic and
professional focused).
4.4

100 Braid St

OCP00014
REZ00125
An OCP Amendment and Rezoning application has been received for 100 Braid
Street for the purposes of facilitating the development of a 60,000 sq. ft. (5,570
sq.m.) school, 202,900 sq.ft. (18,850 sq.m.) of residential density, and 4,300
sq.ft. of artist gallery/ studio space. The redevelopment of the subject site will
require an OCP amendment in order to change the land use designation from
(MU) Mixed Use to (S) School and (RHC) Residential High Density/Community
Facility. The Rezoning Application would rezone the property from Light
Industrial Districts (M-1) to a new Comprehensive Development District (CD-67).

5.0

NEW BUSINESS

6.0

REPORTS AND INFORMATION

7.0

CORRESPONDENCE

7.1

Hilda Bechler letter dated April 6, 2016

8.0

NEXT MEETING

705

May 17, 2016 (in Committee Room #2)
9.0

ADJOURNMENT
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ADVISORY PLANNING COMMISSION
Tuesday, March 15, 2016 at 6:30 p.m.
Committee Rm #2
MINUTES
- Chair, Community Member
- Community Member
- Community Member
- Community Member
- Community Member
- Community Member
- Community Member

REGRETS:
Richard Carswell
Andrew Hull

- Community Member
- Community Member

AF
R

D

STAFF:
David Guiney
Julie Schueck
Rupinder Basi
Lynn Roxburgh
Lauren Blake

T

VOTING MEMBERS PRESENT:
Brian Shigetomi
Laura Cornish
Peter Goodwin
Peter Hall
Margaret Fairweather
Christa MacArthur
Alex Sweezey

- Senior Planning Analyst
- Heritage Planner
- Senior Planner
- Planner
- Committee Clerk

The meeting was called to order at 6:30 p.m.
1.0

ADDITIONS TO AGENDA
MOVED and SECONDED
THAT the agenda be adopted.
CARRIED.
All members of the Commission present voted in favour of the motion.
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2.0

ADOPTION OF MINUTES

2.1

Adoption of the minutes of February 16, 2016
MOVED and SECONDED
THAT the minutes of the February 16, 2016 Advisory Planning Commission
meeting be amended with the following corrections:
 Reflect the election of Brian Shigetomi as Chair;
 That the word “quite” be corrected to “quiet” on page 5; and,
THAT the minutes be adopted as amended.

INFORMATION PRESENTATIONS

AF

3.0

T

CARRIED.
All members of the Commission present voted in favour of the motion.

There were no items.
REZONING

4.1

Queensborough Special Study Area

R

4.0

OCP00009
REZ00106

D

Rupinder Basi, Senior Planner, and Lynn Roxburgh, Planner, advised that
Platform Properties, in collaboration with the City of New Westminster, has
submitted an Official Community Plan (OCP) Amendment application to change
the land use designation and to add new design guidelines for select properties
within the Queensborough Special Study Area, as indicated on the map. The
Study Area is defined as the area bound by Ewen Avenue, Stanley Street, Duncan
Street and Furness Street. This OCP amendment has initiated a master plan
process that will guide future development in the Study Area.
Mr. Basi summarized the report dated March 15, 2016, regarding an application
that has been received to amend the Zoning Bylaw for the properties owned by
Platform Properties within the Special Study Area, as indicated on the map. These
properties would be rezoned from Light Industrial (M-1) to Queensborough
Neighbourhood Residential Dwelling Districts (RQ-1) or Queensborough
Townhouse Districts (RT-3A) or Comprehensive Development District (CD64)(Mercer High Street) or Comprehensive Development District (CD65)(Neighbourhood Oriented Commercial and Mixed Use Residential). This
rezoning is being proposed in accordance with the OCP Amendment Process and
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Master Planning process currently being undertaken by Platform Properties in
collaboration with the City for the Queensborough Special Study Area.
Cameron Chalmers, Platform Properties, provided a PowerPoint presentation
regarding the Queensborough Eastern Neighbourhood Node and OCP Amendment
and Rezoning proposal.
Laurie Moore, Queensborough Residents’ Association (QRA) President,
advised that the QRA had submitted a letter of support for the project in October
2014. Mr. Moore noted that Platform Properties addressed drainage and dirt
issues during the preloading phase, and that the community has expressed support
for the proposed density.

AF

T

Ron Basran, Resident, expressed concerns regarding the potential rezoning of his
property, advising that he would like his property to remain zoned for industrial
use. Mr. Basran expressed further concerns regarding the future of Blackley
Street.

R

In response to Mr. Basran’s concerns, Ms. Roxburgh advised that his properties,
and all others not owned by Platform, would remain zoned for industrial use until
an owner decided to move forward with a rezoning application. With respect to
Blackley Street, Ms. Roxburgh advised that there would be no road closures if
properties retain frontage.

D

Kal Bains, Resident, expressed concerns regarding the proposed widening of
Blackley Street, suggesting that the street dedication and setbacks, which would be
required if an owner decided to rezone their property, could impact the economic
viability of redeveloping the properties. Ms. Bains further expressed concerns
regarding the extent that services and roads would be upgraded by the developer.
Ms. Bains also expressed concerns regarding the proposed zoning amendment to
remove the building line requirement for Duncan Street from the Zoning Bylaw.
In response to the concerns expressed by Ms. Bains, Ms. Roxburgh provided the
following information:
 Blackley Street must be widened if any redevelopment happens. The
current proposal to Blackley Street to 19 metres has not been finalized;
 In situations such as the Queensborough Special Study Area, it can be
challenging for owners to redevelop properties without consolidating. The
City hopes property owners will work together to make projects work;
 The City would require Platform Properties demonstrate how remaining,
unconsolidated properties could be developed on their own; and,
Doc#839185
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 Instead of using the building line requirement, the City is requiring an 8
metre dedication for Duncan Street to ensure the streetscape works for the
City’s objectives, including the provision of a 4 metre multiuse pathway.
Harry Sahota, Resident, expressed the following concerns:
 The limited number of residents in the area and existing traffic issues could
make it difficult for local businesses to compete with the commercial
proposed by the applicant;
 A disproportionate portion of land could be required as a land dedication
when seeking a rezoning in the future; and,
 The CD-65 zoning could make future rezoning an unattractive option for
Mr. Sahota’s property.

T

In response to Mr. Sahota’s concerns, Ms. Roxburgh provided the following
information:

D

R

AF

 Each property can maintain its industrial zoning until each owner submits a
rezoning application that accepted by Council;
 In the future, the appropriate zoning would be determined through a
rezoning application, and staff would work with each applicant to find a
zoning designation that meets the requirements of the Master Plan;
 The intent under the OCP would be that the property would be rezoned for
commercial use; and,
 The CD zones are specific to the applicant’s sites, and require commercial
use at grade, with residential above.
In response to questions from the Commission, Ms. Roxburgh and Mr. Chalmers
provided the following information:
 Car sharing incentives exist in the Zoning Bylaw, and the implementation
of these incentives could be discussed during the development permit
phase;
 The City could review the possibility of closing Beach Street or the eastern
portion of Blackley Street, depending if either road is deemed as surplus to
the City’s needs;
 Streets are generally not closed if properties require frontage;
 The closure of any street would be subject to Council approval and go
through a public process;
 The Queensborough dog park would be relocated to another site near Port
Royal;
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 Parking requirements for the large commercial space is usually determined
by the tenant’s requirements; however, Platform Properties would seek to
have the tenant reduce their parking requirements;
 The maritime heritage of the community would be referenced through
design, building materials, landscaping and programming; and,
 Local park space is provided at the Port Royal development and Old
Schoolhouse Park.

T

Discussion ensued, and the Commission expressed support for the project,
including the lower proposed density.
The Commission noted that the
commercial viability could be successful once Port Royal is at full residential
capacity. It was suggested that the development could ensure that there are
biking facilities provided. The Commission expressed concerns regarding traffic
and access issues. It was suggested that an in-depth traffic study could be
provided, and the access issues could be resolved prior to moving forward.

4.2

R

AF

MOVED and SECONDED
THAT the application for rezoning for the Queensborough Special Study Area,
proposed Master Plan, and Official Community Plan Amendment and rezoning be
supported.
CARRIED.
Peter Hall voted in opposition to the motion.
313 Queen’s Ave

HER00565

D

David Guiney, Senior Planning Analyst, summarized the report dated March 15,
2016, regarding an application that has been received for a Heritage Revitalization
Agreement (HRA) for 313 Queen’s Avenue (shown hatched on the map) in order
to add floor space to the house in exchange for long-term legal protection. The
floor space ratio would increase from the existing 0.53 to 0.60. Other existing nonconforming elements would be regularized through the HRA. These are the rear
yard, the left side yard and the rear setback of the garage.
Maria Kidney, Applicant, provided an on-table PowerPoint presentation
summarizing the proposal as outlined in the report dated March 15, 2016.
Mr. Guiney advised that notification was sent to the following:
-the surrounding neighbourhood within 100 metres (46 notices);
-All Residents’ Associations;
-the Board of School Trustees;
-Superintendent of Schools; and,
-the New Westminster Heritage Preservation Society.
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In response to questions from the Commission, Julie Schueck, Heritage Planner,
advised that the proposed addition could appear similar or different to the rest of
the house, however it must be distinguishable as new. Leigh Merchant, Designer,
advised that the proposed dormer for the second storey addition would be
consistent with the rest of the house.
Discussion ensued, and the Commission expressed support for the project. The
Commission noted that the project would provide a modest increase in density and
the additions would be discrete.

NEW BUSINESS

AF

5.0

T

MOVED and SECONDED
THAT the application for a Heritage Revitalization Agreement for property
located at 313 Queen’s Avenue be supported.
CARRIED.
All members of the Commission present voted in favour of the motion.

There were no items.

REPORTS AND INFORMATION

R

6.0

There were no items.

CORRESPONDENCE

D

7.0

There were no items.
8.0

NEXT MEETING
April 19 (in Committee Room #2)
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9.0

ADJOURNMENT

ON MOTION, the meeting adjourned at 8:18 p.m.
Certified Correct,

________________________
Lauren Blake
Committee Clerk

D

R

AF

T

_______________________
Brian Shigetomi
Chair
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Advisory Planning Commission
Members

Date: April 19, 2016

From:

Barry Waitt, Senior Planner
Mike Watson, Planning Technician

File:

Subject:

New Zoning Bylaw: Initial Draft and Next Steps

PURPOSE
The purpose of this report is to seek comments from the Advisory Planning Commission
on the new Zoning Bylaw - Initial Draft.
EXECUTIVE SUMMARY
A draft of the new Zoning Bylaw for the City of New Westminster is substantially
complete, with work to be done on items such as illustrations in the bylaw,
Comprehensive Development District zones and implementation steps. This initial draft
has been attached in Appendix A. On March 14, 2016 Council directed staff to proceed
with the next steps in the review process. The draft new Zoning Bylaw is being
presented to the Advisory Planning Commission and the New Westminster Design Panel
for initial comment prior to presentation to Council regarding application to individual
properties and implementation.
BACKGROUND
The New Westminster Zoning Bylaw was consolidated and adopted in 2001; however,
much of the work dealt with formatting. The Zoning Bylaw was originally adopted in
1940 and much of the same framework and language remains in the 2001 update.
Starting from a base bylaw in 1940, the current bylaw has been amended by a variety of
authors hundreds of times over the years, resulting in a regulatory document that is quite
complex, lengthy and internally inconsistent. As a point of comparison, the City of New
Westminster has more conventional zoning districts than the City of Vancouver.
Vancouver has almost ten times the population and about eight times the area of New
Westminster. As such, the bylaw is in need of a comprehensive review.
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An overarching principle guiding the creation of the new Zoning Bylaw is that this is
primarily a re-structuring, re-ordering and clarification exercise, which does not involve
significant changes to land use or density entitlements. The objective is to create a more
usable regulatory tool. In significantly reducing the number of zoning districts and
modernizing various regulations, some changes in property entitlements are inevitable.
However, any changes are not considered significant in nature. The creation of the new
Zoning Bylaw is not intended to be used as an opportunity to introduce new policy
initiatives.
In 2008, Council directed staff to update the Zoning Bylaw. The November 2008
Council report indicated that the creation of the new Zoning Bylaw would be based on
the following objectives:
1. The Zoning Bylaw will be reflective of major policies adopted by Council.
2. The Zoning Bylaw should be clear and consistent in formatting, cross
referencing, section numbering and other administrative matters.
3. The new Zoning Bylaw should address policy objectives in a simple and
concise manner.
4. The Zoning Bylaw should be as easy and as ‘user friendly’ to use as possible
for staff, developers and the general public.
On September 14, 2009 Council received a report regarding the new Zoning Bylaw,
providing a progress update and laying out principles and framework for the creation of
the new Zoning Bylaw. While this framework Zoning Bylaw was a theoretical document,
it was a vital step in writing a new Zoning Bylaw. Through the creation of the draft
framework Zoning Bylaw, the best layout (formatting) and structure was determined, as
well as a number of key principles. At that time, Council supported the following:
 Principles for establishing zoning districts.
 Principles for including permitted land uses.
 Principles for including definitions.
The above principles are provided for the Advisory Planning Commission’s reference in
Appendix B.
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ANALYSIS
Purpose of Creating a New Zoning Bylaw
The purpose of a zoning bylaw is a tool to implement Council policy and guide growth in
a systematic way by ensuring various uses of land and structures are compatible with
each other. Each property in New Westminster has a zoning classification that regulates
the following items:












permitted uses;
conditions of use;
density;
buildings and structures permitted;
lot coverage;
lot size;
setbacks;
building height;
off-street parking, bike storage, loading;
landscaping; and
various other criteria.

The new Zoning Bylaw needs to be reflective of adopted Council policies,including the
Official Community Plan (OCP) while addressing policy objectives in a simple and
concise manner. As part of the process of creating a new Zoning Bylaw, staff reviewed
City policy documents to determine which policies were relevant to the Zoning Bylaw.
This review also took into account changes in understanding regarding concepts such as
streetscape and new land uses that ought to be included in a contemporary Zoning Bylaw.
Origin of Directions in New Zoning Bylaw
The new Zoning Bylaw is reflective of Council policy in the categories of adopted
Council priorities, Council approved additions to the Zoning Bylaw and Council
endorsed Zoning Bylaw principles.
1. Adopted Council Policies
Some revisions to the Zoning Bylaw that are the result of implementing broader adopted
Council policies include:
i) Introduction of a new Research, Technology and Business Park zoning district.
The creation of this new zoning district is supportive of policy objectives in the
Doc # 838840
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Official Community Plan, the Economic Health Care Cluster initiative, the
Intelligent City initiative, the Livable City Strategy, and the Industrial Land
Strategy.
ii) Introduction of a Six Storey woodframe multi-unit residential zoning district.The
current Zoning Bylaw does not contain a zone that is oriented to six-storey wood
frame residential developments. This is supportive of the Affordable Housing
Strategy.
iii) The industrial zoning districts have been revised significantly to be more concise,
clear and user friendly, as well as to better reflect adopted Council policies. The
significant changes are:
 The collapsing of a large number of uses into broader land use categories.
For example the manufacturing of various different products and materials
have been consolidated into one category defined by the processes, not the
product.
 Removing or limiting non-industrial uses to accessory uses (e.g. office,
retail sales).
 Requiring most uses in the Light Industrial Zone to be conducted with an
enclosed building.
The above changes are supportive of the Industrial Land Strategy and the Livable
City Strategy.
2. Council Approved Additions to the Zoning Bylaw
In 2012 Council authorized staff to include a number of specific changes listed in the new
Zoning Bylaw. While the creation of a new Zoning Bylaw was not intended to be
utilized as a method to make policy changes, the need to address a number of topics
which fall outside the administrative / legal scope of modernizing and coordinating a new
bylaw have arisen.
A number of the recommended changes have already been incorporated into the current
Zoning Bylaw, as noted in the table below:
Zoning Bylaw Amendment
Reduced Parking Near SkyTrain Stations
Permitting Residential at Grade on Side
Streets in Mixed Use Districts

Status
Completed
Included in new Zoning Bylaw
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Revision of Child Care Requirements in
Multiple Unit Dwellings
Inclusion of Above Grade Parking in Floor
Area Calculations
Error in Bicycle Parking Requirements
Shared Vehicle and Parking Space
Incentives

-5Completed
Included in new Zoning Bylaw
Completed
Completed

3. Council Endorsed Principles for a new Zoning Bylaw
The development of the new Zoning Bylaw was shaped by the principles endorsed by
Council at the conceptual Zoning Bylaw stage in September 2009. The following
principles were fundamental to shaping of the new Zoning Bylaw:
 The Bylaw should be clear and consistent.
 The Bylaw should be simple and concise.
 The Bylaw should be ‘user friendly’.
These principles are mutually supportive of each other and many of the actions discussed
below could be listed under more than one of the principles:
i) Consolidating Zoning Districts
Consolidating zoning districts which are very similar to other zoning districts was done to
improve usability by ensuring that the bylaw is simpler and concise (fewer districts), as
well as being more clear and consistent by reducing redundancy. The consolidation of
zoning districts was done through a detailed comparison of all the different components
of similar zoning districts, such as the Building, Envelope and Density (BED)
regulations, land uses, and conditions of use. Through this work, zoning districts with
very similar regulations were consolidated. The end result is a set of zoning districts
which have consistent BED regulations for the different forms of housing, such as
townhouses, apartments and high rises. Creating more efficient, user friendly zoning
districts was also accomplished by:
 Elimination of extraneous zoning districts (no properties are zoned these
districts);
 Moving some site specific districts to CD districts; and
 Creating sub-districts to recognize small differences in heights and densities
between districts, where the inclusion of additional complete zoning districts
can be avoided.
Doc # 838840

14

City of New Westminster
April 19, 2014

-6-

ii) Reorganization of Institutional Zoning Districts
The institutional zoning districts have been reorganized largely based on land use as
opposed to building size and density. This was done in recognition of the significant
differences in land use impacts between different institutional land uses. Different
zoning districts have been developed for schools, parks, places of worship and supportive
housing (e.g. supported and temporary housing). This provides a more useful regulatory
tool than grouping the land uses together according to the potential size of the
development by requiring rezoning of properties where there is a proposed change in land
use which may impact the neighbourhood.
Another tool which was utilized more extensively in the new Zoning Bylaw was that of
specifically indentifying the properties on which a sensitive use is permitted. This
approach has been used successfully in the current Zoning Bylaw to require a rezoning
for every new liquor primary licensed premises in New Westminster. This approach has
been used in the new Zoning Bylaw for a number of other sensitive uses, such as
Detoxification services, Drop-In Centres Providing Meals and Needle Exchange and Safe
Injection Sites.
iii) The Elimination of Units Per Acre (upa) as a Density Control
The principal objective of the density controls in the zoning bylaw is to provide an
appropriate relationship between a lot and the overall building bulk permitted. This is
accomplished through a floor space ratio, which is retained as a density control. The
number of units in a neighbourhood is considered at the community planning stage based
on growth projections. The current units per acre maximums often require developers to
build units which are too large to be marketable and therefore rezoning is required.
iv) The Elimination of Stories as a Measurement of Height
The current Zoning Bylaw uses a numeric maximum in most zoning districts; however,
some zones use a combination of a numeric measurement and maximum number of
stories. Only a numeric measurement is utilized in the new Zoning Bylaw for the
following reasons:
 It provides a clearer, more precise indication of building bulk, whereas the
height of a storey from floor to ceiling can differ in height.
 On sites with steep grades, the number of stories is often not clear or is
debateable to the general public, depending on the elevation.
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 A numeric maximum controls building bulk, while still potentially allowing
builders flexibility on the number of storeys through adjusting ceiling heights.
v) Other Initiatives in Support of Council Endorsed Principles for the Zoning Bylaw
 Moving regulations out of the definitions section and into the regulations
section.
 Updating out of date definitions.
 Deletion of redundant regulations.
 Modernizing regulatory language,
 The inclusion of graphics to illustrate concepts.
PROCESS:
The draft new Zoning Bylaw is not complete yet, as there are certain tasks that will be
addressed after Council has indicated support in principle for the proposed direction.
These include adding additional drawings in the bylaw to make the document more user
friendly and addressing the existing Comprehensive Development District zones in the
current bylaw.
Council has directed that staff present the new Zoning Bylaw to the Advisory Planning
Commission (APC) and to the New Westminster Design Panel (NWDP) for review.
After the comments from these two committees are considered, the Zoning Bylaw will be
brought back to Council for detailed discussion about how it relates to individual
properties. This two stage process is recommended in order to first receive comments
from the APC and the NWDP on the bylaw as a regulatory document prior to
consideration of its application to individual properties.
Steps in the Process to Date:
1.
2.
3.
4.
5.
6.
7.
8.
9.

Initial report to Council on creation of new Zoning Bylaw - 2008
Council approval of principles for creation of ‘framework’ Zoning Bylaw - 2009
Completion of ‘bare bones’ Zoning Bylaw - 2011
Council authorization of new Zoning Bylaw – associated policy initiatives - 2012
First draft of new Zoning Bylaw completed -2013
Modifications resulting from legal review of new bylaw – 2013
Continued refinement and additional drafts 2013 - 2015
Draft of new Zoning Bylaw completed for Council Review- 2016
Council presentation – review of new Zoning Bylaw - 2016
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Steps in the Process to Follow:
1.
2.
3.
4.
5.
6.
7.
8.
9.

Presentation to Advisory Planning Commission – we are here
Presentation to New Westminster Design Panel
Report to Land Use and Planning Committee – application to individual properties
Report to Council - application to individual properties
Public consultation
Report to Council on public consultation process and next steps
Revisions resulting from public input
Council report and presentation of new Zoning Bylaw
Public Hearing for creation of new Zoning Bylaw

CONCLUSION
On March 14, 2016 Council directed staff to proceed with the next steps in the review
process. The draft new Zoning Bylaw is being presented to the Advisory Planning
Commission and the New Westminster Design Panel for initial comment prior to
presentation to Council regarding application to individual properties and
implementation.
The Advisory Planning Commission is being asked to comment on the draft new Zoning
Bylaw in consideration of the Council adopted policies and principles noted in this report.

Barry Waitt,
Senior Planner

Michael Watson,
Planning Technician

:BW/mw

Doc # 838840

17

APPENDIX “A”

Initial Draft of New Zoning Bylaw

18

Table of Contents
110

Administration and Enforcement .................................................................................................................... 5

Purpose of this Bylaw ..................................................................................................................................................... 5
Application of this Bylaw ............................................................................................................................................. 5
General Restrictive Clause............................................................................................................................................ 5
Offence .................................................................................................................................................................................. 5
Penalty .................................................................................................................................................................................. 6
Right of Entry or Inspection ......................................................................................................................................... 6
Severability ......................................................................................................................................................................... 6
Zoning Districts ................................................................................................................................................................. 6
Location and Boundaries of Zoning Districts ....................................................................................................... 6
120

Interpretation ............................................................................................................................................................ 1

Definitions .......................................................................................................................................................................... 1
130

General Regulations................................................................................................................................................ 1

Accessory Building Regulations for Multiple Unit Residential Uses ......................................................... 1
Adaptable Housing Requirements ........................................................................................................................... 1
Antenna Regulations ...................................................................................................................................................... 1
Calculations, Measurements and Rounding ........................................................................................................ 2
Conformity of Raised Buildings to Setback Requirements ............................................................................ 2
Dependent Lots ................................................................................................................................................................. 2
Density Bonus .................................................................................................................................................................... 2
Heritage Density Transfer System............................................................................................................................ 3
Downtown Base Heights .............................................................................................................................................. 4
Dwelling Requirements................................................................................................................................................. 4
Family Friendly Housing .............................................................................................................................................. 5
Fence and Vision Clearance Regulations ............................................................................................................... 6
Front Setback Averaging ............................................................................................................................................... 7
Garbage and Recycling Areas...................................................................................................................................... 8
Gross Floor Area Exemptions (Net Floor Area) .................................................................................................... 8
Height and Setback Exemptions............................................................................................................................. 10
Hotel Requirements ..................................................................................................................................................... 12
Lot Requirements .......................................................................................................................................................... 12
Mechanical, Heating, Ventilation and Air Conditioning Equipment ..................................................... 13

19

Retaining Walls .............................................................................................................................................................. 14
Repairs to Buildings Experiencing Water Penetration.................................................................................. 15
Screening and Landscaping ...................................................................................................................................... 15
Temporary Use Permits .............................................................................................................................................. 16
Through Lots.................................................................................................................................................................... 17
Usable Open Space........................................................................................................................................................ 17
Use Specific Regulations ............................................................................................................................................ 17
Animal Daycare, Grooming and Veterinary Services ............................................................................... 17
Child Care ..................................................................................................................................................................... 17
Home Occupations................................................................................................................................................... 18
Live - Work Uses ........................................................................................................................................................ 19
Outdoor Storage ........................................................................................................................................................ 20
Recycling Return and Recycling Return (Accessory) Uses....................................................................... 20
Secondary Suites Residential Uses .................................................................................................................... 21
Storage of Shipping Containers .......................................................................................................................... 22
Transitional Housing for Women...................................................................................................................... 23
Utility Services (Limited) ....................................................................................................................................... 24
Uses Permitted in all Districts ................................................................................................................................. 24
Uses Permitted with Single Unit Residential Use Districts ......................................................................... 24
Uses Prohibited in all Districts ................................................................................................................................ 25
Lot Specific Uses ............................................................................................................................................................. 25
Liquor Primary Licensed Premises..................................................................................................................... 25
Detoxification Services .......................................................................................................................................... 29
Liquor Store ................................................................................................................................................................. 29
Drop-in Centre Providing Meals......................................................................................................................... 30
Fuel (Gasoline) Service Stations ......................................................................................................................... 31
Karaoke Box Establishments ............................................................................................................................... 31
Needle Exchange and Safe Injection Sites ..................................................................................................... 32
Pawn Shops ................................................................................................................................................................. 32
Rifle (or Shooting) Ranges ..................................................................................................................................... 32
Retail Sale or Wholesale of Fire Arms .............................................................................................................. 32
Former RS-6 Heritage Properties ........................................................................................................................ 32
140

Off-Street Automobile Parking Regulations ................................................................................................. 1

Residential Parking Requirements ........................................................................................................................... 1
Multiple Unit Residential Use Visitor Parking Space Requirements ......................................................... 1

20

Secured Rental Units Parking Requirements ....................................................................................................... 2
Downtown Parking Requirements ........................................................................................................................... 2
Commercial Parking Space Requirements ............................................................................................................ 3
Commercial Service and Industrial Parking Requirements ........................................................................... 4
Institutional Parking Requirements ........................................................................................................................ 5
Front Street Parkade Parking Credits ....................................................................................................................... 7
Parking for Independent Living ................................................................................................................................. 7
Car and Van Pool Parking Spaces .............................................................................................................................. 9
Communal Vehicles and Parking Spaces (Car Share) ....................................................................................... 9
Shared Off-Street Parking ............................................................................................................................................. 9
Units of Measurement ................................................................................................................................................ 10
Off-Street Parking Sizes and Dimensions ........................................................................................................... 10
Surfacing, Drainage, Signs, Lighting and Screening....................................................................................... 14
Location and Siting of Off-Street Parking ........................................................................................................... 14
Access to Off-Street Parking ..................................................................................................................................... 16
Use of Off-Street Parking............................................................................................................................................ 17
Voluntary Establishment of Off-Street Parking ............................................................................................... 18
150

Off-Street Bicycle Parking Regulations ........................................................................................................... 1

Residential Bicycle Parking Requirements ............................................................................................................ 1
Commercial Bicycle Parking Requirements.......................................................................................................... 1
Industrial Bicycle Parking Requirements .............................................................................................................. 2
Recreation, Assembly and Institutional Bicycle Parking Requirements .................................................. 2
Long Term Bicycle Parking Standards ..................................................................................................................... 3
Bicycle Storage Facilities: ......................................................................................................................................... 3
Bicycle Lockers .............................................................................................................................................................. 4
Short Term Bicycle Parking Standards .................................................................................................................... 4
160

Off-Street Loading Regulations ...................................................................................................................... 1

General Off-Street Loading Requirements ............................................................................................................ 1
Required Number of Off-Street Loading Spaces.................................................................................................. 1
Academic School Drop-off and Pick-up................................................................................................................... 2
Size of Off-Street Loading.............................................................................................................................................. 2
Access to Off-Street Loading ........................................................................................................................................ 3
Location of Off-Street Loading .................................................................................................................................... 3
Landscaping and Screening of Off-Street Loading ............................................................................................. 3
Surfacing and Drainage of Off-Street Loading..................................................................................................... 3

21

Table of Contents
200

Residential Low Density Districts Use Regulations................................................................................... 1

210

Single Detached Residential District (RS-1) .................................................................................................. 1

Density .................................................................................................................................................................................. 1
Subdivision Requirements ........................................................................................................................................... 1
Principal Building Envelope ........................................................................................................................................ 1
Height and Setback Exemptions................................................................................................................................ 2
Accessory Building and Use Regulations ............................................................................................................... 2
Balcony, Deck and Porch Regulations...................................................................................................................... 3
Fencing and Vision Clearance Regulations ........................................................................................................... 3
Off-Street Parking and Loading Requirements.................................................................................................... 3
211

Single Detached Residential District (Small Lot) (RS-2) ........................................................................... 1

Single Detached Residential District (Small Lots) (RS-2) Regulations ........................................................ 1
215

Duplex Residential District (RD-1) .................................................................................................................... 1

Conditions of Use ............................................................................................................................................................. 1
Duplex Residential Districts (RD-1) Regulations ................................................................................................ 1
220

Neighbourhood Residential District (RS-1N) ................................................................................................ 1

Density .................................................................................................................................................................................. 1
Subdivision Requirements ........................................................................................................................................... 2
Principal Building Envelope ........................................................................................................................................ 2
Height and Setback Exemptions................................................................................................................................ 3
Accessory Building and Use Regulations ............................................................................................................... 3
Balcony, Deck and Porch Regulations...................................................................................................................... 4
Fence and Vision Clearance Requirements ........................................................................................................... 4
Off-Street Parking and Loading Requirements.................................................................................................... 4
221

Neighbourhood Residential District (Small Lot) (RS-2N) ......................................................................... 1

Neighbourhood Residential District (Small Lot) (RS-2N) Regulations ....................................................... 1
225

Neighbourhood Duplex Residential District (RD-1N) ............................................................................... 1

Conditions of Use ............................................................................................................................................................. 1
Density .................................................................................................................................................................................. 1
Subdivision Requirements ........................................................................................................................................... 2
Principal Building Envelope ........................................................................................................................................ 2
Height and Setback Exemptions................................................................................................................................ 3

22

Accessory Building and Use Regulations ............................................................................................................... 3
Balcony, Deck and Porch Regulations...................................................................................................................... 4
Fencing Regulations ........................................................................................................................................................ 4
Off-Street Parking and Loading Requirements.................................................................................................... 4
230

Queensborough Neighbourhood Residential District (RS-1Q).............................................................. 1

Density .................................................................................................................................................................................. 1
Subdivision Requirements ........................................................................................................................................... 2
Principal Building Envelope ........................................................................................................................................ 3
Height and Setback Exemptions................................................................................................................................ 3
Accessory Building and Use Regulations ............................................................................................................... 4
Balcony, Deck and Porch Regulations...................................................................................................................... 4
Fence and Vision Clearance Requirements ........................................................................................................... 5
Off-Street Parking and Loading Requirements.................................................................................................... 5
250

Compact Lot Residential District (RCL)............................................................................................................ 1

Density .................................................................................................................................................................................. 1
Subdivision Requirement ............................................................................................................................................. 1
Principal Building Envelope ........................................................................................................................................ 1
Height and Setback Exemptions................................................................................................................................ 2
Accessory Building and Use Regulations ............................................................................................................... 2
Balcony, Deck and Porch Regulations...................................................................................................................... 3
Fencing and Vision Clearance Requirements ...................................................................................................... 3
Off-Street Parking and Loading Requirements.................................................................................................... 3
251

Row House Residential District (RSR) .............................................................................................................. 1

Density .................................................................................................................................................................................. 1
Subdivision Requirements ........................................................................................................................................... 1
Principal Building Envelope ........................................................................................................................................ 1
Height and Setback Exemptions................................................................................................................................ 2
Accessory Building and Use Regulations ............................................................................................................... 2
Fencing and Vision Clearance Requirements ...................................................................................................... 3
Off-Street Parking and Loading Requirements.................................................................................................... 3
290

Floating Communities and Residential Marina District (RFC) ............................................................. 1

Conditions of Use ............................................................................................................................................................. 1
Principal Building Envelope ........................................................................................................................................ 1
Accessory Building and Use Regulations ............................................................................................................... 1
Off-Street Parking and Loading Requirements.................................................................................................... 1

23

300

Multiple Unit Residential Districts Use Regulations ................................................................................ 1

305

Queensborough Townhouse Residential District (RT-1) ......................................................................... 1

Conditions of Use ............................................................................................................................................................. 1
Density .................................................................................................................................................................................. 1
Principal Building Envelope ........................................................................................................................................ 1
Distance Between Buildings on the Same Lot ..................................................................................................... 2
Height and Setback Exemptions................................................................................................................................ 3
Usable Open Space........................................................................................................................................................... 3
Accessory Building Regulations ................................................................................................................................. 3
Fencing and Vision Clearance Requirements ...................................................................................................... 3
Off-Street Parking and Loading Requirements.................................................................................................... 3
310

Townhouse Residential District (RT-2) ........................................................................................................... 1

Conditions of Use ............................................................................................................................................................. 1
Density .................................................................................................................................................................................. 1
Principal Building Envelope ........................................................................................................................................ 1
Height and Setback Exemptions................................................................................................................................ 2
Usable Open Space........................................................................................................................................................... 2
Accessory Building Regulations ................................................................................................................................. 2
Fencing and Vision Clearance Requirements ...................................................................................................... 2
Off-Street Parking and Loading Requirements.................................................................................................... 3
355

Multiple Unit Residential District (Medium Density) (RM-2) ............................................................... 1

Conditions of Use ............................................................................................................................................................. 1
Density .................................................................................................................................................................................. 1
Principal Building Envelope (All Building Forms) .............................................................................................. 1
Principal Building Envelope (Townhouse) ............................................................................................................ 2
Principal Building Envelope (Apartment) ............................................................................................................. 2
Height and Setback Exemptions................................................................................................................................ 3
Usable Open Space........................................................................................................................................................... 3
Accessory Building Regulations ................................................................................................................................. 3
Fencing and Vision Clearance Requirements ...................................................................................................... 3
Off-Street Parking and Loading Requirements.................................................................................................... 3
360

Multiple Unit Residential District (Six Storey Residential) (RM-3) ..................................................... 1

Conditions of Use ............................................................................................................................................................. 1
Density .................................................................................................................................................................................. 1
Principal Building Envelope (All Building Forms) .............................................................................................. 1

24

Principal Building Envelope (Townhouse) ............................................................................................................ 2
Principal Building Envelope (Apartment) ............................................................................................................. 2
Height and Setback Exemptions................................................................................................................................ 3
Usable Open Space........................................................................................................................................................... 3
Accessory Building Regulations ................................................................................................................................. 3
Fencing and Vision Clearance Requirements ...................................................................................................... 3
Off-Street Parking and Loading Requirements.................................................................................................... 3
365

Multiple Unit Residential District (High Density) (RM-4) ...................................................................... 1

Conditions of Use ............................................................................................................................................................. 1
Base Density ....................................................................................................................................................................... 1
Base Building Height ...................................................................................................................................................... 1
Bonus Density and Building Heights ...................................................................................................................... 2
Principal Building Envelope (All Building Forms) .............................................................................................. 2
Principal Building Envelope (Townhouse) ............................................................................................................ 2
Principal Building Envelope (Apartment) ............................................................................................................. 3
Height and Setback Exemptions................................................................................................................................ 4
Usable Open Space........................................................................................................................................................... 4
Accessory Building Regulations ................................................................................................................................. 4
Fencing and Vision Clearance Requirements ...................................................................................................... 4
Off-Street Parking and Loading Requirements.................................................................................................... 4
400

Mixed Use Districts Use Regulations ............................................................................................................... 1

405

Local Mixed Use District (MU-1) ........................................................................................................................ 1

Conditions of Use ............................................................................................................................................................. 1
Principal Building Envelope ........................................................................................................................................ 1
Height and Setback Exemptions................................................................................................................................ 2
Usable Open Space........................................................................................................................................................... 2
Accessory Building Regulations ................................................................................................................................. 2
Fencing and Vision Clearance Requirements ...................................................................................................... 2
Off-Street Parking and Loading Requirements.................................................................................................... 2
410

Neighbourhood Mixed Use District (MU-2) .................................................................................................. 1

Conditions of Use ............................................................................................................................................................. 1
Density .................................................................................................................................................................................. 1
Principal Building Envelope ........................................................................................................................................ 1
Height and Setback Exemptions................................................................................................................................ 2
Usable Open Space........................................................................................................................................................... 2

25

Accessory Building Regulations ................................................................................................................................. 2
Fencing and Vision Clearance Requirements ...................................................................................................... 2
Off-Street Parking and Loading Requirements.................................................................................................... 2
415

Community Mixed Use District (MU-3).......................................................................................................... 1

Conditions of Use ............................................................................................................................................................. 1
Density .................................................................................................................................................................................. 1
Principal Building Envelope ........................................................................................................................................ 1
Principal Building Envelope ........................................................................................................................................ 3
Height and Setback Exemptions................................................................................................................................ 3
Usable Open Space........................................................................................................................................................... 3
Accessory Building Regulations ................................................................................................................................. 3
Fencing and Vision Clearance Requirements ...................................................................................................... 3
Off-Street Parking and Loading Requirements.................................................................................................... 4
416

Community Mixed Use District (MU-3A) ...................................................................................................... 1

Conditions of Use ............................................................................................................................................................. 1
Density .................................................................................................................................................................................. 1
Principal Building Envelope ........................................................................................................................................ 2
Height and Setback Exemptions................................................................................................................................ 3
Usable Open Space........................................................................................................................................................... 3
Accessory Building Regulations ................................................................................................................................. 3
Fencing and Vision Clearance Requirements ...................................................................................................... 3
Off-Street Parking and Loading Requirements.................................................................................................... 3
420

City Mixed Use District (MU-4) .......................................................................................................................... 1

Conditions of Use ............................................................................................................................................................. 1
Base Density ....................................................................................................................................................................... 1
Base Building Height ...................................................................................................................................................... 2
Bonus Density and Building Height......................................................................................................................... 2
Principal Building Envelope ........................................................................................................................................ 2
Height and Setback Exemptions................................................................................................................................ 3
Usable Open Space........................................................................................................................................................... 3
Accessory Building Regulations ................................................................................................................................. 3
Fencing and Vision Clearance Requirements ...................................................................................................... 3
Off-Street Parking and Loading Requirements.................................................................................................... 3
425

Columbia Street Historic District (MU-5) ....................................................................................................... 1

Conditions of Use ............................................................................................................................................................. 1

26

Density .................................................................................................................................................................................. 1
Principal Building Envelope ........................................................................................................................................ 2
Height and Setback Exemptions................................................................................................................................ 3
Usable Open Space........................................................................................................................................................... 3
Accessory Building Regulations ................................................................................................................................. 3
Fencing and Vision Clearance Requirements ...................................................................................................... 3
Off-Street Parking and Loading Requirements.................................................................................................... 3
500

Commercial Districts Use Regulations............................................................................................................ 1

505

Local Commercial District (CL) ............................................................................................................................ 1

Conditions of Use ............................................................................................................................................................. 1
Principal Building Envelope ........................................................................................................................................ 1
Fencing and Vision Clearance Requirements ...................................................................................................... 1
Off-Street Parking and Loading Requirements.................................................................................................... 2
510

Service Commercial District (CS) ....................................................................................................................... 1

Conditions of Use ............................................................................................................................................................. 1
Principal Building Envelope ........................................................................................................................................ 1
Fencing and Vision Clearance Requirements ...................................................................................................... 1
Off-Street Parking and Loading Requirements.................................................................................................... 2
515

Parking District (CP) ................................................................................................................................................ 1

Conditions of Use ............................................................................................................................................................. 1
Density .................................................................................................................................................................................. 1
Principal Building Envelope ........................................................................................................................................ 1
520

Large Format Commercial District (CLF)......................................................................................................... 1

Conditions of Use ............................................................................................................................................................. 1
Density .................................................................................................................................................................................. 1
Principal Building Envelope ........................................................................................................................................ 1
Fencing and Vision Clearance Requirements ...................................................................................................... 2
Off-Street Parking and Loading Requirements.................................................................................................... 2
525

Commercial Waterfront District (CW) ............................................................................................................ 1

Conditions of Use ............................................................................................................................................................. 1
Principal Building Envelope ........................................................................................................................................ 1
Fencing and Vision Clearance Requirements ...................................................................................................... 1
Off-Street Parking and Loading Requirements.................................................................................................... 2
530

High Technology and Business Park District (CHT) ................................................................................... 1

Conditions of Use ............................................................................................................................................................. 1

27

Density .................................................................................................................................................................................. 1
Principal Building Envelope ........................................................................................................................................ 1
Fencing and Vision Clearance Requirements ...................................................................................................... 2
Off-Street Parking and Loading Requirements.................................................................................................... 2
600

Institutional Districts Use Regulations........................................................................................................... 1

605

Parks District (I-1) ..................................................................................................................................................... 1

Conditions of Use ............................................................................................................................................................. 1
Density .................................................................................................................................................................................. 1
Principal Building Envelope ........................................................................................................................................ 1
Fencing and Vision Clearance Requirements ...................................................................................................... 1
Off-Street Parking and Loading Requirements.................................................................................................... 1
610

Schools District (I-2) ................................................................................................................................................ 1

Conditions of Use ............................................................................................................................................................. 1
Density .................................................................................................................................................................................. 1
Principal Building Envelope ........................................................................................................................................ 1
Fencing and Vision Clearance Requirements ...................................................................................................... 1
Off-Street Parking and Loading Requirements.................................................................................................... 2
615

Religious Assembly District (I-3) ....................................................................................................................... 1

Conditions of Use ............................................................................................................................................................. 1
Density .................................................................................................................................................................................. 1
Principal Building Envelope ........................................................................................................................................ 1
Fencing and Vision Clearance Requirements ...................................................................................................... 1
Off-Street Parking and Loading Requirements.................................................................................................... 2
620

City Institutional District (I-4) ............................................................................................................................ 1

Conditions of Use ............................................................................................................................................................. 1
Density .................................................................................................................................................................................. 1
Principal Building Envelope ........................................................................................................................................ 1
Fencing and Vision Clearance Requirements ...................................................................................................... 1
Off-Street Parking and Loading Requirements.................................................................................................... 2
625

Supportive Housing District (I-5) ...................................................................................................................... 1

Conditions of Use ............................................................................................................................................................. 1
Density .................................................................................................................................................................................. 1
Principal Building Envelope ........................................................................................................................................ 1
Fencing and Vision Clearance Requirements ...................................................................................................... 1
Off-Street Parking and Loading Requirements.................................................................................................... 2

28

630

Rehabilitative Institutional District (I-6) ....................................................................................................... 1

Conditions of Use ............................................................................................................................................................. 1
Density .................................................................................................................................................................................. 1
Principal Building Envelope ........................................................................................................................................ 1
Fencing and Vision Clearance Requirements ...................................................................................................... 1
Off-Street Parking and Loading Requirements.................................................................................................... 2
635

Cemetery District (I-7) ............................................................................................................................................ 1

Conditions of Use ............................................................................................................................................................. 1
Density .................................................................................................................................................................................. 1
Principal Building Envelope ........................................................................................................................................ 1
Fencing and Vision Clearance Requirements ...................................................................................................... 1
Off-Street Parking and Loading Requirements.................................................................................................... 1
640

Civic Services District (I-8) .................................................................................................................................... 1

Conditions of Use ............................................................................................................................................................. 1
Density .................................................................................................................................................................................. 1
Principal Building Envelope ........................................................................................................................................ 1
Fencing and Vision Clearance Requirements ...................................................................................................... 1
Off-Street Parking and Loading Requirements.................................................................................................... 2
700

Manufacturing and Industrial Districts Use Regulations ...................................................................... 1

705

Light Manufacturing and Industrial District (M-1) ................................................................................... 1

Conditions of Use ............................................................................................................................................................. 1
Principal Building Envelope ........................................................................................................................................ 1
Fencing and Vision Clearance Requirements ...................................................................................................... 2
Off-Street Parking and Loading Requirements.................................................................................................... 2
710

Heavy Manufacturing and Industrial District (M-2) ................................................................................ 1

Conditions of Use ............................................................................................................................................................. 1
Principal Building Envelope ........................................................................................................................................ 1
Fencing and Vision Clearance Requirements ...................................................................................................... 2
Off-Street Parking and Loading Requirements.................................................................................................... 2
805

Agricultural District (AG) ...................................................................................................................................... 1

Permitted Principal and Accessory Uses ................................................................................................................ 1
Conditions of Use ............................................................................................................................................................. 1
Subdivision Requirements ........................................................................................................................................... 1
Principal Building Envelope ........................................................................................................................................ 2
Fencing and Vision Clearance Requirements ...................................................................................................... 2

29

Off-Street Parking and Loading Requirements.................................................................................................... 2

30

Administration and Enforcement
Section 110

110

Administration and Enforcement

Purpose of this Bylaw
110

.1

The general purpose of this Bylaw is to implement the vision for the City
of New Westminster set forth in the Official Community Plan and
primarily to ensure:
(a)
(b)
(c)
(d)
(e)
(f)

the appropriate use of land;
the appropriate development of land including density,
subdivision of land, siting and the form of buildings and structures;
the provision of adequate open space;
sufficient economic activity to support and strong and healthy
City;
respect for the natural environment and the needs and aspirations
of future generations; and
provision of land uses and an environment which fosters a strong,
socially supportive, healthy and sustainable integrated and
inclusive community.

Application of this Bylaw
110

.2

The provisions of this Bylaw shall apply to all buildings and structures
and all land within the Zoning Districts defined, designated, delineated
and described in this Bylaw and shown on the plan annexed hereto and
marked as Appendix “A”.

General Restrictive Clause
110

.3

Except as permitted in this Bylaw, no person shall develop, subdivide,
build on or use land, building or structures without complying with the
provisions of this Bylaw.

Offence
110

.4

2016 03 14

Every person who violates a provision of this Bylaw or who permits or
suffers any act or thing to be done in contravention or in violation of any
of the provisions of this Bylaw, or who neglects or refrains from doing
anything required to be done by this Bylaw commits an offence and is
liable to penalty. Each day that a violation exists shall constitute a
separate offence.
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Administration and Enforcement
Section 110
Penalty
110

.5

Every person who commits an offence against this Bylaw is liable to a
fine of not more than $10,000.

Right of Entry or Inspection
110

.6

Subject to the Community Charter, officers and employees of the City
may enter lands and premises to inspect and determine whether the
regulations, requirements and prohibitions of this Bylaw are being
met.

Severability
110

.7

If any part, section, sentence, clause, phrase or word of this Bylaw is for
any reason held to be invalid by the decision of any Court of competent
jurisdiction, the invalid part, section, sentence, clause, phrase or word
shall be severed and the decision that it is invalid shall not affect the
validity of the remainder which shall continue in full force and effect
and be construed as if the Bylaw had been adopted without such
invalid portions.

Zoning Districts
110

.8

The City of New Westminster is divided into Zoning Districts as
indicated on the map in Appendix A.

Location and Boundaries of Zoning Districts
110

.9

The area and location of the zones established by this bylaw are as
shown on Schedule A, "Zoning Maps of the City of New Westminster",
which is attached to and forms an integral part of this bylaw.

110

.10

The boundaries of the zoning districts:
(a)
(b)
(c)

2016 03 14

are located as shown on Schedule A; and
when shown following a highway, creek or railway right-ofway, are located at the centre line of the highway, creek or
railway right-of-way;
if the dedication of a highway or lane is cancelled, the area that
comprised the highway or lane shall be deemed to have the
same zoning designation as the abutting land and if abutting
land has different zoning designations, the zoning of the
abutting land shall be deemed to extend to the former centreline
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(d)

2016 03 14

of the cancelled highway or lane;
when shown not following a legally defined line or a line
described in paragraph 2, are to be determined by scaling from
Schedule A.
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Interpretation
Section 120

120

Interpretation

Definitions
120

.1

In this Bylaw:

ACCESSORY BUILDING means a structure, building or portion of a building, the use
or intended use of which is naturally, customarily and normally incidental,
subordinate, exclusively devoted to and located on the same lot as a principal
building or principal use.
ACCESSORY USE means a use of land or a building that is naturally, customarily and
normally incidental, subordinate, exclusively devoted to, and located on the same lot
as a principal use of land or building.
ADULT ENTERTAINMENT USES means the creation or offering for rent, use, viewing
or sale of an object (other than a contraceptive device), commodity, good, material,
device, machine or entertainment which is designed or intended to be used for any
type of sexual service or act or in the depiction of a sexual act and includes adult
video stores, adult theatres, adult motion picture studios, strip clubs and erotic
dancing.
ANTENNA means a structure which is customarily used for transmitting or
receiving electromagnetic signals.
ASSEMBLY AND ENTERTAINMENT USE includes auditoriums, billiard halls,
bowling alleys, dance halls, gymnasiums, meeting halls, swimming pools and
theatres (excluding drive-in theatres), but excludes religious assembly and worship
and casinos.
ANIMAL BOARDING AND TRAINING means a facility in which domestic animals
can be cared for or trained, and which may include the keeping of such animals
overnight.
ANIMAL DAYCARE, GROOMING AND VETERINARY SERVICES means a facility in
which domestic animals are cared for, treated, or groomed and which does not
include the keeping of animals overnight, except for veterinary purposes.
AUTOMOBILE WRECKING YARD means the use of premises for the storage,
wrecking or dismantling of vehicles which are unlicensed, uninsured or inoperable
as determined by the pertinent Provincial regulations.
BALCONY means an elevated platform attached to or recessed into the exterior wall
of a building, which is enclosed only by a railing or parapet wall.
2016 03 14
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Section 120

BASEMENT (WEST SIDE) means either:
(a)

For buildings approved for construction on or after January 1, 1997 means an
area with:
(i)
(ii)

more than 0.61 metres (2 feet); and
a maximum of 1.22 metres (4 feet)

from existing grade to the finished floor level above the area; or
(b)

For buildings approved for construction before January 1, 1997 means the
lowest level of a house, which has any of its height below finished grade.

BASEMENT HEIGHT ABOVE GRADE means the distance between the existing,
undisturbed ground level against a building foundation as indicated on a survey
prepared and certified by a British Columbia Land Surveyor, and the floor level
immediately above a basement (westside) or cellar (westside), excluding localized
depressions.
BATHROOM means a room consisting of not less than one toilet, one sink, and one
bathtub or shower.

2016 03 14
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Interpretation
Section 120

BAY WINDOW means a rectangular, curved or polygonal window or group of
windows, enclosing an extension of the window sill beyond the wall of the building
and which has a sill height of not less than 0.46 metres (18 inches) above the
finished floor elevation.

BEDROOM means a room which is intended to be used for the purpose of sleeping
and contains at least one exterior window and one closet.
BICYCLE LOCKER means a fully enclosed space designed for the storage of one
bicycle and capable of being locked to secure the bicycle.
BICYCLE PARKING (LONG TERM) means a space designed for the parking of one
bicycle by occupants of a building, such as employees and residents, and includes
bicycles lockers.
BICYCLE PARKING (SHORT TERM) means a freely accessible space designated for
the parking of one bicycle, available for public use during the business hours of
2016 03 14
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Interpretation
Section 120

premises in the building in respect of which the parking space is provided.
BICYCLE STORAGE FACILITY means an area providing two or more long term
bicycle parking spaces.
BOARDER means an individual other than a member of the family occupying a
dwelling unit who, for compensation, is provided sleeping accommodation and
meals.
BUILDING means any structure designed or intended for the support, enclosure,
shelter or protection of persons or property.
BUSINESS AND PROFESSIONAL OFFICE USE means the use of a building, or a
portion of a building, for business, administrative, clerical, medical or professional
work.
CASINO means a building, or portion of a building which:
(a)
(b)
(c)

is used or intended for use, in whole or in part, for the purpose of conducting
and managing a licensed gaming business pursuant to paragraph 207 of the
Criminal Code;
is equipped with table games, and slot machines, excluding video lottery
terminals and any other electronic devices, which are expressly prohibited;
and
is operated by a provincially approved gaming management company.

A casino may also contain accessory eating, drinking, entertainment and liquor
primary licensed premises facilities.
CELLAR (WEST SIDE) means an area with a maximum of 0.61 metres (2 feet) from
existing grade to the finished floor level above the area.

2016 03 14
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Interpretation
Section 120

CEMETERY means the use of land or a building, or portion of a building, for the
burial, interment or cremation of humans or domestic pets.
CHILD CARE means a facility which provides day care and supervision to children
up to 12 years of age by persons other than the child’s parents or guardians.
COMMUNAL VEHICLE means a four wheeled passenger automobile, van or pick-up
truck, owned and operated by an organization that permits temporary use of the
vehicle by its members or customers, in accordance with the terms of a statutory
covenant in favor of the City dealing with the continued availability of such vehicles
in relation to particular premises and the parking of such vehicles on the premises.
COMMUNITY TRANSITIONAL RESIDENCE means the use of a building or a portion
of a building to provide accommodation and 24-hour supervision, counseling and
programming to assist offenders to reintegrate into the community and is operated
by a non-profit agency or private corporation both of which must be regulated by
the responsible Federal authority.
CONGREGATE HOUSING means a building or portion of a building containing
dwelling units primarily for elderly residents and includes a communal dining area
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Interpretation
Section 120

and associated kitchen, recreational and social areas, and provision of services for
residents. Congregate housing does not include housing or services for individuals
recovering from substance abuse or addiction or for individuals reintegrating into
communities after imprisonment.
COOKING FACILITY means any equipment, device or appliance used to heat or cook
food and includes the arrangement of service lines which provide the energy source
used or intended to be used to service such facility.
DETOXIFICATION SERVICES means the use of a site for a clinic for drug or alcohol
detoxification or rehabilitation and which does not include residences for
individuals receiving such services.
DORMER means a roofed projection in a sloping roof which does not occupy, either
individually or in total, more than fifty percent (50%) of the projected horizontal
length of the roof.

DOWNTOWN means the area covered by the Downtown Community Plan.
DROP-IN CENTRE PROVIDING MEALS means a building or portion of a building
which provides drop-in space and meals to persons who are non-residents of the
building on three or more days of the week.

2016 03 14
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Interpretation
Section 120

DWELLING UNIT means one or more habitable rooms designed, occupied or
intended for use, including occupancy, by a household as an independent and
separate residence in which a cooking facility is provided.
EMERGENCY SHELTER ACCOMODATION means a building or a portion of a building
which is used to provide temporary accommodation in order for persons to meet
their immediate basic needs for shelter.
ESCORT SERVICE means provision of an escort or partner for social occasions.
FLOAT HOME means a structure built on a flotation system and intended for use as a
dwelling unit and not primarily for navigation.
FLOOR AREA, GROSS means the horizontal cross-sectional area of all the buildings
on the lot measured to the outside of the outer walls or outer roof of the buildings or
portion of a building at each storey. Gross floor area shall also include areas used for
structured parking.
FLOOR AREA, NET means the gross floor area, subject to the exemptions in the
General Regulations of this Bylaw.
FLOORPLATE means either:
(a)
(b)

the level(s) immediately above a cellar (Westside), basement (Westside) or slab;
or;
for lots located in Queensborough, the level(s) immediately above a slab, crawl
space or garage;

and includes one-hundred percent (100%) of all balconies decks and porches that are
attached solely to the front and side walls of the principal building, at that level, and
for lots which are not located in Queensborough, fifty percent (50%) of all balconies
decks and porches which are attached solely to the rear wall of the principal
building at that level.
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FLOOR AREA RATIO (FAR) means the number obtained by dividing the net floor
area on a lot by the area of the lot.
<Insert Floor Area Ratio Image>
FREQUENT TRANSIT NETWORK means that network of corridors where transit
service runs at least every 15 minutes in both directions throughout the day and into
the evening, every day of the week, as designated from time to time by the South
Coast British Columbia Transportation Authority (Translink) or its successor in
function.
FUEL (GASOLINE) SERVICE STATIONS means a lot, building or portion of a lot or
building used for the retail sales of gasoline and other automotive fuels.
FUNERAL SERVICES means the use of a lot, building or portion of a lot or building for
services, gatherings and viewings of deceased persons and may also include
cremation of the human body and the preparation of the human body for
internment or cremation.
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GROUP LIVING ACCOMMODATION means a private residence which enables
persons with disabilities to live independently in the community and provides short
and long term living arrangements, as well as counseling, peer support and skills
training.
HABITABLE ROOMS OR SPACE means a room or space intended primarily for
residential use, and excludes a bathroom, utility room, workroom, furnace room or
storage room.
HEIGHT DATUM of a lot means either:
(a)

for a lot which is not located in Queensborough, the average of the existing
elevations taken at all corners of the lot as established by a survey prepared
and certified by a British Columbia Land Surveyor.

Figure: Obtaining datum for lot not located within Queensborough - Height Datum (a)
(b)

for a lot located in Queensborough and used for any use other than an
industrial use:
(i) 3.53 metres (11.58 feet) Geological Survey of Canada (GSC) for
properties located west of the boundary formed starting from the
Fraser River on the south side of Queensborough, following Derwent
Way, Boyd Street and Wood Street to the Fraser River on the North Side
of Queensborough (as illustrated in the figure below); or
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(ii) 4.20 metres (13.78 feet) Geological Survey of Canada (GSC) for
properties located east of the boundary formed starting from the Fraser
River on the south side of Queensborough, following Derwent Way,
Boyd Street and Wood Street to the Fraser River on the North Side of
Queensborough (as illustrated in the figure below).

Figure: Height Datum Queensborough – Non Industrial Uses
(c)

for a lot located in Queensborough which is used for industrial purposes, 4.20
metres Geological Survey of Canada (GSC);

HEIGHT, BUILDING means the height of a building as determined by measuring the
vertical distance from the height datum to:
(a)
(b)
(c)

for a flat roof, the highest point of the roof surface;
for a mansard roof, the deck line; or
for a roof which is not a flat roof, the average distance between:
(i) the average of all the eaves at a point which is no further than 2 feet
horizontally from the adjacent wall of the building; and
(ii) the highest point of the building;
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HEIGHT, PEAK means the height of a building as determined by measuring the
vertical distance from the height datum to the highest point of the building.
HERITAGE DONOR SITE means a site which is located within the Columbia Historic
Mixed-Use Land Use designation in the Downtown Community Plan or a site which
is located in the Downtown and is on the Heritage Register.
HOME OCCUPATION means an accessory use to a residential use in which one or
more residents carry on a business, which may include a bed and breakfast, but does
not include child care.
HOTEL means the use of a building for the rental of four or more rooms to overnight
guests, which provides a desk for registration of guests and management on the
premises and does not include the rental of rooms for residential purposes or bed
and breakfast accommodation.
HOUSEHOLD means:
(a)
(b)
(c)

a person and up to two boarders or four foster children; or
two or more persons related by blood, marriage or adoption and up to two
boarders or four foster children; or
a group of not more than four persons who are not related by blood, marriage
or adoption which includes owners, renters, tenants, boarders, and paid
domestic servants and foster children, but does not include living
arrangements in which more than one resident has a entered into a tenancy
agreement;

living together as a single domestic unit in one dwelling unit.
LANE means a highway with a right-of-way which is not greater than 6.1metres (20
feet) in width.
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LIQUOR STORE means the retail sales of alcoholic beverages, snacks and liquor
related items.
LIQUOR PRIMARY LICENSED PREMISES means the use of premises, primarily for the
sale of alcoholic beverages for consumption on the premises as authorized under the
Liquor Control and Licensing Act, with or without food service, and for
entertainment and games authorized under that Act other than gambling and
performances by exotic dancers or strippers. A Liquor Primary Licensed Premises may
include the accessory manufacturing of beer, wine or liquor for consumption within
the premises.
LIVE-WORK USES means one or more habitable rooms that may be used for
commercial or mixed commercial and residential purposes.
LOCALIZED DEPRESSION means window wells and pedestrian entrances which do
not exceed the following:
(a)
(b)
(c)
(d)

an area of 1.49 square metres (16 sq. ft.) for pedestrian entrances, excluding
stairways;
an area of 2.79 square metres (30 sq. ft.) for pedestrian entrances to a
secondary suite, excluding stairways;
a width of 0.91 metres (3 ft.) as measured from the foundation wall to the
exposed face of any localized depression located within a required side yard or
side setback; and
a combined total length of 25% of the length of the adjacent foundation wall

LOT means a parcel of land other than an airspace parcel or building strata lot and
includes for the purposes of the Bare Land Strata Regulations only, a bare land strata
lot.
LOT COVERAGE means the combined area covered by all buildings and structures on
the lot, expressed as a percentage of the area of the lot, excluding structures or
portions of structures below the height datum or the finished grade.
LOT, DEPENDENT means one lot or two or more abutting lots which either:
(a)

(b)

forms the corner of a city block and which:
(i) has an area of less than 1,114.80 square metres (12,000 square feet);
(ii) has a frontage of less than 23.77 metres (78 feet); and
(iii) is located between a street and a lot used for uses other than a
single unit residential uses or two unit residential uses, or
is located between lots which are not used for single unit residential uses or
two unit residential uses and which:
(i) has a lot area of less than 1,021.90 square metres (11,000 square
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feet); and
(ii) has a frontage of less than 21.34 metres (70 feet);
<Insert Locked in Lot Images (a and b)>
LOT LINE, FRONT means the boundary(s) of a lot abutting a highway which is not a
lane. In the case of a lot abutting two or more highways and which is not a through
lot, the front lot line shall be deemed to be the lot line with the shortest dimension.
<Insert Front Lot Line Image>
LOT LINE, INTERIOR means the side lot line which is shared with an abutting lot.
<Insert Interior Lot Line Image>
LOT LINE, REAR means the boundary (s) of a lot which is roughly opposite to the
front lot line.
<Insert Rear Lot Line Image>
LOT LINE, SIDE means the boundaries (s) of a lot which are not a front lot line or rear
lot line.
<Insert Side Lot Line Image>
LOT, THROUGH means a lot which has more than one lot line abutting highways
which are roughly opposite of each other. All such lot lines shall be deemed to be
front lot lines and through lots are deemed to have no rear lot line.
<Insert Through Lot Image>
LOUNGE ENDORSEMENT AREA means the accessory use of an area of a brewery,
distillery or winery for the sale and service of beer, liquor or wine for consumption in
an indoor area or patio area of the brewery, distillery or winery specified by a licence
issued under Section 12 of the Liquor Control and Licensing Act.
MARINA means the use of a lot for the moorage of marine vessels, including float
homes, in an installation built on a flotation system.
MASSAGE PROVIDER means a person who is a member in good standing in the
Natural Health Practitioners of Canada (NHPC) and who practices, instructs or
demonstrates therapeutic or relaxation massage in a business professional
establishment.
MASSAGE THERAPIST means a registrant of the College of Massage Therapists of
British Columbia established in accordance with the Health Professions Act.
MASSEUR or MASSEUSE SERVICES means a service provided by a person who is not
a cosmetologist, massage therapist, or massage provider and who kneads, rubs, or
massages the human body for remuneration.
MEDICAL MARIHUANA PRODUCTION means the use of a lot or building or portion
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of a lot or building for the production, storage, processing and distribution of
marihuana, and for which Health Canada has issued a license under the Marihuana
for Medical Purposes Regulation ,SOR 2013-119, as amended from time to time.
MINI STORAGE means the use of a completely enclosed building or series of
completely enclosed buildings consisting of separate storage units which are rented
to customers having access to their respective units for the storage of goods.
MULTIPLE UNIT RESIDENTIAL USE means a building or portion of a building
containing three or more dwelling units, but in the case of a development containing
uses from more than one major land use category, may contain any number of
dwelling units so long as it complies with the regulations of the specific zone. A
multiple unit residential use also includes congregate housing.
NEEDLE EXCHANGE and SAFE INJECTION SITE means premises for the exchange of
used hypodermic needles and syringes for new ones; the injection of drugs in a
controlled and supervised environment and the provision of related information or
support services.
OUTDOOR STORAGE means the storage of goods or materials, for more than 72
hours, which are not located within a fully enclosed building, and excludes the
storage of shipping containers and vehicles.
PERMANENT SUPPORTED HOUSING means a building or portion of a building
which provides affordable or subsidized housing for persons to stabilize their
personal situations and re-establish connections to the community. This housing is
linked to voluntary and flexible support services which are designed to meet
resident needs. The level of support may vary, with some support services being
provided by on-site staff and others being delivered on an outreach basis.
PERSONAL SERVICES means the use of a lot for the provision of services which cater
to personal needs and grooming, including massage providers and massage
therapists, directly to customers or the cleaning or alteration of personal items such
as watches, shoes and clothing.
PLANT CULTIVATION means the use of a lot for growing of plants and the retail sale
of plants and gardening products and which does not include medical marihuana
production.
PRINCIPAL BUILDING means a building, or portion of a building, or structure which
contains the principal use(s) of a lot.
PRINICIPAL USE is the primary purpose(s) for which a lot is used.
QUEENSBOROUGH means the portion of the City of New Westminster located on
"Lulu Island" and being comprised of District Lots 757 and 758, Group One, New
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Westminster District.
RAISED CEILING AREA means the area up to 1.52 metres in height between a
vaulted ceiling and the level of the adjacent ceilings within a building.
RECYCLING RETURN means the use of a lot for collection, sorting, packaging,
temporary storage, and preparation for shipment within an enclosed building, and
the shipment from the building, of recyclable materials, including empty beverage
containers, used electronic goods, paper products, glass and metal, but excluding
automobile wrecking, storage of damaged vehicles and used building materials, and
includes the payment of deposit refunds.
RECYCLING RETURN (ACCESSORY) means the use of a lot, accessory to permitted
principal use, for the collection from consumers, sorting, packaging, temporary
storage, and preparation for shipment within a building, and the shipment from the
building, of empty beverage containers and used electronic goods, including the
payment of deposit refunds, which is directly related and ancillary to a permitted
principal retail sales use on the lot, and excludes the processing of containers and
electronic goods other than the crushing of glass beverage containers.
RESIDENTIAL CARE FACILITY means the use of a building or a portion of a building
for accommodation of persons who, because of age, disability or infirmity, require
personal care and assistance, and is licensed under the Community Care and
Assisted Living Act.
RESIDENTIAL COMMUNITY LIVING means the use of a lot for long term and
independent residential living arrangements for up to four persons with intellectual
and / or physical disabilities and may include counselling and life skills training, and
is accredited in accordance with Provincial government regulations. Residential
community living may include up to two staff members at any one time.
RESTAURANT means an establishment where food is offered for sale for either
immediate consumption on the premises or for take-out or delivery, but does not
include a drive-through or drive-in restaurant.
RETAIL SALES means the use of a building or portion of a building for the sale and
purchase of goods directly to and from the consumer. Retail sales may also include:
(a)
(b)
(c)

the repair of household appliances, electronics and similar small and medium
sized items as a service to consumers;
a pharmacy filling methadone prescriptions for up to 30 persons;
retail sales and purchase of used goods directly to and from the customer,
except those excluded elsewhere in this bylaw.

RETAIL (SERVICE) means the retail sale, rental and repair of the following new and
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used goods directly to the customer: construction supplies including those related to
building, plumbing, heating, electrical, ventilation, air-conditioning, interior
decorating, painting, lighting and refrigeration; restaurant equipment; swimming
pools and hot tubs; upholstery; floor covering equipment and supplies; mattresses;
household furniture; outdoor furniture; office furniture; large kitchen and household
appliances; gardening equipment including rototillers and lawn mowers; bicycles,
boats, outboard engines, snowmobiles, motorcycles, and chain saws; and other
similar goods.
ROOF, FLAT means a roof with a pitch of 4:12 or less.

ROW HOUSING means the use of lot for one dwelling unit which is:
(a)
(b)
(c)

located on a lot which is not part of a strata subdivision; and
shares a common wall with one or more other dwelling units; and
on a through lot or a lot serviced by a lane.
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SCHOOL (ACADEMIC) means a school where academic subjects are typically taught
to children and teenagers and may include a School (Commercial and Self
Improvement).
SCHOOL (COMMERCIAL AND SELF IMPROVEMENT) means a school where
students are taught subjects either for personal interest or for vocational purposes,
and which not a school (trade) is or a school (academic) but which permits tutoring of
academic subjects.
SCHOOL STAFF MEMBER means a person employed full-time or part-time at a
school whether or not employed by School District #40, including without limitation
teachers, special education assistants, administrative and custodial staff and staff
providing special instructions and other programs to students.
SCHOOL (TRADE) means a school that provides training in a manual, mechanical or
technical trade that involves the use of industrial equipment or materials in an
industrial setting, including mechanics, carpentry, electrical wiring, plumbing, sheet
metal work and similar occupations.
SCRAP METAL DEALER means any person carrying on the business of buying and
selling discarded items which consist predominantly of ferrous metals, aluminum,
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brass, copper, lead, chromium, tin, nickel, magnesium, zinc or alloys thereof but does
not include used metal cans or containers for food beverages, paint, or domestic or
household products normally recycled to avoid waste..
SECONDARY SUITE RESIDENTIAL USE means a dwelling unit, which is accessory to
a principal dwelling unit, is contained within the same building as the principal
dwelling unit.
SECURED RENTAL RESIDENTIAL UNIT means a dwelling unit that is located on a
site used for multiple dwellings, is occupied pursuant to a residential tenancy
agreement, and is either:
(a)
(b)

secured by a Housing Agreement or,
is an existing multiple dwelling that is not secured by a Housing Agreement
which has not added more than five units at any one point in time.

SETBACK means an area measured perpendicular from a lot line, excluding corner
truncations, within which no structure may be located, except as specifically
permitted elsewhere in this Bylaw.
<Insert Setback Image>
SETBACK, FRONT means a setback extending along the length of a front lot line.
SETBACK, REAR means a setback extending along the length of a rear lot line.
SETBACK, SIDE means a setback extending along the length of a side lot line.
SETBACK, EXTERIOR SIDE means a setback extending along the length of a side lot
line which is adjacent to a street or lane.
SHIPPING CONTAINER STORAGE means the use of a lot for the storage of
containers customarily used for the shipment of goods.
SINGLE UNIT RESIDENTIAL USE means a building consisting of one principal
dwelling unit only, and may include a secondary suite residential use.
STOREY means that portion of a building which is situated between the top of any
floor and the top of the floor next above it, and if there is no floor above it, that
portion between the top of such floor and the ceiling above it; excludes raised ceiling
areas.
<Insert Storey Definition Image>
STREET means a highway with a right-of-way which is 6.1 metres (20 feet) in width
or greater.
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STRUCTURE means anything constructed or erected, the use of which requires a
more or less permanent location on the ground, or which is attached to something
having a permanent location on the ground, but does not include pavement, curbs or
walks at grade.
SUPPORTED RESIDENTIAL REHABILITAION means a residential use which also
provides a long term supportive and structured environment for persons recovering
from drug or alcohol addiction and which must be regulated by the responsible
Provincial authority.
TEMPORARY RESIDENTIAL DETOXIFICATION means a residential use which also
provides short term drug or alcohol detoxification and rehabilitation and which
must be regulated by the responsible Provincial authority.
TENANCY AGREEMENT means an agreement, whether written or oral, express or
implied, between a landlord and a tenant respecting possession of a rental unit, use
of common areas and services and facilities, and includes a license to occupy a rental
unit.
TOWNHOUSE means a building or a portion of a building:
(a)
(b)
(c)

that is a ground oriented multiple unit residential use;
that is clearly defined by the front door; and
in which the primary means of access must be to the exterior of the building,
directly from grade and exclusive to the unit.

TRANSITIONAL HOUSING means the residential use of a lot for housing which is an
interim step with occupants moving to more permanent housing once their
situation has stabilized. This type of housing accommodates stays up to 36 months
and incorporates a range of support services which addresses the needs of
occupants. It does not include temporary residential detoxification.
TRANSITION HOUSING FOR WOMEN means the use of a lot for a facility funded by
and under contract with the Province which is contained within a single unit
residential use having one dwelling unit only and which is intended to provide a safe
place of residence on a temporary basis for women and their children leaving an
abusive relationship.
TRANSPORTATION SERVICES means the use of a lot for railway facilities, industrial
docks, heliports, seaplane ports transit terminals and bus terminals.
TWO UNIT RESIDENTIAL USE means a building consisting of two principal dwelling
units, neither of which is a secondary suite residential use, having any entrance from
the exterior to a dwelling unit above the ground floor located on a building wall that
faces a rear lot line.
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USABLE OPEN SPACE means an unobstructed outdoor area or areas for safe and
convenient use for recreation or leisure activities, but shall not include Off-Street
parking areas, Off-Street loading areas, densely landscaped areas, service driveways
or public walkways.
UTILITY SERVICES means any building, structure or land, or portion thereof,
accommodating equipment as part of electrical, gas, water, sewer, telephone, radio,
television or other similar facilities and includes all major transmission facilities.
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130

General Regulations

Accessory Building Regulations for Multiple Unit Residential Uses
130

.1

Accessory buildings shall be permitted on lots which permit multiple
unit residential uses provided such buildings conform with the
following requirements:
(a)
(b)
(c)
(d)
(e)
(f)
(g)
(h)

shall not cover more than 10% of the lot area;
shall not exceed one storey;
shall not exceed 4.57 metres (15 feet) in height;
shall not be located within the required front setback;
shall not be located less than 1.52 metres (5 feet) from a rear or
side lot line;
shall not be located less than 3.05 metres (10 feet) from a
window of a habitable room
shall be located not less than 4.57 metres (15 feet) from the
corner of a lot at an intersection of streets or of a street and a
lane;
shall not contain cooking facilities or sleeping facilities.

<Insert Summary Image of Setback Requirements>
Adaptable Housing Requirements
130

.2

On lots used for multiple unit residential uses, a minimum of 40% of all
dwelling units which:
(a)
(b)

are single storey; and
allows persons with disabilities to directly access the dwelling
unit from the exterior of the building without assistance;

must be constructed as Adaptable Dwelling Units in accordance with
the standards specified under subsection 3.8.5 Adaptable Dwelling
Units in the British Columbia Building Code.
Antenna Regulations
130

.3
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No antenna shall be erected between the wall of a building and a lot
line facing a street.
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Calculations, Measurements and Rounding
130

.4

In the case of regulations which require a calculation, such as off-street
parking, each calculation shall be determined separately prior to
determining any total quantitative requirement.

130

.5

All regulations and requirements shall be accurate and rounded to two
decimal places, except regulations which require the provision of a
discrete number of items (such as parking spaces) which shall be
rounded up to the nearest whole number.

130

.6

Imperial measurements are provided for convenience only. In the case
of a difference between a metric measurement and an imperial
measurement, the metric measurement shall prevail.

Conformity of Raised Buildings to Setback Requirements
130

.7

The raising of a building or portion of a building that is lawfully located
within a setback required by this Bylaw is deemed not to be a further
contravention of the setback requirement under s. 911 of the Local
Government Act, and the new portion of the building that is within the
setback is deemed to have the same status under s. 911 as the original
portion, provided that no portion of the building or portion in the
setback is raised more than 0.91 metres (3 feet) and that the building or
portion of the building is raised only once.

Dependent Lots
130

.8

Multiple unit residential uses are prohibited abutting a dependent lot.

Density Bonus
130

.9

2016 03 14

Where a zoning district allows for bonus density, the bonus density
may be permitted if payments are made into capital reserve funds as
established by Bylaw 7382, 2010, Bylaw No 7383, Bylaw No 7384, 2010
or Bylaw 7608, 2013 in accordance with the table below.
Building Form

Location

Townhouse
Townhouse
Townhouse

Mainland
Queensborough
Downtown

Contribution per area
above base density
$80 per square foot
$70 per square foot
$60 per square foot
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Apartment (lowrise)
Apartment (lowrise)
Apartment (lowrise)
Apartment (highrise)
130

.10

Mainland

$55 per square foot

Queensborough

$40 per square foot

Downtown

$37.50 per square
foot
$22.50 per square
foot

Downtown

Where a development includes both apartment and townhouse units
the contribution per sq. ft. above base density shall be determined by
the following formula:

(

Percentage of
Townhouse
Units

+ (

Percentage of
Apartment
Units

Townhouse
Rate in
x
Amenity
Table
Apartment
Rate in
x
Amenity
Table

)
)

130

.11

Density bonus payments made pursuant to this bylaw must be made
prior to issuance of a building permit authorizing the construction of a
building that contains bonus density.

130

.12

Sites which are used for secured rental residential units and which do
not contain any dwelling units which are not secured market rental
dwelling units, shall be exempt from payments for bonus density.

Heritage Density Transfer System
130

.13

Unused density from a Heritage Donor Site may be transferred to a
recipient site in the Downtown provided the following conditions are
met:
(a)

(a)

2016 03 14

the amount of density transferred from the Heritage Donor Site
must not exceed the amount of unused density currently
available on the donor site including any permitted bonus
density for residential uses;
unused density may be transferred in whole or in part to a
recipient site until all unused density has been transferred from
the Heritage Donor Site;
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(b)

(c)

(d)
(e)

the owners of the Heritage Donor Site and the recipient site
must enter into a three-party agreement with the City, stating
the amount of the density transferred and the consideration
that the owner of the recipient site is providing to the owner of
the Heritage Donor Site for the transfer, acknowledging the
voluntary nature of the transaction, and releasing the City from
all liability in respect of the transaction;
the owner of the Heritage Donor Site must enter into a Heritage
Revitalization Agreement with the City which must include
provisions regarding the repair, restoration or conservation of a
building on the Heritage Donor Site and provisions prohibiting
the use on the Heritage Donor Site of density that has been
transferred to a recipient site;
the density of development of the recipient site following the
transfer must not exceed the maximum permitted density in the
relevant zoning district, including permitted bonus density; and
the owner of the recipient site shall be exempt from payments
otherwise required in section 190.49 in respect of each square
foot of density transferred from a Heritage Donor Site.

Downtown Base Heights

Dwelling Requirements
130

.14

For multiple unit residential uses, except for bathrooms, storage rooms,
utility rooms and furnace rooms:
(a)
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no portion of the floor of any dwelling unit shall be located more
than 1.52 metres (5 feet) below finished grade measured
immediately adjacent to the outside wall of such habitable
space; and
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(b)

no more than 50% of the finished floor area of any residential
unit may be located more than 3 feet below finished grade,
measured at any point immediately adjacent to the outside wall
of such habitable space.

<Insert Image for Dwelling / Grade Requirements>
130

.15

Each dwelling unit shall not contain less than one bathroom.

130

.16

Each dwelling unit shall not contain more than one cooking facility
except one additional cooking facility may be permitted in the principal
unit of a single unit residential use, provided it is accessory to and
located in a room directly adjacent to the first cooking facility.

130

.17

The entire area of any dwelling unit must be accessible from within the
dwelling unit. No portion shall be isolated such that it can only be
accessed from a separate exterior door.

130

.18

Each dwelling unit shall have a minimum floor area of 46.45 square
metres (500 sq. ft.), except:
(a)
(b)

bachelor units shall have a minimum floor area of 32.52 square
metres (350 sq. ft.); and
the minimum floor area in a dwelling unit for a congregate
housing may be reduced by 4.56 square metres (50 sq. ft.)
provided that a communal recreation space of not less than 4.56
square metres (50 sq. ft.) per dwelling unit and not less than 92.9
square metres (1,000 sq. ft.) in total is provided in the building.

Family Friendly Housing
130

.19

With the exception of multiple dwellings uses in which all dwelling
units are Secured Rental Residential Units and multiple dwellings with
less than ten dwelling units, all multiple dwellings that have been
subdivided under the Strata Property Act shall include a minimum 30%
two-bedroom dwelling units, and at least 10% of the total dwelling
units shall have three or more bedrooms.

130

.20

With the exception of multiple dwellings with less than ten dwelling
units, all multiple dwelling in which all dwellings are Secured Rental
Residential Units shall include a minimum of 25% two-bedroom and
three-bedroom dwelling units, and at least 5% of the total dwelling
units shall be three bedroom dwelling units.

130

.21

Sites zoned Village at Historic Sapperton Comprehensive Development
Districts (CD-10) shall not be required to comply with the Family
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Friendly Housing regulations.
Fence and Vision Clearance Regulations
130

.22

Hedges, fences, walls and similar structures are permitted within
required setbacks, provided that:
(a)

(b)
(c)

the height of the hedge, fence or structure in a residential or
institutional district does not exceed 1.83 metres (6 feet), unless
it is located within the front setback, in which case it shall not
exceed 1.22 metres (4 feet);
the height in a commercial, mixed use or industrial district does
not exceed 2.44 metres (8 feet), except that open mesh or chain
link type fences shall not exceed 3.66 metres (12 feet) in height.
the height on a lot lawfully used as a cemetery, public
playground, park, playfields or school (academic) does not
exceed 3.66 metres (12 feet), and such structure is an open mesh
or chain link type fence.

130

.23

A hedge, fence, wall or similar structure which is not within the
required setback may be erected up to the maximum building height of
that zone, if the lot is located in a commercial or industrial zone.

130

.24

The height of a hedge, fence, wall or similar structure at any point along
its length shall be measured from an elevation determined by
averaging the elevations of finished grade 0.91 metres (3 feet) from the
hedge or structure measured perpendicularly at the point in question
on both sides of the hedge or structure.

130

.25

On a lot located at the intersection of two streets or at the intersection
of a street and a lane and on which a setback is required; fences, walls,
or similar structures and hedges and other vegetation shall not exceed a
height of 0.91 (3 feet) within a distance of 4.57 metres (15 feet) of the
corner of the lot at the intersection.

130

.26

No barbed wire, razor wire or similar material shall be used for fencing,
except in an institutional zone or on a lot containing power generation
or transmission facilities.

130

.27

Railings, where required by the British Columbia Building Code, shall be
exempt from setback requirements in this Bylaw.

130

.28

Notwithstanding regulations elsewhere in this Bylaw, fences shall be
permitted to a maximum height of 3.66 metres (12 feet) for sites used
for one or both of outdoor storage and shipping container storage.
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<Insert Summary Image of Fence requirements>
Front Setback Averaging
130

.29

Despite front setback requirements contained elsewhere in this bylaw,
on a lot lawfully used for a single unit residential use or a two unit
residential use, the minimum front setback is as follows:
(a)

(b)

where adjoining lots on either side are lawfully used for single
units residential uses or two unit residential uses, the average
front setback of the principal buildings on such adjacent lots may
be used;
where adjoining a street or lane and a lot lawfully used for single
units residential uses or two unit residential uses, the front
setback of the principal buildings on such adjacent lot may be
used.

provided that all adjoining lots front the same street as the lot in
question.

2016 03 14
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Garbage and Recycling Areas
130

.30

All lots used for multiple dwellings must provide a designated space
designed and developed to accommodate, in a location accessible to
residents and removal contractors, containers for garbage and
separated recyclable materials that are sufficient in number and
capacity to serve the multiple dwelling use.

130

.31

All areas used for storage of garbage and recycling materials shall be
effectively screened from view by a closed fence, decorative wall or
evergreen hedge, or alternatively, shall be located within a completely
enclosed building.

Gross Floor Area Exemptions (Net Floor Area)
130

.32

The net floor area shall be determined by exempting the following from
the gross floor area:

130

.33

For single unit residential uses and two unit residential uses:
(a)
(b)

(c)
(d)
(e)
(f)
(g)
(h)
(i)
(j)

Any area with a clear vertical height from a floor to a ceiling of
1.22 metres (4 feet) or less;
An area with a clear vertical height from floor to ceiling of not
more than 1.53 metres (5 feet) in Queensborough which is
required to meet flood requirements respecting the elevation of
the floor area above;
Balconies, decks, porches and other similar structures, the
perimeter of which is not more than 60% enclosed by walls or
portions of walls;
Bay windows to a maximum of 4 sq. metres (43.06 sq. ft.) of floor
area;
Fireplaces and chimneys to a maximum of 1.12 sq. metres (12 sq.
ft.) of floor area;
Detached accessory buildings subject to lot coverage maximums
specified elsewhere in this Bylaw; and
Areas within an attic space which:
are under a peaked roof with a pitch equal to or greater than 4:12
have a floor to ceiling height of 1.8 metres (6 feet) or less; and
which are only accessible by means of a hatch with an opening
of 0.75 sq. metres (16.15 square feet) or less.

<Insert Summary Image of SDD exemptions>
2016 03 14

City of New Westminster Zoning Bylaw

61

130-8

General Regulations
Section 130

130

.34

For all uses other than single unit residential uses and two unit
residential uses:
(a)
(b)

(c)
(d)
(e)

(f)
(g)
(h)

(i)

(j)

(k)

2016 03 14

Any area with a clear vertical height from a floor to a ceiling of
1.22 meters (4 feet) or less;
A flood control space or similar area in Queensborough which is
required to meet flood covenant requirements with a clear
vertical height from floor to ceiling of not more than 1.53 metres
(5 feet);
Balconies, decks, porches and other similar structures, the
perimeter of which is not more than 60% enclosed by walls or
portions of walls;
The floor area located below finished grade used for vehicular
and bicycle parking, bicycle end-of-trip facilities, vehicular
access, maneuvering aisles, elevators and stairs;
Areas used for parking or drop-off and vehicle maneuvering at
grade within a fully enclosed parking structure up to a
maximum of 35% of the lot coverage of the building at the
ground level;
Areas used for parking for a townhouse use the finished floor of
which is located below the height datum.
Areas used for above grade parking which are screened from
external view by a land use;
All floor areas located completely below finished grade to be
used for storage lockers, laundry rooms, mechanical, heating,
ventilating, or air conditioning equipment, or containment of
garbage and recyclable materials;
The floor area of those portions of a building above finished
grade used for mechanical purposes, including elevator
penthouses, but not to exceed 10% of the lot coverage and
provided that all equipment is screened from view;
The floor area of portions of purpose-designed buildings
containing multiple unit residential uses that is used exclusively
for recreational purposes up to but not exceeding 5% of the
permitted gross floor area for the site. The exemption for
recreational purposes includes the area of an entrance lobby to a
purposed-designed apartment building, and areas which are set
aside specifically for meeting, reading, relaxing and waiting
purposes and whose continuing area and function is secured by
a covenant upon the title to the property in favor of the City;
Areas of buildings experiencing water penetration in accordance
with sections under the heading Repairs to Buildings
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(l)

Experiencing Water Penetration in this section;
Areas within an attic space which:
(i) are under a peaked roof with a pitch equal to or
greater than 4:12
(ii) have a floor to ceiling height of 1.8 metres (6 feet)
or less; and
(iii) which are only accessible by means of a hatch with
an opening of 0.75 sq. metres (16.15 square feet) or
less.

Height and Setback Exemptions
130

.35

The following are exempted from the calculation of the height of a
principal building:
(a)
(b)
(c)
(d)
(e)
(f)
(g)
(h)

antennas;
belfries, spires and domes on building used for religious
assembly and places of worship;
chimneys;
elevator and ventilation machinery which is fully enclosed;
fire and hose towers on buildings used as fire stations;
flag poles;
mechanical penthouses or other mechanical appurtenances
required by the Building Code; and
wind towers;

provided that no such structure shall cover more than 20% of the site,
or if located on a building, not more than 10% of the roof area of the
principal building.
130

.36

Features listed in the following table may project into the front, side, or
rear setback to the extent specified in the table, and subject to any
condition stated in the table.

Feature
Stairwells below
finished grade
Steps and ramps
from first floor to

2016 03 14

Permitted Maximum Projection in
Required Setback
Front
Side
Rear
No limit
No limit
No limit
No limit

No limit

Condition

No limit
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grade
Steps and ramps
above the first floor
Sills, belt courses,
eaves, cornices,
chimneys and
fireplaces
Balconies, decks,
porches and
cantilevered
canopies
Eaves of roofs
which cover a
balcony, deck or
porch
Bay windows

130

.37

.38

No limit

0.61
metres (2
feet);

1.22
metres (4
feet);
0.61
metres (2
feet);

1.22
metres (4
feet)

1.22
metres (4
feet);

1.22
metres (4
feet)

0.6 metres
(2 feet)

No
Projection
Permitted

No
Projection
Permitted

See chimney and
fireplace
requirements
below
Limited to the
portion not
included in net floor
area
Additional to any
other permitted
projection

0.61
metres (2
feet)

0.61
metres (2
feet)

0.61
metres (2
feet)

See bay window
requirements
below.

0.61
metres (2
feet);

Bay windows projecting into required setbacks shall:
(a)
(b)
(c)

130

Not
permitted

not exceed 1.83 metres (6 feet) in width;
not exceed one storey in height; and
not exceed, in combination with all projecting bay windows,
30% of the length of the wall;

Chimneys and fireplaces projecting into required setbacks shall not:
(a)
(b)

exceed 1.83 metres (6 feet) in width; and
exceed, in combination with other chimneys, 30% of the length
of the wall;

130

.39

A projection shall not be located less than 1 metre (3.28 feet) from a
side lot line where a setback is required.

130

.40

The following are permitted to project from the building into all
required setbacks:
(a)
(b)

2016 03 14

portions of buildings which are located entirely below grade and
are used to provide parking shall be permitted to project into the
required setbacks
repairs to buildings experiencing water penetration shall be
exempt from setback requirement in accordance with
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(c)

requirements in the Repairs to Buildings Experiencing Water
Penetration section of this Bylaw;
in buildings used for a multiple unit residential use and in
institutional districts, canopies over pedestrian walkways and
entrance ways, extending from the main entrance of the
building to the street, which do not exceed 3.05 metres (10 feet)
in height, and do not obstruct in any way the area within 4.57
metres of the corner of the lot at the intersection of two streets
or a street and a lane.

Hotel Requirements
130

.41

Each hotel room shall have a minimum floor area of 22.30 square
metres (240 square feet) and shall provide a sleeping facility and a
bathroom within the room.

Lot Requirements
130

.42

No building, structure or portion thereof shall extend over lot line(s).

130

.43

In the case of a building which was lawfully constructed to extend over
lot line(s), the building shall be deemed for the purposes of this bylaw
to be located on the lot upon which the majority of the ground level net
floor area is located or in the case of a building which has equal
amounts of ground level net floor area on more than one lot, the
building shall be deemed to be located on the lot which contains the
principal entry for the building. Without limiting the generality of the
foregoing and despite regulations elsewhere in this bylaw:
(a)

(b)

2016 03 14

Where a lot is encroached upon by a building which is deemed to
be located on another lot, the encroaching portion of the
building shall be ignored for the purposes of calculating net floor
area and lot coverage on the lot encroached upon, unless the
encroaching building covers more than 5% of the lot encroached
upon.
A lot which contains a building that encroaches upon another
lot shall include the encroaching portion of the building for the
purpose of calculating the net floor area and lot coverage.
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130

.44

For lots located in more than one zoning district, applied over different
geographical areas, the development and use of each area of the lot
shall be determined independently and in accordance with the zoning
of that area. Building and structure setbacks shall be required along
zoning boundaries as if they were lot lines.

Mechanical, Heating, Ventilation and Air Conditioning Equipment
130

.45

Mechanical, heating, ventilation and air conditioning equipment
which is not fully enclosed within a building shall:
(a)
(b)

130

.46

2016 03 14

only be permitted between a building and the rear lot line;
shall not be permitted within 3 metres (9.84 feet) of a side or rear
lot line.

The regulations for mechanical, heating, ventilation and air
conditioning equipment shall not apply if the location has been
authorized by a Development Permit.
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Retaining Walls
130

.47

Notwithstanding that retaining walls are not permitted within
setbacks, the following exemptions are permitted:
(a)

(b)

2016 03 14

Retaining walls on sites used for commercial, industrial, or
institutional uses or for multiple dwellings, shall be permitted
within required setbacks provided they are authorized by a
Development Permit if applicable; or
Retaining walls on sites used for or zoned for residential
purposes, except multiple dwellings, shall be permitted within
required setbacks provided:
(i) the height of a retaining wall, measured from the lowest
ground level at the base of the retaining wall to the
highest ground level at or near the top of the retaining
wall, at any point along the retaining wall, shall not
exceed:
(1) 1.22 metres (4 feet) for a retaining wall which is
not specifically regulated in this subsection;
(2) 0.61 metres (2 feet) for a retaining wall located
within 1.22 metres (4 feet) of, and which runs
approximately parallel to, either an interior side lot
line or interior rear property line;
(3) 1.83 metres (6 feet) for a retaining wall used as a
window well;
(4) 3 metres (9.84 feet) for a retaining wall bounding a
pedestrian entrance, including one stairway,
which is located between a building and the rear
property line, and which serves a level of a
building located below grade; or
(5) 1.83 metres (6 feet) for a retaining wall bounding a
pedestrian entrance, including one stairway,
which is located between a building and a side
property line and which serves a level of a building
located below grade. The stairway serving this
pedestrian entrance shall not exceed 3.05 metres
(10 feet) in total length;
(ii) the distance between adjacent retaining walls which are
approximately parallel, as measured from their closest
distance, shall not be less than the height of the higher
retaining wall.
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Repairs to Buildings Experiencing Water Penetration
130

.48

Where it is necessary to repair the walls of a building, or portion of a
building experiencing water penetration; for the purposes only of that
repair, the walls may encroach up to 0.2 metres (8 inches) into the
required setbacks. Any encroachment of the building, or portion of a
building, is exempt to that extent from any floor space, lot coverage or
setback restrictions for the purpose of that repair only.

Screening and Landscaping
130

.49

Any part of a lot not used for the principal use, outdoor recreation or
parking and loading facilities shall be suitably landscaped and properly
maintained.

130

.50

All screening shall be properly maintained and free of graffiti.

130

.51

Screening shall be provided for storage yards and storage areas
consisting of either a compact evergreen hedge, or a solid fence or wall
of not less than 1.83 metres (6 feet) in height:
(a)
(b)

where any side of the storage yard or storage area abuts a street
or lane, or a property used for residential, commercial or
institutional uses; and
where screening is required, no material located with 15.24
metres (50 feet) of the screening shall exceed the height of the
screening provided;

130

.52

An area of landscaping a minimum of 1.52 metres (5 feet) in width
shall be provided along the common lot line on lots used for service
stations and automobile, truck, motorcycle and boat sales, or rental and
lots used exclusively for parking which abut a street, lane or lot used for
residential, commercial or institutional purposes.

130

.53

On lots which are occupied by residential uses, parking areas and
driveways within side or rear setbacks shall be effectively screened
from view from outside the lot except at points of entry and exit by a
closed fence, decorative wall or obscuring evergreen hedge not less
than 1.22 metres (4 feet) in height, which shall be properly maintained
at all times.

130

.54

On lots occupied by agricultural, industrial, commercial, mixed use and
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industrial uses, where a rear or interior side lot line adjoins or abuts a
lot used for residential purposes and no lane intervenes, such rear or
interior side lot line shall be adequately screened. In addition, parking
areas shall be screened from view from the street except at points of
entry and exit by a closed fence, decorative wall or obscuring evergreen
hedge not less than .61 metres (2 feet) nor more than 1.07 metres (3.5
feet) in height. All fences, walls and hedges shall be properly
maintained at all times.
130

.55

Any storey, or portion thereof, of a building located above the finished
grade and used for parking, shall be effectively screened from view
from outside the lot except at points of entry and exit.

130

.56

All Off-Street loading spaces and access thereto, located on a lot used
for residential purposes or adjoining a lot used for residential purposes
shall be effectively screened and shall not be closer than 3.05 metres
(10 feet) from the side lot line of such adjoining lot used for residential
purposes.

Temporary Use Permits
130

.57

Temporary use permits may be issued under Section 921 of the Local
Government Act within all zoning districts. In considering the issuance
of a temporary use permit, the Council or its delegate shall consider the
following:
(a)
(b)
(c)
(d)
(e)
(f)

2016 03 14

whether the proposed use is consistent with the official
community plan designation for the land;
whether the proposed use is consistent with any neighbourhood
plan applying to the land;
whether the proposed use is consistent with relevant policies
adopted by the Council;
in the case of any proposed use that is not consistent with any
such plan or Council policy, the nature and extent of any
community benefit from the use;
whether the proposed use is of a temporary nature or whether it
would be more appropriate for the City to consider permitting
the use by rezoning;
the suitability and compatibility of the proposed use with the
surrounding area, including its operation, function, appearance
and intensity of use;
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(g)

the impact of the proposed use on the operation of adjacent
uses, including future land uses permitted by the zoning bylaw
and designated by the official community plan.

Through Lots
130

.58

Despite regulations elsewhere in this bylaw, on lots used for a single
residential use, accessory structures, accessory uses and parking shall
be permitted to locate within a front setback on a through lot provided:
(a)

(b)

that the principal entries to the principal dwellings located on
the two abutting lots, in each direction, are not oriented toward
the same setback area along a common street, unless the lot is a
corner lot, in which case the principal entries of the two abutting
lots in one direction shall be used; and
they conform with accessory building setback requirements
within the applicable zone;

<Insert Image explaining Through Lots>
Usable Open Space
130

.59

For lots used for multiple unit residential uses, usable open space shall
be provided of not less than10% of the net floor area used for multiple
unit residential uses.

130

.60

Dimensions of usable open space shall not be less than:
(a)
(b)
(c)

1.52 metres (5 feet) for areas, such as decks and balconies, which
are above grade and for the use of an individual dwelling unit;
3.05 metres (10 feet) for areas, such as patios and semi private
yards, which are at grade and for the use of an individual
dwelling unit; or
3.05 metres (10 feet) for areas accessible to all dwelling units on
the lot.

Use Specific Regulations
Animal Daycare, Grooming and Veterinary Services
130

.61

All animal daycare, grooming and hospital activities which generate
noise must take place within a completely enclosed building.

Child Care
2016 03 14
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130

.62

Any child care use within a building containing a single dwelling
residential use shall meet the following conditions:
(a)

130

.63

shall not exceed 8 children in any one facility;

Any child care use within a building containing a multiple unit
residential use and in a zoning district which does not permit
commercial uses shall meet the following conditions:
(a)
(b)

shall not exceed 25 children in any one facility; and
no off-street parking spaces are required for the child care use.

Home Occupations
130

.64

Every home occupation shall comply with the following requirements:
(a)
(b)

(c)
(d)
(e)

(f)
(g)
(h)

2016 03 14

the home occupation shall clearly be an accessory use to the
residential use;
no more than one non-resident may be engaged in a home
occupation. In the case of a building containing a principal
dwelling unit and a secondary suite residential use where both
dwelling units in the building contain at least one home
occupation, only one non-resident home occupation employee is
permitted.
a home occupation shall not generate any noise, vibration,
smoke, dust, odours, toxins, heat, glare, radiation, fire hazard,
health hazard or similar disturbance;
no exterior alteration to the appearance of the structure on the
lot may be made to indicate that the lot contains anything other
than a residential land use;
the residential floor space and accessory building area on a site,
including any detached accessory buildings, occupied or used for
any home occupation shall not exceed 46.45 square metres (500
square feet) in total;
no home occupation shall have unenclosed or exterior storage or
display of goods, materials, components, stock-in-trade,
equipment or finished goods;
not more than one off-street parking space shall be used for the
purposes of a home occupation;
no home occupation shall involve the sale of goods or products
where customers regularly enter the home to inspect, purchase
or take possession of the goods or products, except in the case of
live-work uses and home occupations on the ground floor in
zones that permit ground floor retail sales;
City of New Westminster Zoning Bylaw

71

130-18

General Regulations
Section 130

(i)

a home occupation shall involve only such equipment as is
ordinarily employed in purely domestic use, household use,
recreational hobbies or small office uses, and shall not require
upgrading, electrical or plumbing systems beyond what is usual
for a residential use;
(j) a home occupation shall not have any external displays,
advertisements or signage, except for one non-illuminated
identification sign not to exceed 0.2 square metres (2.2 square
feet) indicating the name of the business;
(k) a home occupation shall not involve automotive repair on the
premises;
(l) a home occupation shall not involve any on-site storage of
construction materials, hazardous chemicals or explosives; and
(m) a bed and breakfast:
(i) shall not accommodate more than four guests unless the
dwelling is over 185.8 square metres (2,000 square feet) in
net floor area. For every 46.45 square metres (500 square
feet) above 185.80 square metres (2,000 square feet), one
additional guest may be permitted, to a maximum of 10
guests;
(ii) shall not use more than one on-site parking space for
every three bed and breakfast bedrooms;
(iii)
may be operated in either the principal residence
or the secondary suite residential use, but not both, in a
building that contains a secondary suite residential use.
Live - Work Uses
130

.65

All units used for live-work uses shall meet the following conditions:
(a)
(b)

(c)

(d)

2016 03 14

shall be considered a commercial use for the purposes of
calculating floor area ratio and off-street parking requirements;
shall provide to the City a covenant stipulating that any ground
floor space shall not be used for residential purposes and that
the unit containing the live-work use shall remain as one unit of
ownership;
where residential and commercial portions of a unit used for
live-work uses are under different tenancy, access from the
exterior of the building shall be provided to the commercial and
residential portions separately and independently of each other;
access must be provided to any commercial premises directly
from the exterior of the building; and
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(e) no residential use shall be permitted below any live-work use.
Outdoor Storage
130

.66

Any outdoor storage use shall meet the following conditions:
(a) Areas used for outdoor storage shall be setback from all property
lines a distance of not less than that indicated in the table
below:

(b)

(c)
(d)

(e)

Property Line

Minimum Setback

Front

7.62 metres (25 feet)

Side

3.05 metres (10 feet)

Rear

3.05 metres (10 feet)

Areas used for outdoor storage shall be setback not less than 7.62
metres (25 feet) from any abutting site which is used or zoned
for residential uses ;
Goods or materials shall not be stored higher than 9 metres
(29.53 feet);
Areas used for outdoor storage shall be screened by buildings,
solid fences or evergreen hedges which are not less than 2.44
metres (8 feet) in height, and which shall be maintained and be
in good conditions at all times; and
Any goods or materials which are higher than the provided
screening shall be setback not less than 15.25 metres (50 feet)
from all property lines.

<Insert Image explaining Outdoor Storage Requirements>
Recycling Return and Recycling Return (Accessory) Uses
130

.67

Recycling Return and Recycling Return (Accessory) Uses shall meet the
following conditions:
(a)
(b)
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A Recycling Return (Accessory) use shall not exceed 278.70 square
metres (3,000 square feet) in floor area;
A Recycling Return use shall not be located within the area
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(c)

bounded by Columbia Street, Quayside Drive, Third Avenue,
Fourteenth Street, Fourth Avenue and Mc Bride Boulevard.
Recycling Return and Recycling Return (Accessory) uses shall meet
the following conditions:
(i) all activities and storage of materials and equipment
must be conducted inside a building; and
(ii) all customer service and retail sales operations must be
conducted at the front of the building adjacent to the
street; and
(iii)
any preparation for shipment activities, including
glass breaking must be conducted in a completely
enclosed area not visible from the street or adjacent
parking area and not adjacent to any window or area
visible from a window;

Secondary Suites Residential Uses
130

.68

A secondary suite residential use is intended to be provided as
affordable housing. Therefore, they are permitted in accordance with
this bylaw as a bonus density and as such are subject to the following
conditions:
(a)

(b)

(c)
(d)
(e)

2016 03 14

every building containing a secondary suite residential use and
any alteration or change made to a building containing a
secondary suite residential use shall conform to City of New
Westminster “Design Standards and Guidelines for Houses with
Secondary Suites” attached hereto as Appendix B and forming
part of this Bylaw;
the floor area of a secondary suite residential use shall not:
(i) exceed 40% of the gross floor area of the building
containing the secondary suite residential use;
(ii) be less than 32.52 square metres (350 square feet) or
greater than 89.93 square metres (968 square feet);
the minimum finished floor elevation of any part of a building
used as a secondary suite residential use shall not be less than
any level prescribed by the City of New Westminster.
any portion of a building which contains a secondary suite
residential use shall not be subdivided from the principal
dwelling; and
no lot may contain more than one dwelling unit to be used as
secondary suite residential use.
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Storage of Shipping Containers
130

.69

Storage of shipping container uses shall conform to the following:
(a) Areas used for storage of shipping containers shall be setback
from all property lines a distance of not less than that indicated
in the table below:

(b)

(c)

(d)

2016 03 14

Property Line

Minimum Setback

Front

7.62 metres (25 feet)

Side

3.05 metres (10 feet)

Rear

3.05 metres (10 feet)

Areas used for storage of shipping containers shall be screened
by buildings, solid fences or evergreen hedges which are not less
than 2.44 metres (8 feet) in height, and which shall be
maintained and be in good conditions at all times;
For sites zoned M-1 Light Industrial District, the following
conditions shall apply to areas used for shipping container
storage:
(i) No more than 20 shipping containers shall be permitted
on the site; and
(ii) The height of stored shipping containers shall not exceed
3 metres (9.84 feet);
For sites zoned M-2 Heavy Industrial District, the following
conditions shall apply:
(i) The height of stored shipping containers shall not exceed
9 metres (29.53 feet);
(ii) No stored shipping container shall be located within 15.25
metres (50 feet) of any property line abutting a site used
or zoned for residential use; and
(iii)
Any shipping container which is higher than the
provided screening, shall be setback not less than 15.25
metres (50 feet) from all property lines.

City of New Westminster Zoning Bylaw

75

130-22

General Regulations
Section 130

Transition Housing for Women
130

.70

Transition housing for women shall conform to the following:
(a)
(b)
(c)
(d)
(e)
(f)

2016 03 14

the lot area shall be a minimum of 557.40 square metres (6,000
square feet) and the building shall be a maximum of 278.70
square metres (3,000 square feet) in gross floor area;
the maximum number of staff, women and children at the
Women’s Transition House is 16;
there shall be no structural alterations to the exterior of the
building which would indicate that the building is being utilized
for a purpose other than to accommodate a single household;
a portion of every Women’s Transition House shall be accessible
to disabled persons;
every Women’s Transition House shall be located within three
blocks of a public transit route and within six blocks of a
recreational amenity, a park and shopping facilities;
the owner or operator of a Women’s Transition House shall
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(g)
(h)
(i)
(j)

enter into a Good Neighbour Agreement with the City of New
Westminster, in a form satisfactory to the City, respecting the
operation of the Women’s Transition House;
no Women’s Transition House may be subdivided;
a minimum of 18.58 square metres (200 square feet) of hard
surface outdoor space for children with a minimum dimension
of 3.05 metres (10 feet) shall be provided;
no displays, signs or advertising shall be erected or displayed on
the property identifying the use of the house as a Women’s
Transition House;
noise attenuation measures shall be employed where possible to
minimize disturbances to the neighbourhood;

Utility Services (Limited)
130

.71

The following conditions apply for Utility Service (Limited):
(a)

(b)

The area used for a utility service use shall be located completely
below grade or shall conform to the following requirements:
(i) it shall be completely enclosed;
(ii) it shall not be more than 1.83 metres (6 feet) in height;
(iii) screening shall be provided consisting of either a compact
evergreen hedge or a solid fence not less than the height
of the utility hub up to a maximum of 1.83 metres (6 feet)
in height; or a graphic wrap applied directly to the
structure on all sides; and
(iv) such structure and screening shall be properly
maintained and free of graffiti.
The area used for a utility service use shall not exceed 19 square
metres (205.51 square feet).

Uses Permitted in all Districts
130

.72

The following uses are permitted in all Zoning Districts:
(a)

Utility Services (Limited)

Uses Permitted with Single Unit Residential Use Districts
130

.73

2016 03 14

The following uses are permitted on all properties with a single unit
residential use:
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(a)

Transition Housing for Women.

Uses Prohibited in all Districts
130

.74

The following uses are not permitted in any Zoning District in New
Westminster:
(a)
(b)
(c)
(d)
(e)
(f)
(g)

adult entertainment uses;
automobile wrecking yards;
escort services;
masseur and masseuse services;
dispensing methadone or similar drugs used for substance abuse
recovery to more than 30 people;
scrap metal dealers;
retail sale or purchase of the following used goods:
(i) Precious or semi-precious metals, stones, jewels or
jewelry; and
(ii) Tools suitable for construction, automotive repair or
domestic use.

Lot Specific Uses
130

.75

Changes to sections under the Lot Specific Use heading will be
considered through a zoning bylaw amendment application.

Liquor Primary Licensed Premises
130

.76

Liquor Primary Licensed Premises are only permitted on the lots listed in
the chart below and in buildings which are in existence at the time of
adoption of the this Bylaw.
Business
Name
57 Below

Brooklyn
Bar and
Grill
Douglas

2016 03 14

Address
50 Eighth
Street
250
Columbia
Street
700 Royal

Occupant
Load
140

150
442

Legal Description
LOT A, BLOCK G, NEW WEST
DISTRICT GROUP 1, PLAN
2620 MERCHANTS SQUARE
PLAN .
LOT 19, BLOCK 7, NEW WEST
DISTRICT GROUP 1, PLAN
35154
BLOCK 24/29, NEW WEST
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College

Avenue

Elks Club
of New
Westmins
ter
Fever
Night
Club

301-681
Columbia
Street

150

445
Columbia
Street

350

421 East
Columbia
Street

113

305 Ewen
Avenue

118

900
Quayside
Drive

100

Lafflines
530
at the Burr Columbia
Street

110

Fireside
Inn
Neighbour
hood Pub
Frankie
G's
Boilerhous
e Pub
Inn at
New
Westmins
ter Quay

2016 03 14

DISTRICT GROUP 1, PLAN
RP60238 PARCEL 1, EXCEPT
PLAN 64777, OCCUPIER OF
DOUGLAS COLLEGE PARENT
FOLIO: 00700.001
LOT 63, BLOCK 13, NEW
WEST DISTRICT GROUP 1,
PLAN LMS3317
Lot 2, Block 15, NEW WEST
DISTRICT, PLAN 2620
WESTERLY 16 INCHES
(EXPLANATORY PLAN 6182) ,
LOT 1, BLOCK 15, PLAN 2620,
NEW WESTMINSTER
DISTRICT, & WESTERLY 16
INCHES (EXPLANATORY
PLAN 6182) LOT 2
LOT 2"A", NEW WEST
DISTRICT GROUP 1, PLAN
2771 SUBURBAN BLOCK 3.
DISTRICT LOT 757, NEW
WEST DISTRICT GROUP 1,
PLAN LMP40804 PARCEL A,
GROUP 1.
LOT 1, NEW WESTMINSTER
GROUP 1, PLAN 74261,
DISTRICT LOT 3980 & 3981,
GROUP 1, & BED OF THE
FRASER RIVER "THE INN AT
THE QUAY"
LOT 3, BLOCK 6, NEW WEST
DISTRICT GROUP 1, PLAN
2620 EXCEPT: FIRSTLY: THE
EASTERLY 2 1/8 INCHES OF
SAID LOT 3 HAVING A
FRONTAGE OF 2 1/8 INCHES
ON COLUMBIA STREET AND
A LIKE FRONTAGE ON
FRONT STREET AND
ADJOINING LOT 4 AND
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Lucky
Strike
Bowling
Lanes
Moonrake
rs
Neighbour
hood Pub
Old
Terminal
Pub
Paddlewh
eeler
Restauran
t and Pub

2016 03 14

1205 Sixth
Avenue

107

525
Seventh
Street

113

115
Twelfth
Street
810
Quayside
Drive

145
184

Queens
Motor
Hotel

1110 Ewen
Avenue

301

Rivers
Reach Pub

320 Sixth
Street

242

Roma Hall

940 Ewen
Avenue

120

Royal
Canadian
Legion
Branch
No. 2
Royal City
Curling
Club

631 Sixth
Street

145

75 Sixth
Avenue
East

260

SECONDLY: PART IN PARCEL
A (EXPLANATORY PLAN
10518)
(PARCEL IDENTIFIER: 000810-827)
LOT 32, NEW WEST DISTRICT
GROUP 1, PLAN 60657
SUBURBAN BLOCK 11.
LOT 122, NEW WEST
DISTRICT GROUP 1, PLAN
NWS2089 SUBURBAN
BLOCK 10.
BLOCK 36, NEW WEST
DISTRICT GROUP 1, PLAN
6702 LOT A(P10967).
BLOCK 3, DISTRICT LOT
3982, NEW WEST DISTRICT
GROUP 1, PLAN LMP29057
PARCEL 1 AIRSPACE, GROUP
1, PUBLIC MARKET .
DISTRICT LOT 757, NEW
WEST DISTRICT GROUP 1,
PLAN 2620 BLOCK 18 E1/2,
GROUP 1, EXCEPT PLAN
EP10324(PCL A) &
RP11310(PCL B).
LOT A, NEW WEST DISTRICT
GROUP 1, PLAN 59975
SUBURBAN BLOCK 6.
LOT A, DISTRICT LOT 757,
NEW WEST DISTRICT GROUP
1, PLAN 2160
LOT 97, NEW WEST DISTRICT
GROUP 1, PLAN 52367
SUBURBAN BLOCK 13.
Lot 87, NEW WEST DISTRICT
GROUP 1, PLAN 28208,
SUBURBAN BLOCK 4 & 13,
LEASE BYLAW 4070
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Royal
Towers Clancy's
Pub

140 Sixth
Street

780

Royal
Westmins
ter
Regiment
Messes

530
Queens

215

Shanks
Sports
Grill

350 Gifford 1020
Street

Starlight
Casino

350 Gifford 5934
Street

The
411
Metropolit Columbia
an
Street

98

Westmins
ter Club

FLR7 - 713
Columbia
Street

185

607
Columbia

88

777
Columbia
Street

1,000

Brewery
District
Judge
Begbie’s
Anvil
Centre

2016 03 14

PARCEL "A" (REFERENCE
PLAN 12892) OF THAT
PARCEL LYING BETWEEN
ROYAL AND QUEENS
AVENUES AND SIXTH AND
SEVENTH STREETS SHOWN
MARKED "SCHOOL" ON
PLAN 2620
NEW WEST DISTRICT GROUP
1, PLAN PARK ARMOURIESTIPPERARY PARK, RESERVED
FROM THE GOVERNMENT
OF B.C. - UNDER
PROVINCIAL ORDER IN
COUNCIL NO. JUNE 13 1895.
LOT 1, DISTRICT LOT 758,
NEW WEST DISTRICT, PLAN
BCP13760 GROUP 1, EXCEPT
PLAN BCP35830.
LOT 1, DISTRICT LOT 758,
NEW WEST DISTRICT, PLAN
BCP13760 GROUP 1, EXCEPT
PLAN BCP35830.
LOT 4, BLOCK 15, NEW WEST
DISTRICT GROUP 1, PLAN
2620 EXCEPT PLAN
LMP15627.
LOT 8, BLOCK 13, NEW WEST
DISTRICT GROUP 1, PLAN
NWS2125
Sub-districts 2(a) and 2(b)
Parcel “B” (Reference Plan
7025), Lot 18, Block 13, Plan
2620
PID:028-868-358
Legal Description: LOT C,
BLOCK 12, NEW WEST
DISTRICT, PLAN BCP50972
GROUP 1, EXCEPT PLAN AIR
SPACE PL EPP39456, AND
BLK G MERCHANTS SQUARE
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Detoxification Services
130

.77

Detoxification services shall only be permitted on the following lots:
Business
Name

Address

Gross
Floor Area

Legal Description

Liquor Store
130

.78

A liquor store is only permitted on the following lots:
Address

Legal Description / Parcel Identifier

805 Boyd
Street

PID: 026-736-641
Legal Description: LOT 119, DISTRICT LOT 757, NEW
WEST DISTRICT GROUP 1, PLAN 62638 GROUP 1, EXCEPT
PLAN SRW 74467, AND LOT:99 DL:757 PL:54544 .
PID: 013-072-439
Legal Description: LOT 13, BLOCK 1, NEW WEST
DISTRICT, PLAN NWP2620 GROUP 1, OF LTS 6 TO 9,13 &
14 SBLK 2 AND LOT 13 SBLK 1
Sub-districts 2(a), 2(b), 3(a), 3(b) and 3(c) only.

444 East
Columbia
Street
Brewery
District
48 Eighth
Street
250
Columbia
Street
115
Twelfth
Street
519
Seventh
Street

810
2016 03 14

PID: 028-891-945
Legal Description: LOT 20, NEW WEST DISTRICT, PLAN
NWP2620 SUBURBAN BLOCK 13, GROUP 1, OF THE
NORTH PART OF LOT 5.
PID: 007-170-793
Legal Description: LOT 19, BLOCK 7, NEW WEST
DISTRICT, PLAN NWP35154 GROUP 1.
PID: 002-379-368
Legal Description: LOT A, BLOCK 36, NEW WEST
DISTRICT, PLAN NWP6702 GROUP 1, (P10967).
PID: 015-226-409,
Legal Description: LOT 123, NEW WEST DISTRICT, PLAN
NWS2089 SUBURBAN BLOCK 10, GROUP 1, TOGETHER
WITH AN INTEREST IN THE COMMON PROPERTY IN
PROPORTION TO THE UNIT ENTITLEMENT OF THE
STRATA LOT AS SHOWN ON FORM 1 OR V, AS
APPROPRIATE.
PID: 023-473-410,
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Quayside
Drive
1110
Ewen
Avenue
320 Sixth
Street
140 Sixth
Street

411
Columbia
Street
800A
McBride
Boulevard
88 Tenth
Street

Legal Description: BLOCK 3, DISTRICT LOT 3982, NEW
WEST DISTRICT, PLAN LMP29057 PARCEL 1 AIRSPACE,
GROUP 1, PUBLIC MARKET.
PID: 029-494-869
Legal Description: DISTRICT LOT 757, NEW WEST
DISTRICT, PLAN EPP45063 PARCEL A, GROUP 1.
PID: 005-839-513
Legal Description: LOT A, NEW WEST DISTRICT, PLAN
NWP59975 SUBURBAN BLOCK 6, GROUP 1.
PID: 004-346-203
Legal Description: NEW WEST DISTRICT, PLAN NWP2620
PARCEL A, (REF PL NWP12892) OF THAT PCL LYING
BETWEEN ROYAL AND QUEENS AVE AND SIXTH AND
SEVENTH ST SHOWN MARKED "SCHOOL".
PID: 001-210-858
Legal Description: LOT 4, BLOCK 15, NEW WEST
DISTRICT, PLAN NWP2620 GROUP 1, EXCEPT PLAN
LMP15627.
PID: 027-808-548,
Legal Description: LOT B, BLOCK 4, NEW WEST DISTRICT
GROUP 1, PLAN 19808 SUBURBAN BLOCK 14, ROYAL
SQUARE.
PID: 011-604-409,
Legal Description: BLOCK 10, NEW WEST DISTRICT,
PLAN NWP78282 PARCEL 1, GROUP 1, EXCEPT PLAN
78353, 82454, EXC: FIRSTLY: PART DEDICATED RD ON PL
NWP78353 & SECONDLY: PART SUBDIVIDED BY PL
NWP82454, & BLK 22, REF PL.

Conditions of Use:
(a)
(b)
(c)

has no more than 185.80 square metres (2,000 square feet) of
floor space used for retail sales, excluding refrigerated space;
operates no later than 11:00 p.m. and no earlier than 9:00 a.m.;
and
does not permit the consumption of alcoholic beverages on the
premises.

Drop-in Centre Providing Meals
130

.79

2016 03 14

A Drop-in Centre Providing Meals is only permitted on the lots listed
and in accordance with the chart below.
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Business
Name

Address

Gross
Floor Area

Legal Description

Fuel (Gasoline) Service Stations
130

.80

Fuel (Gasoline) Service Stations are only permitted on the lots listed
and in accordance with the chart below.
Business
Name

Address

Gross
Floor Area

Legal Description

Conditions of Use:
(a) Landscaping: Except for entrances and exits and areas covered
by buildings, a setback of not less than 1.52 metres (5 feet) shall
be maintained from any lot line abutting a street or a lot used
for residential or institutional purposes and such setback shall
be suitably landscaped and maintained at all times. All
maneuvering aisles and circulation space shall be blacktopped.
(b) Pump Islands: All pump islands shall be set back not less than
4.57 metres (15 feet) from lot lines and from landscape areas
described above.
(c) Site Coverage: The total lot coverage of all principal and
accessory buildings shall not exceed 40%.
(d) Site Area: The minimum lot area is 929 square metres (10,000 sq.
ft.) for this use.
(e) Repair of Vehicles associated with a fuel service station is
permitted only within a fully enclosed building.
(f) Retail sales associated with a fuel service station are permitted
as an accessory use up to 185.86 square metres (2,000 sq. ft.) of
floor area.
Karaoke Box Establishments
130

.81

Karaoke Box Establishments are only permitted on the lots listed and in
accordance with the chart below.
Business
Name

2016 03 14

Address

Gross
Floor Area

Legal Description
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Needle Exchange and Safe Injection Sites
130

.82

Needle Exchange and Safe Injection Sites are only permitted on the lots
listed and in accordance with the conditions set out.
Business
Name

Address

Gross
Floor Area

Legal Description

Pawn Shops
130

.83

Pawn Shops are only permitted on the lots listed and in accordance
with the chart below.
Business
Name

Address

Gross
Floor Area

Legal Description

Rifle (or Shooting) Ranges
130

.84

Rifle (or Shooting) Ranges are only permitted on the lots listed and in
accordance with the chart below.
Business
Name

Address

Gross
Floor Area

Legal Description

Retail Sale or Wholesale of Fire Arms
130

.85

Retail sale or wholesale of fire arm are only permitted on the lots listed
and in accordance with the chart below.
Business
Name

Address

Gross
Floor Area

Legal Description

Columbia
Street
Former RS-6 Heritage Properties

2016 03 14
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130

.86

Notwithstanding the regulations in the RS-1 zoning district, the
following regulations apply to the lots listed in the chart below:
(a)
(b)
(c)

All principal buildings in total shall not cover more than 40% of
the site area;
The floor space ratio shall not exceed 0.60
Any habitable space constructed within the projection of the
outer walls with a finished floor elevation of 1.83 or more
metres (6 or more feet) below the height datum shall not be
included in the floor space ratio

Address
1110 Dublin Street
238 First Street
402 First Street
316 Fourth Avenue
218 Fourth Avenue
414 Fourth Avenue
416 Fourth Avenue
228 Gifford Place
215 Peele Street
311 Pine Street
231 Queens Avenue
323 Queens Avenue
223 Regina Street
513 Saint George Street
515 Saint George Street
121 Saint Patrick Street
212 Saint Patrick Street
126 Second Street
436 Second Street
1016 Seventh Aveneu
202 Third Avenue
902 Third Avenue
1019 Third Avenue
314 Third Street
313 Warren Avenue

2016 03 14

Legal Description
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140

Off-Street Automobile Parking Regulations

140

Off-Street automobile parking spaces shall be provided in accordance
with the requirements of this section.

Residential Parking Requirements
140

.2

Parking spaces for residential land uses shall be provided in accordance
with the following table:
Land Use

Congregate
Housing
Float Homes and
House Boats

Multiple Unit
Residential Use

Single Unit
Residential Use,
Two Unit
Residential Uses
Visitor Parking
for Multiple
Residential Use

Minimum Number of
Required Parking
Spaces
0.2 per bachelor unit
0.4 per one-bedroom
unit
1.0 per dwelling unit

Maximum Number of
Required Parking
Spaces
None

1.0 per bachelor unit
1.2 per one-bedroom
unit
1.4 per two-bedroom
unit
1.5 per three-bedroom
unit
1.0 per dwelling unit

None

0.2 per dwelling unit

None

None

None

Multiple Unit Residential Use Visitor Parking Space Requirements
140

.3

Visitor parking spaces shall:
(a)
(b)
(c)
(d)

2016 03 14

be clearly marked “Visitor Parking Only” at all times;
not be assigned for the use of any dwelling unit;
be held in common ownership;
be used only for visitor parking;
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(e)
(f)

either be openly accessible to visitors or accessible by intercom
or similar mechanism; and
be secured by a statutory covenant in favour of the City dealing
with the continued availability of visitor parking spaces.

Secured Rental Units Parking Requirements
140

.4

Despite any other provisions within the Off-Street Automobile Parking
Regulations section of this bylaw, off-street parking for Secured
Residential Rental Units shall be provided as follows:
(a)
(b)

(c)
140

.5

For lots, any portion of which is within 400 metres of a SkyTrain
Station or Frequent Transit Network:
(i)
one space per dwelling unit
For lots located within the Downtown:
(i)
0.6 spaces fire each bachelor or one-bedroom dwelling
unit; and
(ii)
0.8 spaces for each dwelling unit with two or more
bedrooms
0.1 visitor parking spaces per dwelling unit.

Despite any other provisions within the Off-Street Automobile Parking
Regulations section of this bylaw, additional parking spaces are not
required for additional secured rental residential units provided:
(a) No more than 5 additional secured rental residential units are
added to the number of dwelling units on the prior to the
adoption of Zoning Amendment Bylaw 7688, 2014 on September
29, 2014;
(b) The site was used for secured rental residential units prior to the
adoption of Zoning Amendment Bylaw 7688, 2014 on September
29, 2014.

Downtown Parking Requirements
140

.6

Parking space for uses on lots within the Downtown shall be provided
in accordance with regulation in the bylaw except:
For multiple unit residential uses:
(a)
(b)

2016 03 14

1.0 spaces for each bachelor or one-bedroom unit;
1.35 space for each dwelling unit with two or more bedrooms;
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and
0.1 visitor spaces for each dwelling unit.

(c)

For retail and commercial uses:
(a)
(b)
140

.7

1 space per 72 square metres (775 square feet) of floor area, or
portion thereof; or
1 space per 100 square metres (1,076 square feet) of floor area, or
portion thereof on properties zoned MU-5

The following trip reduction initiatives are available for sites located
within the Downtown and parking may be reduced in accordance with
the following table:
Incentive
Rapid Transit
Proximity
Shower &
Lockers for
Cyclists

Requirement

Reduction to

250 metres from
SkyTrain Station
500 metres from
Skytrain Station
Provision of
showers &
lockers for men
and women

Total Overall
Parking Required
Total Overall
Parking Required
Non-Residential
Parking Required

Reduction
Amount
5%
2.5%

5%

Commercial Parking Space Requirements
140

.8

Parking spaces for commercial land uses shall be provided in
accordance with the following table:
Land Use
Business and
Professional
Office Use
Casino uses
Hotels
Liquor Primary
Licensed
Premises

2016 03 14

Parking Spaces Required
Min. 1 per 50 sq. metres
Max 1 per 33.33 sq. metres
.
Min 1 per 100 sq. metres
Min. 0.8 per
Max 1 per
.
Min. 1 per 12.50 sq. metres
Max 1 per 9.09 sq. metres
.

Measurement
Net Floor Area
Net Floor Area
Rental unit
Net Floor Area
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Marinas

1 per
Min.

Max
.
Medical and
Min.
Dental Clinics
Max
.
Retail Sales and
Min.
other
Max
commercial uses .
not in this table
Retail Sales
Min.
(larger than
Max
10,000 sq.
.
metres) and
other
commercial uses
not in this table
Min.

Restaurants

140

.9

Recreational
vessel moorage
space

1 per 33.33 sq. metres
1 per 25 sq. metres
1 per 50 sq. metres
1 per 33.33 sq. metres

Net Floor Area

Net Floor Area

1 per 40 sq. metres
1 per 33.33 sq. metres

1 per 50 sq. metres up to
100 sq metres of net
floor area; and
Min. 1 per 40 sq. metres
between 100 sq. metres
and 500 sq. metres of
net floor area; and
Min. 1 per 33.33 sq. metres
for 500 sq. metres and
above;
Max 1 per 33.33 sq. metres
.

Net Floor Area

Net Floor Area

Despite the provision above, for offices, banks, businesses retail sales,
restaurants and personal services, but not including home occupations
in mixed-use districts, where the width of the lot is less than 13.72
metres (45 feet), one parking space shall be provided for each 92.90
square metres (1,000 square feet) or portion thereof of gross floor area
of commercial use within the building.

Commercial Service and Industrial Parking Requirements
140

.10

2016 03 14

Parking spaces for commercial service and industrial land uses shall be
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provided in accordance with the following table:
Land Use
Recycling
Return
Automobile,
Truck,
Motorcycle and
Boat Inspection,
Repair and
Service and Fuel
(Gasoline)
Service Stations
Manufacturing,
Repair, Storage
Warehousing,
and Similar
Industrial Uses
Mini Storage

Exterior Areas
used for Storage
or Product
Display

140

.11

Parking Spaces Required
Min. 6 per
Max .
Min. 0.5 per ; and
Min. 1 per
Min. 1 per 46.45 sq. metres
Max .
Min. 1 per 92.9 sq. metres up
to 18,580 sq. metres of
net floor area; and
Min. 1 per 278.70 sq. metres
above 18,580 sq. metres
Max .
Min. 1 per 325.15 sq. metres
Max .
Min. 1 per 278.70 sq. metres
up to 1,393.50 sq.
metres; and
Min. 1 per 464.5 sq. metres
between 1,393.50 sq.
metres and 3,716 sq.
metres; and
Min. 1 per 1,393.50 sq. metres
for 3716 sq. metres and
above
Max .

Measurement
Business
premises
Gasoline Pump
Vehicle Service
Bay
Net Floor Area

Net Floor Area

Net Floor Area

Lot Area Used
for Display and
Storage

No additional parking is required for an existing building used for
commercial uses and which continues to be used for commercial uses
provided no additional floor space is added to the building.

Institutional Parking Requirements

2016 03 14
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140

.12

Parking spaces for institutional land uses shall be provided in
accordance with the following table:
Land Use

Parking Spaces Required
Min. 1 per 92.29 sq. meters

Religious
Assembly and
Worship

Max
.
Min.
Max
.
Min.
Max
.
Min.
Max
.
Min.
Max
.
Min.
Max
.
Min.

Hospital
Community
Centres
Curling Rinks
Libraries
Fire Stations

Net floor area of
primary
assembly area

1 per 92.9 sq. metres
-

Net Floor Area

1 per 18.58 sq. metres
-

Net Floor Area

8 per
-

Ice sheet or
curling lane

1 per 74.32 sq. metres
-

Net Floor Area

1 per 46.45 sq. metres
-

Net Floor Area

0.7 per; or
0.5 per if the school
(academic) is located
within 400 metres of a
transit stop at which
transit service is
School Staff
provided between 7 a.m.
Member
and 9 a.m. and between
3 p.m. and 6 p.m. at
intervals of not more
than 15 minutes;

School
(academic)

Child Care in a
non-residential
building
Child Care in a

2016 03 14

-

Measurement

Max
.
Min.
Max
.
Min.

1 per 50 sq. metres
-

Net Floor Area

No Requirements
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residential
building

Max .

Front Street Parkade Parking Credits
140

.13

The owners and occupiers of each of the buildings whose civic address
is set out in Appendix D are exempt from the requirement to provide
automobile parking spaces required by this Section 140, but only to the
extent of the number of spaces specified in Appendix D for that civic
address, for so long as:
(a)
(b)

the Front Street Parkade or any portion of it is in existence; and
the building in existence at that civic address on the date of
adoption of this bylaw remains in existence;

and if the building is demolished, the exemption shall cease to apply
and any replacement building shall fully comply with the
requirements of this Section 140 to provide off-street automobile
parking spaces.
Parking for Independent Living
140

.14

All buildings containing multiple unit residential uses, congregate
housing and hospital uses other than animal hospitals shall provide for
a scooter plug and charging area in a minimum 10 square metre
(107.64 sq. ft.) secure area.

140

.15

All congregate housing and hospitals, other than animal hospitals shall
provide on-site lay-bys for accessible transit vehicles, as near the main
entrance as possible, in accordance with the following size
requirements:
Length
8 metres

Height
2.5
metres

Width
3 metres if there is at least 2 metres of at
grade space, clear of all obstructions adjacent
to the lay-by, otherwise 4.8 metres.

140

.16

All parking spaces for persons with disabilities shall be located as near
the entrance of a building as possible and shall be identified with
appropriate signage.

140

.17

Car and van parking for use by disabled persons shall be provided in
accordance with the following tables:
Multiple Unit Residential Uses, Retail Sales and Restaurant Uses

2016 03 14
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Total number
of spaces
provided
Required
number of
parking spaces
for disabled
persons
Required
number of Van
spaces

Under
15

15 – 39

40 – 69

70 or More

Not
Require
d;

1

2

3 plus 1 per 30
parking spaces
above 70 provided

Not Required

General Use and Office (excluding medical office)
Total number
Under 25
25-100
of spaces
provided
Required
Not Required
1 for every 25
number of
parking spaces
parking spaces
provided; and
for disabled
persons
Required
Not Required
number of Van
spaces

100 or More
1 for every 50
parking spaces
above 100
provided

Medical Office and Hospital Uses
Total number
Any Number of Spaces Provided
of spaces
provided
Required
10% of all spaces provided
number of
parking spaces
for disabled
persons
Required
1 van lay-by or parking space when more than 60
number of Van parking spaces are provided.
spaces
Senior Care and Assisted Living Facilities
Total number
Under
15-29
30-44
of spaces
15
provided

2016 03 14
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Required
number of
parking spaces
for disabled
persons
Required
number of Van
spaces

Not
Require
d

1

Not Required

2

3 plus 1 per 30
parking spaces
above 45 provided

1
parking
space

1 van lay-by

Car and Van Pool Parking Spaces
140

.18

5% of required parking spaces for office, industrial and institutional
uses with more than 30 off-street parking spaces shall be reserved for
car or van pool use and shall include appropriate signage indicating
“car pool space – reserved 8 am to 5 pm on weekdays”.

Communal Vehicles and Parking Spaces (Car Share)
140

.19

For every communal vehicle and communal vehicle off-street parking
space provided for any multiple unit residential use, commercial or
industrial use, the number of required standard parking spaces may be
reduced by 4, to a maximum of 4 communal vehicles and parking
spaces, up to a maximum of 10% of the required parking.

Shared Off-Street Parking
140

.20

Shared use of off-street parking spaces is permitted under the following
conditions:
(a)

(b)

2016 03 14

Despite other regulations in this section, shared off-street
parking areas for two or more uses on one lot may be permitted
when the maximum parking demand of such uses occurs at
different periods of the day or week to the extent justified by a
parking demand study based on the Urban Land Institute Shared
Parking model, prepared by a professional planning or
engineering firm to the satisfaction of the Director of
Development Services; and
A statutory covenant must be registered in favour of the City of
New Westminster against the title to any lot for which parking
spaces are provided under this Section, requiring that such
parking spaces be permanently reserved and maintained for the
uses for which they are required and providing that upon the
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cessation of any of the uses on the basis of which the parking
demand study was based, the standard parking requirements as
required by this bylaw shall be applicable to the lot, unless a
further parking demand study described in subsection a) above
is provided to the City in respect of any replacement uses.
140

.21

The maximum total reduction in parking spaces through incentives
included in the Off-Street Automobile Parking Regulation section of this
bylaw is 30% of required parking.

Units of Measurement
140

.22

Where net floor area is used as a unit of measurement for the
calculation of required parking spaces, it shall include the net floor area
of all building, with the exception that any space used for parking shall
not generate an additional parking requirement.

140

.23

Where number of persons is used as a unit of measurement, it shall
mean the greatest number of persons at work or study, at any time of
the day or night in a particular building or for a particular use during
any season of the year.

Off-Street Parking Sizes and Dimensions
140

.24

Lengths and widths of all parking spaces and all maneuvering aisles
shall be not less than those shown in the following tables:
Standard Parking Stall and Maneuvering Aisle Dimensions
Angle
Width of
Length of
Width of
Parking
Parking
Parking Aisle
Space
Space
90°
2.74 metres
5.3 metres
6.58 metres
2-way
traffic
90°
2.59 metres
5.3 metres
7.01 metres
2-way
traffic
60°
2.59 metres
5.3 metres
5.49 metres
1-way
traffic
45°
2.59 metres
5.3 metres
3.96 metres
1-way
traffic
30°
2.59 metres
5.3 metres
3.35 metres
1-way
traffic

2016 03 14
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Parallel 2.59 metres

6.7 metres

3.66 metres

1-way
traffic

Compact Parking Stall and Maneuvering Aisle Dimensions
Angle
Width of
Length of
Width of
Parking
Parking
Parking Aisle
Space
Space
90°
2.44 metres
4.57 metres
6.7 metres
2-way
traffic
60°
2.44 metres
4.57 metres
4.88 metres
1-way
traffic
45°
2.44 metres
4.57 metres
3.66 metres
1-way
traffic
30°
2.44 metres
4.57 metres
3.05 metres
1-way
traffic
Parallel 2.44 metres
5.49 metres
3.35 metres
1-way
traffic
140

.25

Where there are no parking spaces off a driving aisle, the minimum
width of that portion of the driving aisle shall be 6.10 metres (20 feet)
for two-way traffic and 3.66 metres (12 feet) for one-way traffic.

140

.26

The total number of compact parking stalls shall not be greater than
thirty percent (30%) of the total number of required parking spaces.

140

.27

All compact parking stalls shall be marked with appropriate signage
indicating that the parking spaces are for “compact vehicles only”.

140

.28

Overhead clearance for parking spaces, maneuvering aisles and
driveways shall be not less than 2 metres (6.56 feet).

140

.29

When the side of a parking space adjoins a fence, wall or other structure
more than 0.30 metres (1 foot) in height, the width of the parking space
shall be increased by 0.30 metres (1 foot) for its entire length except for
1.22 metres (4 feet) at each end of the space on the side or sides which
abuts such fence or other structure.

140

.30

Where a column, buttress, pilaster or similar structural support adjoins
a parking space, no portion of the support shall protrude into the
required area for the parking space.

2016 03 14
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Surfacing, Drainage, Signs, Lighting and Screening
140

.31

All off-street parking spaces, maneuvering aisles, driveways and all
access to parking spaces shall be surfaced with a material that is
durable and dust-free.

140

.32

All off-street parking, spaces, maneuvering aisles, driveways and all
access to parking spaces shall be graded and drained so as to properly
dispose of all surface water.

140

.33

The parking spaces in a parking area shall be marked on the ground by
painted white or yellow lines not less than 7.62 centimetres (3 inches)
in width.

140

.34

All parking areas shall be provided with adequate curbs or wheel stops
to ensure that adjacent fences, walls, hedges, landscaping and
restricted areas are protected from damage or encroachment of
vehicles.

140

.35

Where illumination of parking areas is provided, it shall be so arranged
that no direct rays of artificial light from the fixtures enter any
adjoining residential property.

140

.36

All Off-Street parking areas shall be screened in accordance with the
Screening and Landscaping requirements in the General Regulation
section of this Bylaw.

Location and Siting of Off-Street Parking
140

.37

All required off-street parking spaces shall be provided on the same lot
as the building or portion of the building it is intended to serve.

140

.38

Notwithstanding regulations elsewhere in this bylaw, a maximum of
25% of the off street parking required may be provided on an
alternative parking area provided the following conditions are met:
(a) such alternative parking area is within 91.44 metres (300 feet) of
the use(s) it is intended to serve, and is not required for any other
required parking spaces under this bylaw; and
(b) such alternative parking area is not located on the same lot as a
single unit residential use or a two unit residential use; and
(c) such alternative parking area is clearly signed as the off-street
parking area for the use in respect of which the spaces are being
provided; and
(d) the owner of the lot and the owner of the alternative parking
area enter into an agreement with the City which ensures the
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ongoing provision of parking in the alternate parking area and
which is registered in the Land Title Office;
140

.39

An owner or occupier of a building any part of which is within 457.20
metres (1,500 feet) of a collective parking facility owned by the City
may comply with the off-street parking space requirements specified in
this bylaw, other than those specified for the parking of bicycles or
under the heading “Provisions for Independent Living”, by paying
$35,000 to the City, before the issuance of a building permit, for each
parking space.

140

.40

No parking space shall be located immediately adjacent to any door or
passageway to or from a building, nor be located within 3.05 metres (10
feet) of a window of a room used for residential purposes of which the
sill is less than 1.83 metres (6 feet) above the level of the parking space.

140

.41

No driving or maneuvering aisle shall be within 0.30 metres (1 foot) of a
wall of a building, or portion of a building.

140

.42

On lots occupied by a single unit residential use or a two unit residential
use:
(a)
(b)

(c)
(d)
(e)
140

.43

On lots occupied by multiple unit residential uses:
(a)
(b)

2016 03 14

No parking space shall be located in the required front setback.
No parking or storage of buses, mobile homes, recreation
vehicles, commercial trucks, boats, trailers, contractors'
equipment or other commercial or industrial vehicles is
permitted except for the following:
(i) one truck or commercial vehicle not exceeding 4,536
kilograms (10,000 pounds) gross vehicle weight;
(ii) temporary parking of commercial vehicles or equipment
while servicing or repairing a building or structure;
(iii)
one recreational boat or one recreational vehicle
belonging to the occupants of the premises.
No parking space shall be located closer to a lane than 6.71
metres (22 feet), less the width of such lane, where access to such
parking space is obtained directly from such lane.
No parking space shall be located within 1.52 metres (5 feet) of
any lot line bounded by a street.
No vehicular access shall be provided in the front setback of any
corner lot.

No parking spaces shall be located in the required front setback;
No parking space or maneuvering aisle shall be located within
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(c)

140

.44

1.52 metres (5 feet) of any side or rear lot line;
No parking or storage of buses, mobile homes, recreation
vehicles, commercial trucks, boats, trailers, contractors'
equipment or other commercial or industrial vehicles is
permitted except for the following:
(i) one truck or commercial vehicle not exceeding 10,000
pounds (45,36 kilograms) gross vehicle weight;
(ii) temporary parking of commercial vehicles or equipment
belonging to the occupants of the premises.

On lots occupied by an agricultural, industrial, institutional or
commercial land uses:
(a)
(b)

(c)

(d)

No parking spaces shall be located in a front setback;
Any storey, or portion thereof, of a building located above the
finished grade and used for parking shall not be located within
1.52 metres (5 feet) of any lot line bounded by a street nor within
1.52 metres (5 feet) of any rear or interior side lot line adjoining
or abutting a lot used for residential purposes;
No driveway shall be located within 1.52 metres (5 feet) of any
rear or interior side lot line adjoining or abutting an (R) or (RM)
District where no lane intervenes.
On corner lots used for commercial purposes, if a side setback is
provided, no parking space shall be located between the side lot
line and a building.

Access to Off-Street Parking
140

.45

For any parking area of not more than 10 required parking spaces,
access from streets or lanes to all parking spaces shall be by a single
driveway of not less than 2.74 metres (9 feet) nor more than 5.49
metres (18 feet) in width.

140

.46

For any parking area of more than 10 required parking spaces, access
from streets or lanes to all parking spaces shall be by either:
(a)
(b)

Two one-way-driveways of not less than 2.74 metres (9 feet) nor
more than 5.49 metres (18 feet) in width; or
One, two-way-driveway of not less than 5.49 metres (18 feet) nor
more than 7.62 metres (25 feet) in width.

One additional driveway of not less than 2.74 metres (9 feet) nor more
than 5.49 metres (18 feet) in width may be provided for each ten
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additional parking spaces required in excess of 20 parking spaces.
140

.47

On lots occupied by commercial and industrial uses, parking is
permitted directly off a lane and the lane may be considered as all or
part of the required maneuvering aisle for the parking spaces provided
that no part of the lane shall be used as part of any parking space.

140

.48

Where a lot abuts a lane, the location of all points of vehicular ingress
and egress to parking areas shall be from the abutting lane if such lane
is not less than 3.66 metres (12 feet) in width.

140

.49

Driveways shall not be located within 4.57 metres (15 feet) of the
intersection of streets, lanes or a street and a lane.

140

.50

For sloped driveways or ramps, the first 6.10 metres (20 feet) from the
lot line shall have a slope not greater than 10%, with the remainder
having a slope not greater than 15%.

140

.51

The gradient of all points of vehicular access shall be subject to the
approval of the Director of Engineering.

140

.52

Vehicular access systems and similar mechanisms which permit
vehicle entry to a secured parking area shall:
(a) not be counted as part of the required driveway width;
(b) have the panel or any similar system of interface placed in a
such a way that it is accessible to the driver of a vehicle without
having to leave the vehicle; and
(c) have a driveway of not less than 4 metres (13.12 feet) in length
between the system and the street or lane and 4 metres (13.12
feet) in length between the system and the parking area.

140

.53

No parking layout shall require that a vehicle back up for more than
10.06 metres (33 feet) when exiting a parking space.

140

.54

Requirements in this section for both one and two-way vehicle travel
shall apply to all types of intersections including driveways, ramps and
maneuvering aisles, within parking structures and for at grade parking
spaces located on a lot.

Use of Off-Street Parking
140

.55

Parking spaces provided shall only be used for parking of vehicles not
exceeding 4,536 kilograms (10,000 pounds).

140

.56

Required parking spaces for buildings, or portion of a buildings used by
the public shall be accessible for patron use during all hours of
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business.
Voluntary Establishment of Off-Street Parking
140

.57

2016 03 14

Where off-street parking spaces are provided in excess of the number
required by this Bylaw, their location, size, design and operation shall
comply with the requirements of this Bylaw.
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150
150

Off-Street Bicycle Parking Regulations
.1

Off-Street bicycle parking spaces shall be provided in accordance with
the requirements of this section.

Residential Bicycle Parking Requirements
150

.2

Bicycle parking spaces shall be provided for residential uses in
accordance with the following table:
Use
Multiple Unit
Residential Uses,
Including Live-Work
Uses
Multiple Unit
Residential Uses
designated solely for
senior citizens’
housing
Permanent Supported
Housing

Minimum Long Term
Bicycle Parking
Spaces Required
1.25 spaces per
dwelling unit

Minimum Short
Term Bicycle Parking
Spaces Required
6 spaces for
developments with 20
dwelling units or more

0.25 space per
dwelling units

6 spaces for
developments with 20
dwelling units or more

0.25 space per
dwelling units

Not Required

Commercial Bicycle Parking Requirements
150

.3

Bicycle parking spaces shall be provided for commercial uses in
accordance with the following table:
Use
Businesses and
Professional Offices
Hotels

2016 03 14

Minimum Long
Term Bicycle Parking
Spaces Required
1 space per 500 sq.
metres of net floor
area
1 space per every 30
hotel units

Minimum Short Term
Bicycle Parking
Spaces Required
6 spaces for buildings
containing 1,000 sq.
metres of net floor
area
6 spaces for
developments with 75
dwelling units or more
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Restaurants and
Liquor Primary
Licensed Premises
Commercial Use
other than Hotels,
Restaurants and
Liquor Primary
Licensed Premises

Not Required
1 space for each 750
sq. metres of net floor
area

3 spaces for each 500
sq. metres of net floor
area
6 spaces for any
building with 1,000 sq.
metres of net floor
area

Industrial Bicycle Parking Requirements
150

.4

Bicycle parking spaces shall be provided for industrial uses in
accordance with the following table:
Use
Manufacturing,
Wholesale or other
Industrial Uses

Minimum Long Term
Bicycle Parking
Spaces Required
1 space per 1,000 sq.
metres of net floor
area or 1 space per
every 25 employees
employed at the site,
whichever is greater.

Minimum Short
Term Bicycle Parking
Spaces Required
Not Required

Recreation, Assembly and Institutional Bicycle Parking Requirements
150

.5

Bicycle parking spaces shall be provided for recreation, assembly and
institutional uses in accordance with the following table:
Use
Casino, Library,
Gallery, Museum,
Community Centre,
Public Assembly or
Similar place of
Assembly
Theatre, Auditorium,
Gymnasium or
Similar Spectator

2016 03 14

Minimum Long Term
Bicycle Parking
Spaces Required
1 space per 500 sq.
metres of net floor
area

Minimum Short
Term Bicycle Parking
Spaces Required
6 spaces for each
1,500 sq. metres of net
floor area

Not Required

6 spaces for every 300
persons seating
capacity
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Facilities
Billiard Hall, Arcade,
Bowling Alley or
Curling Rink

Not Required

6 spaces for each 40
billiard tables or
games, and each alley
or ice sheet

150

.6

If a use is not listed in the tables above, the number of bicycle parking
spaces shall be calculated on the basis of a similar use as determined by
the Director of Development Services.

150

.7

No bicycle parking space shall be required when the calculation results
in a requirement of less than one bicycle parking space.

Long Term Bicycle Parking Standards
150

.8

Long term bicycle parking spaces shall be provided in a bicycle storage
facility or in individual bicycle lockers, in each case meeting the
following standards:
Bicycle Storage Facilities:
Long term bicycle parking spaces located within a bicycle storage
facility shall be within an area which is only accessible to
residents or employees of premises in the building through a
lock and key or a programmed entry system, and that provides
individual bicycle parking spaces for securing the bicycle by the
owner of the bicycle.
(b) Bicycle storage facilities shall be designed to accommodate a
maximum of 40 bicycles, not including those within bicycle
lockers.
(c) Long term bicycle parking spaces shall be securely enclosed by
solid opaque walls or metal mesh.
(d) The entry door and frame to the bicycle storage facility shall be
constructed of steel.
(e) The entire interior of the bicycle storage facility shall be visible
from the entry doorway.
(f) A minimum of 50 percent of the long term bicycle parking spaces
in a bicycle storage facility shall allow for a bicycle to be parked
horizontally on the floor.
(g) A minimum of 20% of the long term bicycle parking spaces shall
be bicycle lockers.
(h) Each long term bicycle parking space shall be independently
accessible from an aisle having a minimum width of 1.2 meters
(a)

2016 03 14
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(i)

(j)

(k)
(l)

(3.94 feet).
Each long term bicycle parking space that is not a bicycle locker
shall comprise a bicycle parking rack constructed of sturdy theftresistant material and anchored to the floor with theft resistant
anchoring. The bicycle rack shall allow the frame and one wheel
of the bicycle to be locked to the rack with a standard U-shaped
shackle lock and shall be installed a minimum of 0.6 metres from
any wall.
Each long term bicycle parking space shall have at least 1.90
metres (6.23 feet) vertical clearance, and be at least 0.60 metres
(1.97 feet) in width and 1.80 metres (5.91 feet) in length if the
bicycles are to be placed horizontally, and 1.00 metre (3.28 feet)
in length if the bicycles are to be placed vertically.
All bicycle storage facilities shall be painted white.
Electric outlets shall be provided in all bicycle storage facilities
such that no parking space is more than 5 metres (16.40 feet)
from an outlet.
Bicycle Lockers

(a)

(b)
(c)

The minimum inside dimension of a bicycle locker shall be 0.60
metres (1.97 feet) in width at the door end, 0.20 metres (0.66 feet)
in width at the opposite end, 1.80 metres (5.91 feet) in length and
1.20 metres (3.94 feet) in height.
Each bicycle locker shall be at least 2.00 metres (6.56 feet) away
from the edge of the nearest bicycle parking space.
Bicycle lockers shall be constructed of solid, opaque, and theft
resistant material with a lockable door which opens to full width
and height of the locker.

Short Term Bicycle Parking Standards
150

.9

2016 03 14

Each short term bicycle parking space shall be in compliance with the
following:
(a) Each short term bicycle parking space shall be provided in the
form of racks which provide minimum parking space
measurements of 0.6m ( 2 feet ) in width and 1.8m in length ( 6
feet )
(b) Each short term bicycle parking space shall be independently
accessible by means of an aisle with a minimum width of 4 feet
(1.2m) which is separate from pedestrian access to the premises
for which the parking space is required.
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(c)

(d)

2016 03 14

Racks providing two or more short term bicycle parking spaces
shall be constructed of solid, opaque and theft resistant material
and shall have sturdy theft-resistant anchoring to the floor or
ground. The bicycle rack shall enable the bicycle frame and one
wheel to be locked to the rack with a standard U-shaped shackle
lock.
Each short term bicycle parking space shall be provided in a
convenient, well-lit location. If the short term bicycle parking
spaces are not readily visible from the principal entrance to the
premises for which the spaces are required, appropriate
directional signage shall be provided.
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160
160

Off-Street Loading Regulations
.1

Off-Street loading spaces shall be provided in accordance with the
requirements of this section.

General Off-Street Loading Requirements
160

.2

In the case of there being more than one use in a building, or portion of
a building, or on a lot, the total requirements for Off-Street loading
spaces shall be the sum of the requirements for the various uses
computed separately.

Required Number of Off-Street Loading Spaces
160

.3

Loading spaces shall be provided in accordance with the following
table:
Use
Retail Uses,
Business and
Professional
Offices, Hotels,
Manufacturing
Uses,
Warehousing
Uses or other
similar uses.

Assembly and
entertainment
2016 03 14

Minimum Loading Spaces
Required
No spaces are required for the
first 278.70 sq. metres (3,000
sq. ft.)

Measurement
Net Floor Area

One loading space is required
for the next 1,393.50 sq.
metres (15,000 sq. ft.)
One loading space for each
2,322.50 sq. metres (25,000 sq.
ft.) between 1,393.50 sq.
metres (15,000 sq. ft.) and
10,962.2 sq. metres (118,000
sq. ft.)
One loading space per each
4,645 sq. metres (50,000 sq. ft),
or portion thereof, over
10,962.20 sq. metres (118,000
sq. ft.)
One loading space for the first
2,787 sq. metres (30,000 sq.

Net Floor Area
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uses, Places of
Worship and
Religious
Assembly,
Hospitals
(excluding Animal
Hospitals),
Schools, for
elementary,
Middle and
Secondary
Education, or
other similar uses

ft.), or portion thereof.
One loading space for every
4,645 sq. metres (50,000 sq.
ft.), or portion thereof, above
2,787 sq. metres (30,000 sq. ft.)

Academic School Drop-off and Pick-up
160

.4

For a school (academic), 20 off-street passenger loading and unloading
spaces shall be provided, unless a report is submitted by a professional
engineer with experience in traffic engineering providing an
alternative number of recommended loading and unloading spaces, on
the basis of a site-specific study that takes into consideration all of the
following:
(a)
(b)
(c)

(d)

student drop-off and pick-up demand, adult daytime student
parking demand, and opportunities for demand management;
site constraints and opportunities for the provision of off-street
passenger loading and unloading facilities;
anticipated traffic impacts from unregulated on-street drop-off
and pick-up activity, the extent to which such impacts may be
managed without providing off-street facilities, and
improvements required to manage such impacts; and
street improvements including sidewalks, crosswalks, traffic
signals, and lighting that would promote the use of alternative
pedestrian and cycling modes of parent and student
transportation to and from the school.

Size of Off-Street Loading
160

.5

The required spaces for Off-Street loading shall be sized according to the
following table:
Minimum Length
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Minimum Width

Minimum Height
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7.62 metres

3.05 metres

3.66 metres

Access to Off-Street Loading
160

.6

Adequate driveway and maneuvering space shall be available at all
times permitting direct unobstructed access to each loading space from
the street or lane entrance to the loading area.

Location of Off-Street Loading
160

.7

All Off-Street loading spaces shall be located on the same lot as the
building, or portion of a building, it is intended to serve, but not within
the required front or side yards, nor within 3.05 metres (10 feet) of any
lot line bounded by a street.

Landscaping and Screening of Off-Street Loading
160

.8

All Off-Street loading shall be screened in accordance with the
Screening and Landscaping requirements in the General Regulation
section of this Bylaw.

Surfacing and Drainage of Off-Street Loading
160

.9

Every off-street loading space and access thereto shall be surfaced with
a material that is durable and dust-free.

160

.10

Every off-street loading space and access thereto shall be graded and
drained as to properly dispose of all surface water.
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City of New Westminster Zoning Bylaw

112

160-3

Residential Low Density Districts Use
Regulations

The following tables indicate which principal and accessory uses are
permitted within the zoning districts in this land use category. Uses are
permitted as follows:

Uses Accessory to any Permitted Principal Uses
Child care
Home Occupations
Secondary Suites Residential Use

2016 03 14

RSR













RSR






RSC





RSC

RD-1

RS-2

RS-1

Permitted Accessory Uses





RS-1Q






RD-N1





RD-1





RS-1Q

Community Gardening
Residential Community Living
Single Unit Residential Use
Two Unit Residential Use

RS-2

RS-1

Permitted Principal Uses

RD-N1

(c)

Uses accompanied by a “” are permitted;
Uses accompanied by a “” and a “+” are permitted with conditions
contained either within the zoning district or within the Use
Specific Regulations in the General Regulations Section of this
bylaw; and
Uses which are blank are not permitted.

RS-N2

(a)
(b)

RS-N2

.1

RS-N1

200

Residential Low Density Districts Use Regulations

RS-N1

200










+ + + + + + + + +
+ + + + + + + + +
+ + + + + + +
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Single Detached Residential District (RS-1)

210
210

Single Detached Residential District (RS-1)
.2

The intent of this district is to allow single detached dwellings with one
secondary suite.

Density
210

.3

A maximum of one dwelling unit and shall be permitted on each lot.

210

.4

An additional dwelling unit may be permitted on each lot provided it is a
secondary suite residential use and complies with the requirements for
secondary suites residential uses in the General Regulations section of this
bylaw.

210

.5

The floor area ratio shall not exceed 0.50.

210

.6

In addition to the exemptions from net floor area included in the General
Regulations of this bylaw, the following are exempted from the
calculation of the net floor area and therefore are not included in the floor
area ratio:
(a)
the net floor area to be used exclusively for up to two parking
spaces, to a maximum of 41.81 square metres (450 square feet);

Subdivision Requirements
210

.7

The minimum lot area for subdivision is 557.40 square metres (6,000
square feet).

210

.8

The minimum lot frontage shall is ten percent (10%) of the lot perimeter.

Principal Building Envelope
210

.9

2016 03 14

All principal buildings and structures shall be sized and sited according to
the following:
Regulation

Requirement

Minimum Front
Setback
Attached
Garage Setback

Twenty percent (20%) of the depth of the lot but need
not exceed 7.62 metres (25 ft.)
Attached garages shall be setback from the front face
of the principal building a distance not less than:
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Single Detached Residential District (RS-1)
(a)
(b)

Minimum Rear
Setback
Minimum Side
Setback

Maximum
Building Height
Maximum Peak
Height
Maximum Lot
Coverage

0.61 metres (2 feet) for attached garages with a
garage door width of 3.05 metres (10 feet) or
less; or
1.52 metres (5 feet) for attached garages with a
garage door width of greater than 3.05 metres
(10 feet).

Twenty percent (20%) of the depth of the lot but need
not exceed 7.62 metres (25 ft.)
For lots with a frontage of more than 12.19 metres (40
feet), a side setback shall be provided of ten percent
(10%) of the width of the lot on each side of the
building, but need not exceed 1.52 metres (5 ft.)
For lots with a frontage of 12.19 metres (40 ft.) or less,
not less than 1.22 metres (4 ft.)
7.62 metres (25 feet); or
6.10 metres (20 feet) for any principal building with a
flat roof.
10.67 metres (35 ft.)
Thirty five percent (35%)

Height and Setback Exemptions
210

.10

Exemptions to height and setback regulations are set out in the Height
and Setback Exemption section of this bylaw.

Accessory Building and Use Regulations
210

.11

Accessory uses and accessory buildings:
(a)
(b)
(c)
(d)
(e)
(f)

2016 03 14

shall not, in total, cover more than ten percent (10%) of the
lot area;
shall not exceed one storey;
in the case of a building with a peaked roof, shall not exceed
4.57 metres (15 feet) in height, measured from the finished
floor to the highest point of the building;
in the case of a building with a flat roof, shall not exceed 3.60
metres (12 feet) in height measured from the finished floor to
the highest point of the building;
shall not be located within the required front setback;
shall not have dormers;
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(g)
(h)
(i)
(j)
(k)
(l)
(m)
(n)

shall not be located less than 1 metre (3.28 feet) from the
principal building;
in the case of a garage or carport, where the vehicle entry
faces the lane, shall not be located closer to a lane than 6.71
metres (22 feet), less the width of such lane;
in the case of a garage or carport which takes access from a
lane, shall be sited within 3.05 metres (10 feet) of such lane;
shall not be located less than 4.57 metres (15 feet) from the
corner of a lot at an intersection of streets or of a street and a
lane;
shall not be located within 1.52 metres (5 feet) of a lot line
bounded by a street;
in the case of a swimming pool or an enclosure of a
swimming pool, shall not be less than 1.52 metres (5 feet)
from a lot line;
shall be limited to one toilet fixture and one sink fixture;
shall not contain cooking facilities.

Balcony, Deck and Porch Regulations
210

.12

All balconies, decks and porches which are not included in net floor
area, shall not, in total, cover more than ten percent (10%) of the lot
area.

Fencing and Vision Clearance Regulations
210

.13

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

210

.14

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.

Off-Street Parking and Loading Requirements
210

.15

2016 03 14

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulations section of this bylaw.
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Single Detached Residential Districts
(Small Lot) (RS-2)
211
211

Single Detached Residential District (Small Lot) (RS-2)
.1

The intent of this district is to allow single detached dwellings on small
lots.

Single Detached Residential District (Small Lots) (RS-2) Regulations
211

.2

Development of sites zoned RS-2 shall comply with the regulations and
requirements of the Single Detached Residential Dwelling District (RS1), except:
(a)

2016 03 14

the minimum lot area shall not be less than 371.60 square
meters (4,000 square feet).
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Duplex Residential Districts (RD-1)

215
215

Duplex Residential District (RD-1)
.1

The intent of this district is to allow single unit residential uses and two
unit residential uses.

Conditions of Use
215

.2

A two unit residential use shall only be permitted on lots with an area of
557.40 (6,000 square feet) or more.

215

.3

A single unit residential use shall conform to the regulations in the RS-1
zoning district.

Duplex Residential Districts (RD-1) Regulations
215

.4

Two unit residential uses shall comply with the regulations and
requirements of the Single Detached Residential Dwelling District (RS-1),
except:
(a)
(b)

2016 03 14

The floor area ratio shall not exceed 0.60; and
the maximum lot coverage of all principal buildings shall not cover
more than forty percent (40%) of the lot area.
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Neighbourhood Residential District (RS1N)
220
220

Neighbourhood Residential District (RS-1N)
.1

The intent of this district is to allow single detached dwellings reflecting
neighbourhood standards for the west side of New Westminster in the
Kelvin, West End and Connaught Heights neighbourhoods.

Density
220

.2

A maximum of one dwelling unit shall be permitted on each lot.

220

.3

An additional dwelling unit may be permitted on each lot provided it is a
secondary suite residential use and complies with the requirements for
secondary suites residential uses in the General Regulations section of
this bylaw.

220

.4

For buildings constructed on or after January 1, 1997:
(a) The floor area ratio of all floors above a basement (west side), cellar
(west side), or slab level shall not exceed 0.4.
(b) an additional 0.1 floor area ratio is permitted provided it is located
in a basement (west side);
(c) in addition to the exemptions from net floor area included in the
General Regulations section of this bylaw, a cellar (west side) shall
be exempted from the calculation of net floor area and therefore
are not included in the floor area ratio.

220

.5

For buildings constructed before January 1, 1997:
(a) the total floor area ratio shall not exceed:
Average Basement Height Above Grade
From
Less Than
0.61 metres (2 feet)
0.61 metres (2 feet)
0.91 metres (3 feet)
0.91 metres (3 feet)
1.22 metres (4 feet)
1.22 metres (4 feet)
1.83 metres (6 feet)

Maximum Total FAR
0.75 Floor Area Ratio
0.65 Floor Area Ratio
0.60 Floor Area Ratio
0.50 Floor Area Ratio

(b) For any building with an average basement height above grade of
more than 1.83 metres (6 feet), the total permitted floor area ratio
shall not exceed the amount determined by the following
calculation:
Total FSR = 0.40 + 0.1 (7 Feet - Basement Height Above Grade)
2016 03 14
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(c) For any building with an average basement height above grade of
more than 2.13 metres (7 feet), the total permitted floor area ratio
shall not exceed 0.40.
220

.6

A basement (westside), cellar (westside) or crawlspace shall not extend
beyond the perimeter of the floor above it.

Subdivision Requirements
220

.7

The minimum lot area shall not be less than 557.40 square metres (6,000
square feet).

220

.8

The minimum lot frontage shall not be less than ten percent (10%) of the
lot perimeter.

Principal Building Envelope
220

.9

All principal buildings and structures shall be sized and sited according to
the following:
Regulation

Requirement

Minimum Front
Setback
Minimum Rear
Setback
Minimum
Combined Side
Setback
Minimum Side
Setback

Twenty percent (20%) of the depth of the lot but need
not exceed 7.62 metres (25 ft.)
Twenty percent (20%) of the depth of the lot but need
not exceed 7.62 metres (25 ft.)

Maximum
Building Height
Maximum Peak
Height

Twenty five percent (25%) of the frontage of the lot
1.22 metres (4 ft.) each side
7.62 metres (25 feet); or
6.10 metres (20 feet) for any principal building with a
flat roof.
10.67 metres (35 ft.)
All principal buildings in total shall:

Maximum Lot
Coverage

2016 03 14

a) not cover more than thirty five percent (35%) of
the lot area; and
b) if the building has two habitable levels, then the
upper habitable level is limited to 80% of the

City of New Westminster Zoning Bylaw

120

220-2

Neighbourhood Residential District (RS1N)
floorplate.

220

.10

No portion of a basement (west side) or cellar (west side) shall extend
horizontally beyond the floor above.

Height and Setback Exemptions
220

.11

Exemptions to height and setback regulations shall be permitted in
accordance with the provisions of the Height and Setback Exemptions
section of this bylaw.

Accessory Building and Use Regulations
220

.12

Accessory uses and accessory buildings:
a)
b)
c)
d)
e)
f)
g)
h)
i)
j)
k)
l)
m)

2016 03 14

shall not cover more than fifteen percent (15%) of the lot area in
combination with balconies, decks and porches.
shall not exceed one storey;
in the case of a building with a peaked roof, shall not exceed
4.57 metres (15 feet) in height, measured from the finished floor
to the highest point of the building;
in the case of a building with a flat roof, shall not exceed 3.60
metres (12 feet) in height measured from the finished floor to
the highest point of the building;
shall not be located within the required front setback;
shall not have dormers;
shall not be located less than 1 metre (3.28 feet) from the
principal building;
in the case of a garage or carport, where the vehicle entry faces
the lane, shall not be located closer to a lane than 6.71 metres
(22 feet), less the width of such lane;
in the case of a garage or carport which takes access from a
lane, shall be sited within 3.05 metres (10 feet) of such lane;
shall not be located less than 4.57 metres (15 feet) from the
corner of a lot at an intersection of streets or of a street and a
lane;
shall not be located within 1.52 metres (5 feet) of a lot line
bounded by a street;
in the case of a swimming pool or an enclosure of a swimming
pool, shall not be less than 1.52 metres (5 feet) from a lot line;
shall be limited to one toilet fixture and one sink fixture;
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n)

shall not contain cooking facilities.

Balcony, Deck and Porch Regulations
220

.13

All balconies, decks and porches which are not included in net floor area,
shall in total not cover more than fifteen percent (15%) of the lot area
when combined with accessory buildings.

Fence and Vision Clearance Requirements
220

.14

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

220

.15

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.

Off-Street Parking and Loading Requirements
220

.16

2016 03 14

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.
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220-4

Neighbourhood Residential District (Small
Lot)(RS-2N)
221
221

Neighbourhood Residential District (Small Lot) (RS-2N)
.1

The intent of this district is to allow single detached dwellings on small
lots, reflecting neighbourhood standards for the west side of New
Westminster in the Kelvin, West End and Connaught Heights
neighbourhoods.

Neighbourhood Residential District (Small Lot) (RS-2N) Regulations
221

.2

Development of a lot zoned RS-2N shall comply with the regulations
and requirements of the Neighbourhood Residential Dwelling Districts
(RS-1N) except:
(a)

2016 03 14

the minimum lot area shall not be less than 371.60 square
meters (4,000 square feet).
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221-1

Neighbourhood Residential District (Small
Lot)(RD-1N)
225
225

Neighbourhood Duplex Residential District (RD-1N)
.1

The intent of this district is to allow single unit residential uses and two
unit residential uses, reflecting neighbourhood standards in the Kelvin,
West End and Connaught Heights neighbourhoods.

Conditions of Use
225

.2

A two unit residential use shall only be permitted on a lot with an area
of 557.40 (6,000 square feet) or more.

225

.3

A single unit residential use shall conform to the regulations in the RSN1 zoning district.

Density
220

.4

A maximum of two dwelling units shall be permitted on each lot.

220

.5

For buildings constructed on or after January 1, 1997:
(a) The floor area ratio of all floors above a basement (west side), cellar
(west side), or slab level shall not exceed 0.5.
(b) an additional 0.1 floor area ratio is permitted provided it is located
in a basement (west side);
(c) in addition to the exemptions from net floor area included in the
General Regulations section of this bylaw, a cellar (west side) shall
be exempted from the calculation of net floor area and therefore
are not included in the floor area ratio.

220

.6

For buildings constructed before January 1, 1997:
(a) the total floor area ratio shall not exceed that indicated below:
Average Basement Height Above Grade
From
Less Than
0.61 metres (2 feet)
0.61 metres (2 feet)
0.91 metres (3 feet)
0.91 metres (3 feet)
1.22 metres (4 feet)
1.22 metres (4 feet)
1.83 metres (6 feet)

Maximum Total FAR
0.85 Floor Area Ratio
0.75 Floor Area Ratio
0.70 Floor Area Ratio
0.60 Floor Area Ratio

(b) For any building with an average basement height above grade of
more than 1.83 metres (6 feet) but less than 2.13 metres (7 feet), the
total permitted floor space ratio shall not exceed the amount

2016 03 14
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Lot)(RD-1N)
determined by the following calculation:
Total FSR = 0.50 + 0.1 (7 Feet - Basement Height Above Grade)
(c) For any site with an average basement height above grade of more
than 2.13 metres (7 feet), the total permitted floor space ratio shall
not exceed 0.40.
225

.7

A basement (westside), cellar (westside) or crawlspace shall not extend
beyond the perimeter of the floor above it.

Subdivision Requirements
225

.8

The minimum lot area for a lot zoned RD-1N shall not be less than
557.40 square metres (6,000 square feet).

225

.9

The minimum lot frontage shall not be less than 10% of the lot
perimeter.

Principal Building Envelope
225

.10

All buildings and structures shall be sized and sited according to the
following:
Regulation

Requirement

Minimum Front
Setback
Minimum Rear
Setback
Minimum
Combined Side
Setback
Minimum Side
Setback

Twenty percent (20%) of the depth of the lot but need
not exceed 7.62 metres (25 ft.)
Twenty percent (20%) of the depth of the lot but need
not exceed 7.62 metres (25 ft.)

Maximum
Building Height
Maximum Peak
Height
Maximum Lot
Coverage

2016 03 14

Twenty five percent (25%) of the frontage of the lot
1.22 metres (4 ft.) each side
7.62 metres (25 feet); or
6.10 metres (20 feet) for any principal building with a
flat roof.
10.67 metres (35 ft.)
All principal buildings in total shall not cover more
than thirty five percent (35%) of the lot area; and
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Lot)(RD-1N)
Second Level to
Floorplate Ratio

Where a principle building has two habitable levels
above a basement (westside), cellar (westside) or slab,
then the second habitable level is limited to 80% of the
floorplate.

Height and Setback Exemptions
225

.11

Exemptions to height and setback regulations shall be permitted in
accordance with the provisions of the Height and Setback Exemptions
section of this bylaw.

Accessory Building and Use Regulations
225

.12

Accessory uses and accessory buildings:
a)
b)
c)
d)
e)
f)
g)
h)
i)
j)
k)
l)
m)
n)

2016 03 14

shall not cover more than fifteen percent (15%) of the lot area
in combination with balconies, decks and porches.
shall not exceed one storey;
in the case of a building with a peaked roof, shall not exceed
4.57 metres (15 feet) in height, measured from the finished
floor to the highest point of the building;
in the case of a building with a flat roof, shall not exceed 3.60
metres (12 feet) in height measured from the finished floor to
the highest point of the building;
shall not be located within the required front setback;
shall not have dormers;
shall not be located less than 1 metre (3.28 feet) from the
principal building;
in the case of a garage or carport, where the vehicle entry
faces the lane, shall not be located closer to a lane than 6.71
metres (22 feet), less the width of such lane;
in the case of a garage or carport which takes access from a
lane, shall be sited within 3.05 metres (10 feet) of such lane;
shall not be located less than 4.57 metres (15 feet) from the
corner of a lot at an intersection of streets or of a street and a
lane;
shall not be located within 1.52 metres (5 feet) of a lot line
bounded by a street;
in the case of a swimming pool or an enclosure of a
swimming pool, shall not be less than 1.52 metres (5 feet)
from a lot line;
shall be limited to one toilet fixture and one sink fixture;
shall not contain cooking facilities.
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Lot)(RD-1N)
Balcony, Deck and Porch Regulations
225

.13

All balconies, decks and porches which are not included in net floor
area, shall in total not cover more than fifteen percent (15%) of the lot
area when combined with accessory buildings.

Fencing Regulations
225

.14

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

225

.15

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.

Off-Street Parking and Loading Requirements
225

.16

2016 03 14

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.
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Queensborough Neighbourhood
Residential District (RS-1Q)
230
230

Queensborough Neighbourhood Residential District (RS-1Q)
.1

The intent of this district is to allow single detached dwellings
reflecting neighbourhood standards in the Queensborough
neighbourhood and addressing development in floodplain areas.

Density
230

.2

A maximum of one dwelling unit shall be permitted on each lot.

230

.3

An additional dwelling unit may be permitted on each lot provided it is
a secondary suite residential use and complies with the requirements
for secondary suites residential uses in the General Regulations section
of this bylaw.

230

.4

The net floor area or floor area ratio shall not exceed the following:

2016 03 14

Lot Size Greater
than or equal to:

Lot Size Less than:

Maximum Permitted Floor
Space

0 m2

371.60 m2 (4000 ft2)

The total floor area ratio shall
not exceed a factor of 0.5

371.60 m2 (4000 ft2)

380.89 m2 (4100 ft2)

222.96 m2 (2400 ft2)

380.89 m2 (4100 ft2)

390.18 m2 (4200 ft2)

226.21 m2 (2435 ft2)

390.18 m2 (4200 ft2)

399.47 m2 (4300 ft2)

229.46 m2 (2470 ft2)

399.47 m2 (4300 ft2)

408.76 m2 (4400 ft2)

232.71 m2 (2305 ft2)

408.76 m2 (4400 ft2)

418.05 m2 (4500 ft2)

235.97 m2 (2540 ft2)

418.05 m2 (4500 ft2)

427.34 m2 (4600 ft2)

239.22 m2 (2575 ft2)

427.34 m2 (4600 ft2)

436.63 m2 (4700 ft2)

242.47 m2 (2610 ft2)

436.63 m2 (4700 ft2)

445.92 m2 (4800 ft2)

245.72 m2 (2645 ft2)

445.92 m2 (4800 ft2)

455.21 m2 (4900 ft2)

248.97 m2 (2680 ft2)

455.21 m2 (4900 ft2)

464.50 m2 (5000 ft2)

252.22 m2 (2715 ft2)

464.50 m2 (5000 ft2)

473.79 m2 (5100 ft2)

255.48 m2 (2750 ft2)
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Residential District (RS-1Q)

230

.5

473.79 m2 (5100 ft2)

483.08 m2 (5200 ft2)

257.80 m2 (2775 ft2)

483.08 m2 (5200 ft2)

492.37 m2 (5300 ft2)

260.12 m2 (2800 ft2)

492.37 m2 (5300 ft2)

501.66 m2 (5400 ft2)

262.44 m2 (2825 ft2)

501.66 m2 (5400 ft2)

510.95 m2 (5500 ft2)

264.77 m2 (2850 ft2)

510.95 m2 (5500 ft2)

520.24 m2 (5600 ft2)

267.09 m2 (2875 ft2)

520.24 m2 (5600 ft2)

529.53 m2 (5700 ft2)

269.41 m2 (2900 ft2)

529.53 m2 (5700 ft2)

538.82 m2 (5800 ft2)

271.73 m2 (2925 ft2)

538.83 m2 (5800 ft2)

548.11 m2 (5900 ft2)

274.06 m2 (2950 ft2)

548.11 m2 (5900 ft2)

557.40 m2 (6000 ft2)

276.38 m2 (2975 ft2)

557.40 m2 (6000 ft2)

-----

The total floor area ratio shall
not exceed a factor of 0.5

In addition to the exemptions from net floor area included in the
General Regulations of this bylaw, the following are exempted from
the calculation of the net floor area and therefore are not included in
the floor area ratio:
(a) the area required for one parking space, to a maximum of 20.90
square metres (225 square feet);
(b) the area required for a second parking space, where the space is
located tandem to the first parking space, to a maximum of
20.90 square metres (225 square feet);
(c) the area of any porch, attached to the front wall of the house,
which has a minimum of 9.29 square metres (100 square feet), to
a maximum exemption of 23.23 square metres (250 square feet);
(d) in the case where the property has a Flooding Covenant,
Flooding and Subsidence Covenant or Development Permit for
the purposes of Hazard Management registered on the property
title, any area below a geodetic elevation of 11.53 feet (3.53
metres) having a height of 5.0 feet (1.76 metres) or less;

Subdivision Requirements
230

.6

2016 03 14

The minimum lot area shall not be less than 371.60 square metres
(4,000 square feet).
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Queensborough Neighbourhood
Residential District (RS-1Q)
230

.7

The minimum lot frontage shall not be less than ten percent (10%) of
the lot perimeter.

Principal Building Envelope
230

.8

All principal buildings and structures shall be sized and sited according
to the following:
Regulation

Requirement

Minimum Front Twenty percent (20%) of the depth of the lot, but
Setback
need not exceed 7.62 metres (25 ft.)
Minimum Rear
Setback

Twenty percent (20%) of the depth of the lot, but
need not exceed 7.62 metres (25 ft.)

Minimum
Combined Side
Setbacks

Twenty five percent (25%) of the frontage of the lot

Minimum Side
Setback

1.22 metres (4 ft.) on each side

Maximum
Building Height

6.40 metres (21 feet) except where the building
proposed has two habitable levels which have a
floor to ceiling height of 2.74 metres (9 feet) or
greater, then a building height of 6.55 metres (21.5
feet) is permitted. The height of building with a flat
roof shall not exceed 5.49 metres (18 ft)

Maximum Lot
Coverage

All principal buildings in total shall:
a) not cover more than thirty five percent (35%)
of the lot area; and
b) if the building has two habitable levels, then
the upper habitable level is limited to 80% of
the lower level or floorplate

Height and Setback Exemptions
230

.9

2016 03 14

Exemptions to height and setback regulations shall be permitted in
accordance with the provisions of the Height and Setback Exemptions
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Queensborough Neighbourhood
Residential District (RS-1Q)
section of this bylaw.
Accessory Building and Use Regulations
230

.10

Accessory uses and accessory buildings:
(a)
(b)
(c)
(d)
(e)
(f)
(g)
(h)
(i)
(j)
(k)
(l)
(m)
(n)

shall not cover more than ten percent (10%) of the lot area.
shall not exceed one storey;
in the case of a peaked roof, no portion of the roof shall
exceed 4.57 metres (15 feet), measured from the finished
floor;
in the case of a roof having a pitch of 4:12 or less, no part of
the roof shall exceed 3.6 metres (12 feet) measured from the
finished floor;
shall not be located within the required front setback;
shall not have dormers;
shall not be located closer than 1 meter (3.28 feet) from the
principle building;
in the case of a garage or carport, where the vehicle entry
faces the lane, shall not be located closer to a lane than 6.71
metres (22 feet), less the width of such lane;
in the case of a garage or carport which takes access from a
lane, shall be sited within 3.05 metres (10 feet) of such lane;
shall be located not closer than 4.57 metres (15 feet) from the
corner of a lot at an intersection of streets or of a street and a
lane;
shall be located not closer than 1.52 metres (5 feet) from a lot
line bounded by a street;
in the case of a swimming pool or an enclosure of a
swimming pool, shall not be closer than 1.52 metres (5 feet)
from a lot line;
shall be limited to one toilet fixture and one sink fixture;
shall not contain cooking facilities;

Balcony, Deck and Porch Regulations
230

.11

2016 03 14

All balconies, decks and porches which are not included in net floor
area, shall in total not cover more than fifteen percent (15%) of the lot
area when combined with accessory buildings.
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230-4

Queensborough Neighbourhood
Residential District (RS-1Q)
Fence and Vision Clearance Requirements
230

.12

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

230

.13

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.

Off-Street Parking and Loading Requirements
230

.14

2016 03 14

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw
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230-5

Compact Lot Residential District (RCL)

250
250

Compact Lot Residential District (RCL)
.1

The intent of this district is to allow compact lot single detached
dwellings.

Density
250

.2

A maximum of one dwelling unit shall be permitted on each lot.

Subdivision Requirement
250

.3

The minimum lot area for subdivision shall not be less than 278.70
square metres (3,000 square feet) except that:
(a) Twenty-five percent (25%) of the lots may have a lot area
between 250.83 metres square (2,700 square feet) and 278.70
square metres (3,000 square feet); and
(b) Twenty-five percent (25%) of the lots may have a lot area
between 213.67 square metres (2,300 square feet) and 250.83
square metres (2,700 square feet)

250

.4

The minimum lot frontage shall not be less than ten percent (10%) of
the lot perimeter.

Principal Building Envelope
250

.5

All principal buildings and structures shall be sized and sited according
to the following:
Regulation

Requirement

Minimum Front A front setback shall be provided of not less than
Setback
3.05 metres (10 feet).

2016 03 14

Minimum Rear
Setback

A rear setback shall be provided of not less than
twenty percent (20%) of the depth of the site, but
need not exceed 7.62 metres (25 feet).

Minimum Side
Setback

The total required side setbacks shall not be less
than 2.13 metres (7 feet).

Maximum

If the lot coverage is equal to or greater than thirty
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240-1

Compact Lot Residential District (RCL)
Height

percent (30%) then 7.62 metres (25 feet);
If the lot coverage is less than thirty percent (30%)
then 8.23 metres (27 feet).
All principal buildings in total shall:
a) not cover more than forty percent (40%) of
the lot area if one level;
b) not cover more than thirty-five percent (35%)
of the lot area if two levels;
c) not cover more than thirty percent (30%) of
the lot area if three or move levels;

Maximum Lot
Coverage

Height and Setback Exemptions
250

.6

Exemptions to height and setback regulations shall be permitted in
accordance with the provisions of the Height and Setback Exemptions
section of this bylaw.

Accessory Building and Use Regulations
250

.7

Accessory uses and accessory buildings:
(a) shall not cover more than 37.16 square metres (400 sq. ft.) or
fifteen percent (15%) of the lot area, whichever is greater;
(b) shall not exceed two storeys where the second storey is
constructed within the roof line, nor a height of 4.57 metres (15
feet) measured from the finished floor of the building;
(c) shall not be located within the required front setback;
(d) in the case of a garage or carport, shall not be located closer to a
lane than 6.71 metres (22 feet),less the width of such lane;
(e) in the case of a garage or carport, where the vehicle entry faces
the lane, shall not be located closer to a lane than 6.71 metres (22
feet), less the width of such lane;
(f) shall not be located closer than 3.05 metres (10 feet) from any
principle building on the same lot;
(g) shall be located not closer than 4.57 metres (15 feet) from the
corner of a lot at an intersection of streets or of a street and a
lane;
(h) shall be located not closer than 1.52 metres (5 feet) from a lot
line bounded by a street;
(i) in the case of a swimming pool or an enclosure of a swimming
pool, shall not be closer than 1.52 metres (5 feet) from a lot line;

2016 03 14
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240-2

Compact Lot Residential District (RCL)
(j) shall not contain cooking facilities.
Balcony, Deck and Porch Regulations
250

.8

All balconies, decks and porches which are not included in net floor
area, shall in total not cover more than ten percent (10%) of the lot area.

Fencing and Vision Clearance Requirements
250

.9

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

250

.10

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.

Off-Street Parking and Loading Requirements
250

.11

2016 03 14

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.
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240-3

Row House Residential District (RR)

251
251

Row House Residential District (RSR)
.1

The intent of this district is to allow fee simple row housing.

Density
251

.2

A maximum of one dwelling unit shall be permitted on each lot.

Subdivision Requirements
251

.3

The minimum lot area shall not be less than 130.06 square metres
(1,400 square feet).

251

.4

The minimum lot frontage shall not be less than ten percent (10%) of
the lot perimeter.

Principal Building Envelope
251

.5

All principal buildings and structures shall be sized and sited according
to the following:
Regulation

Requirement

Minimum Front A front setback shall be provided of not less than
Setback
3.05 metres (10 feet).
Minimum Rear
Setback
Minimum Side
Setback
(Exterior)
Minimum Side
Setback
(Interior)
Minimum Side
Setback
(Building End
and Interior)

2016 03 14

A rear setback shall be provided of not less than 4.57
metres (15 feet)
A minimum exterior side setback shall be provided
of not less than 2.44 metres (8 feet)
An interior side setback is not permitted.
Where a series of row housing units ends, and it is
an interior lot line, a side setback shall be provided
of not less than 2.44 metres (8 feet)
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250-1

Row House Residential District (RR)
Maximum
Building
Height
Maximum Lot
Coverage

8.53 metres (28 feet)
Fifty percent (50%)

Height and Setback Exemptions
251

.6

Exemptions to height and setback regulations shall be permitted in
accordance with the provisions of the Height and Setback Exemptions
section of this bylaw.

Accessory Building and Use Regulations
251

.7

Accessory uses and accessory buildings:
(a) shall not cover more than:
(i) fifteen percent (15%) of the lot area for accessory buildings
and structures which are enclosed to less than forty-five
percent of their perimeter; and
(ii) twenty percent (20%) of the lot area for accessory buildings
and structures which are enclosed to more than forty-five
percent of their perimeter;
(b) shall not exceed one storey;
(c) shall not be located within the required front setback;
(d) in the case of a building with a peaked roof, no portion of the
building shall exceed 4.57 metres (15 feet), measured from the
finished floor;
(e) in the case of a building with a flat roof, no part of the building
shall exceed 3.6 metres (12 feet) measured from the finished
floor;
(f) shall not have dormers;
(g) shall not be located closer than 1 metre (3.28 feet) from the
principal building except where an accessory building is used for
vehicle parking, it shall not be located closer than 3.05 meters
(10 feet) from the principle building
(h) in the case of a garage or carport, where the vehicle entry faces
the lane, shall not be located closer to a lane than 6.71 metres
(22 feet), less the width of such lane;
(i) in the case of a garage or carport which takes access from a lane,
shall be sited within 3.05 metres (10 feet) of such lane;
(j) shall be located not closer than 4.57 metres (15 feet) from the
corner of a lot at an intersection of streets or of a street and a

2016 03 14
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250-2

Row House Residential District (RR)
lane;
(k) shall be located not closer than 1.52 metres (5 feet) from a lot
line bounded by a street;
(l) in the case of a swimming pool or an enclosure of a swimming
pool, shall not be closer than 1.52 metres (5 feet) from a lot line;
(m) shall not contain cooking facilities.
Fencing and Vision Clearance Requirements
251

.8

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

251

.9

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.

Off-Street Parking and Loading Requirements
251

.10

2016 03 14

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.
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250-3

Floating Communities and Residential
Marina District (RFC)
290
290

Floating Communities and Residential Marina District (RFC)
.1

The intent of this district is to allow floating home communities and
residential marina development.

Conditions of Use
290

.2

Marinas and the residential use of float homes and boats shall be
provided in accordance with the requirements contained in Appendix
C.

Principal Building Envelope
290

.3

All principal buildings and structures shall be sized and sited according
to the following:
Regulation

Requirement

Minimum Front
Setback
Minimum Rear
Setback
Minimum Side
Setback
Maximum
Building
Height
Maximum Lot
Coverage

3.05 metres (10 feet)
1.52 metres (5 feet)
4.57 metres (15 feet) except where a lot abuts a dyke
reserve, 3.05 metres (10 feet)
7.62 metres (25 feet)
Forty-five percent (45%)

Accessory Building and Use Regulations
290

.11

Accessory buildings shall comply with the Accessory Building
Regulations for Multiple Unit Residential Uses in the General Regulation
Section of this Bylaw.

Off-Street Parking and Loading Requirements
290

.12

2016 03 14

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.
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250-1

Floating Communities and Residential
Marina District (RFC)
290

.13

In addition to the requirements of the Off-Street Parking Section of this
bylaw, where a launching ramp is installed for launching boats from
trailers, parking spaces shall be provided to accommodate the use of
such ramp and which are clearly marked as spaces for trailer parking
only and shall be a width of 2.74 metres (7 ft.) and a length of 12.19
metres (40 ft.).

290

.14

Bicycle parking shall be provided in accordance with the Off-Street
Bicycle Parking Regulations section of this bylaw.

290

.15

Off-Street loading shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw.

2016 03 14
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250-2

Multiple Unit Residential Districts Use
Regulations
300
300

Multiple Unit Residential Districts Use Regulations
.1

The following tables indicate which principal and accessory uses are
permitted within the zoning districts in this land use category. Uses are
permitted as follows:
(a)
(b)

(c)

Uses accompanied by a “” are permitted;
Uses accompanied by a “” and a “+” are permitted with
conditions contained either within the zoning district or within
the Use Specific Regulations in the General Regulations Section of
this bylaw; and
Uses which are blank are not permitted.

RM-4

+

+
+
+

+

+
+
+

RM-4

RM-3

+

+
+
+

RM-3

RM-2

+

+
+
+

RM-2

RT-2

+

+
+
+

RT-2

Child Care
Multiple Unit Residential Use
Residential Community Living
Single Unit Residential Use
Two Unit Residential Use

RT-1

RT-1

Permitted Principal Uses

Permitted Accessory Uses

Accessory Uses to any Permitted Principal Uses
Home Occupations

2016 03 14
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300-1

Queensborough Townhouse Residential
District (RT-1)
305
305

Queensborough Townhouse Residential District (RT-1)
.1

The intent of this district is to allow townhouse residential
development at a low / medium density in Queensborough.

Conditions of Use
305

.1

Residential community living is permitted up to 2 dwelling units or 10%
of the total number of dwelling units on the lot, whichever is greater.

305

.2

A single unit residential use shall conform to the regulations in the RS1Q zoning district.

305

.3

A two unit residential use shall conform to the regulations in the RD-1
zoning district.

Density
305

.4

The base density shall not exceed that indicated in the table below for
each zoning sub-district:
Zoning Sub District

Floor Area Ratio

RT-1A

0.8

RT-1B

0.9

Principal Building Envelope
305

.5

All principal buildings and structures shall be sized and sited according
to the following requirements:

Regulation

Requirement

Maximum Building
Height
Maximum Lot
Coverage
Minimum Front
Setback
2016 03 14

10.7 metres (35 feet)
40%
3.05 metres (10 feet)
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305-1

Queensborough Townhouse Residential
District (RT-1)
Minimum Side
Setback
Minimum Rear
Setback

4.57 metres (15 feet)
4.57 metres (15 feet)

Distance Between Buildings on the Same Lot
305

305

.6

.7

Where there is more than one building on a site and two side walls face
each other the following distances between buildings shall be
provided:
Total Units in the
Two Buildings

Required Distance
Between Buildings

2 – 5 Units

3.04 metres (10 feet)

6 – 8 Units

3.66 metres (12 feet)

9 – 12 Units

4.27 metres (14 feet)

13 – 16 Units

4.88 metres (16 feet)

Where there is more than one building on a site and the front or rear
wall of one building faces the front or rear wall of another building, or
where the front or rear wall of one building faces the side wall of
another building then the following distance between buildings shall
be provided:
Total Units in the
Two Buildings
2 – 5 Units

6 – 8 Units

9 – 12 Units

2016 03 14

Required Distance
Between Buildings
50% of the combined
heights of the
buildings
50% of the combined
heights of the
buildings plus 2 feet
(0.61 metres)
50% of the combined
heights of the
buildings plus 4 feet
(1.22 metres)
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305-2

Queensborough Townhouse Residential
District (RT-1)
50% of the combined
heights of the
buildings plus 6 feet
(1.83 metres)

13 – 16 Units

Height and Setback Exemptions
305

.8

Exemptions to height and setback regulations shall be permitted in
accordance with the provisions of the Height and Setback Exemptions
section of this bylaw.

Usable Open Space
305

.9

Usable open space shall be provided in accordance with the Usable
Open Space requirements in the General Regulations section of this
Bylaw.

Accessory Building Regulations
305

.10

Accessory buildings shall comply with the Accessory Building
Regulations for Multiple Unit Residential Uses in the General Regulation
section of this Bylaw.

Fencing and Vision Clearance Requirements
305

.11

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

305

.12

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.

Off-Street Parking and Loading Requirements
305

.13

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.

305

.14

Bicycle parking shall be provided in accordance with the Off-Street
Bicycle Parking Regulations section of this bylaw.

305

.15

Off-Street loading shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw.

2016 03 14
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305-3

Townhouse Residential District (RT-2)

310
310

Townhouse Residential District (RT-2)
.16

The intent of this district is to allow townhouse residential
development at a low / medium density.

Conditions of Use
310

.17

Residential community living is permitted up to 2 dwelling units or 10%
of the total number of dwelling units on the lot, whichever is greater.

310

.18

A single unit residential use shall conform to the regulations in the RS-1
zoning district.

310

.19

A two unit residential use shall conform to the regulations in the RD-1
zoning district.

Density
310

.20

The density shall not exceed the base density indicated in the table
below, however, the maximum density may be increased to the bonus
density provided that payment for amenities are made in accordance
with the Amenity Density Bonus Section of this Bylaw.
Floor Area Ratio
Maximum Base
Density
Max. Bonus Density
(Queensborough)
Maximum Bonus
Density (Mainland)

0.6
0.9
1.2

Principal Building Envelope
310

.21

All principal buildings and structures shall be sized and sited according
to the following requirements:

Regulation

2016 03 14

Requirement At
Or Below Base
Density

Requirement
Above Base Density
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310-1

Townhouse Residential District (RT-2)
Maximum Building
Height
Maximum Lot
Coverage
Minimum Front
Setback
Minimum Side
Setback (Exterior)
Minimum Side
Setback (Adjacent to
Another Side Setback)
Minimum Side
Setback (Not Adjacent
to Another Side
Setback)
Minimum Rear
Setback

9.15 metres (30 feet)

12.20 metres (40 feet)

40%

60%

3.05 metres (10 feet)
3.05 metres (10 feet)
1.22 metres (4 feet)

50% of the height of the building
4.57 metres (15 feet) or 50% of the height of
the building, whichever is greater, unless the
rear lot line abuts a lane and the lane serves as
pedestrian access to the units, in which case
the minimum setback is 3.05 metres (10 feet).

Height and Setback Exemptions
310

.22

Exemptions to height and setback regulations shall be permitted in
accordance with the provisions of the Height and Setback Exemptions
section of this bylaw.

Usable Open Space
310

.23

Usable open space shall be provided in accordance with the Usable
Open Space requirements in the General Regulations section of this
Bylaw.

Accessory Building Regulations
310

.24

Accessory buildings shall comply with the Accessory Building
Regulations for Multiple Unit Residential Uses in the General Regulation
section of this Bylaw.

Fencing and Vision Clearance Requirements
310

.25

2016 03 14

Fencing shall comply with the provisions of the Fence and Vision
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310-2

Townhouse Residential District (RT-2)
Clearance Regulations section of this bylaw.
310

.26

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.

Off-Street Parking and Loading Requirements
310

.27

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.

310

.28

Bicycle parking shall be provided in accordance with the Off-Street
Bicycle Parking Regulations section of this bylaw.

310

.29

Off-Street loading shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw.

2016 03 14
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310-3

Multiple Unit Residential District (Medium
Density) (RM-2)
355
355

Multiple Unit Residential District (Medium Density) (RM-2)
.1

The intent of this district is to allow multiple unit residential uses at a
medium density.

Conditions of Use
355

.2

Residential community living is permitted up to 2 dwelling units or 10%
of the total number of dwelling units on the lot, whichever is greater.

355

.3

A single unit residential use shall conform to the regulations in the RS-1
zoning district.

355

.4

A two unit residential use shall conform to the regulations in the RD-1
zoning district.

Density
355

.5

The density shall not exceed the base density indicated in the table
below. However the maximum density may be increased to the bonus
density provided that payment for amenities are made in accordance
with the Amenity Density Bonus Section of this Bylaw.
Floor Area Ratio
Maximum Base
Density
Maximum Bonus
Density (Mainland)

1.2
1.8

Principal Building Envelope (All Building Forms)
355

.6

All principal buildings and structures shall be sized and sited according
to the following:
Regulation
Maximum Building
Height

2016 03 14

Requirement At
Or Below Base
Density

Requirement
Above Base Density

10.67 metres (35 feet)

13.72 metres (45 feet)
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310-1

Multiple Unit Residential District (Medium
Density) (RM-2)
Maximum Lot
Coverage

40%

60%

Principal Building Envelope (Townhouse)
355

.7

All townhouses shall be sized and sited according to the following
requirements:
Requirement At
Or Below Base
Density

Regulation
Minimum Front
Setback
Minimum Side
Setback (Exterior)
Minimum Side
Setback (Adjacent to
Another Side Setback)
Minimum Side
Setback (Not Adjacent
to Another Side
Setback)
Minimum Rear
Setback

Requirement
Above Base Density

4.57 metres (15 feet)

3.05 metres (10 feet)

4.57 metres (15 feet)

3.05 metres (10 feet)

1.22 metres (4 feet)

50% of the height of the building
4.57 metres (15 feet) or 50% of the height of
the building, whichever is greater, unless the
rear lot line abuts a lane and the lane serves as
pedestrian access to the units, in which case
the minimum setback is 3.05 metres (10 feet).

Principal Building Envelope (Apartment)
355

.8

All buildings and structures or portions of buildings or structures which
are not townhouses, shall be sized and sited according to the following
requirements:
Requirement At
Or Below Base
Density

Regulation
Minimum Front
Setback
Minimum Side
Setback

2016 03 14

7.62 metres (25 feet)

Requirement
Above Base Density
6.10 metres (20 feet)

6.10 metres (20 feet)
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310-2

Multiple Unit Residential District (Medium
Density) (RM-2)
Minimum Rear
Setback

7.62 metres (25 feet)

6.10 metres (20 feet)

Height and Setback Exemptions
355

.9

Exemptions to height and setback regulations shall be permitted in
accordance with the provisions of the Height and Setback Exemptions
section of this bylaw.

Usable Open Space
355

.10

Usable open space shall be provided in accordance with the Usable
Open Space requirements in the General Regulations section of this
Bylaw.

Accessory Building Regulations
355

.11

Accessory buildings shall comply with the Accessory Building
Regulations for Multiple Unit Residential Uses in the General Regulation
Section of this Bylaw.

Fencing and Vision Clearance Requirements
355

.12

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

355

.13

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.

Off-Street Parking and Loading Requirements
355

.14

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.

355

.15

Bicycle parking shall be provided in accordance with the Off-Street
Bicycle Parking Regulations section of this bylaw.

355

.16

Off-Street loading shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw.

2016 03 14
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310-3

Multiple Unit Residential District (Six
Storey Residential) (RM-3)
360

360

Multiple Unit Residential District (Six Storey Residential)
(RM-3)
.1

The intent of this district is to allow multiple unit residential uses in
townhouse and apartment buildings up to six storeys in height.

Conditions of Use
360

.2

Residential community living is permitted up to 2 dwelling units or 10%
of the total number of dwelling units on the lot, whichever is greater.

360

.3

A single unit residential use shall conform to the regulations in the RS-1
zoning district.

360

.4

A two unit residential use shall conform to the regulations in the RD-1
zoning district.

Density
360

.5

The density shall not exceed the base density indicated in the table
below. However the maximum density may be increased to the bonus
density provided that payment for amenities are made in accordance
with the Amenity Density Bonus Section of this Bylaw.
Floor Area Ratio
Maximum Base
Density
Maximum Bonus
Density

1.2
2.8

Principal Building Envelope (All Building Forms)
360

.6

All principal buildings and structures shall be sized and sited according
to the following:
Regulation
Maximum Building

2016 03 14

Requirement At
Or Below Base
Density
13.71 metres (45 feet)

Requirement
Above Base Density
20.57 metres (67.5
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315-1

Multiple Unit Residential District (Six
Storey Residential) (RM-3)
Height
Maximum Lot
Coverage

feet)
45%

55%

Principal Building Envelope (Townhouse)
360

.7

All townhouses shall be sized and sited according to the following
requirements:
Requirement At
Or Below Base
Density

Regulation
Minimum Front
Setback
Minimum Side
Setback (Exterior)
Minimum Side
Setback (Adjacent to
Another Side Setback)
Minimum Side
Setback (Not Adjacent
to Another Side
Setback)
Minimum Rear
Setback

Requirement
Above Base Density

4.57 metres (15 feet)

3.05 metres (10 feet)

4.57 metres (15 feet)

3.05 metres (10 feet)

1.22 metres (4 feet)

50% of the height of the building
4.57 metres (15 feet) or 50% of the height of
the building, whichever is greater, unless the
rear lot line abuts a lane and the lane serves as
pedestrian access to the units, in which case
the minimum setback is 3.05 metres (10 feet).

Principal Building Envelope (Apartment)
360

.8

All buildings and structures or portions of buildings or structures which
are not townhouses, shall be sized and sited according to the following
requirements:
Requirement At
Or Below Base
Density

Regulation
Minimum Front
Setback
Minimum Side
Setback

2016 03 14

7.62 metres (25 feet)

Requirement
Above Base Density
6.10 metres (20 feet)

6.10 metres (20 feet)
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315-2

Multiple Unit Residential District (Six
Storey Residential) (RM-3)
Minimum Rear
Setback

7.62 metres (25 feet)

6.10 metres (20 feet)

Height and Setback Exemptions
360

.9

Exemptions to height and setback regulations shall be permitted in
accordance with the provisions of the Height and Setback Exemptions
section of this bylaw.

Usable Open Space
360

.10

Usable open space shall be provided in accordance with the Usable
Open Space requirements in the General Regulations section of this
Bylaw.

Accessory Building Regulations
360

.11

Accessory buildings shall comply with the Accessory Building
Regulations for Multiple Unit Residential Uses in the General Regulation
Section of this Bylaw.

Fencing and Vision Clearance Requirements
360

.12

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

360

.13

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.

Off-Street Parking and Loading Requirements
360

.14

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.

360

.15

Bicycle parking shall be provided in accordance with the Off-Street
Bicycle Parking Regulations section of this bylaw.

360

.16

Off-Street loading shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw.

2016 03 14
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315-3

Multiple Unit Residential District (High
Density) (RM-4)
365
365

Multiple Unit Residential District (High Density) (RM-4)
.1

The intent of this district is to allow multiple unit residential uses at a
high density.

Conditions of Use
365

.2

Residential community living is permitted up to 2 dwelling units or 10%
of the total number of dwelling units on the lot, whichever is greater.

365

.3

A single unit residential use shall conform to the regulations in the RS-1
zoning district.

365

.4

A two unit residential use shall conform to the regulations in the RD-1
zoning district.

Base Density
365

.5

The base density shall not exceed that indicated in the table below for
each zoning sub-district.
Zoning Sub-District

Site Size

RM-4A

Less than 837 square
metres
837 to 1,407 square
metres
More than 1407
square metres
Less than 837 square
metres
837 to 1,764 square
metres
More than 1,764
square metres

RM-4B

Maximum Base
Density
1.2 FSR
[(lot area –
9,000)*0.00013 + 1.2]
2.0 FSR
1.2 FSR
[(lot area –
9,000)*0.00013 + 1.2]
2.5 FSR

Base Building Height
365

.6

2016 03 14

Heights shall not exceed 45 metres (147.64 feet) or the height indicated
on the map in in the Downtown Base Heights section in the General
City of New Westminster Zoning Bylaw

154

320-1

Multiple Unit Residential District (High
Density) (RM-4)
Regulations section of this Bylaw, whichever is less. However, the
following sites shall have a maximum height of 25.91 metres (85 feet):
(a) 209 Carnarvon Street;
Bonus Density and Building Heights
365

.7

Properties zoned RM-4 which include a (DB) suffix, may exceed the
maximum base density and base height permitted within the subdistrict to that indicated in the Bonus Density and Height Table below,
provided the requirements in the Amenity Density Bonus Section of the
General Regulations are met.
Downtown
Maximum Bonus
Community Plan
Height
Designation
Residential – Midrise
30.48 metres (100 ft)
Apartment
Residential – Tower
73.15 metres (240 ft)
Apartment
Mixed Use High
73.15 metres (240 ft)
Density

Maximum Bonus
Density
3.0 FSR
4.0 FSR
5.2 FSR

Principal Building Envelope (All Building Forms)
365

.8

All principal buildings and structures shall be sized and sited according
to the following:

Regulation
Maximum Site
Coverage

Portions of any
building 12.19
metres (40 feet) in
height or less
60%

Portions of any
building greater
than 12.19 metres
(40 feet) in height
40%

Principal Building Envelope (Townhouse)
365

.9

All townhouses shall be sized and sited according to the following
requirements:
Regulation

2016 03 14

Requirement at or

Requirement Above
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320-2

Multiple Unit Residential District (High
Density) (RM-4)
Below Base Density
Minimum Front
Setback
Minimum Side
Setback (Exterior)
Minimum Side
Setback (Interior)
Minimum Rear
Setback

Base Density

4.57 metres (15 feet)

3.05 metres (10 feet)

4.57 metres (15 feet)

3.05 metres (10 feet)

4.57 metres (15 feet) or 50% of the height of
the building, whichever is greater.
4.57 metres (15 feet) or 50% of the height of
the building, whichever is greater, unless the
rear setback abuts a lane and the lane is used
to serve as pedestrian access to the units, then
shall be 3.05 metres (10 feet).

Principal Building Envelope (Apartment)
365

.10

All principal buildings which are not townhouses shall be sized and
sited according to the following:
Requirement at or
Below Base Density

Regulation
Minimum Front
Setback
Minimum Side and
Rear Setbacks (for
buildings which are
six storeys or less)
Minimum Side and
Rear Setbacks (for
buildings more than
six storeys)

2016 03 14

Requirement Above
Base Density

7.62 metres (25 feet)

6.10 metres (20 feet)

7.62 metres (25 feet)

6.10 metres (20 feet)

For the first four
storeys, 7.62 metres
(25feet);

For the first four
storeys, 7.62 metres
(25feet);

For all storeys above
the first four storeys,
15.24 metres (50 feet)
less one half the
width of a street
right-of-way abutting
the side setback
provided that the
setback shall not be
less than 7.62 metres
(25 feet).

For all storeys above
the first four storeys,
15.24 metres (50 feet)
less one half the
width of a street
right-of-way abutting
the side setback
provided that the
setback shall not be
less than 7.62 metres
(20 feet).
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320-3

Multiple Unit Residential District (High
Density) (RM-4)

Height and Setback Exemptions
365

.17

Exemptions to height and setback regulations shall be permitted in
accordance with the provisions of the Height and Setback Exemptions
section of this bylaw.

Usable Open Space
365

.18

Usable open space shall be provided in accordance with the Usable
Open Space requirements in the General Regulations section of this
Bylaw.

Accessory Building Regulations
365

.19

Accessory buildings shall comply with the Accessory Building
Regulations for Multiple Unit Residential Uses in the General Regulation
Section of this Bylaw.

Fencing and Vision Clearance Requirements
365

.20

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

365

.21

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.

Off-Street Parking and Loading Requirements
365

.22

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.

365

.23

Bicycle parking shall be provided in accordance with the Off-Street
Bicycle Parking Regulations section of this bylaw.

365

.24

Off-Street loading shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw.

2016 03 14
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320-4

Mixed Use Districts Use Regulations

The following tables indicate which principal and accessory uses are
permitted within the zoning districts in this land use category. Uses are
permitted as follows:
(a)
(b)

(c)

Uses accompanied by a “” are permitted;
Uses accompanied by a “” and a “+” are permitted with conditions
contained either within the zoning district or within the Use
Specific Regulations in the General Regulations Section of this
bylaw; and
Uses which are blank are not permitted.

Animal Boarding and Training
Animal Daycare, Grooming and Veterinary Services
Assembly and Entertainment Uses
Business and Professional Office Use
Catering of Food and Beverage
Child Care
Creation, Sale and Display of Art
Financial Services
Fitness and Health Services
Funeral Services
Government Judicial Services
Hotels
Libraries, Museums, Performance Theatres and Art Galleries
Live-Work Uses
Marinas
Media Broadcasting, Production and Recording
Medical Diagnostic Services
Multiple Unit Residential Uses
Personal Services
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MU-5

.1

MU-4

400

Mixed Use Districts Use Regulations

MU-3A

400

+ +

















+
+

+
+





+
+

+
+


400-1

Mixed Use Districts Use Regulations

MU-4


+





+











+ +

MU-4



Accessory Uses to any Permitted Principal Uses
Home Occupations
Recycling Return (accessory)
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MU-2

MU-1

Permitted Accessory Uses











MU-5



MU-5

MU-3A


+ +









+

MU-3A




MU-3

Police Services
Post-secondary Education
Printing and Other Reproductive Processes
Production of Alcoholic Beverages
Recreational, Community and Cultural Activities
Residential Community Living
Restaurants
Retail Sales
School (Commercial and Self Improvement)
Single Unit Residential Uses

MU-2

MU-1

Permitted Principal Uses (cont..)







+ + + + + +
+ + + + +
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400-2

Local Mixed Use Districts (MU-1)
405
405

Local Mixed Use District (MU-1)
.1

The intent of this district is to allow for local shopping and services to
serve the adjacent residential areas and multiple unit residential uses
at a density compatible with the local area.

Conditions of Use
405

.2

Multiple unit residential uses shall not be permitted at or below street
level along the primary commercial street;

Principal Building Envelope
405

.3

All principal buildings and structures shall be sized and sited according
to the following:
Regulation
Maximum Height
Minimum Front
Setback
Minimum Side
Setback (Exterior)
Minimum Side
Setback (Interior)

Minimum Rear
Setback

2016 03 14

Requirement
9.15 metres (30 feet) and two storeys.
No front setback required.
3.05 metres (10 feet)
No side setback required unless:
(a) an interior side setback is provided,
then the interior side setback must not
be less than 3.05 metres (10 feet); or
(b) the side setback abuts a lot used
exclusively for residential purpose, then
the side setback must not be less than
3.05 metres (10 feet).
3.05 metres (10 feet), unless
(a) the rear lot line abuts a lot used
exclusively for residential purposes,
then shall be not less than 20% of the
depth of the lot, but need not exceed
7.62 metres (25 feet).

City of New Westminster Zoning Bylaw

160

405-1

Local Mixed Use Districts (MU-1)
Height and Setback Exemptions
405

.4

Exemptions to height and setback regulations shall be permitted in
accordance with the provisions of the Height and Setback Exemptions
section of this bylaw.

Usable Open Space
405

.5

Usable open space shall be provided in accordance with the Usable
Open Space requirements in the General Regulations section of this
Bylaw.

Accessory Building Regulations
405

.6

Accessory buildings shall comply with the Accessory Building
Regulations for Multiple Unit Residential Uses in the General Regulation
Section of this Bylaw.

Fencing and Vision Clearance Requirements
405

.7

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

405

.8

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.

Off-Street Parking and Loading Requirements
405

.9

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.

405

.10

Bicycle parking shall be provided in accordance with the Off-Street
Bicycle Parking Regulations section of this bylaw.

405

.11

Off-Street loading shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw.

2016 03 14
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405-2

Neighbourhood Mixed Use Districts
(MU-2)
410
410

Neighbourhood Mixed Use District (MU-2)
.1

The intent of this district is to allow for convenient shopping and
services to serve the adjacent residential area and multiple unit
residential uses at a density compatible with the local area.

Conditions of Use
410

.2

Animal boarding uses are permitted provided they are only located on
the lot at 800 Twelfth St (PID:011-086-025), is limited to not more than
12 domestic cats, all cats must be kept indoors overnight and no
portion of the site is used for residential purposes.

410

.3

Multiple unit residential uses shall not be permitted at or below street
level along the primary commercial street;

410

.4

Production of alcoholic beverages shall be limited to that produced by
consumers for their own personal consumption and does not include
consumption of alcoholic beverages on site;

410

.5

Residential community living is permitted up to 2 dwelling units or 10%
of the total number of dwelling units on the lot, whichever is greater.

Density
410

.6

The maximum floor area ratio shall not exceed 2.0.

Principal Building Envelope
410

.7

All principal buildings and structures shall be sized and sited according
to the following:
Regulation
Maximum Height
Minimum Front
Setback
Minimum Side
Setback

2016 03 14

Requirement
13.72 metres (45 feet) and four storeys.
No front setback required.
No side setback required unless:
(a) an interior side setback is provided,
then the interior side setback must not
be less than 3.05 metres (10 feet); or
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410-1

Neighbourhood Mixed Use Districts
(MU-2)
(b) the side setback abuts a lot used
exclusively for residential purpose, then
the side setback must not be less than
3.05 metres (10 feet).
Minimum Rear
Setback

3.05 metres (10 feet), unless
(a) the rear lot line abuts a lot used
exclusively for residential purposes,
then shall be not less than 20% of the
depth of the lot, but need not exceed
7.62 metres (25 feet).

Height and Setback Exemptions
410

.8

Exemptions to height and setback regulations shall be permitted in
accordance with the provisions of the Height and Setback Exemptions
section of this bylaw.

Usable Open Space
410

.9

Usable open space shall be provided in accordance with the Usable
Open Space requirements in the General Regulations section of this
Bylaw.

Accessory Building Regulations
410

.10

Accessory buildings shall comply with the Accessory Building
Regulations for Multiple Unit Residential Uses in the General Regulation
Section of this Bylaw.

Fencing and Vision Clearance Requirements
410

.11

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

410

.12

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.

Off-Street Parking and Loading Requirements
410

.13

2016 03 14

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.
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410-2

Neighbourhood Mixed Use Districts
(MU-2)
410

.14

Bicycle parking shall be provided in accordance with the Off-Street
Bicycle Parking Regulations section of this bylaw.

410

.15

Off-Street loading shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw.

2016 03 14
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410-3

Community Mixed Use Districts (MU-3)

415
415

Community Mixed Use District (MU-3)
.1

The intent of this district is to allow for an intermediate range of
commercial shopping and services and multiple unit residential uses at
a medium density.

Conditions of Use
415

.2

Multiple unit residential uses shall not be permitted at or below street
level along the primary commercial street;

415

.3

A single unit residential use shall conform to the regulations in the RS-1
zoning district.

415

.4

Medical diagnostic services are limited to providing medically required
testing to the general public;

415

.5

Production of alcoholic beverages shall be limited to that produced by
consumers for their own personal consumption and does not include
consumption of alcoholic beverages on site;

415

.6

Residential community living is permitted up to 2 dwelling units or 10%
of the total number of dwelling units on the lot, whichever is greater.

415

.7

A single unit residential use shall conform to the regulations in the RS-1
zoning district.

Density
415

.8

The density on the site shall not exceed:
Floor Area Ratio
Residential Uses

2.85

All Uses

5.2

Principal Building Envelope
415

.9

2016 03 14

All principal buildings and structures shall be sized and sited according
to the following:
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415-1

Community Mixed Use Districts (MU-3)
Regulation
Maximum Height
Maximum Lot
Coverage
Minimum Front
Setback
(for portions of
buildings 9.15 metres
(30 feet) in height or
less)
Minimum Front
Setback
(for portions of
buildings more than
9.15 metres (30 feet)
in height)
Minimum Side
Setback
(for portions of
buildings 9.15 metres
(30 feet) in height or
less)

Minimum Side
Setback
(for portions of
buildings more than
9.15 metres (30 feet)
in height)
Minimum Rear
Setback
(for portions of
buildings 9.15 metres
(30 feet) in height or
less)

2016 03 14

Requirement
45.72 metres (150 feet)
40% for Residential Uses

No front setback required

30% of the height of the building over 9.15
metres (30 feet) measured from the centre line
of the fronting street.
No side setback required unless:
(a) an interior side setback is provided,
then the interior side setback must not
be less than 3.05 metres (10 feet); or
(b) the side setback abuts a lot used
exclusively for residential, or is
separated from such residential use by
a street or a lane, then the side setback
shall be not less than 40% of the height
of the building up to a height of 12.20
metres (40 feet) plus 20% of the height
of the building over 12.20 metres (40
feet) in height.
40% of the height of the building over 9.15
metres (30 feet) measured from the side lot
line or the centre line of street abutting a side
lot line.
3.05 metres (10 feet), unless
(a) the rear lot line abuts a lot used
exclusively for residential purposes,
then shall be not less than 20% of the
depth of the lot, but need not exceed
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415-2

Community Mixed Use Districts (MU-3)
7.62 metres (25 feet).
Minimum Rear
Setback
(for portions of
buildings more than
9.15 metres (30 feet)
in height)

40% of the height of the building over 9.14
metres (30 feet).

Principal Building Envelope
415

.10

All principal buildings and structures shall be sized and sited according
to the following:

Height and Setback Exemptions
415

.11

Exemptions to height and setback regulations shall be permitted in
accordance with the provisions of the Height and Setback Exemptions
section of this bylaw.

Usable Open Space
410

.12

Usable open space shall be provided in accordance with the Usable
Open Space requirements in the General Regulations section of this
Bylaw.

Accessory Building Regulations
410

.13

Accessory buildings shall comply with the Accessory Building
Regulations for Multiple Unit Residential Uses in the General Regulation
Section of this Bylaw.

Fencing and Vision Clearance Requirements
410

.14

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

410

.15

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.

2016 03 14
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415-3

Community Mixed Use Districts (MU-3)
Off-Street Parking and Loading Requirements
410

.16

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.

410

.17

Bicycle parking shall be provided in accordance with the Off-Street
Bicycle Parking Regulations section of this bylaw.

410

.18

Off-Street loading shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw.

2016 03 14
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415-4

Community Mixed Use Districts (MU-3A)

416
415

Community Mixed Use District (MU-3A)
.1

The intent of this district is to allow for an intermediate range of
commercial shopping and services and multiple unit residential uses at
a medium density in a manner which is compatible with adjacent
neighbourhoods.

Conditions of Use
416

.2

Uses and buildings shall be sited in accordance with Supplementary
Siting Map (MU-3A);

416

.3

No commercial use shall be permitted within the area labeled as
“Building Setback” on Supplementary Siting Map (MU-3A);

416

.4

No commercial use shall be permitted to face the area labeled as
“Building Setback” on Supplementary Siting Map (MU-3A);

416

.5

Multiple unit residential uses shall not be permitted at or below street
level along the primary commercial street;

416

.6

Medical diagnostic services are limited to providing medically required
testing to the general public;

416

.7

Production of alcoholic beverages shall be limited to that produced by
consumers for their own personal consumption;

416

.8

Residential community living is permitted up to 2 dwelling units or 10%
of the total number of dwelling units on the lot, whichever is greater.

Density
416

.9

The density shall not exceed:
Floor Area Ratio
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Residential Uses

2.2

All Uses

5.2
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416-1

Community Mixed Use Districts (MU-3A)
Principal Building Envelope
416

.10

All principal buildings and structures shall be sized and sited according
to the following:
Regulation
Maximum Height
Maximum Lot
Coverage
Minimum Front
Setback
(for portions of
buildings 9.15 metres
(30 feet) in height or
less)
Minimum Front
Setback
(for portions of
buildings more than
9.15 metres (30 feet)
in height)
Minimum Side
Setback
(for portions of
buildings 9.15 metres
(30 feet) in height or
less)
Minimum Side
Setback
(for portions of
buildings more than
9.15 metres (30 feet)
in height)
Minimum Rear
Setback
(for portions of
buildings 9.15 metres
(30 feet) in height or
less)
Minimum Rear

2016 03 14

Requirement
Building heights shall not exceed those
indicated on Supplementary Siting Map (MU3A).
60%

No front setback required

40% of the height of the building over 9.15
metres (30 feet) measured from the centre line
of the fronting street.

No side setback required unless:
(a) an interior side setback is provided,
then the interior side setback must not
be less than 3.05 metres (10 feet); or
40% of the height of the building over 9.15
metres (30 feet) in height measured from the
side lot line or the centre line of street abutting
a side lot line; or if abutting a lot zoned MU-3,
20% of the height of the building over 9.15
metres.

No rear setback required

40% of the height of the building over 9.15
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416-2

Community Mixed Use Districts (MU-3A)
Setback
(for portions of
buildings more than
9.15 metres (30 feet)
in height)
Building Siting

metres (30 feet) in height; or if abutting a lot
zoned MU-3, 20% of the height of the building
over 9.15 metres.
In addition to the setback and height
requirements above, all buildings shall be sited
in accordance with Supplementary Siting Map
(MU-3A).

Height and Setback Exemptions
415

.19

Exemptions to height and setback regulations shall be permitted in
accordance with the provisions of the Height and Setback Exemptions
section of this bylaw.

Usable Open Space
410

.20

Usable open space shall be provided in accordance with the Usable
Open Space requirements in the General Regulations section of this
Bylaw.

Accessory Building Regulations
410

.21

Accessory buildings shall comply with the Accessory Building
Regulations for Multiple Unit Residential Uses in the General Regulation
Section of this Bylaw.

Fencing and Vision Clearance Requirements
410

.22

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

410

.23

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.

Off-Street Parking and Loading Requirements
410

.24

2016 03 14

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.
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416-3

Community Mixed Use Districts (MU-3A)
410

.25

Bicycle parking shall be provided in accordance with the Off-Street
Bicycle Parking Regulations section of this bylaw.

410

.26

Off-Street loading shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw.

2016 03 14
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416-4

Community Mixed Use Districts (MU-4)

420
420

City Mixed Use District (MU-4)
.1

The intent of this district is to allow for a broad range of commercial
shopping and services at a higher density, combined with multiple unit
residential uses.

Conditions of Use
420

.2

Multiple unit residential uses shall only permitted at grade level in
areas not designated ‘Commercial at Street Level” in the Downtown
Community Plan.

420

.3

Marinas shall be provided in accordance with the requirements
contained in Appendix C.

420

.4

Medical diagnostic services are limited to providing medically required
testing to the general public;

420

.5

Residential community living is permitted up to 2 dwelling units or 10%
of the total number of dwelling units on the lot, whichever is greater.

420

.6

A single unit residential use shall conform to the regulations in the RS-1
zoning district.

Base Density
420

.7

The base residential density shall not exceed that indicated in the table
below.
Site Size

Maximum Base Residential Density

Less than 837 square
metres
837 to 2,122 square
metres
More than 2,122
square metres
420

.8

2016 03 14

1.2 FSR
[(lot area – 9,000)*0.00013 + 1.2]
3.0 FSR

Maximum overall bonus density shall not exceed 5.2 FSR
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420-1

Community Mixed Use Districts (MU-4)
Base Building Height
420

.9

The maximum building height shall not exceed the height indicated on
the map in the Downtown Base Heights section in the General
Regulations section of this Bylaw.

Bonus Density and Building Height
420

.10

Properties zoned MU-4 which include a (DB) suffix, may exceed the
maximum base density and base height permitted to that indicated in
the Bonus Density and Height Table below, provided the requirements
in the Amenity Density Bonus Section of the General Regulations are
met.
Downtown
Maximum Bonus
Community Plan
Height
Designation
Residential – Midrise
30.48 metres (100 ft)
Apartment
Residential – Tower
73.15 metres (240 ft)
Apartment
Mixed Use High
73.15 metres (240 ft)
Density

420

.11

Maximum Bonus
Residential Density
3.0 FSR
4.0 FSR
5.2 FSR

Maximum overall bonus density shall not exceed 5.2 FSR

Principal Building Envelope
420

.12

All principal buildings and structures shall be sized and sited according
to the following:
Regulation
Maximum Lot
Coverage
Minimum Front
Setback
Minimum Side
Setback
Minimum Rear
Setback

2016 03 14

Requirement
No maximum lot coverage.
No front setback required
No side setback required.
No rear setback required.
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420-2

Community Mixed Use Districts (MU-4)
Height and Setback Exemptions
420

.13

Exemptions to height and setback regulations shall be permitted in
accordance with the provisions of the Height and Setback Exemptions
section of this bylaw.

Usable Open Space
420

.14

Usable open space shall be provided in accordance with the Usable
Open Space requirements in the General Regulations section of this
Bylaw.

Accessory Building Regulations
420

.15

Accessory buildings shall comply with the Accessory Building
Regulations for Multiple Unit Residential Uses in the General Regulation
Section of this Bylaw.

Fencing and Vision Clearance Requirements
420

.16

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

420

.17

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.

Off-Street Parking and Loading Requirements
420

.18

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.

420

.19

Bicycle parking shall be provided in accordance with the Off-Street
Bicycle Parking Regulations section of this bylaw.

420

.20

Off-Street loading shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw.

2016 03 14
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420-3

Community Mixed Use Districts (MU-5)

425
425

Columbia Street Historic District (MU-5)
.1

The intent of this district is to allow a mix of pedestrian-oriented
commercial, institutional and residential uses supporting the role of
Columbia Street as a Historic District.

Conditions of Use
425

.2

Multiple unit residential uses shall not be permitted at street level or
below street level in areas marked as either “Commercial at Street
Level” or “Columbia Historic Mixed-Use” on the Land Use Map in
Schedule F of the Downtown Community Plan.

425

.3

Marinas shall be provided in accordance with the requirements
contained in Appendix C.

425

.4

Medical diagnostic services are limited to providing medically required
testing to the general public;

425

.5

Residential community living is permitted up to 2 dwelling units or 10%
of the total number of dwelling units on the lot, whichever is greater.

Density
425

.6

The overall density shall not exceed 5.2 FSR

425

.7

The residential density shall not exceed 1.2 FSR without bonuses.

425

.8

Notwithstanding other density regulations within this district, the
residential density shall not exceed that shown on the following table,
subject to the properties being listed on the New Westminster Heritage
Registry:
Address

Legal Description

401 Columbia Street
415 Columbia Street
511 Columbia Street
535 Front Street
554 Columbia Street
28 Sixth Street
600 Columbia Street
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Maximum
FSR
2.26
2.79
1.94
2.20
2.12
2.84
4.20
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425-1

Community Mixed Use Districts (MU-5)
716 Columbia Street
425

.9

4.20

Notwithstanding other density regulations within this district, where
improvements are made to an existing building which include:
(a) public open space of a minimum of 371.61 sq. metres (4,000 sq.
ft.) which is acceptable to the Director of Development Services,
is in conformity with the Official Community Plan, and is
provided at grade; and
(b) seismic upgrading; and
(c) façade improvements in accordance with design guidelines
included in the Downtown Official Community Plan; and
(d) the façade improvements must be approved through a Special
Development Permit application or a Heritage Revitalization
Agreement.
Residential density may be increased to a maximum of 5.0 FSR.

Principal Building Envelope
425

.10

All principal buildings and structures shall be sized and sited according
to the following:
Regulation
Maximum Height

Maximum Lot
Coverage
Minimum Front
Setback
Minimum Side
Setback
Minimum Rear
Setback

2016 03 14

Requirement
The maximum building height shall not
exceed the height indicated on the map in the
Downtown Base Heights section in the
General Regulations section of this Bylaw
No maximum lot coverage.
No front setback required
No side setback required.
No rear setback required.
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425-2

Community Mixed Use Districts (MU-5)
Height and Setback Exemptions
425

.11

Exemptions to height and setback regulations shall be permitted in
accordance with the provisions of the Height and Setback Exemptions
section of this bylaw.

Usable Open Space
425

.12

Usable open space shall be provided in accordance with the Usable
Open Space requirements in the General Regulations section of this
Bylaw.

Accessory Building Regulations
425

.13

Accessory buildings shall comply with the Accessory Building
Regulations for Multiple Unit Residential Uses in the General Regulation
Section of this Bylaw.

Fencing and Vision Clearance Requirements
425

.14

425

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.
Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.

Off-Street Parking and Loading Requirements
425

.16

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.

425

.17

Notwithstanding the off-street parking section of this bylaw, the
following requirements apply to uses in the MU-5 zoning district:
Land Use
Congregate Housing
Multiple Unit Residential Use
Hotels
All other land uses

2016 03 14

Minimum Number of Required
Parking Spaces
0.2 per bachelor unit
0.4 per one-bedroom unit
1.0 per unit
0.5 per hotel room
0.2 per 92.9 sq. metres
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425-3

Community Mixed Use Districts (MU-5)

425

.18

Bicycle parking shall be provided in accordance with the Off-Street
Bicycle Parking Regulations section of this bylaw.

425

.19

Off-Street loading shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw.

2016 03 14
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425-4

Local Commercial Districts (CL)

500
500

Commercial Districts Use Regulations
.1

The following tables indicate which principal and accessory uses are
permitted within the zoning districts in this land use category. Uses are
permitted as follows:
(a)
(b)

(c)

Uses accompanied by a “” are permitted;
Uses accompanied by a “” and a “+” are permitted with conditions
contained either within the zoning district or within the Use
Specific Regulations in the General Regulations Section of this
bylaw; and
Uses which are blank are not permitted.

Animal Boarding and Training
Animal Daycare, Grooming and Veterinary Services
Assembly and Entertainment Uses
Auctions
Automobile, Truck, Motorcycle and Boat Sales, Rental, Repair,
Service, Inspection and Washing
Automobile, Truck, Motorcycle and Boat Storage
Business and Professional Office Use
Catering of Food and Beverage
Child Care
Creation, Sale and Display of Art
Drive-Through Businesses
Financial Services
Funeral Services
Fitness and Health Services
Indoor Recreation
Laboratory Research and Testing
Manufacturing, Assembly, Dis-assembly, Processing, Packaging,
Repair, and Recycling of Materials ad Products
Marinas
2016 03 14
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CHT


+



CW

CLF


+

CP

CS

CL

Permitted Principal Uses

+
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+

505-1

Local Commercial Districts (CL)

Media Broadcasting, Production and Recording
Medical Diagnostic Services
Offices, Workshop and Storage Uses for Trade Contractors
Parking for Vehicles
Plant Cultivation and Retail Sales
Personal Services
Police Services
Printing and Other Reproductive Processes
Production of Alcoholic Beverages
Restaurants
Retail Sales;
Retails Sales of Construction Supplies
Retail (Service)
Recycling Return
Research and Development
School (Trade)
Taxi Dispatch and Maintenance













+


+




CHT




CW

CLF



CP

CS

CL

Permitted Principal Uses (cont.)





+

+
+
+

Accessory Uses to any Permitted Principal Uses
Caretaker Residential Use
Child Care
Fitness and Health Services
Post-Secondary Education
Retail Sale of Seafood
School (Trade)
Restaurants
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CHT



CW



CLF



CP



CS

CL

Permitted Accessory Uses








505-2

Local Commercial Districts (CL)
505
505

Local Commercial District (CL)
.1

The intent of this district is to allow for a local oriented range of
commercial shopping and services at a low density.

Conditions of Use
505

.2

There are no conditions of use for permitted uses within this district;

Principal Building Envelope
505

.3

All principal buildings and structures shall be sized and sited according
to the following:
Regulation
Maximum Height
Minimum Front
Setback
Minimum Side
Setback (Exterior)
Minimum Side
Setback (Interior)

Minimum Rear
Setback

Requirement
9.15 metres (30 feet) and two storeys.
No front setback required.
3.05 metres (10 feet)
No side setback required unless:
(a) an interior side setback is provided,
then the interior side setback must not
be less than 3.05 metres (10 feet); or
(b) the side setback abuts a lot used
exclusively for residential purpose, then
the side setback must not be less than
3.05 metres (10 feet).
20% of the depth of the lot but need not
exceed 7.62 metres (25 feet).

Fencing and Vision Clearance Requirements
505

.4

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

505

.5

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.
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505-1

Local Commercial Districts (CL)
Off-Street Parking and Loading Requirements
505

.6

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.

505

.7

Bicycle parking shall be provided in accordance with the Off-Street
Bicycle Parking Regulations section of this bylaw.

505

.8

Off-Street loading shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw.
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505-2

Local Commercial Districts (CS)

510
505

Service Commercial District (CS)
.1

The intent of this district is to allow for automobile oriented services
and other uses which may require larger sites and involve increased
outdoor activity and noise.

Conditions of Use
505

.2

Production of alcoholic beverages shall be limited to that produced by
consumers for their own personal consumption and does not include
consumption of alcoholic beverages on site.

505

.3

Automobile, Truck, Motorcycle and Boat Storage shall not include
storage of damaged or inoperable vehicles.

Principal Building Envelope
505

.4

All principal buildings and structures shall be sized and sited according
to the following:
Regulation
Maximum Height
Minimum Front
Setback
Minimum Side
Setback

Requirement
9.15 metres (30 feet) and two storeys.

Minimum Rear
Setback

3.05 metres (10 feet), unless:

No front setback required.
No side setback required unless:
(a) the side setback abuts a lot used
exclusively for residential purposes,
then the side setback must not be less
than 3.05 metres (10 feet).
(a) the rear setback abuts a lot used for
residential purposes, then the rear
setback must not be less than 20% of
the depth of the lot, but need not
exceed 7.62 metres (25 feet).

Fencing and Vision Clearance Requirements
510

.5

2016 03 14

Fencing shall comply with the provisions of the Fence and Vision
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510-1

Local Commercial Districts (CS)
Clearance Regulations section of this bylaw.
510

.6

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.

Off-Street Parking and Loading Requirements
510

.7

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.

510

.8

Bicycle parking shall be provided in accordance with the Off-Street
Bicycle Parking Regulations section of this bylaw.

510

.9

Off-Street loading shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw.
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510-2

Parking Districts (CP)

515
515

Parking District (CP)
.1

The intent of this district is to allow for automobile parking as the
principal use of a site.

Conditions of Use
515

.2

There are no conditions of use for permitted uses within this district.

Density
515

.3

The floor area ration shall not exceed 3.0

Principal Building Envelope
515

.4

All principal buildings and structures shall be sized and sited according
to the following:
Regulation
Setbacks (All sides)
Minimum Front
Setback

2016 03 14

Requirement
Where a lot is bounded by a street or a lot used
for residential purposes, a setback shall be
provided of 1.52 metres (5 feet).
No front setback required except that:
(a) exits shall provide unrestricted vision at
a 45 degree angle measured from 6.10
metres (20 ft.) inside the lot line of the
lot from each side of the exit driveway

Minimum Side
Setback (Exterior)

No side setback required unless:

Minimum Rear
Setback

3.05 metres (10 feet), unless:

(a) the side setback abuts a residential
district, then shall be 40% of the height
of the building up to 12.20 metres (40
ft.) plus 20% of the height of the
building over 12.20 metres (40 ft).

(a) adjacent to a lot used for residential
purposes, then shall be not less than
20% of the depth of the site, but need
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515-1

Parking Districts (CP)
not exceed 7.62 metres (25 ft.)
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515-2

Large Format Commercial District (CW)

520
520

Large Format Commercial District (CLF)
.1

The intent of this district is to allow commercial uses, which may
require a large format building.

Conditions of Use
520

.2

The following uses shall be conducted within a fully enclosed building:
Automobile, truck, motorcycle and boat sales, rental, repair and service,
including inspection.

520

.3

Automobile repair and service uses shall only be permitted accessory to
a principal retail sales use;

520

.4

Caretaker residential use shall be limited to one dwelling unit.

520

.5

Medical diagnostic services are limited to providing medically required
testing to the general public;

520

.6

Production of alcoholic beverages shall be limited to that produced by
consumers for their own personal consumption and does not include
consumption of alcoholic beverages on site.

Density
520

.7

The floor area ratio shall not exceed 1.0.

Principal Building Envelope
520

.8

All principal buildings and structures shall be sized and sited according
to the following:
Regulation
Maximum Height
Minimum Front
Setback
Minimum Side
Setback
Minimum Rear
Setback

2016 03 14

Requirement
15.24 metres (50 feet).
50% of the building height.
7.62 metres (25 feet).
7.62 metres (25 feet).
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520-1

Large Format Commercial District (CW)
Fencing and Vision Clearance Requirements
520

.9

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

520

.10

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.

Off-Street Parking and Loading Requirements
520

.11

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.

520

.12

Bicycle parking shall be provided in accordance with the Off-Street
Bicycle Parking Regulations section of this bylaw.

520

.13

Off-Street loading shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw.
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520-2

Commercial Waterfront District (CW)

525
525

Commercial Waterfront District (CW)
.1

The intent of this district is to allow marinas and associated waterfront
uses.

Conditions of Use
525

.2

Marinas shall all be provided in accordance with the requirements
contained in the attached Appendix C.

525

.3

Retail sale of seafood shall be from an enclosed building with a floor
area not exceeding 37.16 square metres (400 square feet).

Principal Building Envelope
525

.4

All principal buildings and structures shall be sized and sited according
to the following:
Regulation
Maximum Height
Maximum Lot
Coverage
Minimum Front
Setback
Minimum Side
Setback
Minimum Rear
Setback

Requirement
7.62 metres (25 feet).
40%
7.62 metres (25 feet).
4.57 metres (15 ft.) unless:
(a) a side setback abuts a dyke reserve, then
shall be 3.05 metres (10 ft.)
7.62 metres (25 feet).

Fencing and Vision Clearance Requirements
525

.5

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

525

.6

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.
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525-1

Commercial Waterfront District (CW)
Off-Street Parking and Loading Requirements
525

.7

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.

525

.8

In addition to the requirements of the Off-Street Parking section of this
bylaw, where a launching ramp is installed for launching boats from
trailers, trailer parking spaces shall be provided with a width of 2.74
metres (7 ft.) and a length of 12.19 metres (40 ft.) and the use of the
launching ramp for launching such trailered vessels shall be limited to
the number of such trailer parking spaces so provided.

525

.9

Bicycle parking shall be provided in accordance with the Off-Street
Bicycle Parking Regulations section of this bylaw.

525

.10

Off-Street loading shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw.
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525-2

High Technology and Business Park
District (CHT)
530
530

High Technology and Business Park District (CHT)
.1

The intent of this district is to allow high technology and business park
development.

Conditions of Use
530

.2

All permitted accessory uses shall, in total, occupy a maximum of 25%
of the gross floor area on a lot.

530

.3

Caretaker residential use shall be limited to one dwelling unit.

530

.4

Research and Development, manufacturing, assembly, dis-assembly,
processing, packaging, repair and recycling uses shall be limited to uses
related to computer, electronic, electrical, communications, high
technology equipment and other similar equipment, devices and
services;

Density
530

.5

The floor area ratio shall not exceed 2.50.

Principal Building Envelope
530

.6

All principal buildings and structures shall be sized and sited according
to the following:
Regulation
Maximum Height
Maximum Lot
Coverage
Minimum Front
Setback
Minimum Side
Setback

Minimum Rear
Setback
2016 03 14

Requirement
24.38 metres (80 feet)
50%
7.62 metres (25 feet).
3.05 metres (10 feet) unless:
(a) abutting a lot used for residential
purposes, then it shall be 50% of the
height of the building, with a minimum
of 7.62 metres (25 feet)
4.57 metres (15 feet) unless:
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525-1

High Technology and Business Park
District (CHT)
(a) abutting a lot used for residential
purposes, then it shall be 50% of the
height of the building, with a minimum
of 7.62 metres (25 feet)
Fencing and Vision Clearance Requirements
530

.7

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

530

.8

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.

Off-Street Parking and Loading Requirements
530

.9

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.

530

.10

Bicycle parking shall be provided in accordance with the Off-Street
Bicycle Parking Regulations section of this bylaw.

530

.11

Off-Street loading shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw.
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525-2

Institutional Districts Use Regulations
300

.2

The following tables indicate which principal and accessory uses are
permitted within the zoning districts in this land use category. Uses are
permitted as follows:
(d)
(e)

(f)

Uses accompanied by a “” are permitted;
Uses accompanied by a “” and a “+” are permitted with
conditions contained either within the zoning district or within
the Use Specific Regulations in the General Regulations Section of
this bylaw; and
Uses which are blank are not permitted.

RM-4

+

+
+
+

+

+
+
+

RM-4

RM-3

+

+
+
+

RM-3

RM-2

+

+
+
+

RM-2

RT-2

+

+
+
+

RT-2

Child Care
Multiple Unit Residential Use
Residential Community Living
Single Unit Residential Use
Two Unit Residential Use

RT-1

RT-1

Permitted Principal Uses

Permitted Accessory Uses

Accessory Uses to any Permitted Principal Uses
Home Occupations
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605-1

Institutional Districts Use Regulations
600
600

Institutional Districts Use Regulations
.1

The following tables indicate which principal and accessory uses are
permitted within the zoning districts in this land use category. Uses are
permitted as follows:
(a)
(b)

(c)

Uses accompanied by a “” are permitted;
Uses accompanied by a “” and a “+” are permitted with conditions
contained either within the zoning district or within the Use
Specific Regulations in the General Regulations Section of this
bylaw; and
Uses which are blank are not permitted.

Ambulance Services
Animal Boarding and Training
Animal Daycare, Grooming and Veterinary Services
Assembly and Entertainment Uses
Business and Professional Office Use
Cemeteries;
Child Care
Community Gardening
Community Transition Residence
Congregate Housing
Emergency Shelter Accommodation
Fire Services
Funeral Services
Group Living Accommodation
Hospitals
Libraries, Museums, Performance Theatres and Art
Galleries
Outdoor Storage
Parks
Permanent Supported Housing
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I-7

I-6



I-5

I-4

I-3

I-2

I-1

Permitted Principal Uses
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605-1

Institutional Districts Use Regulations

Post-Secondary Education
Recreation, Community and Cultural Activities
Religious Assembly and Worship
Residential Care Facilities
School (Academic)
Supported Residential Use for Rehabilitation Treatment
Temporary Residential Use for Detoxification Treatment
Transitional Housing
Work Yard for Infrastructure Services




I-8

I-7

I-6




I-5

I-4

I-3

I-2

I-1

Permitted Principal Uses (cont.)









Accessory Uses to any Permitted Principal Uses
Business and Professional Office Use
Caretaker Residential Use
Child Care
Student and Staff Accommodation
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I-7



I-6



I-5



I-4




I-3



I-2

I-1

Permitted Accessory Uses

+
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605-2

Institutional Districts Use Regulations
605
605

Parks District (I-1)
.1

The intent of this district is to allow parks.

Conditions of Use
605

.2

Caretaker residential use shall be limited to one dwelling unit.

Density
605

.3

The floor area ratio shall not exceed 0.6

Principal Building Envelope
605

.4

All principal buildings and structures shall be sized and sited according
to the following:
Regulation
Maximum Height
Minimum Front
Setback
Minimum Side
Setback
Minimum Rear
Setback

Requirement
9.15 metres (30 feet)
7.62 metres (25 feet).
4.57 metres (15 feet)
7.62 metres (25 feet)

Fencing and Vision Clearance Requirements
605

.5

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

605

.6

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.

Off-Street Parking and Loading Requirements
605

.7

2016 03 14

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.
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605-1

Institutional Districts Use Regulations
605

.8

Bicycle parking shall be provided in accordance with the Off-Street
Bicycle Parking Regulations section of this bylaw.

605

.9

Off-Street loading shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw.
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605-2

Schools District (I-2)

610
610

Schools District (I-2)
.1

The intent of this district is to allow academic schools.

Conditions of Use
610

.2

There are no conditions of use for permitted uses within this district.

Density
610

.3

The floor area ratio shall not exceed 0.6

610

.4

The floor area ratio for Glenbrooke Middle School (PID 018-046-916)
shall not exceed 1.0

Principal Building Envelope
610

.5

All principal buildings and structures shall be sized and sited according
to the following:
Regulation

Requirement

Maximum Height
Maximum Lot
Coverage
Minimum Front
Setback
Minimum Side
Setback
Minimum Rear
Setback

15.24 metres (50 feet)
40%
7.62 metres (25 feet)
4.57 metres (15 feet), unless the school abuts a
park, in which case the setback shall a
minimum of 1.5 metres (5 feet)
7.62 metres (25 feet)

Fencing and Vision Clearance Requirements
610

.6

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

610

.7

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.
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610-1

Schools District (I-2)
Off-Street Parking and Loading Requirements
610

.8

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw, except
notwithstanding any other section of this bylaw, off street parking
shall be provided as follows:
(a)

(b)
(c)
610

.9

Bicycle parking shall be provided in accordance with the Off-Street
Bicycle Parking Regulations section of this bylaw, except
notwithstanding any other section of this bylaw, bicycle parking shall
be provided in accordance with the following:
(a)

610

.10

For the site of the New Westminster Secondary School at 735
and 835 Eighth Avenue (PIDs: 028-745-680, 028-042-093,028042-107)– 233 spaces, of which 103 would be long term and 130
would be short term.

Off-Street loading shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw, except, notwithstanding any
other section of this bylaw, off-street loading shall be provided as
follows:
(a)
(b)
(c)

2016 03 14

For the site of the New Westminster Secondary School at 735
and 835 Eighth Avenue (PIDs: 028-745-680, 028-042-093,028042-107):
(i) 275 spaces if a theatre of 650 seats or less is provided; or
(ii) 325 spaces if a theatre of more than 650 seats is provided.
For the site of the Fraser River Middle School at 800 Queens
Avenue (PIDs 003-462-714,) – 40 spaces.
For Qayqayt Elementary School at 85 Merivale Street (PIDs 028746-066) – 40 spaces.

For the site of the New Westminster Secondary School at 735
and 835 Eighth Avenue (PIDs: 028-745-680, 028-042-093,028042-107)– 3 loading spaces;
For the site of the Fraser River Middle School at 800 Queens
Avenue (PIDs 003-462-714,) – 1 loading space;
For Qayqayt Elementary School at 85 Merivale Street (PIDs 028746-066) – 1 loading space.
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610-2

Religious Assembly District (I-3)

615
615

Religious Assembly District (I-3)
.1

The intent of this district is to allow religious assembly and worship
uses which are compatible with the adjacent uses.

Conditions of Use
615

.2

Caretaker residential use shall be limited to one dwelling unit.

Density
615

.3

The floor area ratio shall not exceed 0.8

Principal Building Envelope
615

.4

All principal buildings and structures shall be sized and sited according
to the following:
Regulation
Maximum Height
Maximum Lot
Coverage
Minimum Front
Setback
Minimum Side
Setback
Minimum Rear
Setback

Requirement
13.72 metres (45 feet)
40%.
7.62 metres (25 feet).
4.57 metres (15 feet)
7.62 metres (25 feet)

Fencing and Vision Clearance Requirements
615

.5

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

615

.6

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.
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615-3

Religious Assembly District (I-3)
Off-Street Parking and Loading Requirements
615

.7

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.

615

.8

Bicycle parking shall be provided in accordance with the Off-Street
Bicycle Parking Regulations section of this bylaw.

615

.9

Off-Street loading shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw.
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615-3

City Institutional District (I-4)

620
620

City Institutional District (I-4)
.1

The intent of this district is to allow for a broad range of institutional
uses.

Conditions of Use
620

.2

Caretaker residential use shall be limited to one dwelling unit.

620

.3

Student and staff accommodation is only permitted accessory to a post
secondary education use;

Density
620

.4

The floor area ratio shall not exceed 1.0

620

.5

The floor area ratio for hospital uses shall not exceed 1.6

Principal Building Envelope
620

.6

All principal buildings and structures shall be sized and sited according
to the following:
Regulation
Maximum Height
Maximum Lot
Coverage
Minimum Front
Setback
Minimum Side
Setback
Minimum Rear
Setback

Requirement
13.72 metres (45 feet) or 54.86 metres (180
feet) for hospital uses
40%
7.62 metres (25 feet).
4.57 metres (15 feet)
7.62 metres (25 feet)

Fencing and Vision Clearance Requirements
620

.7

2016 03 14

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.
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625-1

City Institutional District (I-4)
620

.8

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.

Off-Street Parking and Loading Requirements
620

.9

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.

620

.10

Bicycle parking shall be provided in accordance with the Off-Street
Bicycle Parking Regulations section of this bylaw.

620

.11

Off-Street loading shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw.

2016 03 14
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625-2

Supportive Housing District (I-5)

625
625

Supportive Housing District (I-5)
.1

The intent of this district is to provide for supported housing
institutional uses.

Conditions of Use
625

.2

There are no conditions of use for permitted uses within this district.

Density
625

.3

The floor area ratio shall not exceed 0.6

Principal Building Envelope
625

.4

All principal buildings and structures shall be sized and sited according
to the following:
Regulation
Maximum Height
Maximum Lot
Coverage
Minimum Front
Setback
Minimum Side
Setback
Minimum Rear
Setback

Requirement
9.14 metres (30 feet)
40%
7.62 metres (25 feet).
4.57 metres (15 feet)
7.62 metres (25 feet)

Fencing and Vision Clearance Requirements
625

.5

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

625

.6

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.

2016 03 14

City of New Westminster Zoning Bylaw

205

625-1

Supportive Housing District (I-5)
Off-Street Parking and Loading Requirements
625

.7

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.

625

.8

Bicycle parking shall be provided in accordance with the Off-Street
Bicycle Parking Regulations section of this bylaw.

625

.9

Off-Street loading shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw.
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625-2

Rehabilitative Institutional District (I-6)

630
630

Rehabilitative Institutional District (I-6)
.1

The intent of this district is to provide the institutional uses which are
oriented to the rehabilitation or safety of a person.

Conditions of Use
630

.2

There are no conditions of use for permitted uses within this district.

Density
630

.3

The floor area ratio shall not exceed 0.6

Principal Building Envelope
630

.4

All principal buildings and structures shall be sized and sited according
to the following:
Regulation
Maximum Height
Maximum Lot
Coverage
Minimum Front
Setback
Minimum Side
Setback
Minimum Rear
Setback

Requirement
9.14 metres (30 feet)
40%
7.62 metres (25 feet).
4.57 metres (15 feet)
7.62 metres (25 feet)

Fencing and Vision Clearance Requirements
630

.5

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

625

.6

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.
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630-1

Rehabilitative Institutional District (I-6)
Off-Street Parking and Loading Requirements
630

.7

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.

630

.8

Bicycle parking shall be provided in accordance with the Off-Street
Bicycle Parking Regulations section of this bylaw.

630

.9

Off-Street loading shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw.
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630-2

Cemetery District (I-7)

635
635

Cemetery District (I-7)
.1

The intent of this district is to allow cemeteries and associated uses.

Conditions of Use
635

.2

Caretaker residential use shall be limited to one dwelling unit.

Density
635

.3

The floor area ratio shall not exceed 0.6

Principal Building Envelope
635

.4

All principal buildings and structures shall be sized and sited according
to the following:
Regulation
Maximum Height
Maximum Lot
Coverage
Minimum Front
Setback
Minimum Side
Setback
Minimum Rear
Setback

Requirement
9.14 metres (30 feet)
40%
7.62 metres (25 feet).
4.57 metres (15 feet)
7.62 metres (25 feet)

Fencing and Vision Clearance Requirements
635

.5

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

635

.6

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.

Off-Street Parking and Loading Requirements
635

.7

2016 03 14

Off-street automobile parking shall be provided in accordance with the

City of New Westminster Zoning Bylaw

209

635-1

Cemetery District (I-7)
Off-Street Parking Regulation section of this bylaw.
635

.8

Bicycle parking shall be provided in accordance with the Off-Street
Bicycle Parking Regulations section of this bylaw.

635

.9

Off-Street loading shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw.
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635-2

Civic Services District (I-8)

640
640

Civic Services District (I-8)
.1

The intent of this district is to allow uses which provide services to the
general public at a municipal level.

Conditions of Use
640

.2

There are no conditions of use for permitted uses within this district.

Density
640

.3

The floor area ratio shall not exceed 1.0

Principal Building Envelope
640

.4

All principal buildings and structures shall be sized and sited according
to the following:
Regulation
Maximum Height
Maximum Lot
Coverage
Minimum Front
Setback
Minimum Side
Setback
Minimum Rear
Setback

Requirement
9.14 metres (30 feet)
40%
7.62 metres (25 feet).
4.57 metres (15 feet)
7.62 metres (25 feet)

Fencing and Vision Clearance Requirements
640

.5

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

640

.6

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.
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635-1

Civic Services District (I-8)
Off-Street Parking and Loading Requirements
640

.7

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.

640

.8

Bicycle parking shall be provided in accordance with the Off-Street
Bicycle Parking Regulations section of this bylaw.

640

.9

Off-Street loading shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw.

2016 03 14
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635-2

Manufacturing and Industrial Districts
Use Regulations
700
700

Manufacturing and Industrial Districts Use Regulations
.1

The following tables indicate which principal and accessory uses are
permitted within the zoning districts in this land use category. Uses are
permitted as follows:
(a)
(b)

(c)

Uses accompanied by a “” are permitted;
Uses accompanied by a “” and a “+” are permitted with conditions
contained either within the zoning district or within the Use
Specific Regulations in the General Regulations Section of this
bylaw; and
Uses which are blank are not permitted.

Animal Boarding and Training
Automobile, Truck, Motorcycle and Boat Sales, Rental, Repair, Service,
Inspection and Washing
Heavy Machinery and Equipment Sales, Repair, Service, Inspection, Washing and
Storage
Industrial Fueling
Industrial Laundering
Manufacturing, Assembly, Dis-Assembly, Processing, Packaging, Repair and
Recycling of Materials and Products
Media Broadcasting, Production and Recording
Medical Marihuana Production
Mini Storage
Offices, Workshop and Indoor Storage Uses for Trade Contractors
Outdoor Storage
Plant Cultivation
Printing and Other Reproduction Processes
Production of Alcoholic Beverages
Recycling Return
Research and Development
Restaurants
2016 03 14
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M-2
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Permitted Principal Uses









+
+
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+
+
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705-1

Manufacturing and Industrial Districts
Use Regulations

M-1

M-2

Permitted Principal Uses (cont.)













School (Trade)
Taxi Dispatch and Maintenance
Transportation Services
Utility Services
Warehousing and Storage
Wholesaling

Accessory Uses to any Permitted Principal Uses
Business and Professional Office Use
Caretaker Residential Use
Child Care
Lounge Endorsement Area
Retail Sales
Shipping Container Storage
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M-2

M-1

Permitted Accessory Uses

+
+
+
+

705-2

Light Manufacturing and Industrial
District (M-1)
705
705

Light Manufacturing and Industrial District (M-1)
.1

The intent of this district is to allow light industrial and manufacturing
uses.

Conditions of Use
705

.2

Business and professional office uses are limited to 20% of the gross floor
area or 140 square meters (1,507 square feet) whichever is greater;

705

.3

Caretaker residential use shall be limited to one dwelling unit and shall
not exceed 75 square metres (807.29 square feet).

705

.4

Lounge Endorsement Area shall be limited to an actual occupant load of
not more than 30 persons.

705

.5

Restaurant uses are limited to 140 square metres (1,507 square feet) of
gross floor area;

705

.6

All retail sales shall be limited to the sale of goods produced on the
premises and to a maximum of 140 square metres of gross floor area
(1,507 square feet);

705

.7

All permitted uses in the M-1 Light Industrial District must be
conducted within a completely enclosed building, except for permitted
outdoor parking, loading and storage of vehicles and businesses related
to the care or training of animals;

Principal Building Envelope
705

.8

All principal buildings and structures shall be sized and sited according
to the following:
Regulation
Maximum Height
Maximum Lot
Coverage
Minimum Front
Setback
Minimum Side
Setback

2016 03 14

Requirement
15.24 metres (50 feet)
None
No setback required.
No setback is required except:
(a) where the side lot line abuts a lot used
for residential purposes or is separated
by a lane, in which case a setback of 50%
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705-1

Light Manufacturing and Industrial
District (M-1)
of the height of the building is required.
Minimum Rear
Setback

No setback is required except:
(a) where the side lot line abuts a lot used
for residential purposes or is separated
by a lane, in which case a setback equal
to 20% of the depth of the site, to a
maximum of 7.62 metres (25 feet) is
required.

Fencing and Vision Clearance Requirements
705

.9

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

705

.10

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.

Off-Street Parking and Loading Requirements
705

.11

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.

705

.12

Bicycle parking shall be provided in accordance with the Off-Street
Bicycle Parking Regulations section of this bylaw.

705

.13

Off-Street loading shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw.
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705-2

Heavy Manufacturing and Industrial
District (M-2)
710
710

Heavy Manufacturing and Industrial District (M-2)
.1

The intent of this district is to allow heavy industrial and
manufacturing uses.

Conditions of Use
710

.2

Business and professional office uses are limited to 20% of the gross floor
area or 140 square meters (1,507 square feet) whichever is greater;

710

.3

Caretaker residential use shall be limited to one dwelling unit.

710

.4

Lounge Endorsement Area shall be limited to an actual occupant load of
not more than 30 persons.

710

.5

A medical marihuana production use shall only be located on a lot
which is not less than 60.9 metres (200 feet) from any lot used for a
school or for residential purposes and all operations related to the
production, storage, and processing of medical marihuana must occur
within a completely enclosed building;

720

.6

Plant cultivation is only permitted provide that there is no retail
component.

710

.7

Restaurant uses are limited to 140 square metres (1,507 square feet) of
gross floor area;

Principal Building Envelope
710

.8

All principal buildings and structures shall be sized and sited according
to the following:
Regulation
Maximum Height
Maximum Lot
Coverage
Minimum Front
Setback
Minimum Side
Setback
Minimum Rear
Setback

2016 03 14

Requirement
24.38 metres (80 feet)
None
No setback required.
No setback required.
No setback required.
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710-1

Heavy Manufacturing and Industrial
District (M-2)
Fencing and Vision Clearance Requirements
710

.9

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

710

.10

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.

Off-Street Parking and Loading Requirements
710

.11

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.

710

.12

Bicycle parking shall be provided in accordance with the Off-Street
Bicycle Parking Regulations section of this bylaw.

710

.13

Off-Street loading shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw.
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710-2

Agricultural District (AG)

805
805

Agricultural District (AG)
.1

The intent of this district is to allow agricultural uses which are
compatible with an adjacent residential area.

Permitted Principal and Accessory Uses
805

.2

The following principal and accessory uses are permitted in the AG
zoning district. For uses accompanied by a checkmark, there are either
Use Specific Regulations in the General Regulations Section of this
bylaw or Conditions of Use contained within this zoning district.
Permitted Principal Uses

Use Specific
Regulations

Agricultural uses;
Equestrian training;
Plant cultivation;
Single unit residential use;
Permitted Accessory Uses


Use Specific
Regulations

Accessory uses to permitted principal uses;
Home occupations;
Retail sale of crops and livestock raised on the lot;




Conditions of Use
805

.3

A single unit residential use shall conform to the regulations in the RS-1
zoning district.

805

.4

Retail sale of crops and livestock is limited to those which are
harvested or raised on the lot;

Subdivision Requirements
805

.5

2016 03 14

The minimum lot area for subdivision is 8,093.70 square metres (2
acres).
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805-1

Agricultural District (AG)
Principal Building Envelope
805

.6

All principal buildings and structures shall be sized and sited according
to the following:
Regulation
Maximum Height
Maximum Lot
Coverage
Minimum Front
Setback
Minimum Side
Setback
Minimum Rear
Setback

Requirement
7.62 metres (25 feet)
None
7.62 metres (25 feet)
1.52 metres (5 feet)
7.62 metres (25 feet)

Fencing and Vision Clearance Requirements
805

.7

Fencing shall comply with the provisions of the Fence and Vision
Clearance Regulations section of this bylaw.

805

.8

Vision clearance shall be maintained in accordance with the Fence and
Vision Clearance Regulations section of this bylaw.

Off-Street Parking and Loading Requirements
805

.9

Off-street automobile parking shall be provided in accordance with the
Off-Street Parking Regulation section of this bylaw.

805

.10

Bicycle parking shall be provided in accordance with the Off-Street
Bicycle Parking Regulations section of this bylaw.

805

.11

Off-Street loading shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw.
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805-2

APPENDIX “B”

Principles for Creation of New Zoning Bylaw
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Zoning Districts
The following principles are being utilized in establishing zoning districts within the
‘bare bones’ Zoning Bylaw:
1. Cover the 6 basic land use categories, plus a mixed use multi-unit residential and
commercial land use category. Zones like a Service Commercial District and a
High Technology District could also be included in the mixed use land use
category.
2. The number of zones in each land use category relates to the complexities /
necessary subtleties in each category. I.e. only one agricultural, five commercial.
3. Generally, the structure of the zoning districts within most of the land use
categories are based on a hierarchy of density and intensity of use of development
(industrial and agricultural are the exceptions). Moving up the hierarchy (e.g. C-1
to C-5), the scope of permitted uses increases, as well as the permitted
development density. See table below for further explanation.
Zone
Hierarchy

Density

Intensity of
Uses

Scale of
Uses

# of
Permitted
Uses
Increase

Increase

Increase

Increase

C-5
C-4
C-3
C-2
C-1
The same concept applies to the other land use categories, but with the difference
in the multi-unit residential category being primarily in the area of density and the
difference in the single-family residential category being that of lot size.
4. Recognizing the necessity of a limited number of specialized zones outside of the
hierarchy, such as a Service Commercial District and a Rehabilitative Institutional
District.
Land Uses
The following principles are being utilized for including land uses in the ‘bare bones’
Zoning Bylaw:
1. Land uses should be appropriate for the character / orientation of the zoning
district.
2. In most cases, land uses should be as broad as possible in order to avoid
unnecessary interpretation. (i.e. manufacturing of wood, plastic and metal products
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vs. Novelty and toy manufacturing, which is currently in M1). It should be
stressed that while this is a general principle, there are a number of situations
where a land use will need to be defined as specifically and narrowly as possible,
particularly related to ‘sensitive’ land uses. Examples of the need to be very
specific in defining sensitive uses include adult theatres, and methadone clinics
and dispensaries.
3. Land uses should be grouped where possible i.e. Clinics, training, daycare and
grooming facilities for animals.
4. No other uses beyond those listed permitted uses are allowed. (i.e. if the bylaw
does not include a nuclear power plant, it is not a permitted use.)
5. If an undesirable use is a sub-component of a broader permitted use (i.e. retail
sales: adult video sales or used goods sales), the undesirable use is defined as not
being permitted within the broader definition (i.e. retail sales does not include
adult video sales) and therefore, it is not necessary to list as a prohibited use.
Definitions
The following principles are being utilized for including definitions in the ‘bare bones’
Zoning Bylaw:
Define:
1. Something that needs to be more specifically defined than it is in the dictionary
(Oxford)
2. Something that is not easily defined using a dictionary (defining several words in a
phrase)
3. Utilizing definitions that are already defined in an Act of the Provincial or Federal
government is considered acceptable and necessary for convenience and simplicity
– thus achieving a more ‘user friendly’ bylaw and providing better local
government control by making them ‘our’ regulations.
4. Uses that are considered sensitive in the community and need tighter regulatory
control.
Do not define:
1. Something which is merely repeating what is in the dictionary or is commonly
understood and does not need clarification.
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REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the Advisory Planning
Commission

Date: April 19, 2016

From:

Michael Watson,
Planning Technician

File:

Subject:

1209 Hamilton Street - Proposed Rezoning Application

REZ00119

EXECUTIVE SUMMARY
A rezoning application has been received in order to allow conversion of an existing
duplex building at 1209 Hamilton Street for use as a licensed child care facility with up to
20 spaces. The duplex building is located behind and on the same lot as the Heritage Hall
(formerly known as the Carpenter’s Hall) at 718 Twelfth Street.
The existing zoning is Community Commercial Districts (C-2A) and Neighbourhood
Residential Duplex Districts (RT-1A) and the proposed zoning is Comprehensive
Development District (1209 Hamilton Street) (CD-66).
1.0 PROPOSAL
The applicant proposes to rezone a portion of the subject site and then subdivide the site
in order to convert an existing duplex building into a licensed child care facility with up
to 20 spaces.
2.0 POLICY AND REGULATIONS
2.1

Official Community Plan Land Use Designation

The subject property is within two designations in the Official Community Plan. The
portion of the site which fronts Twelfth Street and which includes the Heritage Hall is
Doc # 848536

Page 1

224

designated (CH) Commercial Historic. The rear portion of the site which includes the
duplex building is designated (RL) Residential - Low Density. The descriptions of these
designations are included below:
(CH) Commercial Historic Area: this area will include heritage buildings in a
commercial street. It is anticipated that pedestrian scale commercial uses will be at
the street level and commercial, office or residential uses above the ground level.
Along Columbia Street, this area will include entertainment uses such as theatres,
restaurants, bars and recreational facilities. Depending on the provision of public
amenities, a density bonus may be considered.
(RL) Residential – Low Density: this area will contain low density residential uses
including single detached houses, houses with a secondary suite, duplexes, detached
townhouses, low density multi-family uses, churches and may contain small scale
local commercial uses such as home based businesses and corner stores.
The OCP also “encourages the provision of child care as an essential community-based
service” and states: “Parents need licensed child care choices closer to home and the City
needs to facilitate alternatives in child care (e.g., supported and group child care
initiatives).”
The proposed rezoning application conforms to policy statements and the Residential –
Low Density land use designation in the Official Community Plan.
2.2

Zoning Bylaw

The site is zoned Community Commercial Districts (C-2A) and Neighbourhood
Residential Duplex Districts (RT-1A). The portion of the site used by the Heritage Hall is
zoned C-2A and the portion of the site which the applicant proposes to rezone is currently
zoned RT-1A. The different areas of zoning of the property are shown on the Site Map
attached as Appendix A.
The intent of the RT-1A District is to allow for two principal dwelling units on a single
lot. This District does also allow for the care of up to eight children within each unit as an
accessory use. The proposed use of 20 child care spaces as a principal use is not
permitted within this District and a rezoning is required.
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2.3

Development Permit Area

The front portion of the site which includes the Heritage Hall is within the #1 Upper
Twelfth Street Commercial Development Permit Area. The rear of the site which
includes the duplex building is not within a Development Permit Area. As such, a
Development Permit is not required for the proposed development.
3.0 BACKGROUND
3.1

Site Characteristics and Context

The site is located on Twelfth Street and on the edge of the West End neighbourhood. To
the north, south and east of the site are properties used for and zoned for commercial
uses. To the south is a vehicle fuel station adjacent to several single detached dwellings;
to the north across Kingston Street are one and two storey buildings with commercial at
grade and residential units above, as well as a duplex. Across Twelfth Street to the east is
a vehicle repair shop and a three-storey mixed use building.
To the west of the site are several lots zoned for duplex use but which are presently being
used for single detached dwellings.
The site slopes modestly from north to south and provides rear access from Kingston
Street, which functions as a lane. The existing duplex building was constructed in 1921.
3.2

Project Description

An application has been received to rezone a portion of the property at 718 Twelfth
Street. The subject property contains two existing buildings – the Heritage Hall which is
a commercial building that is used for various public assembly uses and which fronts on
to Twelfth Street and a duplex building (addressed as 1209 Hamilton Street) which fronts
on to Hamilton Street.
The applicant proposes to subdivide the existing duplex building from the lot and rezone
the new site to allow a licensed child care facility with up to 20 spaces. The proposal
includes spaces for a maximum of 12 infant/toddlers (up to 30 months) and eight multiage spaces. The existing duplex building would be retained and renovated to
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accommodate the proposed use. A letter of intent from the applicant is attached in
Appendix B and the proposed architectural plans are attached in Appendix C.
3.3

Project and Statistics

There are no changes to the proposed size, siting and height of the buildings on the site.
However because a subdivision has been proposed, the floor space ratios as they relate to
the new site sizes will change as noted below:
Existing Site
Site Size
Twelfth St. Frontage
Hamilton St. Frontage
Floor Space Ratio
Commercial
Residential
Total

2,305 sq. m. (24,809 sq. ft.)
40.23 metres (132 feet)
57.31 metres (188 feet)
0.53
0.17
0.70

(Heritage Hall Building)
(Duplex Building)

Site after Subdivision (1209 Hamilton Street – Duplex)
Site Size
Hamilton St. Frontage
Site Depth
Floor Space Ratio
Residential

809.37 sq. m. (8,712 sq. ft.)
20.12 metres (66 feet)
40.23 metres (132 feet)
0.36

Site after Subdivision (718 Twelfth Street – Heritage Hall)
Site Size
Twelfth St. Frontage
Site Depth
Floor Space Ratio
Commercial

1495.63 sq. m. (16,104 sq. ft.)
40.23 metres (132 feet)
37.17 metres (122 feet)
0.82

The amount of parking for the commercial building will not change. The amount of
parking for the proposed child care use will meet Zoning Bylaw minimums.
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4.0 DISCUSSION
4.1

Demand for Child Care

The City has recently completed a Child Care Needs Assessment (Fall 2015). While
there has been a significant increase in child care spaces since 2008, there is still a severe
shortage of infant/toddler spaces, which are more costly to provide (1:4 staffing ratio) and
more difficult to develop (i.e., higher indoor space needs and subject to more stringent
Building Code requirements). This proposal would see the development of 12
infant/toddler child care spaces, which would comprise 60% of the total proposed spaces.
4.2 Proposed Change in Use
The proposal represents a modest increase in the number of child care children that would
be permitted under the existing zoning. The existing zoning would allow eight child care
children within each of the two duplex units, provided they are operated in conjunction
with principle residential uses. As such, under the existing zoning, 16 child care children
could be accommodated on the site. The applicant has proposed to increase that number
to 20 child care children; however, the proposed use would be a principal use and would
no longer be required to be accessory to a residential use. The Comprehensive District
(1209 Hamilton Street) (CD-66) is attached as Appendix D.
4.3

Drop-off and Pick-up for Child Care Children

The subject site offers several options for drop-off and pick-up locations:






Drop-offs and pick-ups could occur at the front of the site on Hamilton Street. This
location would offer convenient access to the program space on the main floor,
which would accommodate the infant/toddler component.
Drop-offs and pick-ups could also occur at the rear of the site on Kingston Street.
This location would offer convenient access to the program space on the upper
floor, which would accommodate the multi-age care component.
Any overflow drop-off and pick-ups could occur in the commercial pay parking area
on Twelfth Street.

Regarding the use of on-street parking on Hamilton Street, most drop-offs and pick-ups
occur over a few hours in the morning and a few hours in the afternoon. This means that
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demand at any one time for parking spaces would be limited and the available spaces on
the street would likely be adequate to accommodate the demand. If it is not, then the offstreet parking provided at the rear of the site could be used or commercial pay parking on
Twelfth Street could be used.
4.4

Relationship to Development of the New Official Community Plan

One of the concepts which has been explored with the community through the Official
Community Plan update process is an increase in the depth of a low rise designation
along both sides of Twelfth Street. The development of child care in this building could
limit the potential for this type of future development should this concept be included in
the updated Official Community Plan.
5.0 PROCESS
The following steps have been completed in the development review process:
1.
2.
3.
4.
5.

Report to Land Use and Planning Committee for Recommendation to Council
(Completed - February 15, 2016);
Report to Council from Land Use and Planning Committee (Completed - March 7,
2016)
Notification to Moody Park Residents’ Association (Completed – March 19, 2016)
Presentation to West End Residents’ Association; (Completed - March 22, 2016)
Applicant to host Open House (Completed - April 6, 2016);

The following steps still need to be completed in the application review process:
6.
7.

Report to Advisory Planning Commission (April 19, 2016);
Report to Land Use and Planning Committee for Recommendation to Council for
Final Consideration;
8. Report to Council for Consideration of First and Second Readings of Zoning
Amendment Bylaw;
9. Public Hearing and Consideration of Third Reading;
10. Final Adoption of Zoning Amendment Bylaw.
:MW/js
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Alan Brown Architect 110-3 Ave New Westminster BC V3L 1L8 Ph(604)525-5259 Fx525-5290 awbrown@shaw.ca
Mike Watson | Planning Technician
City of New Westminster | Development Services, Planning
511 Royal Avenue, New Westminster, BC V3L 1H9

Letter of Intent – Rezoning , subdividing 1209 Hamilton, 728 – 12 st
Dear Sir:
On behalf of the Owner , I have attached documents for an application for rezoning, subdivision
and development permit for 1209 Hamilton st. The building at 1209 Hamilton is currently a residence
and will be renovated to suit the intended use as a Daycare facility. Please accept these documents and
begin the process, including issuing the application form and required fees.
The existing property bounds contain both a row of commercial suites & the Carpenters Hall
from 718 to 728 , as well as the house at 1209 Hamilton St. In preliminary discussions with the city of
New Westminster, we understand the goal is to subdivide the property to separate the 2 uses. The new
property at 1209 Hamilton will be given a zoning category more suitable for its intended use as a
daycare. It is presumed the commercial buildings at 728 – 12 st will retain their existing zoning on a lot
that now only contains the commercial uses.
The Owner intends to pursue safety upgrades in 728 , but has no current plan for any changes to
the use or area of the building.
The Owner intends to lease the building at 1209 Hamilton st to a daycare operator, Ms Vivien
Wong, who is involved in the renovations of this building to suit the intended operation. She has
provided a description of the intended programs. There are 2 programs to be provided:
1. The main floor will provide for up to 12 children in the infant and toddler category of aged 12
month to 36 month old children.
2. The second floor will provide a multi-age program for up to 8 children , aged 2.5 to 5 years.
I have provided a Letter of Authorization from the Owners, authorizing me to act on their
behalf. I will keep the owners informed of events and get their approvals for appropriate actions.
Please forward any further requirements to my attention , and I will coordinate with the Owners
and other relevant parties.

Yours truly,

Alan Brown architect aibc aaa cp

ABA

1 of 1
Alan Brown architect aibc aaa cp - principal
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CORPORATION OF THE CITY OF NEW WESTMINSTER
ZONING AMENDMENT BYLAW (1209 HAMILTON STREET)
NO. 7832, 2016
ADOPTED ________________

A Bylaw to Amend Zoning Bylaw No. 6680, 2001.
The Municipal Council of the City of New Westminster, in open meeting assembled, ENACTS
AS FOLLOWS:
1.

This Bylaw may be cited for all purposes as “Zoning Amendment Bylaw (Twelfth Street
& Fifth Avenue) No. 7832, 2016”.

2.

Zoning Bylaw No. 6680, 2001 is hereby amended as follows:
a) Section 1000 Comprehensive Development Districts of Zoning Bylaw 6680, 2001 is
hereby amended by inserting as section 1066 the Schedule attached to this Bylaw as
Schedule A.
b) That the portion(s) of certain parcels of land situated within the City of New
Westminster, British Columbia and outlined in bold in the Schedule attached to this
Bylaw as Schedule B and which are presently Neighbourhood Residential Duplex
Dwelling Districts (RT-1A) are hereby rezoned to Comprehensive Development District
(1209 Hamilton Street) (CD-66) and the Zoning Map annexed as Appendix “A” to
Zoning Bylaw No. 6680, 2001 is hereby amended to record this rezoning.

GIVEN FIRST READING this ___________ day of __________________, 2016.

GIVEN SECOND READING this __________ day of __________________, 2016.

PUBLIC HEARING held this __________ day of __________________, 2016.

GIVEN THIRD READING this ___________ day of __________________, 2016.

Doc #665082
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Bylaw No. 7832, 2016

2

ADOPTED and the Seal of the Corporation of the City of New Westminster affixed this
___________ day of __________________, 2016.

______________________________
MAYOR

______________________________
CITY CLERK

Doc #665082
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Schedule A:
Comprehensive Development District (1209 Hamiltion
Street) (CD-66)
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Comprehensive Development District
(1209 Hamilton Street) (CD-66)
1066
1066 .1

Comprehensive Development District (1209 Hamilton
Street) (CD-66)
The intent of this district is to allow a child care with not more than 20
child care spaces at 1209 Hamilton Street

Comprehensive Development District (1209 Hamilton Street) (CD-66) Regulations
1066 .2

Development of lots zoned CD-66 shall comply with the regulations and
requirements of the Neighbourhood Residential District (RS-N1) except:
(a) Child care shall be permitted as a principal use provided it does not
provide more than 12 child care spaces for children 30 months of
age or less and not more than eight spaces for children more than
30 months of age;
(b) Front setback shall be not less than 7.34 metres (24.1 feet); and
(c) Western side setback shall not be less than 0.97 metres (3.2 feet);

2016 03 14

City of New Westminster Zoning Bylaw
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1066-1

Bylaw No. 7818, 2016
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Schedule B:
Area of Rezoning
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Advisory Planning Commission

Date: April 19, 2016

From:

Julie Schueck,
Heritage & Community Planner

File:

HER00534

David Guiney,
Senior Planning Analyst
Subject:

1935 Eighth Avenue - Proposed Heritage Revitalization Agreement and
Heritage Designation

PURPOSE
The purpose of this report is to advise the Advisory Planning commission of an application for
a Heritage Revitalization Agreement and Heritage Designation Bylaw for 1935 Eighth Avenue
in order to subdivide the property and construct a new house on the new parcel, and to relax or
vary the floor space ratio and parking. In return, the applicants would agree to retain and
restore the exterior of the 1928 Munroe house and to place long-term legal protection on it.
The Advisory Planning Commission is being requested to provide a recommendation to
Council.
BACKGROUND
Applicants/Owners:

Reynaldo Esquivel & Lemerlyn Ramos

Architect:

James Burton
Birmingham & Wood
Neighbourhood Residential Dwelling District (NR-1)

Current Zoning:
Proposed Zoning:
OCP Land Use Designation:

Neighbourhood Residential Dwelling District (NR-1)/
Heritage Revitalization Agreement
Residential – Low Density (RL)

Existing Site Data:

Frontage: 66.0 ft (20.1 m)
Depth:
102.56 ft (31.3m)
Area:
6,770 sq ft (629 sq m)

Proposed Heritage House Site:

Frontage: 57.9 ft (17.6 m)
Depth:
66.0 ft (20.1 m)
Area:
3,822 sq ft (355 sq m)

Doc # 857362
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April 26, 2016
Proposed Infill House Site:

-2–
Frontage: 44.66 ft (13.6 m)
Depth:
66.0 ft (20.1 m)
Area:
2,948 sq ft (274 sq m)

PROPOSAL
The applicants propose entering into a Heritage Revitalization Agreement (HRA) in order to
subdivide the subject property into two parcels and construct a compatible new house on the
new lot, in exchange for exterior restoration and long term legal protection of the existing
heritage house. A Heritage Designation application would run concurrently with the Heritage
Revitalization Agreement application.
The statistics for the requested variations to the Zoning Bylaw are summarized below:
NR-1 Zoning Bylaw
Site Area:
Floor Space Ratio:
Floor Space Ratio
above basement, etc.
Off-street parking:

Minimum 6,000 sq ft./
557.42 sq. m.
0.50
0.40
2 spaces

Proposed:
Heritage House
3,927 sq. ft. /
364.8 sq. m.
0.59
0.35

Proposed:
New House
2,838 sq. ft./
263.6 sq. m.
0.53
0.53

1 space

2 spaces

An easement is proposed to be registered over the new parcel in favor of the ‘heritage house
lot’ for the second required parking space (for the secondary suite). The parking requirements
would therefore be satisfied for the project as a whole, although technically a variance is
required.
Proximity to Transit Services
Transit Service
Normal Walking Distance Project Distance
SkyTrain Station
800 m./2,625 ft.
400 m./ 1,312 ft.
Frequent Transit Network 400 m./1,312 ft.
Over 2 km.
The property is within normal walking distance of the SkyTrain but not the Frequent Transit
Network.
POLICY AND REGULATIONS
Official Community Plan Land Use Designation
(RL) Residential – Low Density: this area will contain low density residential uses including
single detached houses, houses with a secondary suite, duplexes, detached townhouses, low
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density multi-family uses, churches, and may contain small scale local commercial uses such
as home based businesses and corner stores. As a single detached dwelling the subject proposal
complies with the OCP designation.
Heritage Policy context
A Heritage Revitalization Agreement (HRA) is an effective tool to support heritage
conservation. In exchange for long-term legal protection and exterior restoration, zoning
relaxations specific to that site and that are non-precedent-setting are incentives for property
owners. An HRA does not change the zoning of the property; rather it adds a new layer which
identifies how the underlying zoning is being changed.
A heritage property which is the subject of an HRA is also protected with a Heritage
Designation Bylaw, a form of land use regulation that can prohibit demolition. Any changes to
a protected heritage property must first receive approval from City Council.
Council adopted the “Standards & Guidelines for the Conservation of Historic Places in
Canada” (“Standards & Guidelines”) in 2008 as a basis for assessing heritage projects within
the city.
ANALYSIS
The 1928 Munroe House has heritage value for its historic and cultural significances, in
particular its age and for its direct link to the continuing residential development of what was
then the western-most section of the city. In addition, the house has aesthetic value for its
intact bungalow design and original materials.
The Heritage Conservation Plan identifies that the house is in excellent condition and retains
many of its original elements, with some original elements having been replaced with
compatible material in the latter half of the Twentieth-Century. The house does not require
much in the way of exterior restoration. The exterior wood cladding and trim requires
stabilizing in certain areas and a redundant chimney is proposed to be removed. As in other
HRA applications where the historic house needs very little restoration, this applicant will be
required to include a detailed 20-year maintenance plan, including possible future paint
schemes. The application meets the principles in the “Standards & Guidelines”.
The Heritage Conservation Plan, Statement of Significance and proposed architectural
drawings, are attached in Appendix 3.
Site Characteristics and Context
The subject site is occupied by a single family dwelling, which is sited at the corner of Eighth
Avenue and Twentieth Street. Single family dwellings are located to the north and west along
Eighth Avenue and Twentieth Streets respectively, as well as across Eighth Avenue. Low
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scale commercial buildings are located across Twentieth Street and a place of worship is across
Eighth Avenue. A map showing the area land uses is attached in Appendix 1.
Parking and Access:
Vehicular access would be through a shared driveway off Eighth Avenue. Usable open space
would be provided for the existing heritage house adjacent Twentieth Street and on a rear deck
for the infill house.
A site plan is attached in Appendix 2.
An easement is proposed to be registered over the new parcel in favor of the ‘heritage house
lot’ for the second required parking space (for the secondary suite). The parking requirements
would therefore be satisfied for the project as a whole, although technically a variance is
required.
Secondary Suite:
The heritage house contains an illegal secondary suite, which is currently slightly over the
maximum permitted when measured as a percentage of the total area of the dwelling. This
would need to be adjusted and the secondary suite legalized prior to the project being advanced
to First and Second Reading.
CONCLUSION
The 1928 Munroe House has heritage value for its historic and cultural significances as well as
aesthetic value for its intact bungalow design and original materials. A Heritage Revitalization
Agreement and Heritage Designation would ensure legal protection in exchange for allowing
subdivision of the existing lot and construction of a compatibly designed infill house on the
new lot. The Advisory Planning Commission is being asked to provide a recommendation on
this application to Council.

Appendices
1. Land Use Map
2. Site Plan and Elevation Drawings
3. Heritage Conservation Plan and Statement of Significance
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+,6725,&$/5(6($5&+

(LJKWK$YHQXH
&RQVWUXFWLRQGDWH 1RY
%XLOGHU2ZQHU$QGUHZ3HUF\0XQURH
$QGUHZ3HUF\0XQURHZDVERUQLQ2QWDULRLQ+HMRLQHGWKH&DQDGLDQ
PLOLWDU\ LQ  WR ILJKW LQ ::, 7RJHWKHU ZLWK ZLIH -HVVLH KH PRYHG WR
6DVNDWFKHZDQWRIDUP7KHIDPLO\ZDVLQ0RQWPDUWH6DVNDWFKHZDQIRUWKH
FHQVXV3UREDEO\DVSDUWRIDODUJHPLJUDWLRQIURPGLIILFXOWHFRQRPLF
FRQGLWLRQVLQ3UDLULHVWRERRPLQJ%&LQWKHVWKHIDPLO\PRYHGWR1HZ
:HVWPLQVWHU,QWKH\OLYHGDWWKHQHZO\EXLOWWKVWUHHWQHDUWK
$YH LQ 1HZ :HVWPLQVWHU MXVW D IHZ KRXVHV DZD\ IURP  WK$YH 2Q
1RYHPEHUWK$QGUHZ30XQURHDSSOLHGIRUDZDWHUKRRNXSIRU
DQHZKRXVHDW(LJKWK$YHQXH7KHIDPLO\OLYHGKHUHIRU\HDUVDQG
$QGUHZZRUNHGDVDGULYHU,QWKH\PRYHGWR9DQFRXYHU:DVKLQJWRQ
ZKHUH WKH\ KDG ERXJKW D IDUP ,Q WKH V 86 FHQVXV WKH\ ZHUH OLVWHG
DVRZQLQJDIDUPLQ(OOVZRUWKQHDU9DQFRXYHU:DVKLQJWRQZLWKWKH\OLYHG
ZLWKWKHLUIRXUFKLOGUHQ$QGUHZ0XQURHGLHGLQ2UHJRQ6WDWH
+LVWRULF&RQWH[WIRUWKHEORFNDQGDUHD
7KH:HVW(QGQHLJKERXUKRRGZDVGHYHORSHGLQWKHVDQGVIXHOOHG
E\ WKH HFRQRPLF DQG GHPRJUDSKLF JURZWK RI WKRVH GHFDGHV   3ULRU WR
WKLVDUHDRI1HZ:HVWPLQVWHUKDGYHU\IHZUHPRWHKRPHVDQGZDV
PRVWO\RUFKDUGDQGIDUPODQGRQHSDVVHGWKURXJKRQWKH,QWHUXUEDQWUDP
RQ WKH ZD\ WR 9DQFRXYHU 7KH ODQG ZDV VXEGLYLGHG LQ WKH LQWHUZDU \HDUV
WR DFFRPPRGDWH QHHGHG QHZ KRXVLQJ DQG ORWV ZHUH VROG DW PXFK ORZHU
SULFHVWKDQLQWKHROGHUHVWDEOLVKHGSDUWVRIWKHFLW\%RXQGHGRQWKHHDVW
E\ WKH WK 6WUHHW VWUHHWFDU OLQH ZKLFK OLQNHG 1HZ :HVWPLQVWHU·V XSSHU
VXEXUEDQ GLVWULFW WR WKH ORZHU QHLJKERXUKRRGV GRZQWRZQ DQG ZDWHUIURQW
LQGXVWU\ WKLV KLJK DUHD RI WRZQ ZDV DOVR DWWUDFWLYH IRU LWV GLVWDQFH IURP
WKH LQGXVWULDO H[SDQVLRQ DW WKH )UDVHU 5LYHU ZKLFK TXLFNHQHG LQ WKH PLG
VQHJDWLYHO\HIIHFWLQJWKHROGHUQHLJKERXUKRRGVLQWKHVRXWKHDVWSDUW
RIWKHFLW\  0RVWRIWKHGHYHORSPHQWKHUHZDVFRQFHQWUDWHGEHWZHHQWK
DQGWK$YHQXHV
7KHSRSXODULW\DQGDFKLHYDELOLW\RIWKHSULYDWHDXWRPRELOHKHOSHGHVWDEOLVK
EORFNV LQ WKLV QHLJKERXUKRRG WKDW ZHUH QRW ULJKW RQ VWUHHWFDU OLQHV VXFK
DV WK $YHQXH ZHVW RI WK 6WUHHW ZKHUH WKLV KRXVH LV ORFDWHG 'ULYLQJ
HVSHFLDOO\ WRRN RII LQ WKLV GHFDGH WKDQNV WR WKH SDYLQJ RI WKH &DQDGLDQ
SRUWLRQRIWKH3DFLILF+LJKZD\  FRQQHFWLQJWRWKH86YLDWKHQHZO\
FRQVWUXFWHG3HDFH$UFK  DWWKHERUGHU

2ULJLQDODQGH[LVWLQJ
H[WHULRUGHWDLOV

,QWKHWZR\HDUVEHWZHHQWRRYHUQHZKRPHVZHUHEXLOWLQ1HZ
:HVWPLQVWHUGXULQJWKH¶EXQJDORZERRP·7KH:HVW(QGQHLJKERXUKRRGD
SRSXODUFKRLFHIRUPLGGOHFODVVIDPLOLHVZDVILUVWQLFNQDPHG´+RQH\PRRQ
+HLJKWVµIRUWKHPDQ\UHWXUQLQJ::,VROGLHUVZKREXLOWKRPHVKHUHWRUDLVH
WKHLU IDPLOLHV 6R PD\ QHZ IDPLOLHV VHWWOHG KHUH WKDW UHVLGHQWV SUHVHQWHG
WKH 3DUNV &RPPLVVLRQ ZLWK D SHWLWLRQ LQ  UHTXHVWLQJ D SOD\JURXQG
LQ WKH DUHD 7KH 'HSUHVVLRQ GHOD\HG WKHVH SODQV IRU DOPRVW WHQ \HDUV
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,Q   D FKXUFK ZDV EXLOW DFURVV WKH VWUHHW DW  (LJKWK $YHQXH
WR VHUYH WKH ODUJH FRPPXQLW\   ,Q  DV WKH ORFDO HFRQRP\ EHJDQ WR
UHFRYHUWKH:HVW(QGKDGDQHVWLPDWHGSRSXODWLRQRI$VFKRROZDV
EXLOW IRU WKH ORFDO FKLOGUHQ LQ  /RUG 7ZHHGVPXLU (OHPHQWDU\ 6FKRRO
ORFDWHGDW(LJKWK$YH7KHODQGIRUD:HVW(QGGLVWULFWSDUNZDVVHW
DVLGH E\ &RXQFLO LQ  LQ WKH ORZHU ZHVWHUQ FRUQHU RI WKH :HVW (QG
ERUGHUHGURXJKO\E\WK6WUHHWDQGVL[WK$YH DQGIRUPDOO\QDPHG´:HVW
6LGH3DUNµE\WKH3DUNV&RPPLVVLRQLQ:HVWVLGH3DUNZDVUHQDPHG
*ULPVWRQ 3DUN LQ  LQ PHPRU\ RI 'RXJODV * *ULPVWRQ D ORQJWLPH
3DUNV&RPPLVVLRQFKDLU
,Q  WKH :HVW (QG 5HVLGHQW·V $VVRFLDWLRQ H[HFXWLYH FDPH XS ZLWK D
WULFRORXUHGWKUHHKXPSHGDUWGHFRVWUHHWVLJQGHVLJQWRUHIOHFWWKHV
RULJLQVRIWKHQHLJKERXUKRRGLQVSLUHGE\WKH$UW0RGHUQH0HWUR7KHDWUH
RQWK6WUHHW
5HVLGHQWVDW(LJKWK$YHQXH
,Q  WKHUH ZHUH RQO\ WKUHH KRXVHV RQ WKH WZR EORFNV EHWZHHQ WK
DQGWK6WUHHWVWKH$P\KRXVHDW(LJKWKGDWLQJEDFNWRDQG
DQG(LJKWK$YHQXHWKHWZRILUVWEXQJDORZVWREHEXLOWLQ
%\WKHUHZHUHHLJKWKRXVHVLQWKHVHWZREORFNV 
$QGUHZ3 -HVVLH0XQURH GULYHU
0UV5KRGD(.HOOH\
+RZDUG+ 8QD(&DOYHUW ,Q8QDZDVDQXUVHZLWK 

1HZ:HVWPLQVWHU1XUVLQJ6HUYLFHV
/OR\G* (OHDQRU3*DEULHOVRQ PHFKDQLFZLWK3DFLILF&RDVW

7HUPLQDOV
0UV8QD(&DOYHUW QXUVH1HZ:HVW&LW\
(GZDUG& +LOGD/RUG HQJLQHHUIRUHPDQZLWK3DFLILF&RDVW

7HUPLQDOV 8QDVWLOODQXUVHLQQRDGGUHVVJLYHQ,QQRW

LQGLUHFWRU\ 
,QWK$YHQXHFRQWLQXHGGRZQVWDQGQG6WUHHWV
YDFDQW
QRUHWXUQ
7HUU\+ /LQGD5RERWKDP KDLUGUHVVHUDW&ULPSHUV
QRUHWXUQ
-:&RZLH
$.XWODV
QRUHWXUQ
%LOO7VDSDV
5R\%UDGIRUG%ULDQ%DNHU
0DUWLQ3UDWW5R\%UDGIRUG
7KRPDV+LOOV
6KLOOV7UXFNLQJ-$OODQ'5RJHUV
5.OXNDV//HEHGRII+XJK5REHUWV
6KLOOV7UXFNLQJ-0DUWLQ
6KLOOV7UXFNLQJ/DUU\'REVRQ
6KLOOV7UXFNLQJ5DPRV/HPHUO\Q
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 7KH KRXVH LV ORFDWHG RQ WKH ERUGHU EHWZHHQ WKH :HVW (QG DQG &RQQDXJKW +HLJKWV

QHLJKERXUKRRGV EXW LV WHFKQLFDOO\ LQ WKH :HVW (QG 7KLV LV WKH VHFRQG :HVW (QG
QHLJKERXUKRRG LQ 1HZ :HVWPLQVWHU WKH ILUVW EHLQJ ORZHU WK 6WUHHW RQO\ JRLQJ DV
IDUQRUWKDVWK$YH WRGD\·V%URZRIWKH+LOO 7RGD\WKH:HVW(QGQHLJKERXUKRRGLV
ERXQGHGE\WK$YHLQWKHVRXWKDQGWK$YHLQWKHQRUWK7ZHOIWK6WUHHWLQWKHHDVW
DQGWK6WUHHWLQWKH:HVW
 7ZHOIWK6WUHHWZDVWKHORFDWLRQRIWKH,QWHUXUEDQURXWHWR9DQFRXYHUIURPWR
,Q  WKH ,QWHUXUEDQ ZDV GLYHUWHG WKURXJK WKH &RQQDXJKW +LOO FXWRII ZKLFK ZDV D
OHVVVWHHSURXWH7KLVGLYHUVLRQKHOSHGLPSURYHWKHDFFHVVLELOLW\WR1HZ:HVWPLQVWHU·V
XSSHU ZHVWHUQ ODQGV WR EHFRPH WKH :HVW (QG DQG &RQQDXJKW +LOO QHLJKERXUKRRGV
LQ WKH LQWHUZDU \HDUV  $ ORFDO VWUHHWFDU OLQH UHPDLQHG RQ WK 6WUHHW ZKLFK KHOSHG
PDLQWDLQ DQG GHYHORS WKH FRPPHUFLDO VWULS DORQJ WKH VWUHHW ZKLFK LV DOVR WKH :HVW
(QG·VHDVWHUQERUGHU
 $QLQWHUHVWLQJEXLOGLQJLVWKH6W*HRUJH5RPDQLDQ2UWKRGR[&KXUFKDFURVVWKHVWUHHW
DW  (LJKWK $YH 7KLV LV D  FKXUFK EXLOGLQJ EXLOW E\ WKH $QJOLFDQ 'LRFHVH RI
1HZ :HVWPLQVWHU LQ  LW DSSHDUV IRU WKH ILUVW WLPH DV 6W -DPHV &RPPXQLW\ +DOO
,Q  LW LV WKH :HVW (QG +DOO ,Q  LW LV WKH 6W -DPHV +DOO DQG LQ  WKH
6W -DPHV$QJOLFDQ &KXUFK$W VRPH SRLQW LW ZDV WDNHQ RYHU E\ WKH &DWKROLF &KXUFK
,JOHVLD 1L &ULVWR ZKLFK RSHUDWHG KHUH LQ WKH V ,Q  LW ZDV WDNHQ RYHU E\ WKH
FXUUHQW5RPDQLDQ2UWKRGR[&KXUFKDQGPDQ\HDVWHUQ(XURSHDQQDPHVDUHUHIOHFWHG
LQWKHGLUHFWRU\OLVWLQJVIRUWKHODVWIHZGHFDGHV DW(LJKWK.XWODVDQG7VDSDVIRU
H[DPSOH SUREDEO\GXHWRWKLVFRQJUHJDWLRQ
 3$P\OLYHGDW(LJKWK$YHQXHIURP7KLV&UDIWVPDQKRPHLVREYLRXVO\

HDUOLHULQVW\OHWKDQWKHGRPLQDQWVVWRFNRQWKHVHEORFNV
 7ZRUHVLGHQWVRIWKLVKRXVHDUHDVVRFLDWHGZLWK3DFLILF&RDVW7HUPLQDOV/WGDFDUJR
FRPSDQ\ IRXQGHG LQ  ZKLFK RSHUDWHG DW WKH FXUUHQW VLWH RI 1HZ :HVWPLQVWHU
5LYHU0DUNHW 4XD\ 7KHPDVVLYHFDUJRWHUPLQDODQGSRUWZHUHVXSSRUWHGLQSDUWE\
WKH &LW\ RI 1HZ :HVWPLQVWHU DQG WKH 'RPLQLRQ *RYHUQPHQW 7KH FRPSDQ\ PRVWO\
KDQGOHGUDLOFDUJRVXFKDVDSSOHVZRRGDQGUHIULJHUDWHGIRRGDQGWUDQVIHUUHGLWRQWR
VKLSV IRU H[SRUW ,W LV D V\PERO RI LQWHUZDU ZDWHUIURQW LQGXVWU\ LQ 1HZ :HVWPLQVWHU DW
WKH KHLJKW RI LWV DFWLYLW\ 7KH FRPSDQ\ WUDQVIHUUHG WR 3RUW 0RRG\ LQ  DQG LV VWLOO
RSHUDWLQJWRGD\

5HVRXUFHV
)UHXQG+DLQVZRUWK .DWKHULQH  +DLQVZRUWK *DYLQ $ 1HZ :HVWPLQVWHU
$OEXP*OLPSVHVRIWKH&LW\DVLWZDV:HVWPLQVWHU1HLJKERXUKRRGVSJ
*UDQJHU*UDQW$SULO1HZ:HVWPLQVWHUQHLJKERXUKRRG·VVWUHHWVLJQV
WRSSHGZLWKDQDUWGHFRWRXFK%&/RFDO1HZV
1HZ ZHVWPLQVWHU +HULWDJH 5HVRXUFH ,QYHQWRU\ 9RO   &LW\ RI 1HZ
ZHVWPLQVWHU %&+HULWDJH7UXVW
1HZ:HVWPLQVWHU:HVW(QG5HVLGHQW·V$VVRFLDWLRQZHEVLWH
6SHQFHU .HQW 'HF   6W *HRUJH 5RPDQLDQ 2UWKRGR[ &KXUFK 7KH
3URYLQFH1HZVSDSHU
:ROI-LP$+LVWRU\RI1HZ:HVWPLQVWHU·V3DUN6LWHVDQG)DFLOLWLHV&LW\
RI1HZ:HVWPLQVWHU3DUNVDQG5HFUHDWLRQ'HSDUWPHQW
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67$7(0(172)6,*1,),&$1&(

$QGUHZ3HUF\0XQURH+RXVH
(LJKWK$YHQXH
1HZ:HVWPLQVWHU%&


'HVFULSWLRQRIWKH+LVWRULF3ODFH
7KH$QGUHZ3HUF\0XQURH+RXVHLVZRRGVLGHGRQHDQGDKDOIVWRUH\KRXVHZLWKDJDEOHURRI
VLWXDWHGRQWKHQRUWKHDVWFRUQHURI(LJKWK$YHQXHDW7ZHQWLHWK6WUHHWKLGGHQIURP(LJKWK$YHQXH
E\ D WDOO HYHUJUHHQ KHGJH  7KH SURSHUW\ LV DW WKH H[WUHPH VRXWKZHVW FRUQHU RI WKH :HVW (QG
QHLJKERXUKRRGLQ1HZ:HVWPLQVWHU%&
+HULWDJH9DOXH
7KH$QGUHZ 3HUF\ 0XQURH +RXVH LV LPSRUWDQW IRU LWV KLVWRULFDO DQG FXOWXUDO YDOXHV DQG IRU LWV
DHVWKHWLF YDOXHV DV D UHODWLYHO\ LQWDFW H[DPSOH RI KRXVHV LQ WKH DUHD FRQVWUXFWHG LQ WKH ODWH
VLQ1HZ:HVWPLQVWHU
7KHKRXVHLVVLJQLILFDQWKLVWRULFDOHYLGHQFHRIWKHGHYHORSPHQWRIWKHZHVWHUQPRVWQHLJKERXUKRRGV
RI 1HZ :HVWPLQVWHU LQ WKH V IROORZLQJ WKH UHORFDWLRQ RI WKH LQWHUXUEDQ OLQH EHWZHHQ 1HZ
:HVWPLQVWHUDQG9DQFRXYHUWRWKHJHQWOHUVORSHG&RQQDXJKW+LOOULJKWRIZD\IURPWKHVWHHSHU
VORSHG7ZHOIWK6WUHHWOLQHDQGIROORZLQJWKHJHQHUDOXSWXUQLQWKHORFDOHFRQRP\DQGVHWWOHPHQW
RI YHWHUDQV IURP WKH *UHDW :DU  7KH WRSRJUDSK\ RI WKH VLWH LV RI KLVWRULFDO VLJQLILFDQFH ² WKH
JURXQG SODQH EHLQJ DERYH WKH DGMDFHQW VWUHHWV ² IRU PDUNLQJ WKH FLW\·V RQJRLQJ PLWLJDWLRQ RI
VWHHSDUWHULDOURDGJUDGLHQWVRQWKLVVORSHGRZQWRWKH)UDVHU5LYHU
7KH KRXVH LV DHVWKHWLFDOO\ VLJQLILFDQW IRU EHLQJ W\SLFDO LQ IRUP DQG VFDOH RI VLQJOHIDPLO\
GZHOOLQJV FRQVWUXFWHG LQ WKH DUHD LQ WKH V RQ RUFKDUG ODQGV DQG IRU LWV VLWLQJ WLJKW WR WKH
URDGLQWHUVHFWLRQ,WLVDOVRLPSRUWDQWIRULWVRULJLQDOURRPOD\RXWDQGPDQ\LQWHULRUILQLVKHV7KH
KRXVH·V IUDPLQJ WKRVH SRUWLRQV RI VLGLQJ DQG WULP WKDW DUH RULJLQDO DQG WKH GRRU DQG ZLQGRZ
GHWDLOVDOOW\SLI\EXLOGLQJSUDFWLFHVRIWKHODWHVLQWKHDUHD
7KH$QGUHZ3HUF\0XQURH+RXVHLVFXOWXUDOO\VLJQLILFDQWDVHYLGHQFHRIWKHVXEXUEDQVSUHDGRI
XUEDQ1HZ:HVWPLQVWHULQWRDGMDFHQWIDUPODQGDQGEXVK
&KDUDFWHUGHILQLQJ(OHPHQWV










6LWLQJRIWKHKRXVHRQWKHSURSHUW\LQWKHTXDGUDQWQHDUHVWWKHLQWHUVHFWLRQ
2ULJLQDOWRSRJUDSK\
VWRUH\JDEOHPDLQURRIIRUPZLWKDQFLOODU\VKHGDQGJDEOHURRIIRUPV
2ULJLQDOFKLPQH\
2ULJLQDOURRPOD\RXWGRRUVDQGFDVLQJVIORRULQJDQGILQLVKLQJ
2ULJLQDORUHDUO\ED\RQZHVWIDFHRIKRXVHDWVRXWKFRUQHU
:RRGVLGLQJDQGWULP OLNHO\IURPODWHUWK&HQWXU\
2ULJLQDOGRXEOHKXQJSDLQWHGZRRGZLQGRZVDQGGRRUV
(DUO\ZLQGRZVDQGWULP
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'(6,*15$7,21$/(

$QGUHZ3HUF\0XQURH+RXVH
(LJKWK$YHQXH
1HZ:HVWPLQVWHU%&


&RQVHUYDWLRQIDFLOLWDWHGE\,QILOO
7KHSURSRVDOLVWRFRQVHUYHRIWKHKHULWDJHYDOXHRIWKHVLWHE\ODUJHO\SUHVHUYLQJWKHFKDUDFWHU
GHILQLQJ HOHPHQWV RI WKH 0XQURH +RXVH DQG VLWH DQG E\ LQWURGXFLQJ DQ LQILOO KRXVH WKDW LV
FRPSDWLEOH ZLWK WKH VLWH·V DQG QHLJKERXUKRRG·V KHULWDJH FKDUDFWHU  ,Q WKLV ZD\ WKH RZQHUV DUH
DEOH WR UHPDLQ OLYLQJ RQ VLWH DQG UHDOL]H WKH IXOO SRWHQWLDO RI WKH SURSHUW\ DQG WKH FRPPXQLW\
JDLQVDSURWHFWHGKHULWDJHDVVHW7KH0XQURHKRXVHUHPDLQVDWZRXQLWKRXVHDPDLQXQLWSOXV
VHFRQGDU\VXLWH7KH,QILOOKRXVHLVDVLQJOHIDPLO\UHVLGHQFH
6LPSOHJDEOHGKRXVHIRUPV
7KH GHYHORSPHQW IHDWXUHV DQ LQILOO KRXVH ZLWK D WUDGLWLRQDO JDEOH URRI DQG DQFLOODU\ VKHG DQG
JDEOHG GRUPHUV RU VHFRQGDU\ URRIV LQ HPXODWLRQ RI WKH 0XQURH +RXVH ZKLFK SRVVHVVHV  D
VWURQJJDEOHURRIIRUPZLWKDQFLOODU\VKHGDQGJDEOHURRIV
7UDGLWLRQDOPDWHULDOVDQGGHWDLOLQJ
7KHZRRGFODGGLQJWULPGRRUVDQGZLQGRZVRIWKH0XQURH+RXVHDUHEHLQJUHWDLQHGWKH,QILOO
KRXVH XVHV PDWFKLQJ PDWHULDO GHWDLOHG VR DV WR EH LQ NHHSLQJ ZLWK WKH 0XQURH +RXVH DQG WKH
WUDGLWLRQDOGHWDLOLQJFRPPRQO\VHHQLQWKHQHLJKERXUKRRG
$FFRPPRGDWLRQRISDUNLQJRQVLWH
,QRUGHUWRVDWLVI\&LW\RI1HZ:HVWPLQVWHUUHTXLUHPHQWVIRUDFFHVVWRRIIVWUHHWSDUNLQJRQERWK
SURSRVHGSURSHUWLHVDQHZGULYHZD\LVORFDWHGEHWZHHQWKH+HULWDJHDQG,QILOOKRXVHVDFFHVVHG
RIIWK$YHQXHVHUYLQJSDUNLQJVSDFHVDWWKHUHDU QRUWK HQGRIWKHORWV
&KDUDFWHURIWKH,QILOO+RXVH
7KHKRXVHLVVLJQLILFDQWKLVWRULFDOHYLGHQFHRIWKHGHYHORSPHQWRIWKHZHVWHUQPRVWQHLJKERXUKRRGV
RI 1HZ :HVWPLQVWHU LQ WKH HDUO\ WK &HQWXU\ WKH ,QILOO KRXVH LQ LWV GHWDLOLQJ LV WR HPSOR\ D
SLWFKHGURRIIRUPDQGZRRGVLGLQJDQGWULPPDWHULDOVDQGGHWDLOLQJIRUFRPSDWLELOLW\
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6WDQGDUGVDQG*XLGHOLQHVIRUWKH&RQVHUYDWLRQRI+LVWRULF3ODFHV L Q & D Q D G D

&RQVHUYDWLRQ RI WKH 3HUF\ 0XQURH +RXVH LV JXLGHG E\ W KH 6WDQGDUGV DQG *XLGHOLQHV
IRU WKH &RQVHUYDWLRQ RI +LVWRULF 3ODFHV LQ &DQDGD  WKH QDWLRQDOO\ UHFRJQL]HG GRFXPHQW
IRU DVVHVVPHQW DQG JXLGDQFH RQ SK\VLFDO LQWHUYHQWLRQV W R KLVWRU LF EXLOGLQJV VWUXFWXUHV
DQGODQGVFDSHV&RQVHUYDWLRQWHUPLQRORJ\XVHGLQWKLVGRFXPHQW LVLQDFFRUGDQFHZLWK
GHILQLWLRQVVHWRXWLQWKH 6WDQGDUGVDQG*XLGHOLQHV
$ Q G U H Z  3 H U F \  0 X Q U R H  + R X V H  & R Q V H U Y D W L R Q   5 ( + $ % , / , 7$7 , 2 1
7KH FRQVHUYDWLRQ RI W KH KRXVH LV EHVW GHVFULEHG DV D U H K D E L O L W D W L R Q WKH DFWLRQ RU
SURFHVVRIPDNLQJSRVVLEOHDFRQWLQXLQJRUFRPSDWLEOHFRQWHPSRU DU\XVHRIW KHKLVWRULF
KRXVH  7KH SHULRG WR UHVSHFW LV W KH HDUO\ GHFDGHV RI WKH KRXVH·V H[LVWHQFH DQG WKH
ODWHU UHVLGLQJ DQG WULPPLQJ RI W KH KRXVH LQ FRPSDWLEOH PDWHULD OV  7KH IDX[ VKXWWHUV
IODQNLQJ WKH ZLQGRZ RSHQLQJV GHWUDFW I URP WKH DQ DSSUHFLDWLRQ R I WKH KHULWDJH EXLOGLQJ
DQGDUHRIQRKHULWDJHYDOXH
7KHUHKDELOLWDWLRQLQFOXGHVVRPHH[WHULRUSUHVHUYDWLRQZRUN PD LQWDLQLQJDQGVWDELOL]LQJ
H[LVWLQJ H[WHULRU ZRRG FODGGLQJ W ULP  ZLWK WKH UHGXQGDQW FKDU DFWHUGHILQLQJ FKLPQH\
UHPRYHGUDWKHUWKDQUHFUHDWLQJDIDX[EULFNFKLPQH\
,Q DFFRUGDQFH ZLWK WKH 6WDQGDUGV DQG *XLGHOLQHV·V  DGGLWLRQDO VWDQGDUGV UHODWLQJ WR
UHKDELOLWDWLRQVWKHIROORZLQJDSSURDFKHVKDYHEHHQDVVXPHGIRU FRQVHUYLQJWKHKHULWDJH
YDOXHRIWKHKRXVH
6 W D Q G D U G   
&RQVHUYHFKDQJHVWRDQKLVWRULFSODFHWKDWRYHUWLPHKDYHEHF RPHFKDUDFWHUGHILQLQJ
HOHPHQWVLQWKHLURZQULJKW
6 W D Q G D U G    SDUDSKUDVHG 
 2ULJLQDO DQG HDUO\ EXLOGLQJ FKDUDFWHUGHILQLQJ HOHPHQWV DUH W R EH UHSDLUHG ZKHUH
SRVVLEOHUDWKHUWKDQUHSODFHG
 :KHUH VXII LFLHQW SK\VLFDO HYLGHQFH H[LVWV I RU PLVVLQJ GHWDLOV  RU PDWHULDO EH\RQG
UHSDLUUHSODFHZLWKQHZPDWFKLQJPDWHULDOZLWKPDWFKLQJGHWDLO LQJ
 :KHUH VXII LFLHQW SK\VLFDO HYLGHQFH GRHV QRW H[LVW I RU PLVVLQJ  GHWDLOV RU PDWHULDO
EH\RQGUHSDLUUHSODFHZLWKQHZFRPSDWLEOHPDWHULDOZLWKFRPSDW LEOHGHWDLOLQJ


*HQHUDO&RQVHUYDWLRQ6WUDWHJ\DQG5HFRPPHQGDWLRQV

7 K H  J H Q H U D O  V W U D W H J \  L V  W R  P D N H  Y H U \  I H Z  F K D Q J H V  W R  W K H  K H U L W D JH  E X L O G L Q J   D V  L W  L V
L Q  J R R G  F R Q G L W L R Q   D Q G  Z L W K  R Q O \  D Y H U \  I H Z  D O W H U D W L R Q V  U H T X L U HG  I R U  L W V  F R Q W L Q X H G
XVHDQGUHVLGHQWLDOEXLOGLQJ
 5HWHQWLRQRIFKLPQH\
7KHFKLPQH\LVWREHUHWDLQHGUHSRLQWLIFXUUHQWPRUWDUFRQGL WLRQLQGLFDWHVLWLVQHHGHG
       5R R I
7KH URRI I UDPLQJ LV VRXQG IRU H[LVWLQJ ORDGLQJV 7KH RULJLQDO U DIWHUV DQG VWUDSSLQJ ZLOO
EHODUJHO\LQWDFW1RUHSDLUVVHHQDVQHFHVVDU\DWWKLVWLPH

 5RRIIDVFLDERDUGVEDUJHERDUGVDQGVRIILWERDUGV
7KHRULJLQDODQGRUHDUO\H[LVWLQJPDWHULDODSSHDUVWREHLQSODFHDQGLQDFFHSWDEOHFRQGLWLRQ
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&ORVHLQVSHFWLRQRIWKHYDULRXVERDUGVDWWKHWLPHRIFRQVWUXFWLRQRIWKHSURMHFWZLOOKHOS
GHWHUPLQH ZKHWKHU LQGLYLGXDO ERDUG UHSODFHPHQW LV LQGLFDWHG GXH WR PDWHULDO GLVUHSDLU
7KHJRDOLVWRVDYHDVPXFKDVSRVVLEOHWKHRULJLQDOPDWHULDOLQSODFH 
 &KLPQH\
1RWHWKDWWKHVLPSOHEULFNFKLPQH\KDVEHHQMXGJHGWREHDFKDU DFWHUGHILQLQJHOHPHQW
IRULWVFRQWULEXWLRQWRWKHWUDGLWLRQDOURRIVFDSH7KHFKLPQH\DQGDVVRFLDWHGILUHSODFHV
DUHEHLQJUHWDLQHGGRZQWKURXJKWKHKRXVH
 &ODGGLQJ
7KHVLGLQJDSSHDUVWREHDUHSODFHPHQWVLGLQJGRQHLQWKHODWWH UKDOIRIWKHWK&HQWXU\
%XWEHFDXVHLWLVFRPSDWLEOHLQPDWHULDODQGIRUPZLWKWKHRULJ LQDOGHVLJQRIWKHKRXVH
LWLVOLVWHGDVDFKDUDFWHUGHILQLQJHOHPHQWDQGLVWREHFRQV HUYHGLQVLWX
      7UL P  E R D U G V   F R U Q H U  E R D U G V   Z D W H U  W D E O H V   E D Q G  E R D U G V
7KH WULP ERDUGV LQ JHQHUDO DSSHDU W R EH D UHSODFHPHQW PDWHULDO GRQH LQ WKH ODWWHU KDOI
RIWKHWK&HQWXU\ %XWEHFDXVHLWLVFRPSDWLEOHLQPDWHULDODQGIRUPZLWKWKHRULJLQDO
GHVLJQRIW KHKRXVHLWLVOLVWHGDVDFKDUDFWHUGHILQLQJHOHPH QWDQGLVWREHFRQVHUYHG
LQVLWX
7KH IDX[ VKXWWHUV RQ HLWKHU VLGH RI DOO ZLQGRZ RSHQLQJV GHWUDFW  IURP WKH FKDUDFWHU
GHILQLQJHOHPHQWVRIWKHH[WHULRUDQGLWLVUHFRPPHQGHGWKDWW KH\EHUHPRYHG
      :R R G  :L Q G R Z V
7KH FRQVHUYDWLRQ DSSURDFK LV W R UHWDLQ WKH RULJLQDO ZRRG ZLQGRZ V DQG WR UHSODFH ODWHU
ZLQGRZVZLWKVLQJOHKXQJZRRGZLQGRZVLQNHHSLQJZLWKWKHRULJL QDOGRXEOHKXQJZRRG
ZLQGRZV

      :R R G  ' R R U V
7KH H[LVWLQJ GRRUV  LQFOXGLQJ WKH IURQW GRRU  DUH OLNHO\ I URP  WKH ODWHU KDOI RI WKH WK
&HQWXU\  DQG EHFDXVH WKH\ DUH LQ NHHSLQJ ZLWK WKH FKDUDFWHU RI WKH EXLOGLQJ DUH W R EH
UHWDLQHG 
 /DQGVFDSLQJ
7KHH[LVWLQJHYHUJUHHQKHGJLQJLVLPSRUWDQWDVDEXIIHUEHWZHHQ WKHEXV\VWUHHWV(LJKWK
$YHQXHDQG7ZHQWLHWK6WUHHW,WLVUHFRPPHQGHGWKDWWKHKHGJH EHPDLQWDLQHG
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6,7(3+272*5$3+6
RULJLQDOFRQVWUXFWLRQ

:HVW WK6WUHHW )DFDGHVKRZLQJRULJLQDOIRUPLQFOXG
LQJED\ZLQGRZODWHUFRPSDWLEOHVLGLQJDQGWULPLQFRPSDW
LEOHIDX[VKXWWHUV

9LHZRI)URQW (LJKWK$YHQXH )DFDGHHOHPHQWVLQFOXGLQJ
FKDUDFWHUGHILQLQJDQFLOODU\JDEOHURRIRYHUHQWUDQFH

(DVW)DFDGHVKRZLQJRULJLQDOIRUPDQGFRPSDWLEOHODWHUVLG
LQJDQGWULPDQGLQFRPSWLEOHIDX[VKXWWHUV2ULJLQDOGRXEOH
KXQJZRRGZLQGRZVYLVLEOHLQXSSHUIORRU

2ULJLQDOLQWHULRUGHWDLOVIORRUVSODVWHUZDOOVZRRGGRRUVDQG
WULPRULJLQDOGRRUKDUGZDUH
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the Advisory Planning
Commission

Date: April 19, 2016

From:

Rupinder Basi, Senior Planner

File:

Subject:

200,228, 258, and 268 Nelson's Court and 230 Keary Street (Brewery
District): Rezoning Application - Rezoning Amendment Bylaw

REZ00120

PURPOSE
A rezoning application has been received from Wesgroup to add 3,902 sq.m. (42,000
sq.ft.) of additional site density to future proposed Buildings 6 and 7 in exchange for the
provision of 7,804 sq.m. (84,000 sq.ft.) of secured market rental housing within Building
5 (228 Nelson’s Court - Sub-district 3b).
In order to facilitate the additional density, the applicants are proposing to amend the
existing C-CD-3 zoning for the Brewery District to allow additional building height and
square footage to Buildings 6 and 7 (Sub-districts 3a and 4). As part of the rezoning
application, the applicants are also proposing to increase the permitted building height for
Building 8 to better match the existing permitted density, and to add “microbrewery,
winery, and distillery” and “commercial school” to the list of permitted uses within Subdistricts 1a and 1b.
The applicants are also proposing a Master Development Permit amendment to facilitate
additional underground parking in order to respond to market demand related to larger,
more family-friendly units. The proposals would satisfy the Official Community Plan
land use designation.
The purpose of this report is provide information to the Advisory Planning Commission
in regards to this proposal and to seek a recommendation in regards to the Rezoning.

Doc#: 857031
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x Building 6 (Sub-district 3c) – 54.9 m. (180 feet); 17,587 sq.m. (189,300
sq.ft.)
x Building 7 (Sub-district 4) – 91.4 m. (300 feet); 25,957 sq.m. (279,400
sq.ft.)
x Building 8 (Sub-district 1a) – 38.1 m. (125 feet); 27,871 sq.m. (300,000
sq.ft.)
The existing C-CD-3 zoning has a density transfer provision between 268 Nelson’s Court
(Sub-district 4) and the residential buildings located at 200, 228, and 258 Nelson’s Court
(Sub-districts 3c, 3b, and 3a respectively). The applicant has utilized portions of the
maximum 4,794 sq.m. (51,600 sq. ft.), available to transfer, to increase density of
building 4 (Sub-district 3c) and Building 5 (Sub-district 3b). To date, this includes 1,174
sq.m. (12,636 sq.ft.) to Building 4 and 2,772 sq.m. (29,838 sq.ft.) which is proposed for
Building 5. Given the applicant’s proposal to clearly define maximum permitted
building heights for the C-CD-3 zone, this density transfer provision will be removed as
part of the proposed Rezoning application.
A copy of the existing C-CD-3 Zoning Schedule is attached to this report (see Appendix
2).

Development Permit Area
The site is designated as part of Commercial and Mixed Use Development Permit Area #
10 – Village at Historic Sapperton and is also subject to the design guidelines referenced
in the Master Development Permit. The intent of the Development Permit Area
Designation is:
Lands in this development permit area are designated for the purpose of
establishing objectives for the orderly and sequential development of large sites
and for providing guidelines for the form and character of commercial, health
care services and multi-family residential development.
All proposed designs of buildings in the Brewery District are reviewed by the New
Westminster Design Panel in light of the design guidelines attached to the Master
Development Permit.
A copy of the OCP Development Permit Area designation and the Master Development
Permit are attached to this report (see Appendix 3).
Secured Market Rental Housing Policy
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The City adopted the Secured Market Rental Housing Policy on May 13, 2013. The
strategies and actions outlined in the policy are aimed at retaining, renewing, and
enhancing the supply of secured rental housing within the city.
Family-Friendly Housing Bylaw
As per the Family-Friendly Housing Bylaw No. 7741, 2015, multi-unit apartment
buildings (strata) are required to have a minimum of 30% two-bedroom and three
bedroom dwelling units, of which 10% of the total dwelling units shall have three
bedrooms or more. Multi-unit apartment buildings (rental) are required to have a
minimum of 25% two and three bedroom units, of which 5% of the total dwelling units
shall have three bedrooms or more. The Brewery District development is exempt from
these requirements since it is a Master Planned development where the initial rezoning
took place prior to the adoption of the Family-Friendly Housing Bylaw. However, the
applicant has been working cooperatively with staff in examining opportunities to add
family-friendly, two and three bedroom units, to the site.
Economic Health Care Cluster
The proposed Rezoning Application and Master Development Permit amendment both
support the City’s initiative to build on and support the existing and new investment in
the Royal Columbian Hospital by providing a high quality residential opportunity
adjacent to the hospital as well as the provision for future employment space for offices,
schools and commercial amenities. The proposal also entails an increase in the amount
of underground parking within the Brewery District in order to minimize on-street
parking congestion within the surrounding neighbourhood.
BACKGROUND
Site Characteristics and Context
The Brewery District site is triangular with frontage on Keary Street, Brunette Avenue
and East Columbia Street. The elevation of the site has been raised to address East
Columbia Street and Keary Street. The site is bounded by the Royal Columbian Hospital,
the Braid Industrial Area, and residential.
Project Description
In summary, the rezoning application entails the following proposed amendments:
x Add an additional 3,902 sq.m. (42,000 sq.ft.) of density to future residential subdistricts 3a and 4 (Building 6 and 7) in exchange for the provision of 7804 sq.m.
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Existing
Height
(Max.)
Proposed
Height
(Max.)
Site Area
Proposed.
Bldg.
Footprint
Site
Coverage %
(Proposed)

6
54.9 m.
(180 ft.)

54.9 m.
(180 ft.)

54.9 m.
(180 ft.)

91.4 m.
(300 ft.)

38.1 m.
(125 ft.)

47.6 m.
(156.2 ft.)

53.6 m.
(176 ft.)

74.7 m.
(245 ft.)

97.5 m.
(320 ft.)

59.4 m.
(195 ft.)

3,702 m2
(39,483 ft2)
887 m2
(9,548 ft2)

3,188 m2
(34,313 ft2)
908 m2
(9,770 ft2)

5,077 m2
(54,649 ft2)
1,127 m2
(12,130 ft2)

4,598 m2
(49,490 ft2)
1,010 m2
(10,870 ft2)

3,979 m2
(42,831 ft2)
1,394 m2
(15,000 ft2)

24%

28%

22%

22%

35%

DISCUSSION
Provision of Secured Market Rental Housing
The applicant wishes to provide 7,804 sq.m. (84,000 sq.ft.) of secured rental housing
within Building 5. In order to offset the cost for providing secured market rental, the
applicants are requesting additional market condominium density of 3,902 sq.m. (42,000
sq.ft.). Such density increase is consistent with the incentives offered in the policy given
that the applicant has agreed to provide Long Term Secured Market Rental Housing. The
proposed rental units will be secured for 60 years or life of building, there will be
restrictions placed on stratification, and the rental units will be owned and managed by
one entity. The applicant has indicated that the tenants will be given the same
opportunities to use the 1,115 sq.m. (12,000 sq.ft.) shared community amenity space that
is being developed on the Brewery District site at half the cost of what owners within the
future strata corporations will play.
On April 4, 2016, a Housing Agreement Principles Report was presented to Council and
the following principles were endorsed for the secured market rental units proposed
within Building 5 (Sub-district 3(b)):
1. The owner(s) will operate the housing as market rental units. The Housing
Agreement will not provide restrictions on eligibility or market rent. The rental
housing will be subject to The Residential Tenancy Act.
2. The owner(s) do not intend to strata title the individual rental units. A “no strata
title” covenant will be placed on title. As such, the City will register the Housing
Agreement against all of the Lands with a clause saying that once the airspace
parcel has been formed, the City will register a plan reducing the covenant area to
one legal entity containing all the secured market rental units (Air Space Parcel)
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and at the same time file a discharge of the Housing Agreement from the
remainder of the Parcel.
3. The rental tenure will be guaranteed for 60 years or the life of the building,
whatever is greater.
4. Article 2 (Use and Construction of Lands and Secured Rental Units) and Article 3
(Disposition and Acquisition of Secured Rental Units) of the Housing Agreement
will be attached to every tenancy agreement.
5. All units shall be rented for long-term rental uses, all tenancy agreements must be
one month or longer in tenancy length.
6. The Owner will not require the Tenant or any permitted occupant to pay any extra
charges or fees for sanitary sewer, storm sewer, water, or property or similar tax.
7. That Tenants will be provided unimpeded access to all common areas within and
outside of the building with respect to accessing amenities.
8. That the common shared amenity building located between Building 4 (200
Nelson’s Crescent) and Building 5 (228 Nelson’s Crescent) will be made available
to the Tenants at half the cost of regular membership rates.
9. That off-street vehicle parking and storage will be made available to Tenants at a
reasonable cost.
10. A reasonable amount of bicycle parking will be made available to Tenants at no
additional cost, in accordance with City Standards.
The details of the Housing Agreement will be worked out through the rezoning
application process and then presented to Council for consideration.
Family-Friendly Rental Units
Although exempted from Family Friendly Housing Bylaw, the proponents have indicated
that they will be providing three bedroom rental units within the secured market rental
portion of the proposed Building 5. Over 12% of the residential units in Building 5 will
be three bedroom units and over 50% of the overall units will be two and three bedroom
units. This exceeds the requirements of the Family-Friendly Housing Bylaw.
Additional Height for Buildings 6 and 7
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“Commercial School” and “Microbrewery, Winery, and Distillery”
The applicants are also proposing to add new permitted uses within Sub-District 1(a)
(Building 8 – closest to RCH). These include the following
Microbrewery, winery, distillery – Wesgroup has received a number of inquiries in
regards to opening up a microbrewery at the Brewer District. As such, the applicant is
proposing that this type of use be permitted at the ground level of Building 8. This would
be in keeping with the history of the site which was previously the Labatt Brewery and
source of the name of the development.
Commercial School – Wesgroup anticipates demand for office space from schools which
may provide educational services for aspiring health professionals, as well as other
professional services. The applicant indicates that such uses would complement the work
that is being undertaken as part of the Economic Health Care Cluster initiative. Staff
would work with the applicant in examining this proposed text amendment in light of the
EHCC to identify opportunities for ensuring that this proposed text amendment to widen
the types of school uses on site is consistent the objectives of creating an economically
vibrant health cluster in New Westminster.
A copy of the proposed Zoning Amendment Bylaw No. 7841, 2016 has been attached to
this report (see Appendix 7).
Voluntary Amenity Contribution
The applicants have offered to provide a voluntary amenity contribution as part of this
proposed rezoning application in the amount of $300,000. This proposal is still being
finalized with Council. As part of their pre-application community engagement, the
applicants asked for feedback from the community in regards to how this amenity
contribution could be best allocated. There were a number of ideas provided by the
community (see Appendix 4), but the applicant indicates that there was no clear
preference.
As per the City’s Guidelines for Staff Evaluation of Voluntary Amenity Contributions,
staff will evaluate the VAC proposal in light of the City’s long range planning objectives
and then present this to the Public Benefits Team (consisting of staff from Development
Services, Engineering, Parks Department, and Arts and Culture Department). A VAC
report will be provided to Council for consideration as part of the Rezoning Application
process which will outline options on how these funds can be allocated to best serve the
needs of the community.
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Increase in Underground Parking for Brewery District
Wesgroup is also proposing to increase the amount of additional underground parking on
the site from 1768 to 2075. As part of the existing Master Development Permit, a Master
Parking Plan was prepared and attached to the permit (see Appendix 3). The applicants
are proposing to amend the Master Parking Plan to reflect the increase in parking spaces
that are being proposed.
As indicated by the applicants the increase in parking is being proposed in order to
respond to current demand for parking, specifically in response to the following reasons:
1. Potential Impacts on Neighbourhood street parking – After selling Building 4,
Wesgroup have found that even though the Brewery District is on the SkyTrain,
purchasers require more parking than one stall per unit. Purchasers may not use
their cars because of the SkyTrain, but they still need stalls for “car storage” as
they are not yet 100% car free. Without increasing parking counts, Wesgroup
believes that people living in the Brewery District may end up parking in the
neighbourhood.
2. Increased number of residential units - Due to the proposed Rezoning Application
to add an additional 42,000 sq.ft. of residential density.
3. Current market demand for condo purchasers specifically for larger two or three
bedroom homes – With the introduction of the Family-Friendly Housing Bylaw
and changes in market demand, Wesgroup plans to introduce larger, two and three
bedroom units to the Brewery District development. Wesgroup has indicated that
most purchasers of two or three bedroom homes typically require more than one
stall per unit.
Wesgroup has retained a traffic engineer to review the changes to the parking counts and
they have concluded the following as part of their preliminary traffic analysis:
1. The proposal to increase the amount of underground parking to 2,075 parking
stalls equates to approximately 1.5/unit (1.3/unit for residents plus 0.2/unit for
visitors).
2. The parking supply rate of 1.3/unit generally falls in line with the survey findings
from the Metro Vancouver Parking Study. Additionally, the 1.3/unit provision is
appropriate for the larger unit sizes offered by the development and is still less
than British Columbia’s average number of vehicles per household (1.43).
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3. It is the Traffic Engineer’s (Wesgroup consultant) opinion that the proposed
parking supply (1.3/unit) is appropriate for the development and is not expected to
result in any traffic impacts.
The updated draft Master Parking Plan and preliminary traffic analysis have been
attached to this report (see Appendix 5). The City’s Engineering Department is in the
process of reviewing the findings of this analysis.
Public Engagement
Prior to the formal rezoning application, Wesgroup retained Rockandel & Associates to
develop a comprehensive public engagement strategy which was submitted to staff in
August 2015. Meetings/interviews were held with City staff and key neighbourhood
contacts to understand how people perceive the potential impacts of the proposed
development, the outcome that they hope for, how they prefer to receive information, and
to gain better insight into the way in which the community would like to be engaged.
The applicants have provided a Consultation Summary Report prepared by Rockandel &
Associates which outlines all of the community engagement that has occurred to date for
Wesgroup’s rezoning proposal (See Appendix 3). The methods used to notify the
community of the engagement activities included:
a. November 21, 23, December 2, 2015: McBride Sapperton Neighbourhood
Association email notification to members of workshops on November 25 and
December 1 and reminder of Wesgroup’s online consultation and input opportunities
on four rezoning options and VAC amenities
b. November 9 and 20, 2015: Social Media post of invite on Wesgroup Twitter and
Facebook
c. November 12, 2015: Advertisement for November 25 and December 1 workshops in
New West Record Newspaper
d. November 4 - 5, 2015: Canada Post Invitation Mail Drop of 4,750 postcards in New
Westminster
e. November 4, 2015: Postcard hand delivery to medical, dental businesses including
posting on bulletin boards in business offices and community bulletin boards
including Starbucks and Save-On Foods.
f. November 4, 2015: Take Five coffee shop (in Brewery District) distribution of 75
postcards for customer pick up
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g. Ongoing Twitter posting and sharing of photographs and related posts.
h. The engagement activities included two workshops (November 25, 2015 and
December 1, 2015 from 6-8 PM) that involved the community in a proactive
conversation about the next phase of the Brewery District, to explore what the future
might hold, and to get input on four possible options for development.
In addition, online consultation was hosted from November 1, 2015 to December 16,
2015 for those unable to attend the face-to-face consultation. An online site provided an
overview of the project; resources including the application, photos, and options; a
discussion forum with images of each option and an opportunity to provide input and ask
questions; workshop event notification and details.
Feedback from Preliminary Public Consultation
Based on the consultation that has occurred to date, the applicants indicate that there was
a clear preference amongst most people in attendance to:
1. Be clear about the heights and floor plates of the future buildings so that the
neighbourhood does not need to worry about the future development permits and
attending corresponding multiple public meetings.
2. Increase parking as it is beneficial and alleviates the need for street parking. It
provides storage for those who own a car but may occasionally use it. In the future
if car share programs become available in New Westminster, the strata
corporations could always convert visitor stalls to shared stalls provided that the
minimum required visitor parking spaces are still provided as per the Zoning
Bylaw.
3. Delete the Master Development Permit clause that prevents more residential being
built before office is built. This is being addressed through the applicant’s
Development Permit Application and Master Development Permit for Building 5.
4. Broaden the school use definition and include a brewery/brew pub in Building 8.
5. Voluntary Amenity Contributions: There were a number of innovative ideas for
VAC contributions, but no clear preference.
6. Support guaranteed rental as a benefit for the community.
7. Taller buildings preserved the most view corridors.
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8. However, most participants were concerned about traffic that might be a result of
this development but also more broadly along Burnette Highway and in New
Westminster.
Independent of this engagement Wesgroup hired the Mustel Group to conduct market
research in June 2015. 200 residents of the Sapperton community were surveyed. The
executive overview notes that 81% supported the development, while 11% were opposed,
citing traffic congestion and over densification.
Public Consultation on Rezoning Application (after formal application submission)
Engagement Notification Methods
•

•
•
•

Early March - McBride Sapperton Neighbourhood Association email notification to
members of presentation/open house on March 22nd, 2016. Summary report sent in
advance of the meeting (see appendix for summary).
March 1st, 2016: Canada Post Invitation Mail Drop of 4,750 Postcards in New West
March 15th, 2016: Advertisement for March 22nd, 2016 open house in New West
Record Newspaper
March 7th and 8th, 2016 – Social media posts on Wesgroup and Brewery District
accounts

Community Open House and Presentation to Residents’ Association
On March 22, 2016, the applicant undertook another round of consultation to provide an
update to the community in regards to the rezoning application and proposed Master
Development Permit Amendment. The applicant undertook a back-to-back consultation
event which included a drop-in, community open house that ran from 5-7pm followed by
a presentation to the McBride-Sapperton Residents’ Association at 7pm. Both of these
were held at the top floor of the Translink Building in the Brewery District. A total of 12
people attended the Open House while the Mc-Bride Sapperton Residents’ Association
presentation was attended by 16 people.
As outlined in the consultation summary, the following is an excerpt from the applicant’s
Consultation Summary which summarizes community concerns and items where there
was general support regarding the proposed rezoning:
Concerns
1. Increased traffic in and around New Westminster
2. Access to and from the development will compound traffic issues
3. People asked how traffic access into the Brewery District could be better designed
to decrease impacts to the neighbourhood.
4. Some residents were concerned with view impacts.
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5. Several members of the McBride Sapperton Residents Association reiterated that
some people want thin towers with view corridors while others want lower
buildings.
General Support
6. There was continued support amongst those attending for guaranteed rental.
Although some people expressed concerns about the parking and traffic that would
be generated by the rental.
7. MSRA participants were pleased with the level of consultation and the process.
8. Supported the fixing for floor plates and building heights.
9. Broaden the school use definition and include a brewery/brew pub in building
eight. The latter was supported
10. CAC’s – connection to Sapperton Landing park was supportive.
11. Some residents were pleased with Wesgroup’s proposal to explore a new entrance
for future Buildings 7 and 8 off of Keary Street, as noted in the recent
Transportation Analysis (Appendix 5).
DEVELOPMENT REVIEW PROCESS
The next step in the process will be for the applicant to move forward to Council for
consideration of 1st and 2nd Readings of the proposed OCP Amendment and Rezoning
Application and for Council to schedule a Public Hearing.
The following is a summary of the progress to date for the proposed rezoning application
as well as the next steps:
1. Pre-Application Community Consultation (Open Houses) on November 25,
2015 and December 1, 2015
2. Preliminary report to Land Use and Planning Committee and Council.
3. Circulation of the application to all City Departments for review.
4. New Westminster Design Panel review of the proposed height and density
scenarios (for additional 42,000 sq.ft. of residential density)
5. Community Open House and Presentation of Formal Application to the
McBride-Sapperton Residents’ Association
6. Advisory Planning Commission consideration of the proposed Zoning
Amendment Bylaw
Next Steps:
7.

Report to Council for consideration of First and Second Readings of the
Zoning Bylaw amendment bylaw including Voluntary Amenity Contribution
Report.
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8.

Public Hearing related to the proposed Zoning Bylaw amendment bylaws and
consideration of Third Reading.
9. Consideration of Final adoption of Zoning amendment bylaw
10. Consideration of the proposed Master Development Permit Amendment.
CONCLUSION
The purpose of this report is to seek a recommendation from the Advisory Planning
Commission (APC) on the proposed Rezoning Application and Master Development
Permit Amendment for the Brewery District. As noted in the report, the rezoning
application entails the following:
x Adding 3,902 sq.m. (42,000 sq.ft.) of new residential density to future proposed
Buildings 6 and 7 in exchange for the provision of 7,804 sq.m. (84,000 sq.ft.) of
secured market rental housing within Building 5 (228 Nelson’s Court - Subdistrict 3b).
x Amend the existing C-CD-3 zoning for the Brewery District to allow additional
building height and square footage to Buildings 6 and 7 (Sub-districts 3a and 4).
x Increase the permitted building height for Building 8 to better match the existing
permitted density
x Fix the maximum building height, tower floor plates, and floor space area in order
to provide better clarity within the C-CD-3 zone in regards to the height and size
of future buildings/towers within the Brewery District.
x Add “microbrewery, winery, and distillery” and “commercial school” to the list of
permitted uses within Sub-districts 1a and 1b.
The applicants are also proposing a Master Development Permit amendment to facilitate
additional underground parking in order to respond to market demand related to larger,
more family-friendly units.

Rupinder Basi,
Senior Planner
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Appendix 2
Existing C-CD-3 Zoning for Brewery District
and Sub-District Map

Doc#: 857031
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581.

C-CD-3

VILLAGE AT HISTORIC SAPPERTON COMPREHENSIVE
(B/L 7145, 2007)
DEVELOPMENT DISTRICTS (C- CD - 3)

Intent
581.1

To regulate use, density and building form of a nine-acre parcel to be developed as an
integrated, comprehensive mixed use site comprising residential, commercial, business and
professional offices and health care services and offices.

Permitted Uses
581.2

This C-CD-3 District is divided into eight sub-districts delineated, dimensioned and
identified by sub-district number on the Plan annexed to this Bylaw marked "Village at
Historic Sapperton Sub-Districts".
Subject to S. 581.7 the following uses and no others shall be permitted in a sub-district as set
out below:
Sub-districts 1(a) and 1(b) (Health Services):
x animal hospital;
x bank;
x business and professional offices;
x cafe and restaurant excluding drive-in restaurants and drive through
restaurants;
(B/L 7478, 2011)
x child care;
x child welfare facility;
x conference hotel;
x drug store;
x educational and philanthropic institutions;
x fitness and exercise centre;
x group living facility;
x health care office;
x hospital;
x medical and health care clinic;
x mental health facility;
x personal service establishments;
x private hospital;
x retail store;
x school; and
x veterinary clinic.
Sub-districts 2(a) and 2(b) (Pedestrian Oriented Mixed Use):
x animal grooming;
x animal hospital;
x apartment building;
x bank;
x business and professional offices;
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x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x

cafe and restaurant excluding drive-in restaurants and drive through
restaurants;
(B/L 7478, 2011)
child care in accordance with S. 170.13
community care facility;
congregate housing;
continuing care;
cottage breweries;
detached row house or townhouse;
drugstore;
educational and philanthropic institution;
elderly citizens' home;
fitness and exercise centre;
group living facility;
health care office;
home based business;
hospital;
hotel;
live-work units;
low rise apartment;
medical and health care clinic;
neighbourhood pub;
personal service establishments;
retail liquor store;
private hospital;
retail store;
row house;
student dormitory;
townhouse;
veterinary clinic; and
video store.

Sub-Districts 3(a), 3(b) and 3(c) (High Density Residential and Retail):
x apartment building;
x bank;
x business and professional office;
x cafe and restaurant excluding drive ins;
x child care in accordance with S. 170.13
x community care facility;
x congregate housing;
x continuing care;
x drugstore;
x elderly citizens I home,'
x fitness and exercise centres;
x group living facility;
x health care office;
2012 01 23
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2(a) (Pedestrian Oriented Mixed Use)

100,000 square feet

2(b) (Pedestrian Oriented Mixed Use)

43,600 square feet

3(a) (High Density Residential Retail)

189,300 square feet

3(b) (High Density Residential Retail)

135,500 square feet

3(c) (High Density Residential Retail)

86,700 square feet

4 (Omnibus Use)

279,400 square feet

(B/L 7447, 2010) (B/L 7457, 2011)
Transfer Density
581.4

The densities set out above for Sub-Districts 3(a), 3(b) and 3(c) are base densities that may
be increased by the provision of public amenity in respect of light, view, and open area,
resulting from any reduction in permitted buildable floor area in Sub-District 4 as follows:
Maximum Buildable Area in Sub-Districts 3(a), 3(b) and 3(c) may be increased up to a
maximum of 51,600 sq. ft. of residential use floor area (the "Transfer Density") provided
that there is an equal and corresponding reduction of the Maximum Buildable Area in SubDistrict 4, which reduction must be secured by a covenant granted by the owner of SubDistrict 4 to the City pursuant to S. 219 of the Land Title Act on terms satisfactory to the
City. The Transfer Density must be allocated to one or any of Sub-Districts 3(a), 3(b) and
3(c) in any proportion provided that no more than 31,000 sq. ft. of Transfer Density may be
allocated to anyone of Sub-District 3(a), 3(b) or 3(c).

Off-Street Parking
581. 5

Despite Section 150.2 of the bylaw, when the Maximum Buildable Area for all sub-districts
has been developed, the minimum number of off-street parking spaces provided on site must
be 1650, all of which spaces must comply with Sections 152.32 to and including Section
150.41 and Sections 150.44 to and including S. 150.65.

Siting of Uses and Restrictions on Density of Uses in Sub-Districts
581.7

a) in Sub-Districts l(a) and l(b), no "conference hotel" shall exceed a floor area of
112,000 Sq. feet;
b) in Sub-District 1(a), "business and professional offices" that are not "health
care office" or "medical and health-care clinic" as defined S. 581.9 shall not
exceed 25% of the Maximum Buildable Area in the Sub-District.
(B/L 7447, 2010)
c) in Sub-Districts 2(a) and 2(b) no uses except commercial uses shall be permitted
at grade level.
d) in all sub-districts, retail store use must have a minimum of 50% of total floor
area at grade level, and may have a balance of any floor area sited on the second
storey; and
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e) subject to subsection (b) hereof, all commercial uses in Sub-Districts 3(a), 3(b)
and 3(c) must be at grade level.
Subdivision
581.8

a) Lands within Sub-Districts l(a), 1(b), 2(a), 2(b) and 4 may only be subdivided
into parcels having the dimensions, shape, configuration, location and area of
Sub-Districts l(a), l(b), 2(a), 2(b) and 4; and
b) Lands in Sub-Districts 3(a), 3(b) and 3(c) may be subdivided into no more than 3
parcels provided that no parcel shall have an area less than 30,000 sq.ft.
Definitions

581.9

For the purposes of this C-CD-3 Zone:
"commercial use" means bank, business and professional offices, retail store, personal
service establishments, veterinary clinic and video store;
"conference hotel" means a hotel as defined in S. 120.92, and having both meeting
rooms and conference facilities, where the latter comprises a minimum of20% of the
floor area of the hotel;
"Maximum Buildable Area" means the sum of the horizontal/cross sectional area of all
buildings in a sub-district measured from the exterior face of exterior walls at all floor
levels of the buildings, except the following shall not be included:
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a)

The floor space located below the height datum or the natural grade of the site
used for automobile parking, vehicular access, maneuvering aisles, elevators or
stairs;

b)

The floor space located above the height datum or the natural grade of the site
used for required automobile parking, vehicular access, maneuvering aisles, and
elevator or stairs providing access exclusively thereto;

c)

The floor space of all portions of cellars or basements located below the height
datum or the natural grade of the site to be used for storage lockers, laundry
rooms, or containment of garbage in a purpose designed multiple dwelling;

d)

The floor space of all areas below datum or the natural grade of the site used for
mechanical, heating, ventilating, or air conditioning equipment;

e)

The floor space of those portions of a building or buildings above the height
datum used for mechanical purposes including elevator penthouses, but not to
exceed an area equal to ten percent (l 0%) of the site coverage;

f)

The total horizontal area of roof gardens, unenclosed balconies, porches,
sundecks, patios, cantilevered canopies, and other similar appurtenances which
are not enclosed by walls;

g)

The net floor area of those portions of purpose-designed multiple dwellings used
exclusively for recreational purposes up to but not exceeding five percent (5%)
of the permitted gross floor area for the site. The exemption for recreational
New Westminster Zoning Bylaw
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purposes includes the areas of an entrance lobby to a purpose-designed
apartment building, which are set aside specifically for meeting, reading,
relaxing and waiting purposes and whose continuing area and function is
guaranteed to the City through a covenant upon the title of the property.
"grade level" means the storey in a building that is closest to the ground;
"health care office" includes medical clinic and professional and service offices of health
care professionals and service providers, and without limitation includes, offices of
psychologists, physiotherapists, chiropractors, acupuncturists, herbalists, counselors,
massage therapists, massage providers, medical laboratories, and the sale, fitting and
supply of custom prosthetic devices, but does not include masseur or masseuse;
"medical and health-care clinic" includes a medical diagnostic and treatment facility for
the diagnosis, treatment, care and rehabilitation of addiction, injury, disease and mental
illness, and without limitation, includes offices of physicians and surgeons, dentists,
medical clinics, detoxification centres, methadone dispensing clinic, and private
hospital;
"residential use" means apartment building, congregate housing, elderly citizens home,
high-rise apartment, live-work units, low-rise apartment, multiple dwelling, row house
and townhouse;
"school" for the purpose of this Zone District, and despite S. 120, means a school,
college or university offering only programs, and certificates, diplomas, degrees or other
qualifications in health care sciences professions or practices and health care
administration, and health care research and development, and includes without
limitation, medicine, dentistry, nursing, dental assistants, physiotherapy, health
consulting, dental technology, and medical technology.
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Official Community Plan Development Permit Area Designation
The site is designated as part of Commercial and Mixed Use Development Permit Area
#8 Village at Historic Sapperton. This Development Permit Area is described as:
Special Conditions:
This development permit area is justified for large sites that are to be
comprehensively developed for mixed commercial, health care offices and health
care services, and multi-family residential development, and which require form,
design, and character guidelines to ensure internal cohesion in the provision of
integrated design, usable and attractive internal public access, open areas, and
public amenity; a balanced sequence of site development comprising commercial,
health care offices and services, and residential development; and to ensure that
siting external bulk and dimensions of buildings and structures and their impact on
light and view-blockage and on abutting streetscapes and adjacent developments
are reasonably mitigated.
Guidelines:
x

x

x
x
x

Development may be subject to conditions relating to the sequence and timing of
construction of various elements of a comprehensive development and of various
portions of large sites
On large development sites, consideration should be given to both public and
private access and movement throughout the site, and from abutting public
highways onto the site. Movement should include pedestrian and bicycle
opportunities
Adequately designed and improved green space, plaza areas and other amenities
for public use, and private open space should be integrated into large site
development
View corridors from street ends abutting large sites should be maintained where
possible to save both river views and long views
Building scale, bulk and height of buildings should be strategically allocated on
the site to enhance internal amenity and public access and other spaces for public
use; and siting and external design should define an external edge that is of
appropriate scale for the specific location and applicable topography.

305

306

307

308

Appendix 4
Consultation Summary

309

W ESGROUP: Brewery District
Consultation Summary Report
August to December 2015
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Wesgroup: Brewery District Consultation Report
April 12th, 2016

1. Introduction
Wesgroup Properties has proposed residential development in the Brewery District that will
complement the commercial and retail development already completed in New Westminster.
The strategic context for the engagement is that the engagement process is being implemented with
the proposed rezoning. The City of New Westminster Council will make a decision either
approving or refusing Wesgroup’s application for increased zoning.
An engagement strategy was developed from July to August 2015. Meetings were held with City of
New Westminster staff and key contact interviews were conducted. The objective of initial key contact
interviews was to understand the range of perspectives from how people perceive the potential
impacts of the development; to the outcome they hoped for; to how the prefer to receive information;
and to gain insights into the way in which people in the community like to be engaged.
The previous engagement activities included two workshops that involved the community in a proactive
conversation about the next phase of the Brewery District, to explore what the future might hold, and
to get input on four possible options for development (see December 2015 engagement summary to
see detailed report).
x November 25, 2015 6pm – 8pm
x December 1, 2015 6pm – 8pm
There was a clear preference amongst most people in attendance to:
x
x
x
x
x
x
x

Fix the heights and floor plates of the future buildings so that the neighbourhood doesn’t need
to worry about the future DP’s and attending corresponding multiple public meetings.
Increase parking as it is beneficial and alleviates the need for street parking. It provides storage
for those who own a car but may occasionally use it. In the future if car share programs become
available in New West, the strata corporations can always convert visitor stalls to shared stalls
Delete clause that prevents more residential being built before office is built (re: Master
Development Permit Amendment).
Broaden the school use definition and include a brewery/brew pub in building eight. The
latter was enthusiastically supported
CAC’s: There were a number of innovative ideas for CAC contributions, but no clear preference.
See the appendix for more information
Support guaranteed rental as a benefit for the community
Option four preserved the most view corridors. However, most participants were concerned
about traffic that might be a result of this development but also more broadly along Burnette
Highway and in New Westminster.

A broad range of tools and partnerships were used to communicate with the community to
encourage participation with the community. Both previous engagement workshops had less than 30
people attend.
The smaller numbers may be a result of fewer citizens concerned about the development.
Independent of this engagement Wesgroup hired the Mustel Group to conduct market research in
June 2015. 200 residents of the Sapperton community were surveyed. The executive overview notes
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that 81% supported the development, while 11% were opposed, citing traffic congestion and over
densification.
The final engagement meeting was on March 22nd, 2016 as well as a presentation to the McBride
Sapperton Residents Association. Summary of the event is below.

2. Engagement Approach and Methodology
Engagement Notification Methods
x

Early March - McBride Sapperton Neighbourhood Association email notification to
members of presentation/open house on March 22nd, 2016. Summary report sent in
advance of the meeting (see appendix for summary).

x

March 1st, 2016: Canada Post Invitation Mail Drop of 4,750 Postcards in New West

x

March 15th, 2016: Advertisement for March 22nd, 2016 open house in New West Record
Newspaper

x

March 7th and 8th, 2016 – Social media posts on Wesgroup and Brewery District accounts

Engagement Event Details
Open house event involved the community in a conversation about the final rezoning
submission. Twelve (12) people attended the open house on:
x

March 22nd, 2016 - 5pm – 7:30pm

MSRA presentation on the final rezoning submission was held. Sixteen (16) people attended the
presentation on:
x

March 22nd, 2016 - 7:30pm – 8:00pm

3. Community Input: What we heard
Generally due to the low turn-out, it was hard to understand any new issues or concerns, but the
following is what we heard:
Concerns
x Increased traffic in and around New Westminster
x Access to and from the development will compound traffic issues
ͻ People asked: How can we improve traffic access to decrease impact on
neighbourhood?
ͻ Wesgroup response: we outlined the new Keary Street entrance for BD7 and BD8.
Neighbourhood was pleased with this option.
x Some residents were concerned with view impacts.
x Several members of the McBride Sapperton Residents Association reiterated that some
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people want thin towers with view corridors while others want lower buildings.
General Support
x
x
x
x
x

There was continued support amongst those attending for guaranteed rental. Although
some people expressed concerns about the parking and traffic that would be generated by
the rental.
MSRA participants were pleased with the level of consultation and the process.
Supported the fixing for floor plates and building heights.
Broaden the school use definition and include a brewery/brew pub in building eight. The
latter was enthusiastically supported
CAC’s – connection to Sapperton Landing park was supportive.
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4. Appendix
a. Postcard Front

b. Postcard Back (as well as New West Record Ad)
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c. McBride Sapperton Residents Association Pre-report
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d. Presentation Boards
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e. Model Used (image from November 25th engagement)
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5. Increase parking

4. Changing permitted uses to include broader School uses and add Brewery

engagement processes

3. Specifying floor plates & building heights – Simplifying future DP’s and

2. Adding 42,000 SF of Strata Residential – Only additional density requested

1. Substituting 84,000 SF of Strata Residential for Secured Rental

WESGROUP’S REZONING APPLICATION

347

348

349

350

A community amenity cash contribution of $300,000.

2.

*City to allocate contribution at their discretion within the
Sapperton Neighbourhood.

Secured Market Rental (84,000 SF)

1.

COMMUNITY AMENITY CONTRIBUTIONS
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•
•
•
•

Increase parking to reduce impact on neighbourhood parking
Increased number of homes due to the rezoning
Current market demand for office
Increase in 2 and 3 bedroom units

Wesgroup would like to increase the maximum allowable parking
from 1,786 stalls to 2,075 stalls

PARKING

Appendix 5
Traffic Study Update and Parking Review
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Traffic Study Update and Parking Review
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January 19, 2015
4418.38

Mr. Evan Allegretto
Wesgroup Properties
Suite 910 – 1055 Dunsmuir Street
Vancouver, BC V7X 1L3

Dear Evan:

Re:

Brewery District Rezoning –
Scenario 4 – Traffic Study Update and Parking Review

As requested, please find attached a letter report evaluating the potential traffic impacts for the Brewery
District’s Scenario 4 – Preferred plan. This study has been prepared to provide a technical assessment
related to the currently proposed residential densities and relocating Building 7’s parkade access from
Nelson’s Court to Keary Street. The attached letter also reviews the appropriateness of increasing the
development’s parking supply from 1,650 stalls to 2,075 stalls.
We trust that our study findings will be of assistance to you. Please feel free to call us with any questions.

Yours truly,
Bunt & Associates

Domingo “Niño” Maclang, P.Eng., PE

Ian Wilson, P.Eng.

Senior Transportation Engineer

Transportation Engineer
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1.

INTRODUCTION
Bunt & Associates previously prepared a traffic study in 2007 for the “The Village at Sapperton” (also
known as the “Brewery District” project) in New Westminster, BC. The residential density evaluated
in the previous traffic study consisted of 660 units. This traffic study was later approved by City
staff. As the planning process unfolded subsequent to the publishing of the 2007 study, the
residential density of the project increased to 765 units. It is our understanding this 765 unit plan
is referred to as the “Base Scenario”.
As an effort to accommodate the rental housing needs of New Westminster, Wesgroup is now
proposing to modify the approved “Base Scenario” densities for Buildings 5-7. These modifications
(known as “Scenario 4 – Preferred”) consist of converting approximately 80,000 square feet of
Building 5’s residential strata uses to residential market rental uses. Additionally, as part of this
proposal, Wesgroup intends to reallocate approximately 40,000 square feet of strata residential
density from Building 5 to Building 6 (+19,000sf) and Building 7 (+21,000sf).
Furthermore, neighbouring residents west of Columbia Street have raised traffic concerns related to
the development on the subject site. To address these concerns, Wesgroup is considering to
relocate the parkade access for Building 7 from Nelson’s Court (originally proposed) to Keary Street,
and potentially share its access with Building 8. This modification would redistribute / shift the
anticipated Building 7 traffic volumes from Nelson’s Court / Crescent to Keary Street.
Locating an access on Brunette Avenue may also help address the concerns of the neighbouring
residents. However, Brunette Avenue carries a high volume of traffic and offers an important
regional connection through New Westminster. Based on previous work involving the Ministry of
Transportation and Infrastructure (MoTI), Wesgroup, and the City of New Westminster, vehicle
access off Brunette Avenue is not supported by the MoTI or the City of New Westminster because it
would reduce the capacity of the corridor. Additionally, the required land dedication to
accommodate the access was not considered feasible. For these reasons, access to Brunette Avenue
is not considered as an option for this development.

1.1

Study Objectives
The purpose of this transportation study is to evaluate the potential traffic impacts of the
“Scenario 4 – Preferred” plan, and compare it to the traffic analysis findings in the 2007 approved
traffic study. Please note for consistency purposes, the future background traffic forecasts in the
2007 study were used to develop the Scenario 4 forecasts in this report.
This letter report also documents the appropriateness of providing 2,075 parking stalls, rather
than the previously conditioned quantity of 1,650 stalls.
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2.
2.1

DEVELOPMENT PLAN
Project Description
Scenario 4 proposes to provide 811 residential suites. Table 2.1 below details the unit count for
the development by building. In comparison to the Base Scenario, Scenario 4 – Preferred proposes
to increase the development’s overall residential unit count by 46 suites.

Table 2.1: Proposed Residential Units
Residential Unit Counts
Building

Use

BASE: Scenario
1 (approved)

PREFERRED:
Scenario 4

Delta
(Scenario 4 Scenario 1)

Building 4 - approved

Market (Strata)

114

114

0

Market Rental

0

90

+90

Market (Strata)

180

90

-90

Subtotal

180

180

0

Building 6 - Rezone

Market (Strata)

210

232

+22

Building 7 - Rezone

Market (Strata)

261

285

+24

Building 8 - Rezone

Office

NA

NA

NA

Market Rental

0

90

+90

Market (Strata)

765

721

-44

Overall Total

765

811

+46

Building 5 - Rezone

SUBTOTALS

2
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It is important to note the previous traffic evaluated a residential density of 660 suites. However,
the Base Scenario (approved by the City) consists of 765 residential units. The analysis in this
report reflects the evaluation of 811 total residential suites.
As reported on Table 3.2, when compared to the previously plan in the 2007 traffic study (660
suites), Scenario 4 of the proposed development is anticipated to generate a net addition of
approximately 43 vph during the AM peak hour and 45 vph teduring the PM peak hour. This
increase in vehicle traffic translates to less than one (1) added vehicular trip every minute on
average in the AM and PM peak hours.

3.2

Trip Distribution and Trip Assignment
Similar to the trip generation, the trip distribution used in this analysis has been based on the
traffic distributions utilized in the previous traffic study. However, modifications have been made
to account for the limited access provisions on E. Columbia Street (no left turn in/out) at Nelson’s
Court (Simpson Street) and Nelson’s Crescent (no access to Alberta Street), which the previous
study did not account for. Furthermore, Building 7 has been assumed to take access on Keary
Street rather than Nelson’s Court. As previously discussed, this proposed access along Keary
Street is intended to address the traffic concerns raised by neighbouring residents west of
Columbia Street.
Exhibit 3.1 and Exhibit 3.2 (included in Appendix A) graphically illustrate the resulting number of
trips for the development; these traffic volumes are based on the site’s aforementioned Scenario 4
trip generation and distribution assumptions. When comparing the previous development site
traffic projections to the Scenario 4 projections, it can be seen that the trips generated by the
project in both scenarios are very similar. The minor changes are attributable to the increase in
residential units (which result in an average of 1 added car per minute) and the proposed Building
7 access relocation from Nelson’s Court to Keary Street.

3.3

Future Traffic Conditions
The Total (With Scenario 4) traffic volume exhibits are depicted on Exhibit 3.3 and Exhibit 3.4
(also included in Appendix A). Please note the “Total” (Future With Project) analysis presented in
this report utilizes the forecasts identified as “2008 Total Traffic” (Exhibit 12A and Exhibit 12B
from the 2007 traffic study). However, the development site traffic has been updated to reflect
the increase of residential suites and access modifications (proposed for Building 7). The intent of
utilizing these previous forecasts was to maintain consistency with the analysis methodologies
and to allow for a direct comparison of the previous findings to the Scenario 4 traffic analysis
findings. Section 3.4 (below) summarizes the analysis. It must be noted the signal cycle length
and timings used were consistent with the 2007 report.

4

Brewery District Rezoning – Scenario 4 Traffic Study Update and Parking Review
bunt & associates | Project No. 4418.38 January 19, 2015

358

3.4

Future Intersection Operations Analysis
Analysis has been performed to evaluate the Future With Project traffic operations for the study
area. As previously discussed, the findings were then compared to the 2007 report results. Two
factors have impacted this analysis and have been accounted for in this report:
1. The first is the upgrades to the analysis software, the 2007 report was completed using
Synchro version 6, while the current software is version 9. While the HCM 2000 methodology
was used for both analyses, changes to the Synchro software and the interpretation of the
methodology may result in minor calculation differences that are not expected to change the
overall conclusion of the analyses; and,
2. The second factor are the Columbia Street accessibility/turning restrictions that occur today
vs. the turning restrictions assumed in the previous analyses. Most notably:
x

Signal at the intersection at E Columbia Street & Alberta Street with a southbound left

x

Restriction of left in and left out movements to/from Nelson’s Court (Simpson Street)

turn bay.
at E Columbia Street.
x

An additional southbound lane on E Columbia Street at Brunette Avenue.

To differentiate the changes in performance from the above mentioned factors and the changes to
the residential unit count and network differences, two scenarios were analyzed. Table 3.3 and
Table 3.4 summarize the overall intersection V/C and LOS for the signalized intersections within
the study area from the following three scenarios:
1. Future With Base Scenario (from 2007 Report);
2. Future With Base Scenario with Updated Network (i.e. with existing restrictions along
Columbia Street);*
3. Future With Scenario 4 Plan.
*- All left turns to/from Nelson’s Court were moved to the Nelson’s Crescent (Alberta St) intersection.

Synchro reports for the study area intersections are provided in Appendix B. Note that the
Synchro network was set up and rotated 90 degrees clockwise resulting in a project north that
represents true west. Within the report, the correct directions are used while in the Synchro
reports, the directions represent project north and not true north. Within the Synchro reports,
please make the following substitutions:
x

Project northbound = true westbound; Project southbound = true eastbound;

x

Project eastbound = true northbound; Project westbound = true southbound.

5
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Table 3.3 - Overall Perfomance Comparison of Signalized Intersections – AM Peak Hour
Future With Base
Intersection

Scenario

Future With Base
Scenario with
Updated Network

Future with
Scenario 4 Plan

V/C

LOS

V/C

LOS

V/C

LOS

E Columbia St & Brunette Ave

0.93

C

1.05

C

1.05

C

E Columbia St & Keary St

0.49

A

0.50

A

0.51

A

E Columbia St & Braid St

0.76

C

0.76

C

0.76

C

0.45

A

0.44

A

E Columbia St & Alberta St*

See unsignalized analysis;
Table 3.5

*The intersection of E Columbia Street & Alberta Street/Nelson’s Crescent was analyzed as an unsignalized intersection in the 2007
report and its performance can be found in the unsignalized analysis tables.

Table 3.4 - Overall Perfomance Comparison of Signalized Intersections – PM Peak Hour
Future With Base
Intersection

Scenario

Future With Base
Scenario with
Updated Network

Future with
Scenario 4 Plan

V/C

LOS

V/C

LOS

V/C

LOS

E Columbia St & Brunette Ave

1.14

D

1.25

E

1.25

E

E Columbia St & Keary St

0.61

B

0.64

B

0.64

B

E Columbia St & Braid St

0.80

C

0.81

D

0.81

D

0.50

A

0.49

A

E Columbia St & Alberta St*

See unsignalized analysis;
Table 3.6

*The intersection of E Columbia Street & Alberta Street/Nelson’s Crescent was analyzed as an unsignalized intersection in the 2007
report and its performance can be found in the unsignalized analysis tables.

As shown, the Base Scenario and the Scenario 4 analyses demonstrate very similar findings. In
fact, some of the findings generally show no change between the two scenarios. This indicates
that the impact of providing 811 suites within the site and relocating Building 7’s access from
Nelson’s Court to Keary Street is minimal for the adjacent signalized study area intersections. All
signalized study area intersections are projected to achieve acceptable LOS for both scenarios with
the exception of W. Columbia Street at Brunette Avenue; please see below.
E Columbia Street & Brunette Avenue
The intersection of E Columbia Street & Brunette Avenue had a reported V/C above 1.00 in
both the AM and PM peak hours in the new analysis scenarios. The highest individual
reported V/C value during the AM peak hour is 0.91 at this intersection, compared to 0.94
in the 2007 Report. The northbound right turn movement is reported as 1.10 during the
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PM Peak Hour, compared to 1.14 in the 2007 Report. A pedestrian only phase is included
in the signal phasing and this has an impact on the reported overall V/C. The volumes
are nearly identical to the 2007 report volumes and the signal timings were assumed to
be the same. This discrepancy is likely largely driven by changes to the analysis software.
This intersection is at or near capacity and will continue to be so with proposed
development with a large percentage of the volume having origins and destinations
outside of the study area. Given the individual movement reported V/C, the expected
intersection performance is not significantly different from the 2007 report.
As part of the development’s Master Plan, land dedication has been provided to the City
of New Westminster to facilitate any future intersection upgrades, to be undertaken by
others, that may be required to address this traffic operation deficiency.
Table 3.5 and Table 3.6 summarizes the key movements for the unsignalized intersections within
the study area. It must be noted the Building 7 driveway (along Keary Street) has been assumed to
share its access with Building 8.
Table 3.5 - Stop Controlled Movement Comparison of Unsignalized Intersections – AM Peak Hour

Intersection

Movement

Future With Base
Scenario

Future With Base
Scenario with
Updated Network

V/C

LOS

V/C

LOS

Future with
Scenario 4 Plan
V/C

LOS

E Columbia St & Alberta St

WB

0.23

C

Please see signalized analysis

E Columbia St & Alberta St

EB

0.10

D

Please see signalized analysis

E Columbia St & Simpson St

WB

0.48

C

0.20

B

0.16

B

E Columbia St & Simpson St

EB

0.07

D

0.04

C

0.04

C

Brunette Ave & Keary St

EB

0.11

C

0.14

C

0.14

C

Bldg. 7/8 Access & Keary St

NB

NA*

NA*

0.05

B

0.17

B

* This intersection did not exist in the 2007 Report
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Table 3.6 - Stop Controlled Movement Comparison of Unsignalized Intersections – PM Peak Hour

Intersection

Movement

Future With Base
Scenario

Future With Base
Scenario with
Updated Network

V/C

LOS

V/C

LOS

Future with
Scenario 4 Plan
V/C

LOS

E Columbia St & Alberta St

WB

0.30

D

Please see signalized analysis

E Columbia St & Alberta St

EB

0.23

D

Please see signalized analysis

E Columbia St & Simpson St

WB

0.55

D

0.29

B

0.27

B

E Columbia St & Simpson St

EB

0.46

F

0.22

D

0.21

D

Brunette Ave & Keary St

EB

0.09

B

0.16

C

0.16

C

Bldg. 7/8 Access & Keary St

NB

NA*

NA*

0.07

B

0.11

B

* This intersection did not exist in the 2007 Report

As shown, the unsignalized study area intersections analyses also indicate no significant differences
when comparing the findings of the analyses. The only notable conclusions are presented below:
x

The V/Cs for at E. Columbia Street at Simpson Street slightly improve as a result of
relocating the Building 7 access to Keary Street;

x

The V/Cs for the Building 7/8 access at Keary Street are projected to increase, but shall still
operate with minimal delay (LOS “B”);

3.5

Traffic Analysis Summary
The increase to the residential units paired with the access location change for Building 7 does not
change the overall findings presented in the 2007 Report. The intersection of Brunette Avenue &
E Columbia Street is near or at capacity for both the Base and Scenario 4 alternatives. However,
this capacity concern is driven primarily by through traffic (i.e. volumes with origins and
destinations outside of the study area). As such, the overall findings from the 2007 study are very
comparable to the Scenario 4 analysis results. In fact, the findings are almost identical for both
scenarios.

8
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4.

PARKING REQUIREMENTS
This section of the report documents the rationale for providing additional parking and the
potential implications related to the increased parking supply. Based on our review of the New
Westminster Zoning Bylaw for the project (dated January 1, 2012) and the project’s Master Parking
Plan, it is our understanding the project was previously required to provide a minimum of 1,650
parking stalls for all uses of the development (residential and non-residential). In particular, for the
residential component, 1.2/unit (1.0/unit for residents plus 0.2/unit for visitors) were required. As
part of the rezoning application’s density modifications for the Scenario 4 plan, the project is now
proposing to provide 2,075 parking stalls for all uses of the site, see Appendix C; this translates to
approximately 1.5/unit (1.3/unit for residents plus 0.2/unit for visitors).
In order to determine the appropriateness of the proposed parking supply, statistics from the Metro
Vancouver Apartment Parking Study (dated September 2012) and the 2009 Canadian Vehicle Survey
were investigated. The key findings that are applicable to this project are highlighted below:
x

x

Per the Canadian Vehicle Survey (2009):
o

In Canada, there are an estimated 1.47 vehicles per household.

o

In British Columbia, there are approximately 1.43 vehicles per household.

Per the Metro Vancouver Apartment Parking Study:,
o

Regardless of a development’s proximity to the Frequent Transit Network (FTN), the
average number of vehicles per household (not including visitor parking) increases as
apartment floor areas also increases. For example:

o



Units between 800-999 square feet = 1.2 stalls per unit;



Units between 1000-1199 square feet = 1.3 stalls per unit; and,



Units >1,200 square feet = 1.5 stalls per unit.

This demonstrates that residents are likely to own more than 1 vehicle if their
apartment size exceeds 800 square feet.

As shown, the increased parking supply rate of 1.3/unit generally falls in line with the survey
findings from the Metro Vancouver Parking Study. Additionally, the 1.3/unit provision is still less
than British Columbia’s average number of vehicles per household (1.43). It is our opinion the
proposed parking supply (1.3/unit) is appropriate for the development because approximately half
of the development consists of units larger than 800 square feet.
From a traffic perspective, the parking supply increase is not expected to affect the overall number
of trips expected from the development. This is because the traffic analysis utilizes trip generation
rates that account for households with multi-car ownership. Lastly, the provision of an increased
parking supply is partly expected to reduce the potential for development parking to spillover to the
adjacent neighbourhood.

9
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5.

CONCLUSIONS
The following summarizes the main findings of the report:
x

Wesgroup is proposing to modify the approved “Base Scenario” densities for Buildings 5-7.
These modifications (known as “Scenario 4 – Preferred”) consist of converting
approximately 80,000 square feet of Building 5’s residential strata uses to residential
market rental uses. Additionally, as part of this proposal, Wesgroup intends to reallocate
approximately 40,000 square feet of strata residential density from Building 5 to Building
6 (+19,000sf) and Building 7 (+21,000sf).

x

Neighbouring residents west of Columbia Street have raised traffic concerns related to the
development on the subject site. To address these concerns, Wesgroup is considering to
relocate the parkade access for Building 7 from Nelson’s Court (originally proposed) to
Keary Street. This modification would redistribute / shift the anticipated Building 7 traffic
volumes from Nelson’s Court to Keary Street.
Furthermore, it is our opinion the Building 7 should share an access / driveway with
Building 8. The intent of this design is to reduce the amount of driveways along Keary
Street. Based on the analysis presented in this report, this shared driveway is expected to
operate acceptably during the peak commuting hours.
Additional access points along Brunette Avenue were not desired by MoTI and the
required land dedication to accommodate the access was not considered feasible. For
these reasons, access to Brunette Avenue is not considered as an option for this
development.

x

When compared to the previously evaluated density in the 2007 traffic study (660 units),
Scenario 4 of the proposed development is anticipated to generate a net addition of
approximately 43 vph during the AM peak hour and 45 vph teduring the PM peak hour.
This increase in vehicle traffic translates to an average of less than one (1) added
vehicular trip every minute in the AM and PM peak hours.

x

The increase to the residential units paired with the access location change for Building 7
does not change the overall findings presented in the 2007 Report. The intersection of
Brunette Avenue & E Columbia Street is near or at capacity for both the Base and Scenario
4 alternatives. However, this capacity concern is driven primarily by through traffic (i.e.
volumes with origins and destinations outside of the study area). As such, the overall
findings from the 2007 study are very comparable to the Scenario 4 analysis result. In
fact, the findings are almost identical for both scenarios.
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x

As part of the rezoning application’s density modifications for the Scenario 4 plan, the
project is to provide 2,075 parking stalls; this equates approximately 1.5/unit (1.3/unit
for residents plus 0.2/unit for visitors). This parking supply rate of 1.3/unit generally
falls in line with the survey findings from the Metro Vancouver Parking Study.
Additionally, the 1.3/unit provision is appropriate for the larger unit sizes offered by the
development and is still less than British Columbia’s average number of vehicles per
household (1.43). It is our opinion the proposed parking supply (1.3/unit) is appropriate
for the development and is not expected to result in any traffic impacts.

*

*

*

*

*

Bunt and Associates appreciates the opportunity to complete this report. We trust this information
will be of value. If you have any questions or concerns, please don’t hesitate to contact us
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APPENDIX A
Volume Exhibits
366

367

368

369

370

APPENDIX B
Synchro Reports

371

Base Scenario (Updated Network)
372

Queues
3: Brunette Ave. & Columbia St.

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

Base Scenario (Updated Network) - AM Peak Hour

EBT
483
0.85
48.2
0.0
48.2
87.5
#139.8
190.2

EBR
1443
0.90
9.7
0.0
9.7
0.0
#14.2

WBT
NWL
490
1810
0.45
0.91
29.8
27.4
0.0
0.0
29.8
27.4
40.2 150.9
54.8 #193.9
58.6 309.6

570
0
0
0
0.85

1601
0
0
0
0.90

1084
0
0
0
0.45

1991
0
0
0
0.91

Intersection Summary
# 95th percentile volume exceeds capacity, queue may be longer.
Queue shown is maximum after two cycles.
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HCM Signalized Intersection Capacity Analysis
Base Scenario (Updated Network) - AM Peak Hour
3: Brunette Ave. & Columbia St.

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

EBT

EBR

WBL

WBT

NWL

NWR

444
444
1900
6.2
1.00
1.00
1.00
1883
1.00
1883
0.92
483
0
483
NA
2

1328
1328
1900
6.2
1.00
0.85
1.00
1601
1.00
1601
0.92
1443
0
1443
pt+ov
24

0
0
1900

451
451
1900
6.2
0.95
1.00
1.00
3579
1.00
3579
0.92
490
0
490
NA
6

1646
1646
1900
6.2
0.97
1.00
0.95
3476
0.95
3476
0.92
1789
0
1810
Prot
4

19
19
1900

30.3
30.3
0.30
6.2
2.5
570
0.26

100.0
100.0
1.00

30.3
30.3
0.30
6.2
2.5
1084
0.14

57.3
57.3
0.57
6.2
2.5
1991
0.52

0.85
32.7
1.00
14.5
47.2
D
17.4
B

0.90
0.0
1.00
7.4
7.4
A

0.45
28.1
1.00
1.4
29.5
C
29.5
C

0.91
19.0
1.00
6.5
25.6
C
25.6
C

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

0.92
0
0
0

1601
c0.90

22.3
1.05
100.0
87.4%
15
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0.92
21
0
0

HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

C
14.4
E
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Queues
5: Braid St. & Columbia St.

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

Base Scenario (Updated Network) - AM Peak Hour

EBT
535
0.48
15.5
0.0
15.5
24.1
38.5
399.9

WBL
60
0.24
23.3
0.0
23.3
7.4
17.0

WBT
550
0.80
35.5
0.0
35.5
87.0
127.0
176.6

1226
0
0
0
0.44

284
0
0
0
0.21

781
0
0
0
0.70

WBR
505
0.56
4.6
0.0
4.6
0.0
19.2
65.0
959
0
0
0
0.53

NBT
778
0.79
36.9
0.0
36.9
69.3
90.9
462.3
1063
0
0
0
0.73

SBL
185
0.48
36.3
0.0
36.3
29.6
49.9
60.0
432
0
0
0
0.43

SBT
516
0.67
37.2
0.0
37.2
45.3
62.2
68.3
865
0
0
0
0.60

Intersection Summary
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HCM Signalized Intersection Capacity Analysis
Base Scenario (Updated Network) - AM Peak Hour
5: Braid St. & Columbia St.

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

25
25
1900

272
272
1900
4.0
0.95
0.94
1.00
3357
0.80
2694
0.92
296
117
418
NA
2

195
195
1900

55
55
1900
4.0
1.00
1.00
0.95
1789
0.36
686
0.92
60
0
60
Perm

506
506
1900
4.0
1.00
1.00
1.00
1883
1.00
1883
0.92
550
0
550
NA
6

465
465
1900
4.0
1.00
0.85
1.00
1601
1.00
1601
0.92
505
319
186
Perm

71
71
1900

610
610
1900
4.0
0.95
0.99
1.00
3535
1.00
3535
0.92
663
4
774
NA
4

35
35
1900

170
170
1900
4.0
1.00
1.00
0.95
1789
0.95
1789
0.92
185
0
185
Split
3

465
465
1900
4.0
0.95
1.00
1.00
3567
1.00
3567
0.92
505
2
514
NA
3

10
10
1900

23.6
24.6
0.28
5.0
4.0
987
c0.22

18.1
19.1
0.22
5.0
4.0
387
0.10

18.1
19.1
0.22
5.0
4.0
773
c0.14

0.78
29.3
1.00
4.4
33.7
C
33.7
C

0.48
30.1
1.00
1.3
31.4
C

0.67
31.6
1.00
2.4
34.0
C
33.3
C

0.92
27
0
0
Perm

0.92
212
0
0

2

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

6
31.4
32.4
0.37
5.0
4.0
252

31.4
32.4
0.37
5.0
4.0
990
0.16
0.42
20.8
1.00
0.4
21.2
C
21.2
C

0.09
0.24
19.3
1.00
0.7
20.0
B

28.7
0.76
88.1
87.7%
15
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31.4
32.4
0.37
5.0
4.0
692
c0.29
0.79
24.9
1.00
6.6
31.5
C
25.8
C

0.92
77
0
0
Split
4

6
31.4
32.4
0.37
5.0
4.0
588
0.12
0.32
19.9
1.00
0.4
20.3
C

HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

0.92
38
0
0

0.92
11
0
0

C
12.0
E

Synchro 9 Report (Build 901)
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HCM Unsignalized Intersection Capacity Analysis
Base Scenario (Updated Network) - AM Peak Hour
9: Brunette Ave. & Keary St.

Movement
Lane Configurations
Traffic Volume (veh/h)
Future Volume (Veh/h)
Sign Control
Grade
Peak Hour Factor
Hourly flow rate (vph)
Pedestrians
Lane Width (m)
Walking Speed (m/s)
Percent Blockage
Right turn flare (veh)
Median type
Median storage veh)
Upstream signal (m)
pX, platoon unblocked
vC, conflicting volume
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol
tC, single (s)
tC, 2 stage (s)
tF (s)
p0 queue free %
cM capacity (veh/h)
Direction, Lane #
Volume Total
Volume Left
Volume Right
cSH
Volume to Capacity
Queue Length 95th (m)
Control Delay (s)
Lane LOS
Approach Delay (s)
Approach LOS
Intersection Summary
Average Delay
Intersection Capacity Utilization
Analysis Period (min)

EBL

EBT

WBT

WBR

SBL

SBR

0
0

1118
1118
Free
0%
0.92
1215

1402
1402
Free
0%
0.92
1524

249
249

1
1
Stop
0%
0.92
1

28
28
0.92
30

None

None

1795

2267

898

1795
4.1

2267
6.8

898
6.9

2.2
100
340

3.5
97
34

3.3
89
283

0.92
0

EB 1
608
0
0
1700
0.36
0.0
0.0
0.0

EB 2
608
0
0
1700
0.36
0.0
0.0

WB 1
1016
0
0
1700
0.60
0.0
0.0

0.92
271

WB 2
779
0
271
1700
0.46
0.0
0.0

0.0

0.2
Err%
15
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SB 1
31
1
30
229
0.14
3.5
23.2
C
23.2
C

ICU Level of Service

H
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Queues
10: Keary St. & Columbia St.

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

Base Scenario (Updated Network) - AM Peak Hour

EBT
666
0.50
4.7
0.0
4.7
19.3
35.8
98.0

WBT
447
0.34
3.4
0.0
3.4
10.4
19.2
114.0

NBT
100
0.42
18.6
0.0
18.6
4.6
15.2
90.0

SBT
101
0.41
16.8
0.0
16.8
4.0
14.4
81.0

1325
0
0
0
0.50

1320
0
0
0
0.34

256
0
0
0
0.39

264
0
0
0
0.38

Intersection Summary
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HCM Signalized Intersection Capacity Analysis
Base Scenario (Updated Network) - AM Peak Hour
10: Keary St. & Columbia St.

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frpb, ped/bikes
Flpb, ped/bikes
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Confl. Peds. (#/hr)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

61
61
1900

487
487
1900
4.0
1.00
1.00
1.00
0.99
1.00
1847
0.93
1726
0.92
529
8
658

65
65
1900

36
36
1900

50
50
1900

40
40
1900

15
15
1900

0.92
54
0
0

0.92
43
0
0

0.92
43
0
0

0.92
16
0
0
28
Perm

30
30
1900
4.0
1.00
0.95
0.98
0.93
0.99
1633
0.95
1568
0.92
33
47
54

48
48
1900

0.92
39
0
0

13
13
1900
4.0
1.00
1.00
1.00
0.94
0.98
1737
0.89
1579
0.92
14
38
62

40
40
1900

0.92
71
0
0

326
326
1900
4.0
1.00
1.00
1.00
0.98
1.00
1845
0.93
1720
0.92
354
9
438

0.92
66
0
0
Perm

NA
2

Perm

2

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

NA
2

2

Perm

NA
3

3

NA
3

3

37.9
37.9
0.74
4.0
3.0
1275

37.9
37.9
0.74
4.0
3.0
1270

5.4
5.4
0.11
4.0
3.0
166

5.4
5.4
0.11
4.0
3.0
165

c0.38
0.52
2.8
1.00
1.5
4.3
A
4.3
A

0.25
0.35
2.3
1.00
0.7
3.1
A
3.1
A

c0.04
0.37
21.4
1.00
1.4
22.8
C
22.8
C

0.03
0.33
21.3
1.00
1.2
22.5
C
22.5
C

6.7
0.50
51.3
63.3%
15
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HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

0.92
52
0
0
15

A
8.0
B

Synchro 9 Report (Build 901)
Page 7

379

HCM Unsignalized Intersection Capacity Analysis
Base Scenario (Updated Network) - AM Peak Hour
17: Keary St. & Access 3

Movement
Lane Configurations
Traffic Volume (veh/h)
Future Volume (Veh/h)
Sign Control
Grade
Peak Hour Factor
Hourly flow rate (vph)
Pedestrians
Lane Width (m)
Walking Speed (m/s)
Percent Blockage
Right turn flare (veh)
Median type
Median storage veh)
Upstream signal (m)
pX, platoon unblocked
vC, conflicting volume
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol
tC, single (s)
tC, 2 stage (s)
tF (s)
p0 queue free %
cM capacity (veh/h)
Direction, Lane #
Volume Total
Volume Left
Volume Right
cSH
Volume to Capacity
Queue Length 95th (m)
Control Delay (s)
Lane LOS
Approach Delay (s)
Approach LOS
Intersection Summary
Average Delay
Intersection Capacity Utilization
Analysis Period (min)

EBL

EBR

NBL

NBT

SBT

SBR

21
21
Stop
0%
0.92
23

8
8

112
112
0.92
122

102
102
Free
0%
0.92
111

29
29

0.92
9

72
72
Free
0%
0.92
78

None

None

0.92
32

114
449

127

143

449
6.4

127
6.2

143
4.1

3.5
96
520

3.3
99
923

2.2
92
1440

EB 1
32
23
9
592
0.05
1.3
11.4
B
11.4
B

NB 1
200
122
0
1440
0.08
2.1
5.0
A
5.0

SB 1
143
0
32
1700
0.08
0.0
0.0
0.0

3.6
30.5%
15
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Queues
21: Columbia St. & Alberta Street

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

EBT
498
0.59
9.0
0.0
9.0
12.3
32.0
75.0
1818
0
0
0
0.27

WBL
72
0.21
6.4
0.0
6.4
1.5
6.1
35.0
756
0
0
0
0.10

Base Scenario (Updated Network) - AM Peak Hour

WBT
470
0.56
8.6
0.0
8.6
11.6
30.1
67.0

NBT
95
0.25
9.7
0.0
9.7
2.2
10.5
20.4

SBT
18
0.05
6.0
0.0
6.0
0.0
2.8
64.1

1828
0
0
0
0.26

990
0
0
0
0.10

992
0
0
0
0.02

Intersection Summary
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HCM Signalized Intersection Capacity Analysis
Base Scenario (Updated Network) - AM Peak Hour
21: Columbia St. & Alberta Street

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

0
0
1900

424
424
1900
4.0
1.00
0.99
1.00
1865
1.00
1865
0.92
461
6
492
NA
4

34
34
1900

66
66
1900
4.0
1.00
1.00
0.95
1789
0.41
776
0.92
72
0
72
Perm

422
422
1900
4.0
1.00
1.00
1.00
1877
1.00
1877
0.92
459
2
468
NA
8

10
10
1900

64
64
1900

23
23
1900

15
15
1900

0.92
70
0
0
Perm

0.92
25
0
0

0.92
16
0
0
Perm

0
0
1900
4.0
1.00
0.98
0.96
1776
0.76
1407
0.92
0
13
5
NA
6

2
2
1900

0.92
11
0
0

0
0
1900
4.0
1.00
0.96
0.96
1752
0.77
1402
0.92
0
19
76
NA
2

0.92
0
0
0

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

0.92
37
0
0

8
12.6
12.6
0.45
4.0
3.0
351

12.6
12.6
0.45
4.0
3.0
845
c0.26

0.09
0.21
4.6
1.00
0.3
4.9
A

0.58
5.6
1.00
1.0
6.7
A
6.7
A
6.6
0.45
27.8
42.9%
15
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2
12.6
12.6
0.45
4.0
3.0
850
0.25
0.55
5.5
1.00
0.8
6.3
A
6.1
A

HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

0.92
2
0
0

6
7.2
7.2
0.26
4.0
3.0
363

7.2
7.2
0.26
4.0
3.0
364

c0.05
0.21
8.1
1.00
0.3
8.4
A
8.4
A

0.00
0.01
7.7
1.00
0.0
7.7
A
7.7
A
A
8.0
A
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HCM Unsignalized Intersection Capacity Analysis
Base Scenario (Updated Network) - AM Peak Hour
23: Columbia St. & Simpson Street

Movement
Lane Configurations
Traffic Volume (veh/h)
Future Volume (Veh/h)
Sign Control
Grade
Peak Hour Factor
Hourly flow rate (vph)
Pedestrians
Lane Width (m)
Walking Speed (m/s)
Percent Blockage
Right turn flare (veh)
Median type
Median storage veh)
Upstream signal (m)
pX, platoon unblocked
vC, conflicting volume
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol
tC, single (s)
tC, 2 stage (s)
tF (s)
p0 queue free %
cM capacity (veh/h)
Direction, Lane #
Volume Total
Volume Left
Volume Right
cSH
Volume to Capacity
Queue Length 95th (m)
Control Delay (s)
Lane LOS
Approach Delay (s)
Approach LOS
Intersection Summary
Average Delay
Intersection Capacity Utilization
Analysis Period (min)

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

4
4

413
413
Free
0%
0.92
449

44
44

0
0

20
20

0
0

5
5

0.92
22

0.92
0

0.92
129

0.92
5

0
0
Stop
0%
0.92
0

5
5

0.92
0

0
0
Stop
0%
0.92
0

119
119

0.92
48

461
461
Free
0%
0.92
501

0.92
5

0.92
4

None

None

91

122

0.98
523

0.82
497

0.83
998

0.83
1004

0.82
473

0.83
1122

0.83
1017

0.98
512

501
4.1

270
4.1

832
7.1

840
6.5

240
6.2

982
7.1

855
6.5

490
6.2

2.2
100
1040

2.2
100
1055

3.5
100
235

4.0
100
248

3.3
80
651

3.5
97
151

4.0
100
243

3.3
99
566

EB 1
501
4
48
1040
0.00
0.1
0.1
A
0.1

WB 1
523
0
22
1700
0.31
0.0
0.0
0.0

NB 1
129
0
129
651
0.20
5.6
11.9
B
11.9
B
1.5
45.3%
15
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SB 1
10
5
5
238
0.04
1.0
20.8
C
20.8
C

ICU Level of Service

A
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Queues
3: Brunette Ave. & Columbia St.

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

EBT
EBR
552
1759
0.71
1.10
35.8
60.3
0.0
0.0
35.8
60.3
106.7 ~77.4
148.2 #157.8
190.2
773
0
0
0
0.71

1601
0
0
0
1.10

Base Scenario (Updated Network) - PM Peak Hour

WBT
374
0.25
23.8
0.0
23.8
30.0
41.1
58.6

NWL
1378
0.82
31.2
0.0
31.2
138.3
167.8
309.6

1470
0
0
0
0.25

1687
0
0
0
0.82

Intersection Summary
~ Volume exceeds capacity, queue is theoretically infinite.
Queue shown is maximum after two cycles.
# 95th percentile volume exceeds capacity, queue may be longer.
Queue shown is maximum after two cycles.
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HCM Signalized Intersection Capacity Analysis
Base Scenario (Updated Network) - PM Peak Hour
3: Brunette Ave. & Columbia St.

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

EBT

EBR

WBL

WBT

NWL

NWR

508
508
1900
6.2
1.00
1.00
1.00
1883
1.00
1883
0.92
552
0
552
NA
2

1618
1618
1900
6.2
1.00
0.85
1.00
1601
1.00
1601
0.92
1759
0
1759
pt+ov
24

0
0
1900

344
344
1900
6.2
0.95
1.00
1.00
3579
1.00
3579
0.92
374
0
374
NA
6

1236
1236
1900
6.2
0.97
1.00
0.95
3471
0.95
3471
0.92
1343
1
1377
Prot
4

32
32
1900

49.3
49.3
0.41
6.2
2.5
773
0.29

120.0
120.0
1.00

49.3
49.3
0.41
6.2
2.5
1470
0.10

58.3
58.3
0.49
6.2
2.5
1686
0.40

0.71
29.5
1.00
5.6
35.0
D
95.6
F

1.10
60.0
1.00
54.6
114.6
F

0.25
23.3
1.00
0.4
23.7
C
23.7
C

0.82
26.3
1.00
3.1
29.4
C
29.4
C

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

0.92
0
0
0

1601
c1.10

66.5
1.25
120.0
105.4%
15
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0.92
35
0
0

HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

E
14.4
G
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Queues
5: Braid St. & Columbia St.

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

Base Scenario (Updated Network) - PM Peak Hour

EBT
815
0.79
32.1
0.0
32.1
71.9
95.8
399.9

WBL
120
0.84
76.0
0.0
76.0
23.1
#56.9

WBT
546
0.79
38.5
0.0
38.5
102.3
143.2
176.6

1245
0
0
0
0.65

176
0
0
0
0.68

856
0
0
0
0.64

WBR
413
0.50
5.8
0.0
5.8
4.9
25.6
65.0
934
0
0
0
0.44

NBT
SBL
556
408
0.78
0.81
48.9
50.2
0.0
0.0
48.9
50.2
61.0
84.8
82.1 #137.8
462.3
60.0
808
548
0
0
0
0
0
0
0.69
0.74

SBT
799
0.79
42.4
0.0
42.4
86.5
112.3
68.3
1093
0
0
0
0.73

Intersection Summary
# 95th percentile volume exceeds capacity, queue may be longer.
Queue shown is maximum after two cycles.
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HCM Signalized Intersection Capacity Analysis
Base Scenario (Updated Network) - PM Peak Hour
5: Braid St. & Columbia St.

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

30
30
1900

462
462
1900
5.0
0.95
0.95
1.00
3387
0.77
2622
0.92
502
62
753
NA
2

258
258
1900

110
110
1900
5.0
1.00
1.00
0.95
1789
0.21
388
0.92
120
0
120
Perm

502
502
1900
5.0
1.00
1.00
1.00
1883
1.00
1883
0.92
546
0
546
NA
6

380
380
1900
5.0
1.00
0.85
1.00
1601
1.00
1601
0.92
413
237
176
Perm

36
36
1900

445
445
1900
5.0
0.95
0.99
1.00
3534
1.00
3534
0.92
484
4
552
NA
4

30
30
1900

375
375
1900
5.0
1.00
1.00
0.95
1789
0.95
1789
0.92
408
0
408
Split
3

705
705
1900
5.0
0.95
0.99
1.00
3556
1.00
3556
0.92
766
3
796
NA
3

30
30
1900

20.7
20.7
0.20
5.0
4.0
708
c0.16

29.3
29.3
0.28
5.0
4.0
507
c0.23

29.3
29.3
0.28
5.0
4.0
1009
0.22

0.78
39.1
1.00
5.8
44.9
D
44.9
D

0.80
34.3
1.00
9.5
43.8
D

0.79
34.1
1.00
4.4
38.5
D
40.3
D

0.92
33
0
0
Perm

0.92
280
0
0

2

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

6
38.2
38.2
0.37
5.0
4.0
143

38.2
38.2
0.37
5.0
4.0
970
0.29
0.78
28.7
1.00
4.2
32.9
C
32.9
C

c0.31
0.84
29.7
1.00
34.0
63.7
E

37.4
0.81
103.2
100.1%
15
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38.2
38.2
0.37
5.0
4.0
697
0.29
0.78
28.8
1.00
6.1
34.9
C
33.7
C

0.92
39
0
0
Split
4

6
38.2
38.2
0.37
5.0
4.0
592
0.11
0.30
23.0
1.00
0.4
23.4
C

HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

0.92
33
0
0

0.92
33
0
0

D
15.0
G
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HCM Unsignalized Intersection Capacity Analysis
Base Scenario (Updated Network) - PM Peak Hour
9: Brunette Ave. & Keary St.

Movement
Lane Configurations
Traffic Volume (veh/h)
Future Volume (Veh/h)
Sign Control
Grade
Peak Hour Factor
Hourly flow rate (vph)
Pedestrians
Lane Width (m)
Walking Speed (m/s)
Percent Blockage
Right turn flare (veh)
Median type
Median storage veh)
Upstream signal (m)
pX, platoon unblocked
vC, conflicting volume
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol
tC, single (s)
tC, 2 stage (s)
tF (s)
p0 queue free %
cM capacity (veh/h)
Direction, Lane #
Volume Total
Volume Left
Volume Right
cSH
Volume to Capacity
Queue Length 95th (m)
Control Delay (s)
Lane LOS
Approach Delay (s)
Approach LOS
Intersection Summary
Average Delay
Intersection Capacity Utilization
Analysis Period (min)

EBL

EBT

WBT

WBR

SBL

SBR

1
1

1437
1437
Free
0%
0.92
1562

1045
1045
Free
0%
0.92
1136

127
127

4
4
Stop
0%
0.92
4

34
34
0.92
37

None

None

1274

1988

637

1274
4.1

1988
6.8

637
6.9

2.2
100
541

3.5
92
53

3.3
91
420

0.92
1

EB 1
522
1
0
541
0.00
0.0
0.1
A
0.0

EB 2
1041
0
0
1700
0.61
0.0
0.0

WB 1
757
0
0
1700
0.45
0.0
0.0

0.92
138

WB 2
517
0
138
1700
0.30
0.0
0.0

0.0

0.3
Err%
15
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SB 1
41
4
37
251
0.16
4.4
22.2
C
22.2
C

ICU Level of Service

H
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Queues
10: Keary St. & Columbia St.

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

Base Scenario (Updated Network) - PM Peak Hour

EBT
651
0.60
8.4
0.0
8.4
30.1
54.7
98.0

WBT
575
0.49
6.8
0.0
6.8
24.4
42.1
114.0

NBT
199
0.82
46.7
0.0
46.7
15.3
#45.1
90.0

SBT
237
0.49
9.9
0.0
9.9
4.6
19.6
81.0

1087
0
0
0
0.60

1185
0
0
0
0.49

259
0
0
0
0.77

505
0
0
0
0.47

Intersection Summary
# 95th percentile volume exceeds capacity, queue may be longer.
Queue shown is maximum after two cycles.
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HCM Signalized Intersection Capacity Analysis
Base Scenario (Updated Network) - PM Peak Hour
10: Keary St. & Columbia St.

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

66
66
1900

467
467
1900
4.0
1.00
0.99
0.99
1846
0.90
1671
0.92
508
8
643
NA
2

65
65
1900

18
18
1900

20
20
1900

104
104
1900

15
15
1900

0.92
22
0
0

0.92
113
0
0
Perm

0.92
59
0
0

0.92
16
0
0
Perm

38
38
1900
4.0
1.00
0.90
1.00
1685
0.98
1652
0.92
41
143
94
NA
3

166
166
1900

0.92
20
0
0
Perm

25
25
1900
4.0
1.00
0.96
0.97
1758
0.58
1044
0.92
27
28
171
NA
3

54
54
1900

0.92
71
0
0

490
490
1900
4.0
1.00
0.99
1.00
1870
0.98
1828
0.92
533
2
573
NA
2

0.92
72
0
0
Perm
2

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

2

3

3

35.0
35.0
0.65
4.0
3.0
1081

35.0
35.0
0.65
4.0
3.0
1182

11.1
11.1
0.21
4.0
3.0
214

11.1
11.1
0.21
4.0
3.0
338

c0.38
0.60
5.5
1.00
2.4
7.9
A
7.9
A

0.31
0.48
4.9
1.00
1.4
6.3
A
6.3
A

c0.16
0.80
20.4
1.00
18.6
39.0
D
39.0
D

0.06
0.28
18.1
1.00
0.5
18.6
B
18.6
B

12.6
0.64
54.1
91.2%
15
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HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

0.92
180
0
0

B
8.0
F

Synchro 9 Report (Build 901)
Page 7

390

HCM Unsignalized Intersection Capacity Analysis
Base Scenario (Updated Network) - PM Peak Hour
17: Keary St. & Access 3

Movement
Lane Configurations
Traffic Volume (veh/h)
Future Volume (Veh/h)
Sign Control
Grade
Peak Hour Factor
Hourly flow rate (vph)
Pedestrians
Lane Width (m)
Walking Speed (m/s)
Percent Blockage
Right turn flare (veh)
Median type
Median storage veh)
Upstream signal (m)
pX, platoon unblocked
vC, conflicting volume
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol
tC, single (s)
tC, 2 stage (s)
tF (s)
p0 queue free %
cM capacity (veh/h)
Direction, Lane #
Volume Total
Volume Left
Volume Right
cSH
Volume to Capacity
Queue Length 95th (m)
Control Delay (s)
Lane LOS
Approach Delay (s)
Approach LOS
Intersection Summary
Average Delay
Intersection Capacity Utilization
Analysis Period (min)

EBL

EBR

NBL

NBT

SBT

SBR

34
34
Stop
0%
0.92
37

14
14

23
23
0.92
25

115
115
Free
0%
0.92
125

6
6

0.92
15

150
150
Free
0%
0.92
163

None

None

0.92
7

114
342

128

132

342
6.4

128
6.2

132
4.1

3.5
94
643

3.3
98
921

2.2
98
1453

EB 1
52
37
15
705
0.07
1.8
10.5
B
10.5
B

NB 1
188
25
0
1453
0.02
0.4
1.1
A
1.1

SB 1
132
0
7
1700
0.08
0.0
0.0
0.0

2.0
28.9%
15
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Queues
21: Columbia St. & Alberta Street

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

EBT
603
0.66
9.4
0.0
9.4
15.7
41.3
75.0
1768
0
0
0
0.34

WBL
216
0.52
10.3
0.0
10.3
5.3
18.7
35.0
809
0
0
0
0.27

Base Scenario (Updated Network) - PM Peak Hour

WBT
439
0.47
6.8
0.0
6.8
10.2
26.8
67.0

NBT
74
0.23
11.7
0.0
11.7
2.0
11.2
20.4

SBT
37
0.11
9.6
0.0
9.6
0.6
6.2
64.1

1787
0
0
0
0.25

792
0
0
0
0.09

800
0
0
0
0.05

Intersection Summary
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HCM Signalized Intersection Capacity Analysis
Base Scenario (Updated Network) - PM Peak Hour
21: Columbia St. & Alberta Street

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

5
5
1900

490
490
1900
4.0
1.00
0.99
1.00
1855
1.00
1849
0.92
533
8
595
NA
4

60
60
1900

199
199
1900
4.0
1.00
1.00
0.95
1789
0.45
845
0.92
216
0
216
Perm

384
384
1900
4.0
1.00
0.99
1.00
1869
1.00
1869
0.92
417
4
435
NA
8

20
20
1900

59
59
1900

9
9
1900

30
30
1900

0.92
64
0
0
Perm

0.92
10
0
0

0.92
33
0
0
Perm

0
0
1900
4.0
1.00
0.99
0.96
1777
0.73
1363
0.92
0
14
23
NA
6

4
4
1900

0.92
22
0
0

0
0
1900
4.0
1.00
0.98
0.96
1772
0.73
1348
0.92
0
14
60
NA
2

0.92
5
0
0
Perm

0.92
65
0
0

4

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

8
15.3
15.3
0.50
4.0
3.0
423

15.3
15.3
0.50
4.0
3.0
927
c0.32
0.64
5.6
1.00
1.5
7.1
A
7.1
A

0.26
0.51
5.1
1.00
1.0
6.1
A

6.6
0.50
30.5
65.0%
15
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2
15.3
15.3
0.50
4.0
3.0
937
0.23
0.46
4.9
1.00
0.4
5.3
A
5.6
A

HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

0.92
4
0
0

6
7.2
7.2
0.24
4.0
3.0
318

7.2
7.2
0.24
4.0
3.0
321

c0.04
0.19
9.3
1.00
0.3
9.6
A
9.6
A

0.02
0.07
9.1
1.00
0.1
9.2
A
9.2
A
A
8.0
C
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HCM Unsignalized Intersection Capacity Analysis
Base Scenario (Updated Network) - PM Peak Hour
23: Columbia St. & Simpson Street

Movement
Lane Configurations
Traffic Volume (veh/h)
Future Volume (Veh/h)
Sign Control
Grade
Peak Hour Factor
Hourly flow rate (vph)
Pedestrians
Lane Width (m)
Walking Speed (m/s)
Percent Blockage
Right turn flare (veh)
Median type
Median storage veh)
Upstream signal (m)
pX, platoon unblocked
vC, conflicting volume
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol
tC, single (s)
tC, 2 stage (s)
tF (s)
p0 queue free %
cM capacity (veh/h)
Direction, Lane #
Volume Total
Volume Left
Volume Right
cSH
Volume to Capacity
Queue Length 95th (m)
Control Delay (s)
Lane LOS
Approach Delay (s)
Approach LOS
Intersection Summary
Average Delay
Intersection Capacity Utilization
Analysis Period (min)

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

20
20

454
454
Free
0%
0.92
493

55
55

0
0

35
35

0
0

20
20

0.92
38

0.92
0

0.92
177

0.92
22

0
0
Stop
0%
0.92
0

15
15

0.92
0

0
0
Stop
0%
0.92
0

163
163

0.92
60

569
569
Free
0%
0.92
618

0.92
16

0.92
22

None

None

91

122

0.89
656

0.77
553

0.83
1220

0.83
1223

0.77
523

0.83
1381

0.83
1234

0.89
637

556
4.1

274
4.1

873
7.1

876
6.5

235
6.2

1068
7.1

890
6.5

535
6.2

2.2
98
907

2.2
100
996

3.5
100
212

4.0
100
231

3.3
71
621

3.5
81
116

4.0
100
227

3.3
97
488

EB 1
575
22
60
907
0.02
0.6
0.7
A
0.7

WB 1
656
0
38
1700
0.39
0.0
0.0
0.0

NB 1
177
0
177
621
0.29
8.9
13.1
B
13.1
B
2.7
53.7%
15
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SB 1
38
22
16
170
0.22
6.2
32.1
D
32.1
D

ICU Level of Service

A
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Scenario 4 Plan
395

Queues
3: Brunette Ave. & Columbia St.

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

Scenario 4 Plan - AM Peak Hour

EBT
486
0.85
48.8
0.0
48.8
88.1
#141.4
190.2

EBR
1442
0.90
9.7
0.0
9.7
0.0
#13.8

WBT
NWL
503
1809
0.46
0.91
30.0
27.3
0.0
0.0
30.0
27.3
41.3 150.8
56.4 #193.5
58.6 309.6

570
0
0
0
0.85

1601
0
0
0
0.90

1084
0
0
0
0.46

1991
0
0
0
0.91

Intersection Summary
# 95th percentile volume exceeds capacity, queue may be longer.
Queue shown is maximum after two cycles.
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HCM Signalized Intersection Capacity Analysis
3: Brunette Ave. & Columbia St.

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

Scenario 4 Plan - AM Peak Hour

EBT

EBR

WBL

WBT

NWL

NWR

447
447
1900
6.2
1.00
1.00
1.00
1883
1.00
1883
0.92
486
0
486
NA
2

1327
1327
1900
6.2
1.00
0.85
1.00
1601
1.00
1601
0.92
1442
0
1442
pt+ov
24

0
0
1900

463
463
1900
6.2
0.95
1.00
1.00
3579
1.00
3579
0.92
503
0
503
NA
6

1645
1645
1900
6.2
0.97
1.00
0.95
3476
0.95
3476
0.92
1788
0
1809
Prot
4

19
19
1900

30.3
30.3
0.30
6.2
2.5
570
0.26

100.0
100.0
1.00

30.3
30.3
0.30
6.2
2.5
1084
0.14

57.3
57.3
0.57
6.2
2.5
1991
0.52

0.85
32.8
1.00
14.9
47.7
D
17.5
B

0.90
0.0
1.00
7.4
7.4
A

0.46
28.3
1.00
1.4
29.7
C
29.7
C

0.91
19.0
1.00
6.5
25.5
C
25.5
C

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

0.92
0
0
0

1601
c0.90

22.4
1.05
100.0
87.3%
15
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0.92
21
0
0

HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

C
14.4
E
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Queues
5: Braid St. & Columbia St.

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

Scenario 4 Plan - AM Peak Hour

EBT
549
0.49
14.9
0.0
14.9
23.6
38.2
399.9

WBL
60
0.24
23.5
0.0
23.5
7.4
17.1

WBT
551
0.80
35.6
0.0
35.6
87.2
127.6
176.6

1235
0
0
0
0.44

277
0
0
0
0.22

780
0
0
0
0.71

WBR
505
0.56
4.6
0.0
4.6
0.0
19.2
65.0
959
0
0
0
0.53

NBT
777
0.79
36.9
0.0
36.9
69.2
90.8
462.3
1062
0
0
0
0.73

SBL
185
0.48
36.3
0.0
36.3
29.6
49.9
60.0
432
0
0
0
0.43

SBT
516
0.67
37.2
0.0
37.2
45.3
62.2
68.3
864
0
0
0
0.60

Intersection Summary
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HCM Signalized Intersection Capacity Analysis
5: Braid St. & Columbia St.

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

Scenario 4 Plan - AM Peak Hour

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

25
25
1900

275
275
1900
4.0
0.95
0.94
1.00
3352
0.80
2689
0.92
299
130
419
NA
2

205
205
1900

55
55
1900
4.0
1.00
1.00
0.95
1789
0.36
669
0.92
60
0
60
Perm

507
507
1900
4.0
1.00
1.00
1.00
1883
1.00
1883
0.92
551
0
551
NA
6

465
465
1900
4.0
1.00
0.85
1.00
1601
1.00
1601
0.92
505
319
186
Perm

70
70
1900

610
610
1900
4.0
0.95
0.99
1.00
3535
1.00
3535
0.92
663
4
773
NA
4

35
35
1900

170
170
1900
4.0
1.00
1.00
0.95
1789
0.95
1789
0.92
185
0
185
Split
3

465
465
1900
4.0
0.95
1.00
1.00
3567
1.00
3567
0.92
505
2
514
NA
3

10
10
1900

23.6
24.6
0.28
5.0
4.0
987
c0.22

18.1
19.1
0.22
5.0
4.0
387
0.10

18.1
19.1
0.22
5.0
4.0
773
c0.14

0.78
29.3
1.00
4.4
33.7
C
33.7
C

0.48
30.1
1.00
1.3
31.4
C

0.67
31.6
1.00
2.4
34.0
C
33.3
C

0.92
27
0
0
Perm

0.92
223
0
0

2

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

6
31.4
32.4
0.37
5.0
4.0
246

31.4
32.4
0.37
5.0
4.0
988
0.16
0.42
20.9
1.00
0.4
21.3
C
21.3
C

0.09
0.24
19.3
1.00
0.7
20.0
C

28.7
0.76
88.1
88.1%
15
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31.4
32.4
0.37
5.0
4.0
692
c0.29
0.80
24.9
1.00
6.7
31.6
C
25.9
C

0.92
76
0
0
Split
4

6
31.4
32.4
0.37
5.0
4.0
588
0.12
0.32
19.9
1.00
0.4
20.3
C

HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

0.92
38
0
0

0.92
11
0
0

C
12.0
E
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HCM Unsignalized Intersection Capacity Analysis
9: Brunette Ave. & Keary St.

Movement
Lane Configurations
Traffic Volume (veh/h)
Future Volume (Veh/h)
Sign Control
Grade
Peak Hour Factor
Hourly flow rate (vph)
Pedestrians
Lane Width (m)
Walking Speed (m/s)
Percent Blockage
Right turn flare (veh)
Median type
Median storage veh)
Upstream signal (m)
pX, platoon unblocked
vC, conflicting volume
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol
tC, single (s)
tC, 2 stage (s)
tF (s)
p0 queue free %
cM capacity (veh/h)
Direction, Lane #
Volume Total
Volume Left
Volume Right
cSH
Volume to Capacity
Queue Length 95th (m)
Control Delay (s)
Lane LOS
Approach Delay (s)
Approach LOS
Intersection Summary
Average Delay
Intersection Capacity Utilization
Analysis Period (min)

Scenario 4 Plan - AM Peak Hour

EBL

EBT

WBT

WBR

SBL

SBR

0
0

1117
1117
Free
0%
0.92
1214

1402
1402
Free
0%
0.92
1524

250
250

1
1
Stop
0%
0.92
1

28
28
0.92
30

None

None

1796

2267

898

1796
4.1

2267
6.8

898
6.9

2.2
100
340

3.5
97
34

3.3
89
282

0.92
0

EB 1
607
0
0
1700
0.36
0.0
0.0
0.0

EB 2
607
0
0
1700
0.36
0.0
0.0

WB 1
1016
0
0
1700
0.60
0.0
0.0

0.92
272

WB 2
780
0
272
1700
0.46
0.0
0.0

0.0

0.2
Err%
15
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SB 1
31
1
30
229
0.14
3.5
23.2
C
23.2
C

ICU Level of Service

H
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Queues
10: Keary St. & Columbia St.

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

Scenario 4 Plan - AM Peak Hour

EBT
649
0.49
4.6
0.0
4.6
18.3
34.1
98.0

WBT
447
0.34
3.4
0.0
3.4
10.4
19.2
114.0

NBT
168
0.61
22.5
0.0
22.5
7.3
#25.8
90.0

SBT
99
0.40
16.7
0.0
16.7
4.0
14.3
81.0

1325
0
0
0
0.49

1310
0
0
0
0.34

287
0
0
0
0.59

260
0
0
0
0.38

Intersection Summary
# 95th percentile volume exceeds capacity, queue may be longer.
Queue shown is maximum after two cycles.
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HCM Signalized Intersection Capacity Analysis
10: Keary St. & Columbia St.

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

Scenario 4 Plan - AM Peak Hour

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

57
57
1900

471
471
1900
4.0
1.00
0.98
1.00
1845
0.93
1731
0.92
512
8
641
NA
2

69
69
1900

39
39
1900

50
50
1900

59
59
1900

15
15
1900

0.92
54
0
0

0.92
64
0
0
Perm

0.92
82
0
0

0.92
16
0
0
Perm

30
30
1900
4.0
1.00
0.93
0.99
1741
0.90
1572
0.92
33
45
54
NA
3

46
46
1900

0.92
42
0
0
Perm

20
20
1900
4.0
1.00
0.93
0.98
1726
0.90
1584
0.92
22
71
97
NA
3

75
75
1900

0.92
75
0
0

323
323
1900
4.0
1.00
0.98
1.00
1844
0.92
1710
0.92
351
9
438
NA
2

0.92
62
0
0
Perm
2

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

2

3

3

37.9
37.9
0.74
4.0
3.0
1273

37.9
37.9
0.74
4.0
3.0
1258

5.6
5.6
0.11
4.0
3.0
172

5.6
5.6
0.11
4.0
3.0
170

c0.37
0.50
2.9
1.00
1.4
4.3
A
4.3
A

0.26
0.35
2.4
1.00
0.8
3.2
A
3.2
A

c0.06
0.56
21.8
1.00
4.2
25.9
C
25.9
C

0.03
0.32
21.2
1.00
1.1
22.3
C
22.3
C

7.9
0.51
51.5
64.7%
15
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HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

0.92
50
0
0

A
8.0
C
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HCM Unsignalized Intersection Capacity Analysis
17: Keary St. & Access 3

Movement
Lane Configurations
Traffic Volume (veh/h)
Future Volume (Veh/h)
Sign Control
Grade
Peak Hour Factor
Hourly flow rate (vph)
Pedestrians
Lane Width (m)
Walking Speed (m/s)
Percent Blockage
Right turn flare (veh)
Median type
Median storage veh)
Upstream signal (m)
pX, platoon unblocked
vC, conflicting volume
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol
tC, single (s)
tC, 2 stage (s)
tF (s)
p0 queue free %
cM capacity (veh/h)
Direction, Lane #
Volume Total
Volume Left
Volume Right
cSH
Volume to Capacity
Queue Length 95th (m)
Control Delay (s)
Lane LOS
Approach Delay (s)
Approach LOS
Intersection Summary
Average Delay
Intersection Capacity Utilization
Analysis Period (min)

Scenario 4 Plan - AM Peak Hour

EBL

EBR

NBL

NBT

SBT

SBR

86
86
Stop
0%
0.92
93

8
8

116
116
0.92
126

21
21
Free
0%
0.92
23

38
38

0.92
9

69
69
Free
0%
0.92
75

None

None

0.92
41

114
370

44

64

370
6.4

44
6.2

64
4.1

3.5
84
578

3.3
99
1027

2.2
92
1538

EB 1
102
93
9
602
0.17
4.6
12.2
B
12.2
B

NB 1
201
126
0
1538
0.08
2.0
5.0
A
5.0

SB 1
64
0
41
1700
0.04
0.0
0.0
0.0

6.1
28.6%
15
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A
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Queues
21: Columbia St. & Alberta Street

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

EBT
500
0.59
8.9
0.0
8.9
12.1
31.0
75.0
1859
0
0
0
0.27

WBL
70
0.16
5.5
0.0
5.5
1.4
5.4
35.0
978
0
0
0
0.07

Scenario 4 Plan - AM Peak Hour

WBT
459
0.54
8.2
0.0
8.2
10.8
28.0
67.0

NBT
88
0.23
8.9
0.0
8.9
1.8
9.4
20.4

SBT
18
0.05
6.0
0.0
6.0
0.0
2.8
64.1

1876
0
0
0
0.24

1021
0
0
0
0.09

999
0
0
0
0.02

Intersection Summary

4418.38 Brewery District Rezoning Transportation Planning
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HCM Signalized Intersection Capacity Analysis
21: Columbia St. & Alberta Street

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

Scenario 4 Plan - AM Peak Hour

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

4
4
1900

425
425
1900
4.0
1.00
0.99
1.00
1865
1.00
1859
0.92
462
5
495
NA
4

31
31
1900

64
64
1900
4.0
1.00
1.00
0.95
1789
0.52
977
0.92
70
0
70
Perm

412
412
1900
4.0
1.00
1.00
1.00
1877
1.00
1877
0.92
448
2
457
NA
8

10
10
1900

53
53
1900

28
28
1900

15
15
1900

0.92
58
0
0
Perm

0.92
30
0
0

0.92
16
0
0
Perm

0
0
1900
4.0
1.00
0.98
0.96
1776
0.76
1401
0.92
0
13
5
NA
6

2
2
1900

0.92
11
0
0

0
0
1900
4.0
1.00
0.95
0.97
1739
0.79
1427
0.92
0
22
66
NA
2

0.92
4
0
0
Perm

0.92
34
0
0

4

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

8
12.5
12.5
0.46
4.0
3.0
445

12.5
12.5
0.46
4.0
3.0
848
c0.27
0.58
5.5
1.00
1.0
6.5
A
6.5
A

0.07
0.16
4.4
1.00
0.2
4.5
A

6.4
0.44
27.4
58.2%
15
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2
12.5
12.5
0.46
4.0
3.0
856
0.24
0.53
5.4
1.00
0.6
6.0
A
5.8
A

HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

0.92
2
0
0

6
6.9
6.9
0.25
4.0
3.0
359

6.9
6.9
0.25
4.0
3.0
352

c0.05
0.18
8.0
1.00
0.2
8.3
A
8.3
A

0.00
0.01
7.7
1.00
0.0
7.7
A
7.7
A
A
8.0
B
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HCM Unsignalized Intersection Capacity Analysis
23: Columbia St. & Simpson Street

Movement
Lane Configurations
Traffic Volume (veh/h)
Future Volume (Veh/h)
Sign Control
Grade
Peak Hour Factor
Hourly flow rate (vph)
Pedestrians
Lane Width (m)
Walking Speed (m/s)
Percent Blockage
Right turn flare (veh)
Median type
Median storage veh)
Upstream signal (m)
pX, platoon unblocked
vC, conflicting volume
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol
tC, single (s)
tC, 2 stage (s)
tF (s)
p0 queue free %
cM capacity (veh/h)
Direction, Lane #
Volume Total
Volume Left
Volume Right
cSH
Volume to Capacity
Queue Length 95th (m)
Control Delay (s)
Lane LOS
Approach Delay (s)
Approach LOS
Intersection Summary
Average Delay
Intersection Capacity Utilization
Analysis Period (min)

Scenario 4 Plan - AM Peak Hour

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

4
4

436
436
Free
0%
0.92
474

41
41

0
0

20
20

0
0

5
5

0.92
22

0.92
0

0.92
102

0.92
5

0
0
Stop
0%
0.92
0

5
5

0.92
0

0
0
Stop
0%
0.92
0

94
94

0.92
45

481
481
Free
0%
0.92
523

0.92
5

0.92
4

None

None

91

122

0.98
545

0.82
519

0.83
1044

0.83
1050

0.82
496

0.83
1140

0.83
1061

0.98
534

524
4.1

297
4.1

888
7.1

896
6.5

270
6.2

1006
7.1

910
6.5

512
6.2

2.2
100
1020

2.2
100
1031

3.5
100
216

4.0
100
230

3.3
84
627

3.5
97
152

4.0
100
226

3.3
99
549

EB 1
523
4
45
1020
0.00
0.1
0.1
A
0.1

WB 1
545
0
22
1700
0.32
0.0
0.0
0.0

NB 1
102
0
102
627
0.16
4.4
11.9
B
11.9
B
1.3
44.8%
15
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SB 1
10
5
5
238
0.04
1.0
20.8
C
20.8
C

ICU Level of Service

A
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Queues
3: Brunette Ave. & Columbia St.

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

EBT
EBR
552
1759
0.71
1.10
35.8
60.3
0.0
0.0
35.8
60.3
106.7 ~77.4
148.2 #157.8
190.2
773
0
0
0
0.71

1601
0
0
0
1.10

Scenario 4 Plan - PM Peak Hour

WBT
374
0.25
23.8
0.0
23.8
30.0
41.1
58.6

NWL
1378
0.82
31.2
0.0
31.2
138.3
167.8
309.6

1470
0
0
0
0.25

1687
0
0
0
0.82

Intersection Summary
~ Volume exceeds capacity, queue is theoretically infinite.
Queue shown is maximum after two cycles.
# 95th percentile volume exceeds capacity, queue may be longer.
Queue shown is maximum after two cycles.
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HCM Signalized Intersection Capacity Analysis
3: Brunette Ave. & Columbia St.

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

Scenario 4 Plan - PM Peak Hour

EBT

EBR

WBL

WBT

NWL

NWR

508
508
1900
6.2
1.00
1.00
1.00
1883
1.00
1883
0.92
552
0
552
NA
2

1618
1618
1900
6.2
1.00
0.85
1.00
1601
1.00
1601
0.92
1759
0
1759
pt+ov
24

0
0
1900

344
344
1900
6.2
0.95
1.00
1.00
3579
1.00
3579
0.92
374
0
374
NA
6

1236
1236
1900
6.2
0.97
1.00
0.95
3471
0.95
3471
0.92
1343
1
1377
Prot
4

32
32
1900

49.3
49.3
0.41
6.2
2.5
773
0.29

120.0
120.0
1.00

49.3
49.3
0.41
6.2
2.5
1470
0.10

58.3
58.3
0.49
6.2
2.5
1686
0.40

0.71
29.5
1.00
5.6
35.0
D
95.6
F

1.10
60.0
1.00
54.6
114.6
F

0.25
23.3
1.00
0.4
23.7
C
23.7
C

0.82
26.3
1.00
3.1
29.4
C
29.4
C

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

0.92
0
0
0

1601
c1.10

66.5
1.25
120.0
105.4%
15
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0.92
35
0
0

HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

E
14.4
G
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Queues
5: Braid St. & Columbia St.

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

Scenario 4 Plan - PM Peak Hour

EBT
815
0.79
32.1
0.0
32.1
71.9
95.8
399.9

WBL
120
0.84
76.0
0.0
76.0
23.1
#56.9

WBT
546
0.79
38.5
0.0
38.5
102.3
143.2
176.6

1245
0
0
0
0.65

176
0
0
0
0.68

856
0
0
0
0.64

WBR
413
0.50
5.8
0.0
5.8
4.9
25.6
65.0
934
0
0
0
0.44

NBT
SBL
556
408
0.78
0.81
48.9
50.2
0.0
0.0
48.9
50.2
61.0
84.8
82.1 #137.8
462.3
60.0
808
548
0
0
0
0
0
0
0.69
0.74

SBT
799
0.79
42.4
0.0
42.4
86.5
112.3
68.3
1093
0
0
0
0.73

Intersection Summary
# 95th percentile volume exceeds capacity, queue may be longer.
Queue shown is maximum after two cycles.

4418.38 Brewery District Rezoning Transportation Planning
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HCM Signalized Intersection Capacity Analysis
5: Braid St. & Columbia St.

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

Scenario 4 Plan - PM Peak Hour

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

30
30
1900

462
462
1900
5.0
0.95
0.95
1.00
3387
0.77
2622
0.92
502
62
753
NA
2

258
258
1900

110
110
1900
5.0
1.00
1.00
0.95
1789
0.21
388
0.92
120
0
120
Perm

502
502
1900
5.0
1.00
1.00
1.00
1883
1.00
1883
0.92
546
0
546
NA
6

380
380
1900
5.0
1.00
0.85
1.00
1601
1.00
1601
0.92
413
237
176
Perm

36
36
1900

445
445
1900
5.0
0.95
0.99
1.00
3534
1.00
3534
0.92
484
4
552
NA
4

30
30
1900

375
375
1900
5.0
1.00
1.00
0.95
1789
0.95
1789
0.92
408
0
408
Split
3

705
705
1900
5.0
0.95
0.99
1.00
3556
1.00
3556
0.92
766
3
796
NA
3

30
30
1900

20.7
20.7
0.20
5.0
4.0
708
c0.16

29.3
29.3
0.28
5.0
4.0
507
c0.23

29.3
29.3
0.28
5.0
4.0
1009
0.22

0.78
39.1
1.00
5.8
44.9
D
44.9
D

0.80
34.3
1.00
9.5
43.8
D

0.79
34.1
1.00
4.4
38.5
D
40.3
D

0.92
33
0
0
Perm

0.92
280
0
0

2

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

6
38.2
38.2
0.37
5.0
4.0
143

38.2
38.2
0.37
5.0
4.0
970
0.29
0.78
28.7
1.00
4.2
32.9
C
32.9
C

c0.31
0.84
29.7
1.00
34.0
63.7
E

37.4
0.81
103.2
100.1%
15
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38.2
38.2
0.37
5.0
4.0
697
0.29
0.78
28.8
1.00
6.1
34.9
C
33.7
C

0.92
39
0
0
Split
4

6
38.2
38.2
0.37
5.0
4.0
592
0.11
0.30
23.0
1.00
0.4
23.4
C

HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

0.92
33
0
0

0.92
33
0
0

D
15.0
G

Synchro 9 Report (Build 901)
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HCM Unsignalized Intersection Capacity Analysis
9: Brunette Ave. & Keary St.

Movement
Lane Configurations
Traffic Volume (veh/h)
Future Volume (Veh/h)
Sign Control
Grade
Peak Hour Factor
Hourly flow rate (vph)
Pedestrians
Lane Width (m)
Walking Speed (m/s)
Percent Blockage
Right turn flare (veh)
Median type
Median storage veh)
Upstream signal (m)
pX, platoon unblocked
vC, conflicting volume
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol
tC, single (s)
tC, 2 stage (s)
tF (s)
p0 queue free %
cM capacity (veh/h)
Direction, Lane #
Volume Total
Volume Left
Volume Right
cSH
Volume to Capacity
Queue Length 95th (m)
Control Delay (s)
Lane LOS
Approach Delay (s)
Approach LOS
Intersection Summary
Average Delay
Intersection Capacity Utilization
Analysis Period (min)

Scenario 4 Plan - PM Peak Hour

EBL

EBT

WBT

WBR

SBL

SBR

1
1

1437
1437
Free
0%
0.92
1562

1045
1045
Free
0%
0.92
1136

127
127

4
4
Stop
0%
0.92
4

34
34
0.92
37

None

None

1274

1988

637

1274
4.1

1988
6.8

637
6.9

2.2
100
541

3.5
92
53

3.3
91
420

0.92
1

EB 1
522
1
0
541
0.00
0.0
0.1
A
0.0

EB 2
1041
0
0
1700
0.61
0.0
0.0

WB 1
757
0
0
1700
0.45
0.0
0.0

0.92
138

WB 2
517
0
138
1700
0.30
0.0
0.0

0.0

0.3
Err%
15
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SB 1
41
4
37
251
0.16
4.4
22.2
C
22.2
C

ICU Level of Service

H
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Queues
10: Keary St. & Columbia St.

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

Scenario 4 Plan - PM Peak Hour

EBT
651
0.60
8.4
0.0
8.4
30.1
54.7
98.0

WBT
575
0.49
6.8
0.0
6.8
24.4
42.1
114.0

NBT
199
0.82
46.7
0.0
46.7
15.3
#45.1
90.0

SBT
237
0.49
9.9
0.0
9.9
4.6
19.6
81.0

1087
0
0
0
0.60

1185
0
0
0
0.49

259
0
0
0
0.77

505
0
0
0
0.47

Intersection Summary
# 95th percentile volume exceeds capacity, queue may be longer.
Queue shown is maximum after two cycles.
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HCM Signalized Intersection Capacity Analysis
10: Keary St. & Columbia St.

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

Scenario 4 Plan - PM Peak Hour

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

66
66
1900

467
467
1900
4.0
1.00
0.99
0.99
1846
0.90
1671
0.92
508
8
643
NA
2

65
65
1900

18
18
1900

20
20
1900

104
104
1900

15
15
1900

0.92
22
0
0

0.92
113
0
0
Perm

0.92
59
0
0

0.92
16
0
0
Perm

38
38
1900
4.0
1.00
0.90
1.00
1685
0.98
1652
0.92
41
143
94
NA
3

166
166
1900

0.92
20
0
0
Perm

25
25
1900
4.0
1.00
0.96
0.97
1758
0.58
1044
0.92
27
28
171
NA
3

54
54
1900

0.92
71
0
0

490
490
1900
4.0
1.00
0.99
1.00
1870
0.98
1828
0.92
533
2
573
NA
2

0.92
72
0
0
Perm
2

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

2

3

3

35.0
35.0
0.65
4.0
3.0
1081

35.0
35.0
0.65
4.0
3.0
1182

11.1
11.1
0.21
4.0
3.0
214

11.1
11.1
0.21
4.0
3.0
338

c0.38
0.60
5.5
1.00
2.4
7.9
A
7.9
A

0.31
0.48
4.9
1.00
1.4
6.3
A
6.3
A

c0.16
0.80
20.4
1.00
18.6
39.0
D
39.0
D

0.06
0.28
18.1
1.00
0.5
18.6
B
18.6
B

12.6
0.64
54.1
91.2%
15
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HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

0.92
180
0
0

B
8.0
F
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HCM Unsignalized Intersection Capacity Analysis
17: Keary St. & Access 3

Movement
Lane Configurations
Traffic Volume (veh/h)
Future Volume (Veh/h)
Sign Control
Grade
Peak Hour Factor
Hourly flow rate (vph)
Pedestrians
Lane Width (m)
Walking Speed (m/s)
Percent Blockage
Right turn flare (veh)
Median type
Median storage veh)
Upstream signal (m)
pX, platoon unblocked
vC, conflicting volume
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol
tC, single (s)
tC, 2 stage (s)
tF (s)
p0 queue free %
cM capacity (veh/h)
Direction, Lane #
Volume Total
Volume Left
Volume Right
cSH
Volume to Capacity
Queue Length 95th (m)
Control Delay (s)
Lane LOS
Approach Delay (s)
Approach LOS
Intersection Summary
Average Delay
Intersection Capacity Utilization
Analysis Period (min)

Scenario 4 Plan - PM Peak Hour

EBL

EBR

NBL

NBT

SBT

SBR

34
34
Stop
0%
0.92
37

14
14

23
23
0.92
25

115
115
Free
0%
0.92
125

6
6

0.92
15

150
150
Free
0%
0.92
163

None

None

0.92
7

114
342

128

132

342
6.4

128
6.2

132
4.1

3.5
94
643

3.3
98
921

2.2
98
1453

EB 1
52
37
15
705
0.07
1.8
10.5
B
10.5
B

NB 1
188
25
0
1453
0.02
0.4
1.1
A
1.1

SB 1
132
0
7
1700
0.08
0.0
0.0
0.0

2.0
28.9%
15
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ICU Level of Service

A
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Queues
21: Columbia St. & Alberta Street

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

EBT
603
0.66
9.4
0.0
9.4
15.7
41.3
75.0
1768
0
0
0
0.34

WBL
216
0.52
10.3
0.0
10.3
5.3
18.7
35.0
809
0
0
0
0.27

Scenario 4 Plan - PM Peak Hour

WBT
439
0.47
6.8
0.0
6.8
10.2
26.8
67.0

NBT
74
0.23
11.7
0.0
11.7
2.0
11.2
20.4

SBT
37
0.11
9.6
0.0
9.6
0.6
6.2
64.1

1787
0
0
0
0.25

792
0
0
0
0.09

800
0
0
0
0.05

Intersection Summary
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HCM Signalized Intersection Capacity Analysis
21: Columbia St. & Alberta Street

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

Scenario 4 Plan - PM Peak Hour

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

5
5
1900

490
490
1900
4.0
1.00
0.99
1.00
1855
1.00
1849
0.92
533
8
595
NA
4

60
60
1900

199
199
1900
4.0
1.00
1.00
0.95
1789
0.45
845
0.92
216
0
216
Perm

384
384
1900
4.0
1.00
0.99
1.00
1869
1.00
1869
0.92
417
4
435
NA
8

20
20
1900

59
59
1900

9
9
1900

30
30
1900

0.92
64
0
0
Perm

0.92
10
0
0

0.92
33
0
0
Perm

0
0
1900
4.0
1.00
0.99
0.96
1777
0.73
1363
0.92
0
14
23
NA
6

4
4
1900

0.92
22
0
0

0
0
1900
4.0
1.00
0.98
0.96
1772
0.73
1348
0.92
0
14
60
NA
2

0.92
5
0
0
Perm

0.92
65
0
0

4

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

8
15.3
15.3
0.50
4.0
3.0
423

15.3
15.3
0.50
4.0
3.0
927
c0.32
0.64
5.6
1.00
1.5
7.1
A
7.1
A

0.26
0.51
5.1
1.00
1.0
6.1
A

6.6
0.50
30.5
65.0%
15
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2
15.3
15.3
0.50
4.0
3.0
937
0.23
0.46
4.9
1.00
0.4
5.3
A
5.6
A

HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

0.92
4
0
0

6
7.2
7.2
0.24
4.0
3.0
318

7.2
7.2
0.24
4.0
3.0
321

c0.04
0.19
9.3
1.00
0.3
9.6
A
9.6
A

0.02
0.07
9.1
1.00
0.1
9.2
A
9.2
A
A
8.0
C

Synchro 9 Report (Build 901)
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HCM Unsignalized Intersection Capacity Analysis
23: Columbia St. & Simpson Street

Movement
Lane Configurations
Traffic Volume (veh/h)
Future Volume (Veh/h)
Sign Control
Grade
Peak Hour Factor
Hourly flow rate (vph)
Pedestrians
Lane Width (m)
Walking Speed (m/s)
Percent Blockage
Right turn flare (veh)
Median type
Median storage veh)
Upstream signal (m)
pX, platoon unblocked
vC, conflicting volume
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol
tC, single (s)
tC, 2 stage (s)
tF (s)
p0 queue free %
cM capacity (veh/h)
Direction, Lane #
Volume Total
Volume Left
Volume Right
cSH
Volume to Capacity
Queue Length 95th (m)
Control Delay (s)
Lane LOS
Approach Delay (s)
Approach LOS
Intersection Summary
Average Delay
Intersection Capacity Utilization
Analysis Period (min)

Scenario 4 Plan - PM Peak Hour

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

20
20

454
454
Free
0%
0.92
493

55
55

0
0

35
35

0
0

20
20

0.92
38

0.92
0

0.92
177

0.92
22

0
0
Stop
0%
0.92
0

15
15

0.92
0

0
0
Stop
0%
0.92
0

163
163

0.92
60

569
569
Free
0%
0.92
618

0.92
16

0.92
22

None

None

91

122

0.89
656

0.77
553

0.83
1220

0.83
1223

0.77
523

0.83
1381

0.83
1234

0.89
637

556
4.1

274
4.1

873
7.1

876
6.5

235
6.2

1068
7.1

890
6.5

535
6.2

2.2
98
907

2.2
100
996

3.5
100
212

4.0
100
231

3.3
71
621

3.5
81
116

4.0
100
227

3.3
97
488

EB 1
575
22
60
907
0.02
0.6
0.7
A
0.7

WB 1
656
0
38
1700
0.39
0.0
0.0
0.0

NB 1
177
0
177
621
0.29
8.9
13.1
B
13.1
B
2.7
53.7%
15
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SB 1
38
22
16
170
0.22
6.2
32.1
D
32.1
D

ICU Level of Service

A
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APPENDIX C
Proposed Parking Supply
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Appendix 6
Project Drawings
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Appendix 7
Draft Zoning Amendment Bylaw No. 7841, 2016
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the Advisory Planning
Commission

Date: April 19, 2016

From:

Rupinder Basi, Senior Planner

File:

Subject:

Official Community Plan Amendment and Rezoning Application – 100
Braid Street (Urban Academy and Wesgroup): Proposed OCP
Amendment and Rezoning Amendment Bylaws

OCP00014
REZ00125

PURPOSE
Urban Academy, in partnership with Wesgroup, have submitted an OCP Amendment and
Rezoning application for the purposes of facilitating the development of a 60,000 sq. ft.
(5,570 sq.m.) school and 202,900 sq.ft. (18,850 sq.m.) of residential density at 100 Braid
Street (see location map – Appendix 1). The OCP amendment would change the land
use designation of the property from the existing industrial-based Mixed Use Designation
(MU) to a new Mixed Use designation that allows for institutional and residential uses on
site. The Rezoning application would rezone the subject property from Light Industrial
Districts (M-1) to a new Comprehensive Development (CD) Zone.
As part of the OCP amendment and Rezoning application process, the proponents have
been working with staff on the development of design guidelines that will be
incorporated into the Official Community Plan through the establishment of a new
Development Permit Area designation for the site. Once implemented, the design
guidelines will provide guidance to all future development applications on this site.
Community engagement on this project has been on-going since January and the purpose
of this report is provide information to the Advisory Planning Commission in regards to
this proposal and to seek a recommendation in regards to the proposed OCP amendment
and Rezoning.

Doc#: 857031

440

City of New Westminster
April 19, 2016

2

SITE INFORMATION
Applicant / Developer:
Current Zoning:
OCP Land Use
Designation
Development Permit
Area:
Site Area:

Urban Academy in partnership with Wesgroup
Light Industrial Districts (M-1)
(MU) Mixed Use (Light Industrial)
Industrial/Business Park Development Permit Area #4 –
Brunette Avenue
6,960.84 square metres (1.72 acres)

APPENDICES ATTACHED TO THIS REPORT

1

Title
Location Map

2

Existing Land Use Designation Map 7

3

Draft OCP Amendment Bylaw
(Bylaw 7836, 2016) – including
Design Guidelines
Draft Rezoning Amendment Bylaw
(Bylaw 7837, 2016)
Public Engagement Summary

4
5

6

8

9

Title
Transportation Study prepared by
Bunt and Associates
100 Braid – Heritage Assessment
prepared by Donald Luxton and
Associates
Proposed Design Concept

Urban Academy – Urban School for
New Westminster

BACKGROUND
Site Characteristics and Context
The site is a rectangular shaped lot with frontage on Braid Street and Rousseau Street
(see Appendix 1). The subject parcel has an area of 6,957 sq.m. (74,880 sq.ft.) with a lot
width of 100 metres (330.61 feet) and an average lot depth of 69 metres (226.28 feet).
There are three buildings on the site that have spaces leased to tenants and the age of the
buildings range from 45 to 86+ years.
As per City records, the subject property is just outside the boundary of the Floodplain (to
be confirmed through survey). The site is bounded by light industrial uses (Self Storage)
to the east, Braid Street to the north, Rousseau Street and Single-Detached Residential to
the west, and Single-Detached Residential and Light Industrial (Self Storage) to the
south.
The subject property is located across the street from the future Sapperton-Green
Development which is proposed by Bentall-Kennedy, and recently received approval for
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an OCP amendment by Council. The OCP amendment is a “high level” and use
designation change that allows a maximum of 3.4 million square feet of residential, about
a million square feet of office and supporting retail. The designation refers to the need to
provide a community centre and publicly accessible open space. It is expected that the
development of the site would occur over 20-30 years.
Sustainability Considerations
Sustainability Report Cards has been received for this proposal for both the school and
residential components of this proposal. The proposal is generally supportive of the
City’s sustainability objectives in terms of redevelopment of a brownfield site, creating a
more intensive use of land to support local businesses and a net increase in the City’s
property tax base.
Heritage Considerations
The core of the building was constructed in 1929, with renovations and additions in 1963
and 1969. It was originally owned by BC Distilleries and the original portion of the
building was designed by Gardiner & Mercer (who also designed the Westminster Trust
Building on Columbia Street). A heritage assessment has recently been conducted of the
site by Donald Luxton & Associates with the conclusion that the building warrants
further heritage consideration (see Appendix 7). It is the opinion of the Heritage
Planner that the building does have heritage merit, but that in this case the building does
not need to be retained in order to respect its history. Based on direction from the
Heritage Planner, the applicant has included wording within the proposed Design
Guidelines in regards to referring to the and acknowledging the heritage assets on the site
through signage, plaques, place naming, or architectural and landscape features/gestures.
On April 6, 2016, the proposal was discussed at the Community Heritage Commission
Meeting. At the meeting, the CHC made the following recommendation:
THAT staff provide the Community Heritage Commission with information regarding the
heritage component at 100 Braid Street, including how the Wesgroup proposal could
affect any heritage buildings at that site.
Staff will be attending the May 4, 2016 CHC meeting to provide information to the
commission in regards to the proposal and to address comments/questions from members
of the Commission as they relate to the heritage considerations for the site.
Proximity to Transit Service
Transit Facility
Braid SkyTrain Station

Frequency
5-6 minutes (Peak Hours), 6

Distance
984 feet (300 metres)
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4
minutes Midday and
Evening, 8-10 minutes Late
Night and Weekends

The site is within a 5 minute walking distance of the Sapperton SkyTrain station.
Project Description
The 1.72 acre site at 100 Braid Street would allow enough space for Urban Academy to
meet their future expansion needs while offering close proximity to rapid transit as well
as the regional road network. Under this proposal, the Urban Academy school would be
developed on approximately one-third of the site with underground parking and drop-off
access, with the remaining portions of the site to be developed as multi-unit residential by
Wesgroup, in the future.


There would be shared access off of the lane via Rousseau Street for both the school and
residential uses to separate underground parking. A pedestrian greenway link would be
provided between the school and residential buildings to provide a connection between
Braid Street to the lane and other properties within the Rousseau Triangle.
At full build-out, the School would be able to accommodate 450 students from Junior
Kindergarten to Grade 12. The building would accommodate administrative offices, a
full sized gymnasium, multi-purpose performing arts space, art gallery, common learning
spaces, Kindergarten and Pre-Kindergarten learning spaces, elementary, middle, and
senior learning spaces, defined entry with drop-off and pick-up, and outdoor play areas.
Outdoor play areas would be provided on the rooftop and the terraces throughout the
school. Should the applicants be successful in this OCP amendment and Rezoning
Application, the Urban Academy School would then be relocated to the current property
once construction of the school has been completed. The applicant has provided an
overview of the proposed Urban School concept that they are proposing for this site (see
Appendix 9)
The applicant has indicated that there is opportunity in the proposed school design to
offer community use of the gymnasium, theatre space, meeting space for community
groups and daycare spots for school-aged children.
The balance of the property is proposed for residential development consisting of market
condo multi-unit housing with ground-oriented townhomes and apartment units. There
would be private usable open space for each unit on the lower floor (garden suites and
two or three-level townhomes) and a there would be a range of unit types and sizes
provided on the upper floors of the residential building. The applicant is also proposing
to provide for 400 square metres (4,300 square feet) of art gallery/studio space within the
proposed residential tower to help address concerns regarding the potential loss of the
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existing art gallery/studio on the site. This space would be located at the ground level of
the proposed residential tower at the northeast corner of the site.
The applicant has provided a preliminary design concept for the site which has been
attached as Appendix 8 to this report.
Public Consultation
In January 2016, the applicants retained Rockandel & Associates to develop a
Consultation Plan for the proposed development. This consultation plan is similar to the
one recently undertaken as part of the Brewery District Redevelopment. To date, there
have been three public engagement events in regards to the proposed OCP Amendment
and Rezoning which took place on February 17, March 5, and April 5th. Below is an
overview of each meeting. The applicant has also provided a detailed Public Engagement
Summary Report which provides a summary of all engagement activities (including
response received) from January to April (see Appendix 5) as well as copies of meeting
notices, written communication, social media communication, and presentation materials.
x February 17, 2016: The First Public Meeting was held at the Sapperton Pensioners
Hall from 6:30 to 8:30 PM and included a presentation by Urban Academy and
Wesgroup followed by a question and answer period. As per the attached meeting
summary, the meeting was attended by 55 members of the public.
x March 5, 2016: Open House was held by Urban Academy at the Knox Presbyterian
Church from 11AM to 4PM. The intent of the Open House was to provide an
opportunity for the community to learn more about the school and the community
benefit that it offers. As per the attached summary, a total of 97 members of the
public attended the event.
x April 5, 2016: Open House was held at the Sapperton Pensioners Hall from 6:30PM
to 6:30PM. The meeting was held in a Drop-in, Open House Format and there were a
total of 30 members of the public who attended the meeting throughout the evening.
The applicant has included full transcripts of all the comments that have been raised at
each of the above-noted meetings in the Public Engagement Summary. As noted in the
summary, the key community concerns expressed at the community meetings to date
include:
x Increased traffic in the neighbourhood and along Braid Street was a concern
x Parking for current tenants but also associated with school traffic
x Impact of the proposed tower on view corridors
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In addition to the above, some other concerns that have been expressed directly to staff
including concerns by current business tenants on the site having to relocate should this
proposal move forward, concerns regarding the heritage value of the site being lost with
the potential removal of the existing building, and loss of the 100 Braid Studio/Art
Gallery Space.
The applicants have been working with the existing tenants of the site to address their
concerns. However, they do not yet own the property and can only engage these tenants
as members of the public through the community engagement process. The applicants are
also proposing to provide for 4,300 square feet (400 square metres) of art gallery and
studio space within the proposed residential tower to help address some of the concerns
regarding the potential loss of the existing gallery and studio.
POLICY CONTEXT
Official Community Plan Land Use Designation
The subject property is designated as (MU) Mixed Use in the Official Community Plan.
As per the MU Designation, this area will include “non-population dependent office uses,
medical office uses, light industrial land uses, fitness and recreation, and innovative
housing types such as work/live or live/work units”. The proposal for a private school
with multi-unit residential is not consistent with this designation, and hence, requires an
OCP amendment.
The City is currently reviewing the OCP with the objective of having a new OCP ready
for Council consideration in approximately one year. It is anticipated that the land use
designation for the entire Rousseau triangle will be clarified in the updated OCP. As
such, at this time, the proposed OCP amendment will apply to only the subject site.
However, staff suggest that the proposed school/residential designation for 100 Braid
Street will provide a reasonable transition from the Sapperton residential area and the
range of commercial/residential/light industrial uses that are currently existing or could
be developed in the future in the Rousseau triangle area.
Brunette Creek Neighbourhood Plan
The subject property is within the boundaries of the Brunette Creek Neighbourhood Plan
which was adopted on November 25, 2002 and is designated MU Mixed Use. The OCP
designation for the property is based on the MU Designation outlined within this
Neighbourhood Plan in regards to intended land uses.
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Zoning Bylaw
The site is zoned Light Industrial Districts (M-1). The intent of the M-1 Zone is allow for
light industrial uses. The uses proposed by the proponents (school and multi-unit
residential) are both not permitted within the M-1 District and require a Zoning Bylaw
Amendment.
Development Permit Area
The site is designated as part of Industrial/Business Park Development Permit Area #4 –
Brunette Avenue. The intent of the Development Permit Area Designation is:
“Lands in this development permit area are designated in order to provide a
framework for an industrial business park, for service commercial uses adjacent to
Brunette Avenue, as well as to mitigate the impact of the major transportation…”
The proposed development does not fit in within the intent of the Development Permit
Area Designation, and hence, the OCP amendment includes a proposal to create a new
Development Permit Area Designation and Design Guidelines to guide future
development on the site. This is discussed in further detail within the following section.
PROPOSAL
Proposed OCP Amendment
The OCP amendment would change the land use designation of the property from the
existing industrial-based Mixed Use Designation (MU) to (S) School and a new
designation called (RHC) Residential – High Density/Community Facility. The (S)
Designation will be applied to the western portion of 100 Braid Street with the remainder
of the site designation for (RHC) as outlined in the Schedule attached to Appendix 3 as
Schedule A. The intent of the (S) and new (RHC) designation are outlined below:
(S) Schools: this area will include public, private and post-secondary schools.
(RHC) Residential - High Density/Community Facility: this area will contain high
density multi-family residential uses including row houses, stacked townhouses, low rises
and high rises. This area will also contain community amenities such as child care,
libraries, artist studios, art galleries or community space.
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Through the proposed OCP Amendment and Rezoning process, the applicants have been
working with staff in regards to developing draft design guidelines for the subject
property to guide future development permit applications in regards to building massing,
urban design, setbacks, and how these contribute towards creating a good public
realm/streetscape along Braid Street and Rousseau Street. Staff proposes that these
guidelines be amended into the OCP through the establishment of a new Comprehensive
Development Permit Area Designation for the site under Section 3.2C of the OCP titled
“#4 Urban Academy Comprehensive Development”. The intent of this new DPA would
be as follows:
The area identified as Development Permit Area #4 [see Map D3] is designated for the
establishment of objectives for the form and character of commercial and multi-family
residential development and best practices for promoting water and energy conservation
and reducing greenhouse gas emissions. The development of this site offers opportunities
for providing employment-generating uses (private school), community amenities, and
multi-unit residential within close proximity to transit while promoting high-quality
urban design. Development permit guidelines in relation to these objectives are
established in Schedule C of the Official Community Plan.
Should this OCP amendment be approved by Council, the proposed design guidelines
would then apply to this Development Permit Area Designation and would be included as
part of Schedule C of the Official Community Plan.
A copy of the Draft OCP Amendment Bylaw (Bylaw 7836, 2016) has been attached to
this report (see Appendix 3). As part of Appendix 4, the Draft Design Guidelines are
included as Schedule B to the OCP Amendment Bylaw.
Proposed Zoning
The applicants are proposing to rezone the property from Light Industrial Districts (M-1)
to a new Comprehensive Development District (CD-67). The proposed CD-67 would
contain two precincts, one for the school (Sub-District A) and one for the multi-unit
residential and community space (Sub-District B). The Sub-District boundaries are based
on the applicant’s preliminary subdivision layout for the site (not yet approved). The
intent of the proposed CD-67 Zone would be as follows:
The intent of this zoning district is to allow a private school with up to 450 students and a
high rise multiple unit residential development which includes townhouses, artists’
studios and gallery space in a podium at grade.
The approximate area for the School Precinct is 2,577 square metres (0.258 acres) and the
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area for the Residential Precinct is 4,380 square metres (0.438 hectares). The School
Precinct (Sub-District A) would be intended for private and public assembly (religious
assembly not included) while the Residential Precinct (Sub-District B) would permit uses
such as multiple unit residential , child care, libraries, and artist studio and gallery.
The density and building envelope provisions of the proposed CD-67 zone are based on
the applicant’s preliminary design concept and the objectives that are trying to be
achieved through the proposed Design Guidelines for the site. The proposed zone will
contain a maximum tower plate of 780 square metres (8,396 square feet) for portions
above the height of the school in order to minimize impacts on views and shadows in
addition to allowing adequate light to the rooftop and other outdoor amenity areas
proposed for the site.
A copy of the Draft Zoning Amendment Bylaw (Bylaw 7837, 2016) has been attached to
this report (see Appendix 4).
DISCUSSION
The applicant has provided preliminary renderings showing how they propose to locate
the school and future residential development on the property. The development concept
entails locating the Urban Academy school on the west side of the property at the corner
of Rousseau Street and Braid Street. The four to six storey school building would act as a
transition between the proposed residential buildings on the site and the existing singledetached residential properties located along Rousseau Street to the west and the south.
The residential tower and townhouses would be located further into the site away from
Rousseau Street. The higher massing elements of the residential buildings are intended to
respond to the adjacent proposed development of Sapperton Green. The tower would be
flanked by a podium and townhouses to respond to the proposed school and the adjacent
commercial/industrial uses to the east and south of the property.
The proposed design includes street-fronting city homes in the podium along Braid
Street, and, three-storey townhomes around the perimeter of the courtyard. Appropriate
setbacks would be provided for the street-fronting townhomes to allow for unit entries
and landscaped private patios in order to contribute to an activated and a pedestrian
friendly streetscape along Braid Street. Setbacks would be provided for the courtyardoriented townhomes in order to allow for a pedestrian pathway access off the lane via
private open space to individual unit entries.
The proposed design also includes the provision of a two-level, 4,300 square feet (400
square metres) artist studio and art gallery space within the proposed residential tower
that would be located near the northeast corner of the site.

448

City of New Westminster
April 19, 2016

10

Parking and Traffic
Parking and Traffic are two important considerations, especially within Sapperton given
the community concerns around parking supply and regional traffic congestion. The
conceptual plans indicate that all parking requirements will be met on-site for the
proposed school and residential uses as well as space for drop-off and pick-up of
students. The proponents have submitted a Transportation Study which studies traffic,
pick-up/drop-off, and parking implications of the proposed development confirms that
the anticipated site traffic volume can be adequately accommodated on site and on the
area street system. 
A copy of the Transportation Study has been attached to this report (see Appendix 6) to
this report and is being reviewed by the City’s Engineering Department.
Site Servicing and Off-Site Improvements
The application is being reviewed by the City’s Engineering Department in regards to
required site servicing and off-site improvements. Such improvements would need to be
provided in accordance with City standards, as determined by the Director of
Engineering. The proposed Design Guidelines including a section in regards to
streetscape improvements along the Braid Street and Rousseau Street frontages of the
subject property. These guidelines were developed based on input from the City’s
Engineering and Parks and Recreation departments.
DEVELOPMENT REVIEW PROCESS
The next steps in the process will be for staff to move forward with an information
presentation to the Community Heritage Commission and then to Council for
consideration of 1st and 2nd Readings of the proposed OCP Amendment and Rezoning
Application and for Council to schedule a Public Hearing.
Below is an overall outline of the anticipated development review process for this project.
The bold text outlines where we are currently at within the process.
1.
2.
3.
4.
5.

Preliminary report to Land Use and Planning Committee and Council.
Circulation of the application to all City Departments for review.
LUPC recommendation related to of the OCP Amendment and Rezoning
Application referred to Council
Formal Application submission, including submission of Design Guidelines
and Transportation Analysis.
Section 879 and 881 Report to Council for OCP Consultation with external
stakeholders.
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6.
7.
8.
9.
10.
11.
12.
13.
14.
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Public Consultation as per applicants Consultation Plan, including consulting
with the McBride-Sapperton Residents’ Association.
Presentation of Design Guidelines to the New Westminster Design Panel
Presentation of OCP Amendment and Rezoning Application to the
Advisory Planning Commission.
Staff presentation to the Community Heritage Commission
Report to LUPC in regards to process update and proposed OCP Amendment
and Rezoning Bylaw Amendment Bylaws.
Formal consideration of 1st and 2nd Reading of OCP Amendment and Rezoning
Application by Council.
Public Hearing.
Referral of Formal consideration of third Reading of OCP Amendment and
Rezoning Application by Council.
Final Consideration of OCP Amendment and Rezoning Application by
Council.

CONCLUSION
The purpose of this report is to seek a recommendation from the Advisory Planning
Commission (APC) on the proposed OCP Amendment and Rezoning for 100 Braid
Street. If approved, the proposed OCP Amendment and Rezoning would help facilitate
the development of a 60,000 sq. ft. (5,570 sq.m.), 202,550 sq.ft. (18,817 sq.m.) of
residential density, and 4,300 sq.ft. (400 sq.m.) of community facilities (art gallery, artist
studio) at 100 Braid Street. The OCP amendment will change the land use designation
on the property and add a new development permit area and design guidelines. The
rezoning application is intended to align with the proposed OCP amendment.

Rupinder Basi,
Senior Planner
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Appendix 1
Location Map

Doc#: 857031
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Doc#: 857031
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Appendix 2
Existing Land Use Designation Map
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Subject Property
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Appendix 3
Draft OCP Amendment Bylaw 7836, 2016
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DRAFT

CORPORATIONOFTHECITYOFNEWWESTMINSTER
BYLAWNO.7836,2016
ABylawtoAmendOfficialCommunityPlanBylawNo.7435,2011
________________________________________________________________________________
WHEREAS the Local Government Act empowers a local government to adopt an Official
CommunityPlan;
ANDWHEREAStheCorporationoftheCityofNewWestminsterhasadopted“OfficialCommunity
PlanDesignationBylawNo.7435,2011”;
ANDWHEREAStheCouncilhasspecificallyconsideredwhetherconsultationisrequiredwith:
(a)

theboardoftheGreaterVancouverRegionalDistrict;

(b)

firstnations;

(c)

the Greater Vancouver Water District and the Greater Vancouver Sewerage and
DrainageDistrict;

(d)

theProvincialandFederalgovernmentsandtheiragencies;and

(e)

anyotherpersons,organizations,andauthoritiesitconsiderswillbeaffected,

andwhethersuchconsultation,ifrequired,shouldbeearlyorongoing;
ANDWHEREAStheCouncilhasconsideredtheamendment,betweenfirstandsecondreadingof
thebylaw,inconjunctionwith:
(a)

theCity’sCapitalExpenditureProgram(ascontainedinthe“FiveYearFinancialPlan
BylawNo.7747,2015”),and

(b)

the Solid Waste Management Plan1995 and the 2002 Liquid Waste Management
PlanoftheGreaterVancouverRegionalDistrict;

ANDWHEREAStheCouncilhasconsultedwiththeBoardofTrusteesofSchoolDistrictNo.40and
has sought its input as to the matters set out in section 881(2) of the Local Government Act in
respectoftheamendment;
ANDWHEREAStheCouncilhasheldaPublicHearingontheamendment;
AND WHEREAS the City wishes to amend the Official Community Plan designated in Bylaw No.
7435,2011bychangingthelandusedesignationforthatpropertylocatedat100BraidStreetfrom
(MU)MixedUseto(S)Schooland(RHC)ResidentialͲHighDensity/CommunityFacility

Document#:854374
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DRAFT

NOWTHEREFOREtheCounciloftheCorporationoftheCityofNewWestminsterinopenmeeting
assembledherebyenactsasfollows:
1.

This Bylaw may be cited as “Official Community Plan (100 Braid Street) Bylaw No. 7836,
2016”.

2.

TheNewWestminsterOfficialCommunityPlan,BylawNo.7435,2011isherebyamended
by:

(a)

insertingthefollowinglandusedesignationdescriptiontosection3.1followingthe(RM)
Residential–HighDensitydesignation:
(RHC) Residential Ͳ High Density/Community Facility: this area will contain high
densitymultiͲfamilyresidentialusesincludingrowhouses,stackedtownhouses,low
risesandhighrises.Thisareawillalsocontaincommunityamenitiessuchaschild
care,libraries,artiststudios,artgalleriesorcommunityspace.

(b)

alteringthelandusedesignationofthefollowingsubjectproperty:

LegalDescription:

LOT 1, NEW WEST DISTRICT, PLAN NWP85982 SUBURBAN
BLOCK1,GROUP1
PID: 

016Ͳ191Ͳ412
(Municipallyknownat100BraidStreet)


from (MU) Mixed Use to (S) School and (RHC) Residential – High Density/Community
Facility, as indicated on the drawing attached to this bylaw as Schedule “A” and by
amendingMapLU2ProposedLandUseConceptaccordingly;
(c)

addingtothelistofDevelopmentPermitAreasinSection3.2.CScheduleofDevelopment
Permit Areas, under the heading “Comprehensive Development”, “4. Urban Academy
ComprehensiveDevelopment”;

(d)

inserting the following in Section 3.2.C Comprehensive Development as “#4 Urban
Academy Comprehensive Development” and by amending the Table of Contents
accordingly:
The area identified as Development Permit Area #4 [see Map D3] is designated for the
establishment of objectives for the form and character of commercial and multiͲfamily
residentialdevelopmentandbestpracticesforpromotingwaterandenergyconservation
andreducinggreenhousegasemissions.Thedevelopmentofthissiteoffersopportunities
for providing employmentͲgenerating uses (private school), community amenities, and
multiͲunitresidentialwithincloseproximitytotransitwhilepromotinghighͲqualityurban
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design. Development permit guidelines in relation to these objectives are established in
ScheduleCoftheOfficialCommunityPlan.
(e)

insertingthedesignguidelinesattachedasSchedule“B”ofthisBylawasScheduleCtothe
OfficialCommunityPlan.

(f)

alteringMapD3toidentifythelanddescribedinsubsection(b)asArea#4UrbanAcademy
ComprehensiveDevelopment;


READAFIRSTTIMEonanaffirmativevoteofamajorityofallmembersofCouncilthis
______________dayof______________,2016.
READASECONDTIMEonanaffirmativevoteofamajorityofallmembersofCouncilthis
______________dayof_____________,2016.
PUBLICHEARINGheldthis_________________dayof_________________,2016.
READATHIRDTIMEonanaffirmativevoteofamajorityofallmembersofCouncilthis
______________dayof________________,2016.
ADOPTEDonanaffirmativevoteofamajorityofallmembersofCouncilthis________dayof
______________,2016.




Mayor 





















CityClerk
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100 Braid Street

Cover Image: conceptual rendering of proposed development
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URBAN DESIGN PRINCIPLES &
SITE CONSIDERATIONS

1.1 Site Planning & Buildings

1.2 Connectivity

1. Building siting shall contribute to a pedestrian scale

1. Intersection of Braid / Rousseau Street to facilitate the safe and efﬁcient movement of pedestrians,
cyclists and vehicles in all directions to ensure safety
of students and residents within the development as
well as the examination of a median on Braid Street, as
required by the City’s engineering department.

neighbourhood character. Consider the following:
•

Design buildings to address all frontages,
including public street and internal accesses,
mews and future laneways.

•

Use architectural and landscaping language to
reinforce sense of arrival and to direct students,
school staff, and visitors toward the Rousseau
Street entrance.

2. Building siting shall respect the existing neighbourhood and site context. Consider the following:
•

Site buildings with thought to existing buildings
and outdoor spaces including the location of
windows and entrances, overlooking of spaces,
impact to air circulation, access to daylight and

2. Intersection of Rousseau Street and Braid Street
to be reviewed in regards to providing suitable access
to the proposed school and multi-unit residential with
consideration for minimizing trafﬁc impacts to the lower
Sapperton neighbourhood.
3. All transportation analysis should take into consideration the future development on surrounding properties,
such as Sapperton Green.
4. The proposal shall provide for good connectivity for
pedestrian, cyclists, transit users, and motor vehicles to
Hume Park, the existing and future improved trail and
greenway system, transit and future development within
the area, such as Sapperton Green.

overshadowing.
•

Minimize the impact of noise and exhaust to
pedestrians and existing neighbours, especially

5. Wayﬁnding signage should navigate users of the site
to the Skytrain and Cycle network in the vicinity of the
site.

in relation to service areas and mechanical
equipment.
•

Minimize visibility of service areas and mechanical equipment from streets, open spaces and
neighbours.

465
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1.

1.3 Pedestrian Comfort & Circulation

1.4 Public View Corridors

1. Provide for the comfort and interest of pedestrians
on the sidewalk and common outdoor spaces through
lighting, signage, seating and continuous weather
protection such as canopies and awnings.

1. The siting of all buildings shall take into consideration
any potential impacts to public view corridors and how
such impacts can be best addressed through design. A
view corridor analysis shall be provided from locations
within the community such as Fader Street/Braid, East
Eighth Avenue at Buchanan, and East Columbia Street/
Braid Street.

2. Provide high quality public streetscapes along Braid
Street and Rousseau Street with sidewalk details
such as interesting tree grates, paving inlays, stamps,
or colour, that are consistent or complementary with
existing sidewalk patterns.
3. Provide easy access that is suitable for all ages and
abilities from the street to building entrances and along
important walkways within the development. Provide
smooth, non-skid walking surfaces and gentle grades.
There may be changes in the grade of walkways from
individual units to the public street.
4. Provide shielded, down lighting to ensure the safety
and comfort of pedestrians on the public sidewalk
and publically-accessible, privately owned walkways,
but these should also be designed to minimize light
pollution.

Conceptual precedent of below grade gymnasium

5. Energy efﬁcient lighting such as LED or solar
powered lighting is encouraged throughout the site.
6. Provide opportunities for visual oversight and lighting
from buildings onto streets, laneways, paths and mews.
7. Ensure safe circulation by clearly deﬁning and
separating areas for walking and cycling from parking
and trafﬁc, including south laneway. Consider interesting
paving details that delineate pedestrian circulation,
public and private property.

Conceptual precedent of classrooms / indoor spaces maximizing
natural daylight and visual &/or physical connection to outdoor spaces.

8. Pedestrian mews should be designed to safely
delineate pedestrian and shared spaces from vehicular
trafﬁc through the use of special paving, street trees
and other methods.

Conceptual precedent of school design providing visual connection to
neighbourhood

6
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ARCHITECTURAL CHARACTERISTICS

2.1. Massing

2.2. Form, Natural Light & Ventilation

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

1. Consider siting of tower in relation to other properties
with the goal of providing a recommended separation of
27 metres / 89 feet for buildings with a height of seven
[7] storeys or greater.

Consider the following:
•

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

•

For residential development, step back upper
portions of the building above the podium level
and/or provide architectural elements to delineate
the tower portions from the podium-level portions of
the building.

•

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

•

Use vertical architectural features to break up and
articulate the massing of buildings.

•

Use horizontal architectural elements and treatments to deﬁne ﬂoor-to-ﬂoor transitions, roofs and
cornice lines.

•

Reinforce the pedestrian scale massing by
designing all buildings to have architectural
articulation at the “base” and “top” that are visibly
differentiated by use of different building materials
and details.

2. Shape residential towers so that views are maximized
around and between them.
3. Floor plates for residential towers shall be restricted
to a maximum 780 square metres (8,400 square feet),
or smaller if possible.
4. Provide a shadow study and view analysis for all
buildings at the Development Permit Stage.
5. Residential building massing shall maximize natural
light and ventilation to units. Consider the following:
•

Mass buildings to promote as many units as
possible having exterior walls with windows on
two sides.

•

Conﬁgure internal units using a wide windowwall to shallow room depth ratio that ensures
ample daylight penetrates to the back of the
unit.

6. School building massing shall maximize natural light
and ventilation to all classrooms and indoor school
spaces, and provide visual and/or physical links with
outdoor educational spaces and pedestrian mews.
7. School uses at street level, such as the gymnasium,
should animate the street frontage at the corner of
Braid & Rousseau Street for both vehicles and pedestrians. For example, through the use of articulated
massing, materials, transparency and glazing.
8. Use strategies to facilitate passive heating in cooler
months and reduce unwanted heat gain in summer.
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2.

2.3

Building Entrances

1. Building entrances shall be located and designed to
have a strong relationship with the street.
RESIDENTIAL STREET FRONTAGE

SCHOOL FRONTAGE

2. Consider the following:

3. Consider entry sequence, crossing Braid Street to
the front door of the school and emphasize sense of
arrival.

•

•

Orient entries for residential buildings, entry
lobby, and ground oriented units to the street,
laneway, mews or future city greenway.
Distinguish entrances with a landscaped arrival
feature where the semi-private sidewalk meets
the public sidewalk. Incorporate smaller arrival
features to visibly differentiate other building
entrances.

•

Provide safe, covered entrances for residents.

•

A minimum setback of 2.0 metres from the
property line shall be provided for entrances
of ground-oriented units and private outdoor
space. These spaces can function as a porch,
a patio, a deck, or a planting buffer from the
street or lane.

•

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

4. Improve pedestrian experience along Braid Street,
including mitigating impacts from vehicles and truck
trafﬁc with trees, soft and hard landscaping.
5. The orientation and design of the school building
should add to the street vitality and safety by promoting
active, street level uses and informal surveillance of the
area. Where school activities front the street level there
should be:
•

Clear windows on the street (not tinted, reﬂective or opaque.)

•

Prominent doorways

•

Architectural building detail at pedestrian eye
level

•

Visual interest including lighting, awnings,
landscaping containers, and/or creative use of
colour.

6. Outdoor seating and/or gathering spaces are
encouraged to promote street activity, where possible.
Entrances and gathering areas for the school should be
orientated towards Rousseau Street and the pedestrian
mews in order to limit interface between children and
vehicles on Braid Street.
7. Provide safe, covered entrances for students, school
staff, and visitors. Awnings or overhangs should be
considered at all public entrances.

8
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Conceptual precedents of school entrances & building materiality that is active, vibrant and of a high quality appearance.

2.4

Character & Materiality

1. All buildings and developments shall be designed
to have a high quality appearance that enhances the
overall quality of the community. Consider the following:
•

The architectural approach to massing, facade
treatment, detailing, materials and colour choice
should be complementary to the community
context.

•

Create a cohesive streetscape. Use a similar
alignment of windowsills, building and roof
lines and ﬂoor-to-ﬂoor spacing along the street
block.

•

Design all buildings within the development
to a similar architectural style but also provide
individual building variety through massing,
materials, colour, and other architectural details,
in order to break down the scale at street level.

•

Coordinate lighting, wayﬁnding and signage,
outdoor furniture and garbage receptacles;
and all design outdoor areas and landscape
elements to be consistent and complementary
with the style, materials, colour and quality of
the proposed development.

4. Materials and treatments at grade level, particularly
for buildings fronting public spaces should provide visual
interest and enhance the pedestrian scale.
5. Large blank walls fronting public streets, including
retaining walls, shall not be permitted.

Conceptual precedent of cohesive and active streetscape.

2. A consistent palette of high quality materials should
be used throughout the site, with complementary,
but distinctive character used as appropriate for the
different school and residential uses.
3. In general, all exterior ﬁnishing materials and details
that are appropriate to local climatic conditions may be
utilized, provided they contribute to:
•

a high-quality image that portrays a sense of
permanence; and

•

the long-term durability of the exterior systems,
such that the initial integrity, quality, and visual
appearance will be retained over the lifespan of
the building

Conceptual precedent of residential varied massing through tower &
podium design.

Conceptual precedent of residential private balconies and terraces
overlooking communal landscaped open space.
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2.5

1. Rooftops shall appear clean and attractive and in
keeping with the architectural style of the building.
Consider the following:
•

Locate and screen mechanical and service
equipment such that it appears as an integral
part of the building.

•

Finish the surface of roofs with a material that
is visually attractive and easy to maintain.

•

Design roofs to reduce the urban heat island
effect.

Conceptual precedent of high quality residential building design,
materiality and landscaping.

2. Outdoor Educational Spaces - School
•

All the outdoor spaces are to be pre-dominantly
synthetic surface play spaces. Colour should be
appropriate to use but visually unobtrusive.

•

Provide some 'green' areas of roofs through
planters and trees, in order to form visually
pleasing, safe and natural barriers on the
perimeters of each open space.

•

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

•

Vertically orientated non-climbable fencing is to
be integrated with trees and planting. Fencing
should be visually porous to enhance the visual
edge along the building perimeter.

•

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

•

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

Conceptual precedents of school roofs used as outdoor play and
educational spaces with visual & physical connection to interior.

Conceptual precedents of green roof planters & trees to create natural
building edge to the school and provide encounters with nature.
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2.6

Noise
•

Make signs visible from the street without being
obtrusive. Design the size, location and information to be oriented to pedestrians.

•

Use indirect lighting from ﬁxtures that are
integrated into the overall design and character
of the development and/or building.

1. All development and buildings shall be designed to
minimize impacts from adjacent industrial and transportation activities. Consider the following:
•

•

Site buildings to minimize light intrusion from
trucks and industrial site lighting into residential
units, private and semi-private open spaces.
Organize internal unit conﬁguration to locate
bedrooms and, where possible, other living areas
away from industrial and goods transportation activities. Employ technical approaches to
noise abatement in residential buildings where
required.

•

Where possible, locate all outdoor spaces away
from noise sources.

•

Provide landscape buffers on the site. Use
layered plantings of trees and shrubs.

2. All future Development Permit application(s) to
develop residential dwellings adjacent to industrial and
transportation activities shall provide a report prepared by
persons qualiﬁed in acoustics and noise measurement,
demonstrating compliance with CMHC noise standards
for habitable areas. Recommendations from this report
shall be incorporated within the proposed building
designs and adequate disclosure shall be provided to
future owners in regards to train noise within the area.
3. The Design of each development shall consider the
Federation of Canadian Municipalities (FCM) Guidelines
for New Development in Proximity to Railway Operations.

2.7

Signs

1. Signs shall be designed to be consistent and complementary with the architectural style, scale and materials
of the overall development and/or building and its
surrounding context. Consider the following:
•

12

Integrate signs into the detailing of the building,
but they should be subordinate to the overall
building composition.

2. A master signage plan shall be provided as part of
each development permit application.

2.8

Artist Studios & Gallery Space

1. Gallery space should be provided with a mechanical
ventilation unit and associated ducting sufﬁcient for the
safe use of noxious or toxic materials and a 220 volt
service for machinery. Plumbing should be located to
permit the easy installation of an art sink and sediment
sink trap.
2. Gallery and artist studios should be located adjacent to
the street or public space in order to promote connection
with community and provide active street frontage.
3. The amount of glazing and location for the gallery and
artist studios should be designed to provide sufﬁcient
ambient daylight illumination for visual tasks related to the
production of art. Low iron glass should be considered
to provide a higher degree of transparency and improve
the visual connection from the outside to activities within
the gallery and studio spaces. Reﬂective glazing is
discouraged.

2.9

Heritage

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

New Westminster, BC

STREETSCAPE & OPEN SPACE

100 BRAID STREET

3.

BRAID STREET
1. Provide for a double row of street trees along Braid
Street to enhance streetscape and privacy. Where
possible this should be provided within the existing
road dedication within the boulevard and/or tree grates.
Where there is not adequate room for a double row of
trees, and subject to City approval, provide a single row
of street trees in boulevard and/or tree grates and one
row of ornamental trees within private property fronting
Braid Street in order to create the effect of a double row
of trees. All mature, healthy trees on City property shall
be retained as determined by the City Arborist.

Conceptual precedent of a layered planting strategy with grasses,
shrubs and canopy trees to enhance streetscape and privacy

2. Provide a separate minimum 2.5 metre sidewalk and
consider additional areas of hard landscaping adjacent to
the sidewalk at the entry to the green mews
3. Where appropriate, consider using Silva Cell technology to promote healthy root growth as well as to
prolong the future maintenance of sidewalks and ﬁxed
structures.
4. Where feasible introduce rain gardens, bioswales and
other ecological approaches into streetscape to address
stormwater quantity and quality.

Fig 1. conceptual sketch view of Braid Street frontage

Example of rain garden as an ecological and sustainable approach to
stormwater management within streetscape

Fig 2. conceptual sketch section of Braid Street
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ROUSSEAU STREET
5. Provide for a single row of large street trees in the
boulevard and/or tree grates, layered with a mix of
grasses and/or low shrubs.
6. Provide a separate minimum 2.0 metre sidewalk unobstructed by trees.
7. Where appropriate, consider using Silva Cell technology to promote healthy root growth as well as to
prolong the future maintenance of sidewalks and ﬁxed
structures.

Conceptual precedent of potential paving and planting concept to
enhance streetscape and safety

8. Design should consider school drop-off, pick-up,
on-street parking and address trafﬁc through Rousseau
Street and lower Sapperton neighbourhood. Provide
a combination of planting and paved surfacing in the
boulevard to allow for access to short term on-street
parking and drop-off. Consider deﬁning paved areas with
outdoor seating, orientated perpendicular to the street.

Fig 3. conceptual sketch view of Rousseau Street frontage
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Fig 4. conceptual sketch section of Rousseau Street
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SOUTH LANEWAY
9 Provide for two way trafﬁc with no parking and a sidewalk for access to ground-oriented townhouse units.
10. Width of south laneway to be determined by the City
of New Westminster Engineering Department.
11. Landscape treatment along lane to balance sense of
entry as well as ‘back lane’ services such as garbage /
recycling areas, deliveries, garbage access, etc.

Conceptual precedents of layered planting to provide a natural transition between the public realm and townhouse frontage.

Existing
Mini
Storage
Building

Fig 5. conceptual sketch view of South Laneway frontage

Fig 6. conceptual sketch section of South Laneway in location of townhouses
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3.2

Public Open Spaces

1. Open spaces should be thoughtfully designed to
provide functional, universally accessible space that is
comfortable for a variety of ages and abilities.
2. Publically accessible spaces on private property
should feel public and inviting.
3. Provide high quality, interesting, and durable outdoor
spaces. The design of the gathering areas should be integrated with the site and the building(s). Distinctive, high
quality, and low maintenance paving treatments should
be used for the Public Open Space, and consideration
should be given to extending the paving treatment onto
the street to give the space further prominence.

Conceptual precedent of public space, featuring high quality paving
materials and a range of seating options.

4. Provide for pedestrian permeability with multiple
opportunities to access and move through open spaces.
5. Provide a range of seating options that can accommodate individuals and small groups. Locate seating
options suited to different weather conditions such as
sun, shade and shelter from wind and rain.
6. Locate outdoor spaces to capture the sun and create
an inviting gathering space. Suitable overhangs, canopies and trees for shade and rain protection should be
incorporated.

Conceptual precedent of cascading landscape creating publicly
accessible outdoor space on private property.

Conceptual precedent images of how planting materials are carefully selected to provide shade and screening between public, semi-public and
private spaces, seasonal interest , as well as various environmental beneﬁts.
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•

Seating options such as benches, moveable
chairs and/or tables. Locate seating options
suited to different weather conditions such as
sun and shaded, and shelter from wind and rain.

•

Providing additional common gardens where
residents can garden and grow food together.

•

Natural play elements in visible locations. e.g.
boulders, stepping stones, grassy slopes.

7. The residential development shall provide directly
accessible private outdoor space for all units. Consider
the following:
•

Include balconies for above grade units and
patios or rooftop decks for ground oriented
units.

•

Design roofs to provide usable outdoor space.

•

Use private outdoor space to create a transition where units front onto public or internal
streets, pedestrian mews, and/or city trails
or greenways. Design this area to be visually
and spatially well-deﬁned from the street or
walkway.

•

Provide physical outdoor connections between
private, semi-private and public open spaces.

New Westminster, BC

100 BRAID STREET
RESIDENTIAL

Conceptual precedent of communal space and outdoor amenities
for residents

8. Semi-private common outdoor space shall be
provided for all multi-family development. Consider using
common space to create a transition between private
residential areas and public spaces, streets, mews or
lane. Orient private patios and entries around the semiprivate common space to facilitate neighbourly interactions and provide overlook for children as they play.
9. Common outdoor spaces should be designed to be
programmable for inter-generational activities and uses
in locations that are visible and safe. Spaces should
contain elements such as play areas, landscaping,
benches and/or tables, and patios to encourage social
interaction.

Conceptual precedent of communal residential open lawn providing
a ﬂexible, informal gathering place.

10. Common outdoor spaces shall be designed to be
of a usable size and conﬁguration. Include a range of
activities. Consider the following:
•

Hard and soft landscaped areas such as
courtyards, patios, lawns and/or naturalized
open space.

Conceptual precedent of an inter-generational & multifunctional
communal outdoor space with opportunities for growing ﬂowers
and food.

477
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Fig 7. conceptual sketch view of semi-private / communal podium outdoor space surrounded by private
terraces and balconies.

Fig 8. conceptual east-west sketch section through podium with upper courtyard and cascading landscape
towards mews / green linkage
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SCHOOL – URBAN ACADEMY
11. The school development shall provide high quality
outdoor learning areas at grade and on roofs. Consider
the following:
•

•

•

At-grade public open space should be accessible at all times without physical barriers or
gates, excluding outdoor spaces for childcare
licensing requirements.
Seating areas, walkways, stormwater planters
or urban plazas are encouraged to create a
continuous urban open space system.
Rooftop amenities should be accessible to the
school community and public events sanctioned
by the school. Rooftop to include exterior
landscaped perimeter and attractive fencing.
Refer also to section to 2.5.

Accessibility

1. Ensure the on-site accessibility of all pathways,
building entrances, public and semi-public spaces,
amenities and special features by people of varying
ability. Consider the following:
•

Build public sidewalks that are obstruction free
with non-skid, uniform walking surfaces.

•

Locate entrance ramps and lifts in areas that
are highly visible, easy to use and connected to
the sidewalk.

•

Where steps or high thresholds create a barrier,
provide an alternative route that is easily accessible to everyone.

•

Locate site furnishings and landscape /
streetscape features where they will not
impede easy passage for those using a mobility
device or by people who are visually impaired.

•

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

•

Locate parking for those with ability challenges
close to accessible building entrances.

•

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

•

Use LED lights that emit white light in all
outdoor areas for better visibility i.e. not orange
light.

Conceptual precedent for creating indoor and outdoor visual &
physical connection with public open space within the School

New Westminster, BC

100 BRAID STREET

3.3

Fig 9. conceptual sketch elevation of school and street landscaping
along south laneway
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3.4

Trees and Planting
street trees in a continuous trench minimum
1.8m width with soil cells below (i.e. 15 to 30
cubic metres minimum of high quality soil for
each tree) ﬁnished with a tree grate around
each tree.

1. Each development shall use the BC Society of
Landscape Architects’ and BC Landscape and Nursery
Association’s “BC Landscape Standard Guidelines
(Latest Edition)” in specifying, selection, site preparation,
installation and maintenance of all trees and other plant
materials.
•
2. Each development shall integrate trees, including
shade trees. Consider the following:
•

•

Retain existing mature trees wherever possible.
Where tree removal is proposed and approved
by the City Arborist, replace with a number,
species and size of trees in accordance with
the City of New Westminster Tree Protection
Bylaw.
Plant new trees in all public and semi-private
open spaces, parking areas, private yards, and
along internal streets and pathways.

3. Tree species and other plant materials shall be of
high quality, suited to their purpose and contribute to the
overall quality of the community. Consider the following:
•

•

Choose species that are successful in the
urban environment, easy to maintain, are
non-invasive and suited to the site-speciﬁc
conditions of properties within the Rousseau
Triangle. Selected tree species should also
have non-aggressive rooting habits.
Use medium to large size broadleaf deciduous
tree species, wherever possible, for all shade
trees including internal street. Select species
that have a minimum mature height of 15
meters (49 feet).

4. All trees shall be planted so that they will successfully become established and develop a full canopy over
time. Consider the following:
•
20

Plant trees along public streets in a minimum
2.0 metres (6.5 feet) soil boulevard. Or plant

Space street trees consistently and so that
their canopies touch at maturity. Depending on
species generally one tree should be planted
on-centre at a minimum of 5.0m to 10.0m
maximum intervals (16-32 feet.)

5. Use green landscaping in all areas including walkways, patios, public spaces or other hard surfaces, and
within setbacks from the property line, in order to soften
the urban landscape of the Rousseau Triangle area.
6. Consider adding landscaping that is integrated into
the building rooﬂine, patio and podium edges, and along
the building facade at grade in order to soften building
edges, provide a degree of privacy, and reduce summertime solar gain. Landscaping should provide only a
partial screen in order to still enable surveillance of the
street and transparency of school frontages for safety.
7. Ensure the following depths for growing medium
that are applicable for both on and off slab conditions:
900mm depth for trees, 450 mm depth for shrub
planting and 300 mm for ground cover.
8. Consider best practices in stormwater management
for all proposed developments on the site.

3.5

Utility Kiosks

1. Through discussions with the City’s Electrical Department and third-party utilities, the location of all utility
kiosks shall take into consideration the streetscape
design and not be sited in high proﬁle locations or locations that will impede pedestrian and cyclists.
2. Where possible, kiosks shall be screened from view
through landscaping and/or other treatments such as
decorative fencing or enclosures.
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4.1

Parking, Loading & Access

1. Parking structures and parking lots will be designed
to be unobtrusive to the pedestrian environment and
adjacent properties. All parking associated with a
development shall be located below building and/or
underground, and designed to reinforce a pedestrian
oriented neighbourhood character and scale. Consider
the following:
RESIDENTIAL
2. Integrate structured parking with the building design
and have usable building space (e.g. ground oriented
units) facing public streets, parks and open spaces.
3. Provide wiring within parking areas for plug-in
electric vehicles to meet Electric Vehicle Ready
requirements.
SCHOOL
4. Access to off-street student pick-up and drop-off
areas for the proposed school shall be accessed off
of the south lane in order to minimize pedestrian and
vehicle disruption along neighbouring streets.
5. Any on-street pick up and drop off areas shall be
designed to minimize impacts on the ﬂow of pedestrian,
bicycle, and vehicular trafﬁc within the neighbourhood to
the satisfaction and approval of the City of New Westminster Engineering Department.

New Westminster, BC

VEHICULAR ACCESS, OFF-STREET PARKING AND
LOADING AREAS

100 BRAID STREET

4.

SITE PARKING AND ACCESS
8. Ensure underground parking is readily accessible,
well signed and easy to use.
9. Support transportation options such as carpools,
cooperative car use, and parking for people with
disabilities through providing appropriately sized and
conveniently located parking spaces.
10. Support active modes of transportation through the
provision of conveniently located, and secured, longterm and short-term bicycle parking. Where possible,
bicycle parking spaces should be covered to allow for
weather protection.
11. Design parking and other paved areas to minimize
negative impacts on surface runoff volume and quality.
Use an appropriate selection of strategies such as the
following:
•

Install oil/water separators for high trafﬁc
areas.

•

Direct runoff to landscaped ﬁlter strips, bioswales, and bio-ﬁltration strips.

6. Provide access to parking, loading, and servicing
from the south lane to ensure a continuous pedestrian
interface and neighbourhood quality on both Braid
Street and Rousseau Street.
7 Visibly and physically separate pedestrian walkways
from vehicle access points and on-street parking
through grade separation, bollards, trees in tree guards,
and other methods as appropriate.

481
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4.2

Recycling, Garbage & Compost
Receptacles

1. The location of recycling, garbage and compost
receptacles should be given thoughtful design to
encourage the reduction of solid waste and promote
sustainability within individual developments.
2. Collection of all recycling, garbage, and compost
receptacles shall be off of the south lane.

4.3.

Safety

1. Each development shall provide a Crime Prevention
through Environmental Design (CPTED) report outlining
the use of CPTED strategies in the design of developments and buildings, including open space.

- End -
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CORPORATION OF THE CITY OF NEW WESTMINSTER
ZONING AMENDMENT BYLAW (100 BRAID STREET)
NO. 7837, 2016
ADOPTED ________________

A Bylaw to Amend Zoning Bylaw No. 6680, 2001.
The Municipal Council of the City of New Westminster, in open meeting assembled, ENACTS
AS FOLLOWS:
1.

This Bylaw may be cited for all purposes as “Zoning Amendment Bylaw (100 Braid
Street) No. 7837, 2016”.

2.

Zoning Bylaw No. 6680, 2001 is hereby amended as follows:
a) Section 1000 Comprehensive Development Districts of Zoning Bylaw 6680, 2001 is
hereby amended by inserting as section 1067 the Schedule attached to this Bylaw as
Schedule A.
b) That the certain parcels of land situated within the City of New Westminster, British
Columbia and outlined in bold in the Schedule attached to this Bylaw as Schedule B and
which are presently zoned Light Industrial Districts (M-1) are hereby rezoned to
Comprehensive Development District (Braid Street) (CD-67) and the Zoning Map
annexed as Appendix “A” to Zoning Bylaw No. 6680, 2001 is hereby amended to record
this rezoning.

GIVEN FIRST READING this ___________ day of __________________, 2016.

GIVEN SECOND READING this __________ day of __________________, 2016.

PUBLIC HEARING held this __________ day of __________________, 2016.

GIVEN THIRD READING this ___________ day of __________________, 2016.

Doc #857307
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Bylaw No. 7837, 2016

2

ADOPTED and the Seal of the Corporation of the City of New Westminster affixed this
___________ day of __________________, 2016.

______________________________
MAYOR

______________________________
CITY CLERK

Doc #857307
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Schedule A:
Comprehensive Development District (Braid Street) (CD-67)

Doc #857307
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Comprehensive Development
District (Braid Street)(CD-67)
DRAFT
1067

1067 .1

Comprehensive Development District (Braid Street) (CD67)
The intent of this zoning district is to allow a
private school with up to 450 students and a high rise
multiple unit residential development which includes
townhouses, artists’ studios and gallery space in a
podium at grade.

Zoning Sub-Districts
1067 .2

The CD-67 Zoning district includes two sub-districts A
and B as indicated on the map attached to this district
as Supplementary Plan #1.

Permitted Principal and Accessory Uses
1067 .3

The following principal and accessory uses are
permitted in the CD-67 zoning district as outlined for
each of the sub-districts. For uses accompanied by a
checkmark, there are additional Conditions of Use
contained within this zoning district.

Permitted Principal Uses (Sub-District A)
Private school;
Public Assembly;

Permitted Accessory Uses (Sub-District A)

Use
Specific
Regulations
9
9
Use
Specific
Regulations

Uses accessory to any permitted principal
uses;

Permitted Principal Uses (Sub-District B)

Use
Specific
Regulations

Child care;
Multiple unit residential use;

2016 06 29
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1067-1

Comprehensive Development
District (Braid Street)(CD-67)
DRAFT
Libraries;
Artist studio and gallery;

Permitted Accessory Uses (Sub-District B)

Use
Specific
Regulations

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

9

Conditions of Use
1067 .4

Child care in accordance with Section 170.13 of this
Bylaw.

1067 .5

Private school uses shall not exceed 450 students.

1067 .6

Public assembly uses shall not include religious
worship.

Density
1067 .7

The maximum net floor area in Sub-District A shall
not exceed 5,575 square metres (60,008 square feet).

1067 .8

The maximum net residential floor area in SubDistrict B shall not exceed 18,817 square metres
(202,550 square feet).

1067 .9

The maximum net floor space for used for nonresidential uses for Sub-District B shall be a
minimum of 395 square metres (4,252 square feet) and
shall not exceed 465 square metres (5,005 square
feet).

Principal Building Envelope
1067 .10

All principal buildings and structures shall be sized
and sited according to the following:
Regulation

2016 06 29

Sub-District A

Sub-District B

City of New Westminster Zoning Bylaw
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1067-2

Comprehensive Development
District (Braid Street)(CD-67)
DRAFT
Minimum
Setback
North (Braid
Street)
Minimum
Setback West
Minimum
Setback
South
Minimum
Setback East
Maximum
Building
Height
Maximum
Floorplate
Size

3 metres (9.84
feet)

3 metres (9.84
feet)

3 metres (9.84
feet)

4.5 metres (14.76
feet)

5 metres (16.4
feet)

5 metres (16.4
feet)

1 metre (3.28 feet)

4.5 metres (14.76
feet)

22 metres (72.18
feet)

65 metres (213.25
feet)

N/A

780 square metres
(8,396 square feet)
above 34 metres
geodetic

Off-Street Parking and Loading Requirements
1067 .11

Off-street automobile parking shall be provided in
accordance with the Off-Street Parking Regulation
section of this bylaw,

1067 .12

Bicycle parking shall be provided in accordance with
the Off-Street Bicycle Parking Regulations section of
this bylaw.

1067 .13

Off-Street loading shall be provided in accordance
with the Off-Street Loading Regulations section of
this bylaw.

2016 06 29
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1067-3

Comprehensive Development
District (Braid Street)(CD-67)
DRAFT
Supplementary Plan #1

Sub-District
A

2016 06 29

Sub-District
B
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1067-4
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Schedule B:
Area of Rezoning
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Appendix 5
Public Engagement Summary
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U RBAN ACADEMY 100 Braid Street
Public Engagement Summary Report
January to March 2016
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• ))+-('.,"',,,,("-"('&"%"'/"--"(','$ +(.'"'(+&-"('
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-!-(0+50''(-(0'3('-!,!((%)(+-"('(%'8

<

(.%2(.(-!/%()&'-0"-!(.--!,!((%4
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(+-!2< .'8!+0"%%+&0(+$(+0!--!",0"%%%(($%"$

;=

2.'+,-'"' ",-!--!+,"'-"%)+-(-!(',-+.-"('",'(-,--(,-+-.'-"%%-+
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1. Introduction
Urban Academy has applied for an OCP Amendment and Rezoning Application for the purposes
of facilitating the development of a 60,000sf school and 202,500sf of residential density at 100
Braid Street. The site is located in the northeast area of the City of New Westminster within
the Sapperton neighbourhood. Other developments in the area include the adjacent Bentall
Kennedy Sapperton Green project, the Royal Columbian Hospital expansion, and the Brewery
District.

Previous Engagement Event Details
Event #1
Wednesday, February 17, 2016
Time 7:00 PM – 9:00 PM
Location:
Sapperton Pensioners Hall, 318 Keary Street, New Westminster
Attendees Fifty---five (55) members of the public.
Event #2
Saturday, March 5, 2016---03---08
Time 11:00am – 4:00pm
Location
Knox Presbyterian Church, 403 E Columbia Street, New Westminster
Attendees Ninety---Seven (97) members of the public.

Consultation Objectives
x
x

To create face---to---face opportunities for meaningful conversations with parties interested
and or impacted by the project to build understanding about the proposal.
To gather public input on issues and concerns and report on what was heard from the
public meetings and open houses to the City of New Westminster.

Communication Objectives
x

To build awareness and attendance for the Public Meeting and Open House events. The
communication messaging was targeted at relationship building to introduce the potential
new neighbor “Urban Academy” and to invite neighbours to learn more about the proposal.

2. Engagement Approach and Methodology
Engagement Notification Methods
A variety of engagement notification methods were used including:
Flyer Invitation
Canada Post delivered postcard invitations to 2,225 homes in the Sapperton area promoting April
5th, 2016 Public Meeting
Newspaper Advertisement
One (1) advertisement was placed in the New Westminster Record on March 30th, 2016 promoting
April 5th, 2016 Public Meeting
Other Notification:
x Attended the March 22nd, 2016 McBride Sapperton Residents Association and hand delivered
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x
x
x

invitations and background information regarding the April 5th, 2016 meeting.
Sapperton Business Association email invitations and background information
Couriered invitations to all tenant at 100 Braid Street
Twitter event information sharing through networks for Public Meeting and Open House

Engagement Event Details
Event #3
Time
Location:
Purpose:

Upcoming Open House --- Tuesday, April 5, 2016
7:00 PM – 9:00 PM
Sapperton Pensioners Hall, 318 Keary Street, New Westminster
For public to view final rezoning submission

3. Community Input: What we heard
The purpose of the Open house was to give the community a chance to view the final rezoning and
OCP amendment submission as well as ask the applicant any questions. Poster boards were
presented (see appendix for all poster boards).
There were 30 people that attended. The majority of the people were residents in the
neighbourhood. Below summarizes the feedback we heard:
x
x
x
x
x
x

Increased traffic due to the school in the neighbourhood was a concern
Neighbourhood/Artist community happy with increased studio/gallery space
ͻ Artist concerned with lack of natural light
Parking plan supportive by current tenants
Little concern with building densities and height
Impact of the proposed tower on view corridors
Interest in Rousseau Triangle future plan

Only two members of the MSRA came to the open house.
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4. Appendix
a. Notification: Postcard
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b. Poster Boards
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y +/- 400m to Braid Street Skytrain
station.

y Existing low density single family
residential to the west.

y Proposed mid to high density
residential and commercial
Sapperton Green development to
the north.
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y Non-appropriate response to existing
and emerging future context

y GFA +/- 20,670 m2 / 222,500 sq.ft

y 6 storey

y 3.0 FSR

y Commercial / Light Industrial [M-1]
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SE

y Contextual massing that responds to
both the existing and proposed scale

Outdoor playspaces occur on
school rooftop and terraces

US
ST

Total = +/- 24,825 m2 / 267,220 sq. ft

y GFA Residential = +/- 18,850 m2 /
202,900 sq. ft
GFA Gallery = +/- 405 m2 / 4360 sq. ft
GFA Institutional = +/- 5,570 m2 /
60,000 sq. ft

y 4 to 21 storeys massing

y 3.5 FSR

y Institutional & Mixed-use Residential
with Gallery and Artist Studios [CD-1]

Proposed Form of Development

03/

URBAN ACADEMY SCHOOL
4-6 Storeys
GFA +/- 5,570 m2 60,000 sq.ft.

Courtyard acts as a shared
greenspace for residents

All vehicular access is from
the existing south lane via
Rousseau Street
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Future Sapperton Green Development
10 storeys / 2.9 FSR
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Proposed Massing
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Green Mews pedestrian link
connects Braid St. to lane and
Rousseau Triangle Precinct

RESIDENTIAL
21 storey Tower & 6 storey Podium
GFA +/- 13,150 m2 141,550 sq.ft.
20 Townhomes
GFA +/- 5,700 m2 61,350 sq.ft.
Artist Studios & Gallery
GFA +/- 405 m2 4,360 sq.ft.

y Vehicular access only from south
laneway via Rousseau Street

y High quality public spaces and
pedestrian links including Green
Mews

y Variety of pedestrian entrances
and active frontages create
animated streets, paths and
laneways
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y Public access and connectivity
through physical and visual links

y High quality streetscapes

y Urban Academy school stepped
massing provides a variety of
outdoor playspaces

y Residential uses arranged around
a shared green courtyard

y Contextual response to existing
and future massing, including
views and solar shading / access
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vehicular entrance
pedestrian entrance
active frontage - townhome
active frontage - gallery / artist studios
active frontage school
connection across green mews plaza
low density massing relationship
higher density massing relationship

Conceptual precedents of proposed building form,
massing & character

Key

Note: Preliminary notional dimensions are shown. All
setbacks, boulevard, sidewalk, and road widths are to be
conﬁrmed once a survey is ﬁnalized.
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2.5m

Section at 6-storey residential podium

1.7m

3.0m

Section through Rousseau Street

2.0m

2.0m

.9m

1.5m

Section through future lane

1.5m

View of townhome entries along future lane

School frontage from south-west looking north

School & residential frontage looking East

y High quality, interesting and
durable streetscape and
public spaces - consistent
or complimentary to existing
sidewalks.

y Tree lined boulevard along Braid
and Rousseau Street with highquality, appropriate planting and
hard landscaping.

Key

Key

South Laneway

Key

PROPERTY LINE

y Safe circulation through clear
delineation of pedestrian, cycle
and vehicular routes.

Rousseau Street

PROPERTY LINE

Braid Street

Streetscape

PROPERTY LINE

y Active frontage and visual
oversight through a variety of
public, semi-public and private
entrances along streets, lanes and
paths.
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Conceptual precedent for plaza

Conceptual precedent for Rousseau St

Conceptual precedent for rain gardens

Conceptual precedent for Braid Street
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LANEWAY

Conceptual precedent for green mews and
parklet
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Landscape

ROUSSEAU ST.
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Conceptual precedent for green mews
and cascading landscaping
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Open Lawn (Upper Level)

6
7

Residential Commons / Deck
(Upper Level)
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(Upper Level)

Cascading Landscape

5

4

3

Plaza Forecourt

2

Conceptual precedent for south
laneway townhomes & pedestrian path
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14
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Flexible Lawn

1

Conceptual precedent for south laneway
townhomes & terraces

Conceptual precedent for east path / sidewalk

Conceptual precedent for podium open lawn

Conceptual precedent for mews ﬂexible lawn

Setback
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Key Plan

Conceptual sketch of residential courtyard, lawn,
cascading landscape and green mews
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100 Braid Street, New Westminster BC

residential
circulation
residential storage/mech/elec/refuse & recycling
residential amenity space
gallery & artist studios
institutional - urban academy school

Key Plan - Level 1

y Gallery patio adjacent to
Pedestrian Path / Braid Street

y Gallery entrance on Braid Street

y +/- 2000 sq ft Artist Studios at
level 2

TH

Parkade

TH

Artist Studios & Gallery

y +/- 2000 sq ft Gallery at level 1
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Loading

Lobby

Residential
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TH
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Level 2 Plan Extract

TH

Storage

TH

TH

TH

Studio
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y Bookable new community amenity
spaces such as gymnasium,
meeting and multipurpose rooms,
before/after school care.

y +/- 1,850 sq m / 20,000 sq ft
outdoor roof terraces / playspace

y Junior Kindergarten to Grade 12
with 250 to 450 students.

y +/- 5570 sq m / 6,000 sq ft
new school - high quality design,
materiality and character

y Brings school community together
on one site.

21 March 2016
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Conceptual precedent for creating high quality indoor
spaces as well as visual and physical connection with
public and private spaces

Conceptual image of urban academy school
rooftop playspace / terrace

Conceptual precedent for gymnasium maximizing natural
daylight and visual connection to neighbourhood and
outdoor spaces

Conceptual precedent of rooftop outdoor
playspaces

Conceptual precedent for classrooms and publicly bookable
multi-purpose and meeting rooms

Conceptual precedents of urban academy school entrances, architectural
character and materiality

Urban Academy School

y Independent school established
in Sapperton in 2001 by New
Westminster families.
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11/

Proposed Development
Conceptual Rendering
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3

2
1

View 2 - Braid Street & East Columbia Street [+ 41.5m]

2

05 April 2016

100 Braid Street, New Westminster BC

100 Braid St

The following methodology was used to create these view studies: an image was taken from the Sketchup massing model
at each viewpoint from eye-height (1.6m) above the topographical datum / ground level as per the New Westminster
CityViews online interactive map. This image was then overlaid on a photograph taken from the same location. The white
dashed line represents the reference datum used to align the photo and Sketchup massing model image.

y There is limited visibility of the
proposed development at view
locations 2 and 3 due to their
higher topographical level at
+35.5m and +62m.
Key - Views

View Analysis

y 100 Braid Street site is located at
approximately +8.0m.

12/

552

View 3 - Buchanan Street & 8th Avenue [+62.0m]

3

View 1- Braid Street & Fader Street [+35.5m]

1

Sapperton
Green

100 Braid St

100 Braid St - building is obscured
due to elevation and trees

21 Sept - 10am

Braid Street

Fall Equinox

21 March - 10am

Braid Street

Spring Equinox

Rousseau Street

Rousseau Street
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21 Sept - 12pm

21 March - 12pm

21 Sept - 2pm

21 March - 2pm

Shadow Analysis

21 Dec - 10am

Braid Street

Winter Equinox

21 June - 10am

Braid Street

Summer Equinox

Rousseau Street
Rousseau Street
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21 Dec - 12pm

21 June - 12pm

21 Dec - 2pm

21 June - 2pm

recommended during school pick-up/drop-off hours.

V/C to 0.60 (LOS “C”). A crossing guard is also

is projected to improve the westbound left turn

with protected/permissive signal phasing. This

minimum left turn bay is recommended, along

Recommendations: Provision of an exclusive 40m

trafﬁc added to the network by the proposed school.

deﬁciency is primarily attributable to the left turn

1.05 (LOS “F”) during the School PM peak. This

y

intersection is kept clear.

expected to extend upstream to Braid Street if the

queues of 22.5m. However, this queue length is not

southbound left turning vehicles might experience

peak hours. During the school peak hours, the

is expected to operate at LOS “A” for all evaluated

The intersection of Rousseau Street at the Lane

05 April 2016
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y

TOTAL

5HVLGHQWLDO6XE7RWDO

Visitor

3-Bed

2- bed
31

57

16
110

1 Bed

39

450

Units

Bachelor

6FKRRO6XE7RWDO

Staff

Students

Sub--Use

Off-Street Parking Supply - Required and Proposed

Residential

School

USE

peak hours. No improvements are required.

is expected to operate at LOS “A” for all evaluated

The intersection of Rousseau Street at Major Street

Rousseau Street at Major Street

y

&


371

338

43

47

80

132

16



25

28 (pick-up
/drop- off)

Proposed
Supply



43

47

80

132

16



20

NA

By-law Required
Supply

out in the City of New Westminster By-Law.

parking, based on the parking supply standards set

Bylaw and potentially exceed for school staff

School parking provision will meet the City’s Parking

Westminster By-Law.

the intersection.

left-through lane is expected to operate at a V/C of

parking supply standards set out in the City of New

periods to ensure northbound motorists do not block

analysis shows that the existing westbound shared

Residential development on-site parking provision

or without the proposed development. Speciﬁc

y
will meet the City’s Parking Bylaw, based on the

Recommendations: Urban Academy to provide a
crossing guard during the peak pick-up/drop-off

y

at LOS “C” for all the evaluated peak periods with

Currently the intersection is projected to operate

Rousseau Street at Lane

y

y

Parking Provision

Trafﬁc Analysis - Key Findings and Recommendations

Rousseau Street at Braid

14/
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Recommended Improvements to accommodate 2021
Trafﬁc Conditions

y Due to small footprint, playspace is
located on spacious rooftop decks.

y Priority for safety and supervision.

y Spaces arranged for crosscurricular, inquiry-based learning
and integration of different age
ranges.

y Multi-purpose, ﬂexible spaces
to accommodate different uses,
increased future school population
and changes in curriculum.

y Building form creates learning
commons for student collaboration,
rather than long hallways.

y Takes advantage of natural daylight
by building upwards, not outwards.

y Offers vibrant programming and
relationship between uses.

y Corner of Abbot Street and Expo Boulevard.

y Designed to suit the needs of the
new curriculum and within an urban
context.

05 April 2016

100 Braid Street, New Westminster BC

y Drop-off, bus and transit users all accommodated at or near the site.

y Play space contained within the school including a rooftop deck.

y A vibrant, ﬂexible, environmentally responsible learning environment.

y Tight urban footprint with fewer site options than 100 Braid Street.

y 516 students K to Grade 12.

y Adjacent to the Broadway Skytrain Station.

Urban School in BC - Precedent 2
Stratford Hall, 300 Commercial Drive, Vancouver BC

y No parking on-site.

y Community use of some school facilities.

y Before and After School Care.

y Play space contained within the school including a landscaped
rooftop deck.

y 500 students K to Grade 7.

y School integrated into mixed-use residential development.

Urban School in BC - Precedent 1
International Village School, 55 Expo Boulevard, Vancouver BC

Urban Schools - Description & Precedents

How are new Urban Schools
different?

15/
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- Summer camps open for both
Urban Academy students and local
community children.

- Some before & after school care
spots for neighbourhood families.

- Music Room

- Drama Space

- Large Multi-purpose Room

- Gymnasium

y School would welcome a wide
variety of community groups
to access some facilities out
of school hours for meetings,
activities or events, such as:

05 April 2016

100 Braid Street, New Westminster BC

y 4 playspaces to be provided over
+/- 12,000 sq ft of rooftop decks.
Another rooftop deck could also be
added in the future as the school
population grows.

y School would both beneﬁt from
and contribute to the existing
vibrant, active, inclusive and familyfriendly Sapperton neighbourhood.
The aim is to become part of the
community.

y Spaces to be located close to or at
street level for ease of community
group access and visibility.

Precedent image of ﬂexible learning commons and
multi-purpose spaces.

Precedent image of ﬂexible learning commons and
multi-purpose spaces.

Urban Academy School - Amenities

Amenities Accessible to the Public

16/
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Sketch image of proposed Urban Academy School rooftop
playspace.

Precedent image of gymnasium. Urban Academy School
are proposing a full-size gymnasium for full court basketball,
volleyball, badminton, and other activities and games.

What’s Changed?....

y Design Panel Approval for Design
Guidelines.

y Increased building height (to
accommodate the increased
Gallery & Artist Studios spaces.)

y Increased Gallery/Studio space.

y Trafﬁc Analysis completed.

17/
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c. Engagement Photos
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March 30th, 2016
4418-37

Mr Evan Allegretto
Wesgroup Properties
Suite 910-1055 Dunsmuir Street
Vancouver, BC
V7X 1L3

Dear M Allegretto:
Re:

100 Braid Street, New Westminster
Transportation Study

Based on the comments provided by City of New Westminster staff, Bunt & Associates Engineering Ltd.
(Bunt) has revised the Transportation Study for the proposed project at 100 Braid Street, New Westminster,
BC. The attached report provides a summary of our traffic and parking assessment for the proposed
project. This report documents the estimated number of vehicular, bicycle, and transit trips from the
proposed development, and the anticipated effect of the development traffic on the adjacent street
system.
I trust that the information provided in this report will be of assistance to you and your team as the
development process with the City continues.

Yours truly,
Bunt & Associates

Thea Wilson, MRTPI, M.Sc.

Domingo “Niño” Maclang, P.Eng., PE

Transportation Analyst

Senior Transportation Engineer

100 Braid Street | Transportation Study | March 30th 2016
S:\PROJECTS\DM\4418-37 100 Braid St. Parking & TA\5.0 Deliverables\6.3 Final Report\20160303_4418-37_Draft_report_v04.docx
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CORPORATE AUTHORIZATION
Prepared By:

Thea Wilson

Bunt & Associates Engineering (BC) Ltd.

Transportation Analyst

1550-1050 West Pender Street
Vancouver, BC V6E 3S7
Canada

Reviewed By:

Approved By:

Domingo Maclang

Telephone:

+1 604 685 6427

Senior Transportation Engineer

Facsimile:

+1 604 685 6579

Date:

2016-03-30

Project No.

4418-37

Status:

Draft

FINAL ONLY

Engineer’s Stamp
This document was prepared by Bunt & Associates for the benefit of the Client to whom it is addressed. The copyright and ownership of the report
rests with Bunt & Associates. The information and data in the report reflects Bunt & Associates’ best professional judgment in light of the
knowledge and information available to Bunt & Associates at the time of preparation. Except as required by law, this report and the information
and data contained are to be treated as confidential and may be used and relied upon only by the client, its officers and employees. Any use which
a third party makes of this report, or any reliance on or decisions made based on it, are the responsibilities of such third parties. Bunt & Associates
accepts no responsibility for damages, if any, suffered by any third party as a result of decisions made or actions based on this report
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1.

INTRODUCTION

Bunt & Associates Engineering Ltd. (Bunt) has been retained by Wesgroup to provide transportation planning
services for the proposed project at 100 Braid Street, New Westminster, BC. Exhibit 1.1 illustrates the project
location. As shown, the project is located on the southeast corner of Rousseau Street at Braid Street.
The proposal is to demolish the existing commercial uses on the site and construct a K-12 Urban Academy private
school (for 450 students) and a new residential tower consisting of approximately 225 strata units. Vehicular
access to the site shall be provided via a rear lane off of Rousseau Street. Access off of Braid Street is not
proposed.
It is noted the proposed school is expected to be constructed and functional prior to the completion of the
residential tower. Additionally, the completion of the proposed project shall depend on the duration of the
development approval process. However, for the purposes of estimating future traffic volumes and traffic analysis,
the entire development (both school and residential tower) has been assumed to be completed by 2021.

1.1

Purpose and Study Scope
This report has been prepared in close coordination with City staff. The purpose of this study is to
evaluate the proposed project from a transportation standpoint. As such, the analysis and discussion
presented in this report:
•

Describes the proposed development;

•

Discusses the parking provisions for the project;

•

Summarizes the existing traffic conditions for the key intersections within the study area;

•

Evaluates the project’s potential impact on the adjacent transportation system during the project’s
opening year (2021); and,

•

Identifies any roadway laning or traffic control upgrades required (if any) to the area road system
on account of background traffic and new traffic associated with the proposed development.

The Transportation Study also discusses:
•

A pedestrian walkway plan from the adjacent Skytrain / transit station;

•

The two greenways adjacent to the site;

•

Bicycle parking/network connectivity; and,

•

Catchment areas for the school.

The analysis presented in this report focuses on Existing, 2021 Background (Without Project), and 2021
Total (With Project) conditions.
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1.2

Study Area
Exhibit 1.2 illustrates the study area evaluated in this TIA. The study area intersections (identified below)
have been selected based on consultation with City staff:
•

Rousseau Street at Braid Street;

•

Rousseau Street at Laneway (fronting southerly project limit); and,

•

Rousseau Street at Major Street.
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2.

EXISTING CONDITIONS
This chapter of the report summarizes the existing roadway and traffic conditions in the study area. The
existing roadways and intersection controls are presented, along with existing traffic count data collected
for this study. This data was then used to analyze existing traffic operations in the study area.
100 Braid Street is located at the eastern edge of New Westminster, just south of Coquitlam. Downtown
New Westminster is a short drive to the south, and East Columbia Street and Sherbrooke Street (to the
southwest) provides a focal point of community activity with commercial uses, the emerging Brewery
District and Royal Columbian Hospital to the south and single family housing immediately south and west
of the site.
There is currently an underutilized area and land north of Braid Street, adjacent to Braid Street SkyTrain
Station. There are plans to develop a new mixed use community here, known as Sapperton Green.
The study area is considered part of the Brunette Creek Area, which had a Neighbourhood Plan, developed
in 2002.

2.1

Study Area Roadways
Table 2.1 presents the existing traffic control for each of the study area intersections. These intersections
have been selected with City staff. Exhibit 1.2(previously presented) illustrates their intersection control
and roadway laning.
Table 2.1 Existing Traffic Controls

INTERSECTION

TRAFFIC
CONTROL

Rousseau Street (NS) at
1. Braid Street (EW)

Signalized

2. Future Project Access / Lane (EW)

Unsignalized

3. Major Street (EW)

Unsignalized

Although sidewalks are not currently provided along the project frontage (east side of Rousseau Street and
south side of Braid Street) the pavement and striping in the study area is generally in good condition.
Table 2.2 further summarises the characteristics of the study areas roadways.
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Table 2.2 Street Characteristics
Street Name/

Number of

Segment

Lanes

Classification

Parking

Other Characteristics
Connects to 8th Avenue in

Braid Street

Two lanes

City Collector

No parking

the west and Brunette
Avenue in the east
Provides connectivity to

Rousseau Street

Two lanes

Local Street

On-Street parking

Brunette Avenue for SB
traffic only.
Major Street runs east-west

Major Street

Two lanes

Local Street

On-Street parking

between E Columbia Street
and Rousseau Street.

2.2

Peak Hour Traffic Volumes
Existing traffic counts were collected during a typical weekday in 2016 (Wednesday February 3, 2016)
when School District No. 40 (New Westminster) was confirmed to be in session.
Data was collected for three peak periods. Weekday AM Network Peak (7-9am), Weekday PM School Peak
hour (2-4pm), and Weekday PM Commuter Network Peak (4-6pm)
Exhibit 2.1, 2.2 and 2.3 summarize the existing (2016) Weekday AM, PM School and PM Commuter peak
hour volumes, respectively.
The highest volumes in the study area are along Braid Street with over 900 vehicles per hour (vph) in the
westbound direction during the AM peak hour. In the PM school peak hour there are over 1,100 vehicles in
the eastbound direction and over 1,200 vph in the commuter peak hour. Two-way volumes on Rousseau
Street are approximately 75 vph in the AM peak, 175 vph in the School Peak and 230 vph in the commuter
peak.

6
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2.3

Intersection Analysis
The capacity analysis is based on the methods outlined in the Highway Capacity Manual (HCM) 2000, using
the SYNCHRO 9.0 analysis software – This has been done by evaluating the 1.) Volume-to-Capacity (V/C)
ratios and 2.) Level of Service (LOS) for the study area intersections.
2.3.1

Volume-to-Capacity (V/C) Ratio

The volume-to-capacity (V/C) ratio describes the extent to which the traffic volumes can be accommodated
by the physical capacity of the road configuration and signal control. A value (measured during the peak
hour) less than 0.90 indicates that generally, there is sufficient capacity and projected traffic volumes can
be accommodated at the intersection. A value between 0.90 and 1.0 suggests unstable operations may
occur and volumes are nearing capacity conditions. A calculated value over 1.0 indicates that traffic
volumes are theoretically exceeding capacity.
2.3.2

Delay and Levels of Service (LOS) Thresholds

The second measure of performance, Level of Service (LOS), is based on the estimated average delay per
vehicle among all traffic passing through the intersection. The HCM defines Level of Service (LOS) as a
qualitative measure which describes operational conditions within a traffic stream, generally in terms of
such factors as speed and travel time, freedom to maneuver, traffic interruptions, comfort and
convenience, and safety. The criteria used to evaluate LOS conditions vary based on the type of roadway
and whether the traffic flow is considered interrupted or uninterrupted.
A low average delay merits a LOS “A” rating. Average delays greater than 80 seconds per vehicle generally
produce a LOS “F” rating for signalized intersections, while average delays greater than 50 seconds per
vehicle generally produce a “LOS F” rating for unsignalized intersections. The definitions of level of service
for uninterrupted flow (flow unrestrained by the existence of traffic control devices) are summarized below
on Table 2.3.
Table 2.3 Level of Service Thresholds
Level of
Service

Control delay per vehicle in seconds
Signalized

Stop Control

A

0 to 10.00

0 to 10.00

B

10.01 to 20.00

10.01 to 15.00

C

20.01 to 35.00

15.01 to 25.00

D

35.01 to 55.00

25.01 to 35.00

E

55.01 to 80.00

35.01 to 50.00

F

80.01 and up

50.01 and up

Generally, performance thresholds are established by the jurisdiction(s) responsible for the roads in the
study area. In this report, unacceptable LOS shall be defined as LOS “E” or worse.

10
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2.3.3

Intersection Performance

Rousseau Street and Braid Street was coded as per signal timing information from the City of New
Westminster.
Stop signs are not currently installed at the intersection of Rousseau Street and the laneway today.
However, for analysis purposes a stop sign has been assumed for the westbound approach.
LOS analysis results for the study intersections are summarized in Table 2.4, 2.5 and 2.6 for the AM, PM
school and PM commuter peak, respectively. It is noted the overall V/C and overall delay (seconds) are
presented for the signalized intersections and unsignalized intersections, respectively. Furthermore, the
summary tables list the “Movements of Interest” for each notable lane’s operation (e.g. minor street V/C).
In general, all intersections analyzed are operating well within acceptable capacity thresholds with minimal
traffic delays. Acceptable LOS “C” traffic operations are calculated as the maximum level of service in all
evaluated periods and no specific operational problems are identified.
However, the intersection of Braid Street and Rousseau Street is affected by the traffic volumes at Braid
street and Brunette Avenue. When the intersection of Braid Street and Brunette Avenue operates close to or
at capacity in the peak hours, vehicles passing through Braid Street and Rousseau Street are metered by
the upstream queuing conditions at Braid Street and Brunette Street.
Table 2.4 Existing AM Weekday Intersection Operation Performance
Intersection

V/C or Delay (secs)

LOS

Movement of Interest

C

WB TL – V/C 0.76, LOS C

Signalized
Rousseau St & Braid St

0.45
Unsignalized

Rousseau St & Lane

3.0

A

WB LR – V/C 0.02, LOS A

Rousseau St & Major St

5.2

A

EB LR – V/C .03, LOS A

Table 2.5 Existing School PM Weekday Intersection Operation Performance
Intersection

V/C or Delay (secs)

LOS

Movement of Interest

C

WB TL – V/C 0.61, LOS C

Signalized
Rousseau St & Braid St

0.43
Unsignalized

Rousseau St & Lane

1.2

A

WB LR – V/C 0.02, LOS A

Rousseau St & Major St

8.0

A

EB LR – V/C 0.14, LOS A
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Table 2.6 Existing Commuter PM Weekday Intersection Operation Performance
Intersection

V/C or Delay (secs)

LOS

Movement of Interest

C

WB TL – V/C 0.68, LOS C

Signalized
Rousseau St & Braid St

0.47
Unsignalized

Rousseau St & Lane

1.6

A

WB LR – V/C 0.04, LOS A

Rousseau St & Major St

8.5

A

EB LR – V/C 0.2 LOS A

The Existing HCM capacity worksheets are included in this report as Appendix A.

2.4

Existing Transit Services
2.4.1

Bus Transit Service

The site is within close proximity to two bus routes which connect to other neighbourhoods in New
Westminster - Route 128 and 155. Route 128 connects Braid Station to the 22nd Street Station, running
predominantly along East 8th Avenue. Route 155 also connects Braid Station to the 22nd Street Station,
running along east 8th Avenue and on Richmond Street and Columbia Street though Sapperton. The
frequencies for the AM, PM school and PM commuter peak are summarized in Table 2.7.
The site is also 600m to bus stops on Columbia Street at Braid Street for the C9 which connects Lougheed
Station to New Westminster Station.
Table 2.7 Bus Transit Routes / Frequencies

12

School PM Peak Hour

Commuter PM Peak Hour

Frequency

Frequency

20 minutes

20 minutes

20 minutes

155

20 minutes

25 minutes

20 minutes

C9

30 minutes

30 minutes

30 minutes

Route Number

AM Peak Hour Frequency

128
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2.4.2

Bus Transit Infrastructure

The bus stops adjacent to the site are summarized below and are also graphically illustrated on Exhibit
2.4
1.

Bus Stop #53511 (Eastbound Braid Street) – This stop is located approximately 100m west of the site
(1-2 minute walk) and provides connectivity to Routes 128 and 155. Due to the proximity of this stop
to the site, this stop is likely to be utilized by most development transit trips destined towards the site
(from East Columbia Street). Currently, this stop provides a bus route identification pole only.

2.

Bus Stop # 53572 (Westbound Braid Street) - This stop is located approximately 300m west of the site
(3-4 minute walk) and provides connectivity to Routes 128 and 155. Due to the proximity of this stop
to the site, this stop is likely to be utilized by most development transit trips leaving the site towards
East Columbia Street (to the west). Currently, this stop only provides a bus route identification pole
and a trash bin; a bus shelter and bench are not provided.

3.

Braid Bus & Skytrain Station – This station is approximately 400m (5 minute walk) northeast of the
site. This bus station provides connectivity to the Skytrain (Millennium Line) providing connections to:
Lougheed & Brentwood Town Centres and VCC Clark in Vancouver; as well as: Downtown New
Westminster, Metrotown, Downtown Vancouver and Waterfront Station.
The station is also a transfer point for bus routes serving Coquitlam, Port Coquitlam and New
Westminster. In additional to the 128 and 155 these include: 159 Port Coquitlam Station, 169
Coquitlam Station, 791 Haney Place, 153 Coquitlam Centre and 156 Lougheed Station.

2.4.3

Deficiencies in Bus Infrastructure & Service

This section of the report describes the design guidelines for Translink bus stops. A bus stop which is
universally accessible shall incorporate the following (as per Translink’s Universally Accessible Bus Stop
Design Guidelines, 2007):
•

A hard-surfaced wheelchair pad or landing area that provides a clear loading/unloading zone;

•

A bus stop identification pole with tactile features can be used by persons with visual impairments to
confirm they have located a bus stop;

•

A 1.2-m wide tactile surface indicator extending from the curb to the back of the sidewalk or building
face, adjacent to the bus stop ID pole; and,

•

Clear and accessible approaches from the adjacent municipal sidewalk network.

The bus stops and connecting sidewalks adjacent to the site generally provide the above accommodations,
although there are additional amenities that can be provided to enhance the traveler’s experience and
those with disabilities. These include shelters, tactile flooring/sidewalk, seating and signage for those with
impairment(s). These types of amenities could encourage additional transit usage from the site.
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2.5

Bicycle Network/ Adjacent Greenways
2.5.1

Existing Cycling and Greenways

Exhibit 2.5 also highlights a number of important bicycle routes and adjacent greenways in the
community. These are summarised in Table 2.8.
Table 2.8 Bicycle Routes/ Greenways
Name
Central Valley Greenway
(CVG)
East Columbia Street
The Brunette – Fraser
Regional Greenway (BFG)

Type

Description

On-street route,

Main east-west route. A regional greenway linking

shared, with signs

New Westminster with Vancouver, Primarily utilizes

and markings

Sherbrooke Street and Fader Street.

On-street marked
bike lanes
Greenway, off-street

Runs from Sherbrooke Street to Brunette Avenue.
Runs along the top portion of the study area,
running through Hume Park

Based on the site’s proximity to the adjacent greenways, future cyclists shall benefit from excellent
connectivity to a variety of destinations such as Hume Park, Sapperton Park, and various retail stores along
Columbia Street such as “Cap’s Bicycle Shop” at434 E. Columbia Street.
Please note the major cycling barrier that likely discourages cycling to the study area is related to the
functionality of the Arterial-level roadways surrounding the site (such as Braid Street and Brunette Avenue).
Per the TAC guidelines, these types of roadways place “traffic movement” as their primary consideration.
As such, Bunt recommends the school to inform students and staff not to cycle along these high-volume
roads, but rather utilize Rousseau Street to Major Street to access the City’s bicycle network. Rousseau
Street and Major Street provide convenient access to the Central Valley Greenway, which subsequently
connects to the Crosstown Greenway, Brunette-Fraser Regional Greenway and other low-volume roadways
within the City’s roadway system.

It is our opinion the future cyclists of the development shall greatly

benefit from the City’s well-paved and well-marked cycling facilities/network.
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3.

PROPOSED DEVELOPMENT

3.1

Development Plan
The proposal is to demolish the existing uses on the site and construct a K-12 Urban Academy private
school (for 450 students) and a new residential tower consisting of approximately 225 strata units.
Vehicular access to the site shall be provided via a rear lane along Rousseau Street. Access along Braid
Street is not proposed. The project is expected to be constructed by 2021.

3.2

Off-Street Parking Supply
A breakdown of the site’s parking requirements and proposed supply is summarised in Table 3.1.
Table 3.1 Required & Proposed Parking Supply
USE

School

Sub--Use

Units

By-law Required
Supply

Proposed
Supply

Students

450

NA

28 (pick-up
/drop- off)

Staff

39

20

25

20

53

School Sub-Total

Residential

Bachelor

16

16

16

1 Bed

110

132

132

2- bed

57

80

80

3-Bed

31

47

47

43

43

Residential Sub-Total

318

318

TOTAL

338

371

Visitor

Based on the parking supply standards set out in the City of New Westminster By-Law, the required on-site
parking provision for the residential shall meet the City’s Parking Bylaw, while the parking provided for the
school staff use is in excess by 5 stalls (Bylaw = 20 stalls vs. Provided = 25 stalls).
School pick-up/drop-off parking demand analysis and a rationale for the residential parking variance are
discussed in greater detail in the following sections.
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3.3

School Pick-Up/Drop-Off Short Term Parking
The traffic related to the school’s pick-up/drop-off periods is of notable relevance to the design
considerations of the project. Therefore, a substantial component of the transportation-related efforts
previously included the review of parking schemes, shuttle bus parking areas, and recommending design
features intended to maximize circulation efficiencies within the site.
The school intends on continuing a staggered start/end time system. The start/end times for Grades K-5
will be offset from the Grade 6-12 start/end times by a minimum of 30 minutes. Furthermore, the school
shall also utilize an early drop off (7AM) and late pick up time option (post-5PM) that is expected to be
utilized by approximately 20% of the student population. These offsetting measures are expected to
“spread out” the pick-up/drop-off peak traffic demands for the 450 student school. It is our opinion this
arrangement shall reduce the potential for any traffic impacts and parking demand (in comparison to a
non-staggered arrangement).
The pick-up/drop-off assumptions are consistent with the methodologies utilized in the previously
published Urban Academy TIA (prepared by MMM and dated February 2015) which evaluated a 450
student private school at another site in New Westminster. The methodology to calculate the pickup/drop-off demand is highlighted below. For reference purposes, Grades JK-5 shall be referred to as the
“Junior School” and Grades 6-12 have been referred to as the “Senior School”.
Per the data collected in the previous study, approximately 80% of students are dropped off or picked up
by car. As such, the analysis in this report assumes 80% of the students shall arrive / depart by car.
Furthermore, as discussed previously, approximately 20% of the student population are in “Before School”
or “After School” care – these students arrive between 7:00-7:30am and leave between 5:00-6:00pm. The
majority of these Junior School students are in JK, K, and Grade 1.
3.3.1

Regular Junior School Hours

During drop-off, the analysis assumes Junior School parents take 7.5 minutes to drop off their child at the
school. The extended time reflects the time it takes to walk their younger child into the school.
During pick-up, the analysis assumes the same as the drop-off; parents take 7.5 minutes to pick up their
child.
3.3.2

Regular Senior School Hours

During drop-off, the analysis assumes Senior School parents take 2 minutes to drop off their child at the
school.
During pick-up, the analysis assumes Senior School parents take 5 minutes to pick-up their child.

18
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Appendix B contains the detailed pick-up/drop-off parking demands for the proposed private school.
Given the school shall implement a staggered time system where the Junior School and Senior School start
and end times are at least 30 minutes apart, at any given time, there is an estimated peak pick-up/ dropoff demand of 26 vehicles and 28 vehicles in the AM peak hour and PM peak hour, respectively.
The school intends on providing a minimum of 28 short term on-site parking stalls for use by the school.
However, due to the challenges of the relatively small footprint of the school site, only 13 stalls can be
provided directly underneath the school site. The remaining 15 stalls (of the 28) will be provided/shared
with the residential visitor parking stalls of the development.
Given that residential visitor parking demand is typically at its highest in the evening, there is an
opportunity to allow overflow school pick-up/ drop -off parking to be provided in the un-gated visitor
parking spaces during the school’s peak pick –up /drop off time. As such, Bunt recommends appropriate
signage be installed at this residential visitor parking area (e.g. “School Pick-Up/ Drop-Off Parking Only: 89AM and 2-3PM”).
3.3.3

Rousseau Street: On-Street Parking

The east side of Rousseau Street along the project frontage is approximately 65 metres (m) long. Provided
a “no parking” area is implemented 1.) from Braid Street to 6m south of Braid Street and 2.) from the
southerly lane to 6m north of the lane, approximately 53m of potential on-street parking will be available.
This 53m is expected to accommodate 7-8 vehicles. The project intends on utilizing this area as excess
drop-off stalls or additional employee parking (to be determined). It is our understanding this provision
shall continue to be discussed with City staff.

3.4

School Long-Term Parking & Residential Parking Rationale
This section of the report documents the rationale for the proposed school long-term and residential
parking supply.
3.4.1

Senior Student Parking

Senior Students at Urban Academy will not be parking their vehicles at school or in the neighbourhood at
the 100 Braid St. school location. There are two factors governing the restriction on their ability to use a
car to drive to school.
The Graduated Licensing Program in British Columbia is the process by which novice drivers complete the
obligations necessary to receive their driver’s license. The process for young people to successfully get all
the way through the process and be awarded a driver’s license takes a minimum of 18 months, most
students take a little over two years to complete the program. Students are 18 (or older) at the time of
successful completion. The earliest they will complete will be the spring of their grade 12 year and they
complete school in June of the year they turn 18 years old. Students typically are not able to complete in
time to allow them to use a vehicle for this purpose.
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The second factor governing this issue is the nature of the school itself. Urban Academy is an independent
school and the Head of School has the authority to provide direction with regard to this issue. Urban
Academy students will not be permitted to drive a vehicle to school. The school does not intend to
undertake this responsibility or provide this as an option for students.
3.4.2

School Employee Parking

Urban Academy has indicated their future school will employ approximately 40 employees. Due to the
site’s proximity to the nearby Skytrain station and a survey performed with existing staff members for
Urban Academy’s other locations (per Urban Academy TIA, February 2015) approximately 50% of the
school staff is expected to drive to school (which translates to 20 parking stalls) the remaining employees
are expected to use other modes of travel such as transit or carpooling. The project is proposing to
provide 25 on-site stalls reserved for school staff. Thus, it can be concluded that sufficient parking should
be provided for the school’s employees. The employee parking supply is also in excess of the bylaw by 5
stalls.
3.4.3

Residential Parking

Per Table 3.1 (page 16, previously presented) 318 stalls are required as per the City’s by-law. The project
shall provide 318 stalls for the residential uses and thus, meets the City’s Parking Bylaws.

3.5

Student Walkway Plan
Students will be assisted by an Urban Academy crossing guard to cross the intersection of Braid Street at
Rousseau Street. In order to access the Braid Street Skytrain station, students will utilize the existing
sidewalk along the north side of Braid Street. Students will be discouraged from using Brunette Street to
access the Braid Street Skytrain station.
Students walking from the neighbourhoods south of the site are expected to utilize the existing sidewalk
along the west side of Rousseau Street. For the intersection of Rousseau Street at the Lane, Bunt
recommends to provide a striped pedestrian crosswalk at the north leg of the intersection. Bunt also
recommends Urban Academy provide a crossing guard during peak times at this location to ensure
pedestrian safety and to also ensure motorists do not block the intersection. Further information
regarding the potential for vehicle queuing issues are discussed in Section 4.3 of this report.

3.6

Bicycle Parking / Accommodation
The City’s bylaw has minimum bicycle long and short term parking space requirements for the uses onsite. For residential use, long term bicycle storage spaces are to be provided at a rate 1.25 spaces per unit.
This equates to 268 bicycle storage spaces.
For school use, Long term bicycle storage space is to be provided at one space per 25 teachers, 1space for
every 20 students in elementary school, and 1 space per 10 students in Middle and secondary school. This
equates to 37 bicycle storage spaces. The project intends to be in compliance with the by-law
requirements.

20

100 Braid Street | Transportation Study | March 30, 2016

600

3.7

Future Transit and Cycling
Bunt has calculated the anticipated number of transit users generated by the site. The detailed
calculations are included in Appendix C of this report.
3.7.1

Residential Estimates
Based on data provided in the 2011 Metro Vancouver Regional Trip Diary Survey, the residential
component of the development is expected to generate approximately 23-24 transit users and
approximately 1 cyclist in the AM and PM peak hours.

3.7.2

School Estimates
Based on modal choice data provided by Urban Academy, the school is projected to generate
approximately 36 transit users in the AM and PM peak hours; the 36 users consist of 7 staff and
29 students. Furthermore, the school is projected to generate approximately 7 cyclists in the peak
hours; the 7 cyclists consist of 3 staff and 4 students.
The New Westminster Master Transportation Plan indicates that by 2041, at least 60% of all trips
are should be made by multi-modal options (walking, cycling or transit). In order to actively
pursue these long-term goals, the school should consider the following measures to encourage
multi-modal trip selection:
Encouraging Transit Ridership:
•

Regularly provide students and staff of bus routes and schedules;

•

Implement reward systems for transit users (e.g. transit user “points” club to
purchase transit-user accessories [headphones, books, transit club T-shirt, health
magazine subscription, water bottles, etc] );

•

Support theme weeks (e.g. Ride to School/Work week); and,

•

Providing Transit Discounts/Subsidies;

Encouraging Cycling:
•

Provide safe and secured bicycle storage facilities for students and staff – already
proposed by the school;

•

Change rooms – already proposed by the school;

•

Implement cycling clubs and reward systems for cyclists (e.g. cycling “points” club
to purchase bike accessories [gloves, helmets, taillights, etc]);

•

Support theme weeks (e.g. Bike to School/Work week); and,

•

Cycling Maps.
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3.8

Loading
The City of New Westminster bylaws does not explicitly require any off-street truck loading bays for
residential developments. However, the project is proposing to provide one off-street loading bay
intended for a Class A (large cargo van) at Level 1 (at-grade level of parking under the courtyard), right
next to the tower core with easy access to the elevators. Based on our experience with other projects that
are exclusively for residential uses, a Class A loading stall is expected to accommodate the majority of
deliveries observed for residential developments (e.g. Canada Post vans, cube vans, pizza deliveries, etc).
The manoeuvrability analysis for the proposed Class A loading bay is provided on Exhibit 3.1. As shown, a
6m cargo van is expected to maneuver in and out of the parkade with sufficient widths.
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4.

FUTURE TRAFFIC CONDITIONS
This chapter of the report presents the future traffic analysis for 2021 with and without the proposed
development. Based on consultation with City staff, only the project’s full build-out year of 2021 shall be
evaluated in this report. 2021 Background (Without Project) conditions are presented first, followed by the
2021 Total (With Project) scenario.

4.1

Background Growth
For the purpose of this transportation assessment, a background traffic growth rate of 2% per annum
(linear) was applied to existing peak hour volumes to represent general, unspecified growth in traffic in
the study area, as agreed with the City.
The future horizon years analyzed do not include the Royal Columbian Hospital (RCH) Redevelopment
which is proposed to consist of a temporary (2-3 years ) car park on the vacant lot at 97 Braid Street
(across Braid Street from the site). This is because the temporary parking lot is assumed to no longer be in
function by 2021.
Furthermore, the Sapperton Green Development is not anticipated to be built until after 2025, and is
therefore not included in the future traffic projections.

4.2

Trip Generation
The trip generation for the project has been calculated based on historical trip data and actual counts
performed at the existing Urban Academy locations. The following sections detail the methodologies
utilized to calculate the development’s anticipated trip generation.
4.2.1

Residential Trip Generation

Bunt has conducted trip generation surveys on a number of medium density residential sites in the Lower
Mainland located within close proximity to Frequent Transit Network. This includes sites within New
Westminster. The data collected for these sites reflect trip generation for the AM and Commuter PM peak
hours.
In order to approximate the School PM rate (2-4 PM) from the commuter PM rate (4-6PM) the Institute of
Transportation Engineers (ITE) published literature (Hourly Variations on trip Generation, January 2015)
was utilized which suggests 75% of the commuter PM peak hour rate occurs between 2-4 PM.
The resulting peak hour trip generation rates are illustrated in Table 4.1.
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Table 4.1 Residential Trip Rates Per Residential Unit

4.2.2

Peak Hour

In

Out

Total

AM

0.07

0.23

0.30

School PM

0.15

0.08

0.24

Commuter PM

0.20

0.11

0.31

School Trip Generation

The school trip generation utilized in this report was sourced from in the previously published technical
report: Traffic Impact Study – Urban Academy (prepared by MMM Group and dated February 2015), which
is included in Appendix D.
The AM and School PM rates have been adjusted (-20%) to account for the before and after school
childcare/ program available on-site for the K-5 students. The Commuter PM included 20% of the school
trip generation to reflect the traffic related to the after school childcare program. The resulting rates are
shown below on Table 4.2.
Table 4.2 School Trip Rates per Student

4.2.3

Peak Hour

In

Out

Total

AM

0.51

0.47

0.98

School PM

0.46

0.50

0.95

Commuter PM

0.11

0.12

0.24

Summary

Based on the trip generation rates previously described, Table 4.3 summarizes the total estimated gross
vehicle trips for the proposed land uses.
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Table 4.3 Total Site Generated Trips
AM PEAK HOUR
USE
Private
School
Condos

UNITS

PM PEAK HOUR

PM PEAK HOUR

IN

OUT

TOTAL

IN

OUT

TOTAL

IN

OUT

TOTAL

450 Students

228

211

439

206

223

428

51

56

107

225 Suites

14

49

64

32

18

51

43

24

67

243

260

503

238

241

479

95

80

174

-10

-7

-17

-5

-3

-8

-14

-16

-30

233

253

486

233

238

471

81

64

144

Total Trips Generated
Trips Generated from
Existing Site Uses
Net Added Trips

As shown, the development traffic will be primarily generated by the private school functions of the site.
The school generates approximately 430-440 trips in the AM and School PM Peak hours, and 110 in the
commuter peak hour. This equates to an average of 3.66 vehicles headed inbound and outbound every
minute.
It is noted that the start times will utilize a staggered arrangement, the junior and senior school will be
offset by 30 mins. Therefore, this analysis reflects the operations where parents picking-up/dropping-off
children in the junior school will generally not be arriving or leaving at the same time with those pickingup/dropping of those in the senior school.
Furthermore, as discussed in Section 3.3, parents/guardians of junior school students take approximately
7.5 minutes to drop off their child at the school; the extended time reflects the time it takes to walk their
younger child into the school. If 3.66 vehicles (average number of vehicles per the 1st paragraph of this
page) enter the school parking area every minute for 7.5 minutes, there would be a maximum demand of
27 short term parking stalls during junior school pick-up/drop-off. Since the school shall provide 28
short-term parking stalls, it can be concluded the worst case parking demand of 27 stalls can be
accommodated.
Additionally, Senior School parents take only 2-5 minutes to drop off/pick-up their child at the school. As
such, if 3.66 vehicles enter the school parking area every minute for 2-5 minutes, there would be a
maximum demand of 18 short term parking stalls during Senior School pick-up/drop-off. The demand 18
stalls during the senior school pick-up/drop-off is expected to be accommodated via the 28 short-term
parking stalls.
In all peak hours considered, the residential trips equate to approximately 1vehicle every minute.
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4.3

Site Traffic Distribution
Trip distribution represents the directional orientation of traffic to and from the project site. Trip
distribution is heavily influenced by the geographical location of the site, the location of employment,
commercial opportunities and the proximity to the regional highway system. For the residential
component the directional orientation of traffic was determined by evaluating existing and proposed land
uses and highways within the community and existing traffic volumes.
For the private school uses, catchment information was used to estimate trip distribution. Student
catchment information from Urban Academy is summarised in Table 4.4. As shown, most of the students
are expected to reside within New Westminster (41%) and Burnaby (28%). This information, along with
anticipated travel patterns has been used to distribute the trips on the local street network.
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Table 4.4 Existing Student Home Address
Home Address

Percent Split

Belcarra

1%

Burnaby

28%

Coquitlam

11%

Mission

1%

New Westminster

41%

Port Coquitlam

2%

Richmond

3%

Surrey

6%

Vancouver

6%

West Vancouver

1%

Total

100%

For the residential use, the assignment of the estimated future site traffic onto the street network is based
on the observed existing turning movements at the study intersections.
Trip distribution worksheets are presented in Appendix E.
The total “added trips” were distributed on the local street network. The gross trips are shown in Exhibit
4.1, 4.2 and 4.3 for the AM, School PM and Commuter PM peak hours, respectively.
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4.4

Future Traffic Volumes
The traffic impact analysis includes an estimation of the future Background Traffic Volumes, and an
assessment of the net traffic impact of future Total Traffic condition versus the future Background Traffic
condition. For the purposes of this analysis, the future horizon year is 2021 (Opening Day).
The estimated Total Traffic Volumes upon completion of the development were then derived by
superimposing the estimated increase in site traffic volumes onto the Background Traffic Volumes.
The background traffic Volumes are shown in Exhibit 4.4, 4.5 and 4.6 for the AM, School PM and
Commuter PM peak hours, respectively.
Full Synchro Output worksheets for the Background 2021 Scenarios are available in Appendix F.
The Total traffic Volumes are shown in Exhibit 4.7, 4.8 and 4.9 for the AM, School PM and Commuter PM
peak hours, respectively.
.
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4.5

Future Traffic Conditions
Results of the capacity analysis for the horizon year with and without the proposed development were
compared and summarized in Tables 4.5 to 4.7. It is noted the overall V/C and overall delay (seconds) are
presented for the signalized intersections and unsignalized intersections, respectively. Furthermore, the
summary tables list the “Movements of Interest” for each notable lane’s operation (e.g. minor street V/C).
The intersection of Braid Street and Rousseau Street was assumed to operate with an optimized cycle of
120 seconds.
Table 4.5 Background and Total 2021 AM Weekday Intersection Operation Performance
Total 2021

Background 2021
Intersection

V/C or
Delay (secs)

LOS

Movement of

V/C or

Interest

Delay (secs)

LOS

Movement of
Interest

Signalized
WB TL – v/c 0.77

WB LT- v/c 0.86

LOS C, 95th

LOS C, 95th percentile

Rousseau St &

percentile queue:

queue: 143.4m

Braid St

83.3m

(120 sec cycle &

0.49

C

existing laning)

0.68

C

NB TRL v/c 0.29

NB TRL v/c 0.04

LOS C, 95th percentile

LOS B, 95th

queue: 43.8m

percentile queue:
10.2m
WB L- v/c 0.61

Rousseau St &

LOS C, 95th percentile

Braid St
(120 sec cycle &

queue: 35.1m

-

-

0.46

-

C
NB TRL v/c 0.21

added WB LT

LOS B, 95th percentile

bay)

queue: 30.1m

Unsignalized
Rousseau St &
Lane
Rousseau St &
Major St

40

3.1

A

5.3

A

WB LR – V/C

8.7

A

0.02, LOS A
EB LR – v/c

WB LR – V/C 0.39
LOS B

4.5

A

EB LR - 0.11, LOS A

0.04, LOS A
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Table 4.6 Background and Total 2021 School PM Weekday Intersection Operation Performance
Total 2021

Background 2021
Intersection

V/C or
Delay (secs)

LOS

Movement of

V/C or

Interest

Delay (secs)

LOS

Movement of
Interest

Signalized
WB TL – v/c 0.62,

WB TL – v/c 1.05 LOS

LOS C, 95th

Braid St

D, 95th percentile

percentile queue:

Rousseau St &
0.47

C

(120 sec cycle)

65.6m

queue: 119 m

0.73

C
NB TRL v/c 0.49

NB TRL v/c 0.15

LOS c, 95th percentile

LOS B, 95th percentile

queue: 90.6m

queue: 18.1m

WB L – v/c 0.67 LOS C,

Rousseau St &
Braid St
(120 sec cycle &

95th percentile queue:
40.4 m

-

-

-

0.60

C
NB TRL v/c 0.34

added WB LT bay)

LOS C, 95th percentile
queue: 51.5m

Unsignalized
Rousseau St &
Lane
Rousseau St &
Major St

1.1

A

8.1

A
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WB LR – V/C
0.02, LOS A
EB LR – V/C
0.15, LOS A

11.4
6.7

A

WB LR V/C 0.60,
LOS C

A

EB LR – V/C 0.23,
LOS A
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Table 4.7 Background and Total 2021 Commuter PM Weekday Intersection Operation Performance
Total 2021

Background 2021
Intersection

v/c /
delay (s)

LOS

Movement of

v/c /

Interest

delay (s)

LOS

Movement of
Interest

Signalized

Rousseau St &
Braid St

WB TL – v/c 0.65, LOS C

WB LT – v/c 0.90

95th percentile queue:

LOS D,95th percentile

67.6m

0.53

C

(120 sec cycle)

0.61

C

queue: 106.5m

NB TRL v/c 0.24

NB TRL v/c 0.34

LOS B, 95th percentile

LOS B, 95th percentile

queue: 31.2m

queue: 66.0m
WB L – v/c 0.45
LOS C,95th percentile

Rousseau St &
Braid St

-

(120 sec cycle &

-

0.56

-

C

queue: 13.9m
NB TRL v/c 0.29

added WB LT bay)

LOS C, 95th percentile
queue: 47.1m

Unsignalized
Rousseau St &
Lane
Rousseau St &
Major St

1.5

A

8.5

A

WB LR – V/C 0.04,

4.0

A

LOS A

WB LR – V/C 0.14
LOS B

EB LR – V/C 0.22,

8.1

LOS A

A

EB LR – V/C 0.24,
LOS B

As shown on Tables 4.5 to 4.7, all of the study area intersections are projected to operate at an overall
LOS “C” (or better) with or without with the occupancy of the proposed project. Full Synchro Output is
available in Appendix E.
Rousseau Street at Braid Street
This intersection is projected to operate at LOS “C” for all the evaluated peak periods with or without the
proposed development. However, on a specific lane-by-lane analysis, the existing westbound shared leftthrough lane is expected to operate at a V/C of 1.05 (LOS “F”) during the School PM peak. This deficiency
is primarily attributable to the left turn traffic added to the network by the proposed school. In order to
increase the westbound left turn capacity of the intersection, the provision of an exclusive 40m (minimum)
left turn bay is recommended, along with protected/permissive signal phasing. With this treatment, the
westbound left turn V/C is projected to improve to a V/C of 0.60 (LOS “C”).
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The northbound right turning queues have also been reviewed for this location. During the peak hours, a
95th percentile queue of 51.5m (with the addition of the WB turing lane) may occasionally occur during
peak pick-up/drop-off periods. However, this queue length is expected to be accommodated by the link
distance from Braid Street to the rear lane (approximately 65m). It is noted an Urban Academy crossing
guard will be provided at this intersection during the school’s peak pick-up/drop-off periods.
Rousseau Street at Lane
The intersection of Rousseau Street at the Lane is expected to operate at LOS “A” for all evaluated peak
hours. During the school peak hours, there may be instances where southbound left turning vehicles shall
experience queues of 22.5 m. However, this queue length is not expected to extend upstream to Braid
Street if the intersection is kept clear. As such, Bunt recommends Urban Academy provide staff (e.g. a
crossing guard) during the peak pick-up/drop-off periods to ensure northbound motorists do not block
the intersection.
Rousseau Street at Major Street
The intersection of Rousseau Street at Major Street is expected to operate at LOS “A” for all evaluated peak
hours. No improvements are required to achieve satisfactory LOS.
The recommended improvements are highlighted on Exhibit 4.10.
4.5.1

Rousseau Street at Braid Street – Sensitivity Analysis

Per request by City staff, Bunt has also evaluated the traffic operations for 2021 Total conditions with the
implementation of a 50m northbound right turn lane for the subject intersection. Table 4.8 summarizes
this sensitivity analysis.
Table 4.8 Rousseau Street at Braid Street –Northbound Right Turn Lane1
Total 2021 Weekday Peak
Hour
AM

School PM

Commuter PM

v/c

0.44

0.58

0.51

LOS

Movement of Interest

C

WBL - v/c 0.59 LOS C, 95th Percentile Queue 34.4m,
(35.1m without NBR lane; see Table 4.5)
NBR – v/c 0.12 LOS B, 95th Percentile Queue: 14.9m
(30.1m without NBR lane; see Table 4.5)

C

WBL - v/c 0.67 LOS C, 95th Percentile Queue 40.2m
(40.4m without NBR lane; see Table 4.6)
NBR – v/c 0.29 LOS C, 95th Percentile Queue 41.8m
(51.5 m without NBR lane; see Table 4.6)

C

WBL - v/c 0.41, LOS , 95th Percentile Queue:13.1m
(13.9m without NBR lane; see Table 4.7)
NBR – v/c 0.23 LOS C, 95th Percentile Queue: 36m
(47.1m without NBR lane; see Table 4.7)

1 This configuration consist of an added westbound left turn lane (consistent with the improvements on Exhibit 4.10), a 120 second
cycle length and an exclusive northbound right turn lane
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As shown, the intersection of Rousseau Street at Braid Street shall operate at LOS “C” with or without the
provision of an exclusive northbound right turn lane. However, the added northbound right turn lane
slightly improves the queue lengths and V/C ratios for both the westbound lefts and northbound rights.
Note that the implementation of this northbound right turn lane will limit the potential for on-street
parking on the east side of Rousseau Street. The east side of Rousseau Street along the project frontage is
approximately 65 metres (m) long. If a 50m northbound right turn lane is provided for Rousseau Street at
Braid Street, the remaining distance of 15m (which must also include a 6m distance north of the lane) will
only accommodate a drop-off zone of 1-2 vehicles. It is our understanding this provision shall continue to
be discussed with City staff.
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5.

CONCLUSIONS AND RECOMMENDATIONS
On behalf of Wesgroup Properties, Bunt & Associates has undertaken a Transportation Impact Study for
the proposed private school and residential development at 100 Braid Street, in New Westminster, BC. The
study examined the traffic, pick-up/ drop-off and parking implications of the proposed development and
reviewed the proposed site plan to confirm that the anticipated site traffic volume can be adequately
accommodated both on site and on the area street system.
Existing Conditions
The study considered three intersections:
•

Rousseau Street at Braid Street;

•

Rousseau Street at Laneway (fronting southerly project limit); and,

•

Rousseau Street at Major Street

In general, all intersections analyzed are operating within acceptable capacity thresholds and with minimal
traffic delay. No specific operational problems were identified and on-site observations indicate that
minimal queues and delays are evident during peak traffic periods. However, it was noted the volumes
utilizing the intersection of Braid and Rousseau are occasionally metered by the intersection of Braid Street
and Brunette Avenue.
Development
The proposal is to demolish the existing uses on the site and construct a K-12 Urban Academy private
school (for 450 students) and a new residential tower consisting of approximately 225 strata units.
Vehicular access to the school shall be provided via a rear lane along Rousseau Street. Access along Braid
Street is not proposed.
It is noted the proposed school is expected to be constructed and functional prior to the completion of the
residential tower. Additionally, the completion of the proposed project shall depend on the duration of
the development approval process. However, for the purposes of estimating future traffic volumes and
traffic analysis, the entire development (both school and residential tower) has been assumed to be
completed by 2021.
Parking & Pick-up/ Drop-off Review
Based on the parking supply standards set out in the City of New Westminster By-Law, the required on-site
parking provision for the proposed site is over supplied by 5 spaces for the school staff use.
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For the residential component of the project, the proposal is to provide 318 parking stalls which shall
satisfy the City’s Parking Bylaws. This equates to 1.41 stalls per unit.
The start/end times for Grades K-5 will be offset from the Grade 6-12 start/end times by a minimum of 30
minutes, and an early drop off (7AM) and late pick up time option (post-5PM) will be utilized by
approximately 20% of parents. These offsetting measures are expected to “spread out” the pick-up/dropoff peak traffic demands for a 450 student school. It is our opinion this arrangement shall reduce the
potential for any traffic impacts (in comparison to a non-staggered arrangement).
There is an estimated peak drop-off demand of 26 vehicles and 28 vehicles in the AM peak hour and PM
peak hour, respectively. The school intends on providing a minimum of 28 short term on-site parking
stalls for use by the school. The project intends on utilizing proportion of the residential visitor parking
during school peak pick-up/drop –off periods. This can be accomplished by appropriate signage altering
users to the restrictions.
The east side of Rousseau Street along the project frontage is approximately 65 metres (m) long with
approximately 53m of potential on-street parking will be available, expected to accommodate 7-8 vehicles.
The project intends on utilizing this area as excess drop-off stalls or additional employee parking (to be
determined).
The walkway route to/from the school to/from the Skytrain will include the northerly sidewalk of Braid
Street and crossing guards will be provided at the intersection of Braid and Rousseau.
The project intends to be in compliance with the by-law requirements for bicycle parking.
Although the residential component of the project is not required to provide a delivery truck loading bay,
the project is proposing to provide one off-street Class B loading bay at Level 1 which is expected to
sufficiently accommodate the loading demands of a 225-unit residential development.
Traffic Impact Review
To evaluate the impact of the traffic generated from the proposed development, future 2021 traffic
conditions were assessed with and without the proposed development. A background traffic growth rate
of 2% (linear) was applied to existing peak hour volumes.
The development is expected to generate approximately 440 added trips in the AM peak hour, 430 in the
School PM peak hour and 105 trips in the commuter PM peak hour.
Rousseau Street at Braid Street
This intersection is projected to operate at LOS “C” for all the evaluated peak periods with or without the
proposed development. However, on a specific lane-by-lane analysis, the existing westbound shared leftthrough lane is expected to operate at a V/C of 1.05 (LOS “F”) during the School PM peak. This deficiency
is primarily attributable to the left turn traffic added to the network by the proposed school. In order to

48

100 Braid Street | Transportation Study | March 30, 2016

628

increase the westbound left turn capacity of the intersection, the provision of an exclusive 40m (minimum)
left turn bay is recommended, along with protected/permissive signal phasing. With this treatment, the
westbound left turn V/C is projected to improve to a V/C of 0.60 (LOS “C”).
The northbound right turning queues have also been reviewed for this location. During the peak hours, a
95th percentile queue of 51.5m may occasionally occur during peak pick-up/drop-off periods. However,
this queue length is expected to be accommodated by the link distance from Braid Street to the rear lane
(approximately 65m).
It is noted an Urban Academy crossing guard will be provided at this intersection during the school’s peak
pick-up/drop-off periods.
Rousseau Street at Lane
The intersection of Rousseau Street at the Lane is expected to operate at LOS “A” for all evaluated peak
hours. During the school peak hours, there may be instances where southbound left turning vehicles shall
experience queues of 22.5m. However, this queue length is not expected to extend upstream to Braid
Street if the intersection is kept clear. As such, Bunt recommends Urban Academy provide staff (e.g. a
crossing guard) during the peak pick-up/drop-off periods to ensure northbound motorists do not block
the intersection.
Rousseau Street at Major Street
The intersection of Rousseau Street at Major Street is expected to operate at LOS “A” for all evaluated peak
hours. No improvements are required to achieve satisfactory LOS.
Based on the analysis and recommendations outlined in this study, it is concluded that the proposed form
and density of the proposed development can be supported from a transportation perspective.
Rousseau Street at Braid Street – Northbound Right Turn Lane Sensitivity Analysis
The intersection of Rousseau Street at Braid Street shall operate at LOS “C” with or without the provision of
an exclusive northbound right turn lane. However, the added northbound right turn lane slightly improves
the queue lengths and V/C ratios for both the westbound lefts and northbound rights. If a 50m
northbound right turn lane is provided for Rousseau Street at Braid Street, the remaining distance of 15m
(which must also include a 6m distance north of the lane) will only a drop-off zone to accommodate 1-2
vehicles. It is our understanding this provision shall continue to be discussed with City staff.
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HERITAGE ASSESSMENT: 100 BRAID STREET, NEW WESTMINSTER

ADDRESS: 100 Braid Street
MUNICIPALITY: New Westminster, British Columbia
NEIGHBOURHOOD: Sapperton
ORIGINAL OWNER: B.C. Distilleries
DATE OF CONSTRUCTION: 1929 (with additions in 1963 and 1969)

SUMMARY OF RESEARCH:
The three-storey mixed-use building at 100 Braid Street was first constructed in 1929 for use by the
B.C. Distillery operation. The large distillery facility was concentrated across Braid Street (then
known as Distillery Road) and this building served an important role as a compounding warehouse
for the production of spirits. The B.C. Distillery, founded in 1904, was one of the largest employers
in the province and its location in Sapperton illustrates the suitability of the area for industrial
concerns, due to its adjacency to both railway tracks and Brunette Creek. The distillery closed in
1978 and all buildings, save for this structure, have since been demolished.
The building is the product of the local, prolific architectural firm of Gardiner & Mercer. Known
for their numerous commissions throughout New Westminster and the Lower Mainland, the firm
was especially noted for its institutional work, including the B.C. Distillery. The distinctive cupola
(in the style of the grain elevator) on the roof highlights the historic function of the building and the
large, multi-pane windows reflect the traditional warehouse design aesthetic of the late 1920s.
Two warehouse additions on either side of the building in the 1960s altered the site’s composition,
however the character of the original north and south elevations remains intact. The building now
serves as a multi-tenant artist studio and commercial space.

DONALD LUXTON & ASSOCIATES INC. JANUARY 2016
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HERITAGE ASSESSMENT: 100 BRAID STREET, NEW WESTMINSTER

HERITAGE ASSESSMENT FORM:
Assessment Criteria

Yes

1. Architecture
- Is the site architecturally significant?
- Is the site a significant expression of a particular style
(i.e. Arts & Crafts, Modern, etc.)?
- Does the site feature unique design details or features?

No

Explanation
The streamlined, utilitarian
nature of the building is
relieved by the grain elevator
on the roof and the large,
multi-pane windows on the
north and south elevations.

- Is the site a rare or unique or representative example of
a particular style/type?
2. Context: Neighbourhood/Landscape
- Is the site historically significant in the development of
the particular neighbourhood?
- Does the site reflect a significant pattern of development
in New Westminster?
- Is the site a landmark in the city or neighbourhood?
- Does the landscape or natural environment of the site
hold significance for the neighbourhood/city?
3. Person/Event
- Is the site significant for its association with a particular
person or group of people?
- Is the architect/builder significant?
- Is the site significant for its association with a particular
event?

4. Contemporary Compatibility/Usability
- Does the site maintain its original context? Is the site
compatible with its current context?
- Is the space relevant within the contemporary context
and surrounding environment?
- Is there potential for the current use of the site to
continue or for a compatible future use?

The building is the last
remaining part of the large
B.C. Distillery facility that
operated on the site and the
adjacent parcel to the north.
The industrial capacity of the
area was facilitated by the
adjacent Brunette Creek and
railway tracks.

The building was designed by
the prominent architectural
firm of Gardiner & Mercer,
which was known for
institutional commissions
across New Westminster and
the Lower Mainland from the
1910s through the 1930s.

The building no longer serves
as a distillery, but has since
transitioned into a multitenant artist studio and
commercial building,
illustrating the adaptability of
the space.
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HERITAGE ASSESSMENT: 100 BRAID STREET, NEW WESTMINSTER

Assessment Criteria

Yes

No

5. Additions/Alterations/Condition
- Does the site maintain a high degree of its original
integrity (does it maintain many of its original features)?

Explanation
Two additions to the east and
west have occurred, however,
the north and south elevations
retain their original character.

- If site has been altered, are the alterations compatible
with and distinguishable from the original building/site?
- Is the site in fair structural condition?

Does the site merit further heritage consideration by the City of New Westminster, based on the
above criteria?
YES
NO
Heritage Assessment Summary:
The former distillery building at 100 Braid Street is a testament to the industrial history of the
Sapperton area and is the last remaining part of the B.C. Distillery complex. Its connection to the
illustrious B.C. Distillery facility and its design by important architects Gardiner & Mercer together
enhance the value of the building, despite its relatively austere appearance. The roof’s cupola, in the
style of a grain elevator, serves as a stark reminder of the immediate area’s past function.
RESEARCH SUMMARY:
CIVIC ADDRESS: 100 Braid Street, New Westminster
ORIGINAL OWNER: B.C. Distilleries
ARCHITECT: Gardiner & Mercer
CONSTRUCTION DATE: 1929 (with additions in 1963 and 1969)
SOURCES:
•
•

City of New Westminster Site Development Report (noting July 18, 1929 permit to erect
‘winery’ for $26,000)
Building the West: The Early Architects of British Columbia (Luxton, Donald [Ed.].
Vancouver: Talonbooks. 2007.)

DONALD LUXTON & ASSOCIATES INC. JANUARY 2016
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HERITAGE ASSESSMENT: 100 BRAID STREET, NEW WESTMINSTER

100 Braid Street, looking north, Bing Maps

100 Braid Street, looking south, Bing Maps
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HERITAGE ASSESSMENT: 100 BRAID STREET, NEW WESTMINSTER

B.C. Distillery site, Braid Street, 1947, Vintage Air Photos, BO-47-604
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HERITAGE ASSESSMENT: 100 BRAID STREET, NEW WESTMINSTER

1957 Fire Insurance map of the B.C. Distillery site, note the 100 Braid Street building at the bottom
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HERITAGE ASSESSMENT: 100 BRAID STREET, NEW WESTMINSTER

GARDINER & MERCER:

Francis George Gardiner (1878-1966)

Andrew Lamb Mercer (1878-1959)

The architectural partnership of Gardiner & Mercer in the early half of this century was one of the
more enduring and prolific in the province. Andrew Mercer, more outgoing and gregarious, was
mainly responsible for the structural aspect of their projects, while Frank Gardiner handled the
design end. Friends as well as business partners, their separate firms were competitive after the
partnership split, but the two men remained personally friendly, and continued to meet each other
regularly at the Vancouver Club.
New Westminster was booming in the period just prior to the First World War, in anticipation of
the opening of the Panama Canal, and the Gardiner & Mercer partnership was soon established as
the leading local architectural firm. Mercer detested the Royal City, with all its “bloody hills,” and
within a year he moved his family to Vancouver. Gardiner & Mercer designed most of the new
buildings along Columbia Street, including the city’s tallest, the Westminster Trust Building,
1911-12. Their institutional buildings included several New Westminster schools, notably the
Duke of Connaught High School and Richard McBride School, and Coquitlam Municipal Hall. In
addition to their many commercial buildings they handled a large number of residential
commissions, designed in an adapted Arts and Crafts style, the largest being the Nels Nelson
House in Queen’s Park, 1913. Later, the firm shifted from the pursuit of general architectural work
to a specialization in brewery work and hospital design, including the landmark additions to St.
Paul’s Hospital, 1931-36, and the design of St. Vincent’s Hospital, 1939, both in Vancouver.

DONALD LUXTON & ASSOCIATES INC. JANUARY 2016
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HERITAGE ASSESSMENT: 100 BRAID STREET, NEW WESTMINSTER

Westminster Trust Building, 713 Columbia Street, designed by Gardiner & Mercer
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HERITAGE ASSESSMENT: 100 BRAID STREET, NEW WESTMINSTER

B.C. DISTILLERY:

Sapperton area with B.C. Distillery facility, circa mid-1920s (soon before the construction of 100 Braid Street),
photo supplied to Geoff Pinkerton by Faye Olson (McBride-Sapperton Residents' Association)
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HERITAGE ASSESSMENT: 100 BRAID STREET, NEW WESTMINSTER

B.C. Distillery advertisement, Scarlet & Gold Magazine, March 11, 1929
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HERITAGE ASSESSMENT: 100 BRAID STREET, NEW WESTMINSTER

B.C. Distillery poster, circa 1940s, City of Vancouver Archives, 1184-933
DONALD LUXTON & ASSOCIATES INC. JANUARY 2016
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Appendix 8
Preliminary Design Concept
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The site also features a landscaped pedestrian
mews which bisects the site in a north/south
axis, and functions as a:

The remainder portion of the site will comprise
of a comprehensive multi-family housing project
of approximately 18,850 sq m / 202,900 sq ft,
wrapped around a raised landscape courtyard.

4

LANDSCAPE

Two townhome blocks – one block located
on the south edge of the property fronting
the proposed lane, and, another block
located along the eastern boundary of the
property.

•

MULTI-FAMILY RESIDENTIAL

An art gallery space of approximately 200
sq m / 2,150 sq. ft. with an additional 200
sq m / 2,150 sq ft of artists studios above
is proposed for the northeast corner of the
ground ﬂoor, next to the lobby entrance for
the tower.

•

All 3 major residential buildings help deﬁne a
raised landscaped courtyard which will function
as a key shared open space amenity for the
residential portion of the development proposal.

21-storey residential tower positioned at
the northeast corner of the site, sitting atop
a 6-storey residential podium of townhomes
and apartments.

•

Key components of this portion of the development proposal are:

On the western portion of the site, a 4 to 5 storey
school building of approx. 5570 sq m / 60,000
sq. ft. is to house the Urban Academy School, for
450 students in grades K to 12.

URBAN ACADEMY SCHOOL

The project comprises the following major
components and features:

Located on a rectangular 1.72 acre property in
the northeast area of the City of New Westminster, the site is located on the southeast corner
of the intersection of Braid Street and Rousseau Street, at the northern edge of the Rousseau Triangle precinct. The proposal also sits
directly across from the proposed comprehensive Sapperton Green redevelopment site to the
north, and is within easy walking distance of the
existing Braid Street Skytrain Station.

The 100 Braid Street development proposal is an
integrated mixed-use institutional and residential project comprising an independent school
and a complimentary residential component.

1.1 Project Summary

1.0 / Introduction

H C MA AR C H ITE CTU R E + D E S I G N

vehicular access point from the lane to the
property for drop-off, parking, and loading
areas for both the school and the residential
buildings.
landscaped buffer between the school and
residential uses.

•

•

The 100 Braid Street comprehensive development proposal will provide a vibrant urban development that sensitively relates to its context,
existing circulation and transit networks, and
other local and community development and
planning initiatives, and will be a positive precedent for potential and future development in
the Rousseau Triangle precinct.

It is intended that in the future the existing lane
bordering the property could to be widened,
and extended east towards Brunette Avenue,
allowing for better access to this area of the
Rousseau Triangle.

pedestrian connection from Braid Street
to the lane at the south edge of the property, and the rest of the Rousseau Triangle
precinct to the south.

•

EXISTING SITE PHOTOS
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The area is also anchored and inﬂuenced by three
signiﬁcant development initiatives – Sapperton
Green to the north, the Royal Columbian Hospital
expansion to the south-west, and the Brewery
District to the south. The proposals for this site will
aim to complement these initiatives, acting as an
important catalyst for future development of the
Rousseau triangle, supporting the establishment
of a revitalized identity for the precinct, and helping
to connect it to these other growing communities.

Major adjacencies include Bentall Kennedy’s
future comprehensive Sapperton Green development immediately north of the site, existing singlefamily housing to the west, and a comprehensive
mix of existing small single-family houses and light
industrial uses to the east and south comprising
the remainder of the Rousseau triangle zone.

The 100 Braid Street site is located in the northeast area of the City of New Westminster, within
the Sapperton neighborhood. It sits at the southeast corner of the intersection of Braid Street
and Rousseau Street, and occupies the northeast
corner of the Rousseau triangle area, the triangle
itself being bounded by Braid Street to the north,
Rousseau Street to the west, and Brunette Avenue
to the east.

2.1 Site Context
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2.2 Existing Site Aerial & Land Use
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There is no maximum FSR deﬁned under the current zoning but initial consultation with
the City of New Westminster indicated that there is potential for 3.0 FSR under the current
zoning, if massed appropriately.

Three existing buildings currently occupy the site: building 1 is 86+ years old, building 2 is 51
years old; and building 3 is 45 years old. The current buildings occupy approximately 4,035
sq m GFA [0.58 FSR.]

Current land uses are limited to light industrial and both residential, commercial and institutional uses, considered under 'Mixed Use' OCP designation, are not permitted.

The existing 6,957 sq m / 74,887 sq ft sites' current OCP designation is Light Industrial land
use, M-1 zoning. The land is not within regionally-designated Industrial Land.
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2.4 Proposed Sapperton Green Development
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The proposed mix of uses - a school (Urban
Academy) and residential are considered an
appropriate mix for this speciﬁc subject site, and
bring signiﬁcant activity and “body heat” to the
area. The two uses also complement each other,
and one can envision them comfortably co-existing
on the site. They are also complementary to the
proposed uses for Sapperton Green, and would be
compatible with any future potential development
to the south within the Rousseau Triangle precinct.
And, the school, being an educational/institutional
use, is in alignment with the intentions of the City’s

A REVITALIZATION OF THE ROUSSEAU
TRIANGLE

While the proposal sees the creation of a spectrum of housing types (predominantly townhomes
and apartments), with the addition of the school
component it also provides for job creation and
employment opportunities to be embedded on the
site.

NEW HOUSING AND EMPLOYMENT

The intent of the 100 Braid Street proposal is to
provide a vibrant urban development that sensitively
relates to its context, existing circulation and transit
networks, and other local community development
and planning initiatives, while providing a compact
and integrated mixed-use project comprising
the co-location of an independent school (Urban
Academy) with complementary residential multifamily housing on the subject property.

The conceptual design for the redevelopment of
the 100 Braid Street involves a mix of compatible urban and sustainable uses on the property,
accommodating the co-location of the Urban
Academy School, with Residential multi-family
use on the balance of the property. The school is
located on the west side of the property, fronting
Rousseau Street. The residential use is conﬁgured
in both ground-oriented urban townhomes and
apartments in a low-rise and high-rise conﬁguration around a central landscaped courtyard, on the
easterly portion of the site. A pedestrian greenway
bisects the site, providing a north-south link
connecting Braid St to the rest of the Rousseau
triangle south of the site.

CREATING A SUSTAINABLE URBAN
HUB

From a transportation perspective the site is
strategically located adjacent to the Millennium
Skytrain Line, within walking distance of the
Sapperton Station and the bus loop to the northeast. TransCanada Highway 1 is within easy reach,
with access being directly north of the site. These
provide the site with a direct link to the surrounding
area as well as to other areas of Metro Vancouver.

REINFORCING CONNECTIVITY
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“Intelligent City” initiative, supporting a digital
economy and the creative class, providing job
creation and employment opportunities. A diverse
mix of uses will support a complete community for
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2.5 Proposed Braid Street Urban Design Vision
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Study 3 shows the massing required to provide a
3.5 FSR mixed-use development within a maximum
height of 15 storeys. To achieve this density, a 48m
long 10-storey streetwall is still required along
Braid Street but the length of the tower along
the east edge of the site is reduced. However the
massing still results in an undesirable pedestrian
experience along Braid Street, and has a greater
impact on the view corridor than a taller tower with
a smaller ﬂoorplate.

Study 2 shows the massing required to provide a
3.5 FSR mixed-use development within a maximum
height of 10 storeys. To achieve this density, a
48m long 10-storey streetwall is required along
Braid Street and a 59m long streetwall along the
east edge of the site, adjacent to the neighbouring
existing Light Industrial property. The required
massing to achieve this density, results in an
undesirable pedestrian experience along Braid
Street and the surrounding area.

Study 1 shows the maximum massing and
density permitted within the current zoning: M-1
Commercial / Light Industrial. Using the existing
setbacks and within the maximum 85ft height, the
3.0 FSR massing creates a continuous 6 storey
streetwall along Braid Street.

During the design development of the proposals,
we reviewed several massing options as illustrated
in the diagrams to the right.
Rousseau Street
Rousseau Street
Rousseau Street

3.1 Comparative Massing Studies

4-6
storey

0 1

5

5 storey

4storey
0 1

15 storey

0 1

5

10 storey

Braid Street

4-6
storey

Braid Street

6 storey

Braid Street

5

4storey

3.0 / Proposed Development

10m

10m

10m

3.0 FSR
6 storey
GFA 20,670 m2 / 222,500 sq.ft

•
•
•

10 storey residential tower

•

•

•

•

•

GFA 24,200 m2 / 260,500 sq.ft

15 storey residential tower

3.5 FSR [residential 2.65 FSR]

Mixed-use: School & Residential
[CD-1]

STUDY 2

GFA 24,000 m2 / 258,350 sq.ft

3.5 FSR [residential 2.65 FSR]

•

•

Mixed-use: School & Residential
[CD-1]

•

STUDY 2

Commercial / Light Industrial
[M-1]

•

STUDY 1

New Westminster, BC
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School building located at corner to anchor
intersection and to provide institutional
gateway form to Rousseau St. Gym use
located at the corner is highly glazed to allow
the opportunity for public viewing of active use
within, and add to animation of the streetscape.

School location along Rousseau St. and
stepped massing provides appropriate transition to single-family residential scale to the
west.

School’s main entry provides opportunity for a
vibrant pedestrian-centric street life. A second
school entry located off the pedestrian mews
helps activate this link through the site.

The stepping of the building at the upper ﬂoors
provide for access to sunlight and roof decks
for outdoor educational opportunities.

•

•

•

•

SCHOOL

The main components of the development and
rationale for their location and massing on the site
are:

The proposed design of the project responds to the
character, scale and massing of its context. It also
contributes to the revitalization of the neighbourhood – supporting transit-oriented development
near to Braid Street Station, and by providing a mix
of institutional and residential uses, a pedestrianoriented streetscape, a green landscaped private
and public realm, and new connections through the
site to the adjacent neighbourhood.

Tower orientation, footprint and stepped
massing have been arranged to respect the
scale and views of the surrounding community, and to be complementary to the adjacent
school building.

The tallest building in the proposed form of
development, is the residential tower that has
been located at the northeast corner of the
site in order to: maximize opportunities for sun
exposure; minimize view obstruction from the
surrounding area; and to minimize shadowing
on both the site and adjacent context. This will
also maximize daylight to the communal open
central courtyard / podium and landscaped
pedestrian mews.

•

Connecting the tower form along Braid Street
with a low-rise component deﬁnes a streetwall

TOWER PODIUM & STREET WALL

•

•

TOWER FORM

Widening the separation between the school and
residential components provides for an opportunity to link Braid Street with the existing lane to
the south and the rest of the Rousseau Triangle
precinct. This creates the space for a new landscaped pedestrian mews while accommodating
carefully controlled vehicular access in and out of
the site via the lane to drop-off and parking areas
for both the school and residential components. It
will also improve walkability to and from the Braid
Street Station to the site and the rest of the Rousseau Triangle.

NEW PEDESTRIAN MEWS

3.2 Design & Massing Rationale

Residential townhomes, with entries and
patios, provide a pedestrian scale experience
and the opportunity for a more vibrant street
life.

Townhome entries accessed from the existing
and future lane extension to the east enhance
the intended residential and pedestrian scale.

The placement of townhome blocks along
the south and east sides of the residential
component aligns with the scale of adjacent
buildings, while helping to deﬁne and enclose
the upper level central landscaped courtyard.

•

•

•

Landscape throughout the site at grade, at the
elevated courtyard, and on rooftops softens
the transition between the urban and school/
residential edges.

The courtyard landscaping “folds” down to the
pedestrian mews through a series of stairs
and terraces allowing for a visual connection
between the private residential courtyard and
the more public mews open space.

The elevated landscaped courtyard includes
an accessible expansive green, play area and
overlook to the pedestrian mews for use by
the residents.

COURTYARD

•

•

TOWNHOMES

•

that reﬂects a similar proposed condition
across the street in Sapperton Green.

New Westminster, BC
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Proposed Massing

Outdoor play areas occur on rooftop
and terraces throughout the school.

3.1

60,000 sq.ft.

Shared access off lane via Rousseau St. for both the school
and residential use to separate underground parking.

The school is located on the west side of the property to act as a
transition between the proposed multi-family residential and the existing
single family residential along Rousseau Street to the west and south.

4-6 Storeys
GFA
5,750 m2

URBAN ACADEMY

Potential future lane extension
Green Mews pedestrian link connects Braid
St. to lane and Rousseau Triangle Precinct

ET
STRE
BRAID

21 Storey Tower
13,150 m2 141,550 sq.ft.
GFA
20 Townhomes
5,700 m2 61,000 sq.ft.
GFA
Artist Studios & Gallery
+/-400 m2 +/- 4,300 sq.ft.
GFA
A higher massing element on Braid Street responds
to the adjacent proposed development of Sapperton
Green. The tower is ﬂanked by lower massing elements
to respond to the proposed school and the adjacent
commercial/industrial uses to the east and south.

RESIDENTIAL

Potential Sapperton Green Development
5 - 10 Storeys and 2.9 FSR

The courtyard acts as a shared
greenspace for residents

BRUNE
TTE AV
ENUE
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Residential: 64.8m / 21 storeys
Institutional: 22m / 5-6 storeys
3m
5m
3.0m minimum
5m
4.5m

Brunette Creek
Light Industrial

Not defined

Not defined

6 storeys / 27m
n/a
n/a
n/a
n/a
n/a

Institutional - Braid St & Rousseau Ave
Institutional - Laneway
Residential - Braid Street
Residential - Laneway
Residential - Adjacent Site

NEIGHBOURHOOD

ZONING CATEGORY

FLOOR SPACE RATIO

TOTAL GROSS FLOOR AREA

BUILDING HEIGHT*

SETBACKS

NOTES:
* Building height calculated from north-east corner of site = approx + 8.0m datum. Actual building height from base surface elevation to be confirmed pending receipt of building grades

Institutional = 5,570 sq m / 60,000 sf

Gallery = 405 sq m / 4,360 sf

Residential = 18,850 sq m / 202,900 sf

TOTAL = 24,825 sq m / 267,220 sf

[Residential 2.7 FSR + Institutional 0.8 FSR]

3.5 FSR

Mixed-use Residential
minimum 30% family homes (20% 2bed + 10% 3bed units)

Institutional - School / Urban Academy

Brunette Creek

6,957 sq m

6,957 sq m

CD-1

PROPOSED ZONING

SITE AREA

EXISTING ZONING
M-1

Existing & Proposed Zoning Summary

ZONING

3.3

New Westminster, BC
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PRECEDENT IMAGERY

3.4 Proposed Urban Academy School
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A strategic goal of 450 students (+/-) - Junior Kindergarten to Grade 12 at ﬁnal build-out.
Building to accommodate the following conceptual program and spaces: administration; gymnasium; multi-purpose performing arts space; common learning spaces; K & pre-K learning spaces;
elementary learning spaces; middle learning spaces; senior learning spaces; deﬁned entry w/ dropoff; parking and loading; and outdoor play area(s) (rooftop and/or at ground level).
Access to majority of drop-off and parking to be accommodated within Urban Academy parcel.

•
•

•

Conceptual precedents of school building form, entrances and character

Approximately 5,570 sq m / 60,000 sq ft (+/-) 4-5 storey building on the west of the site

•

Summary

661

The play space available to students will offer generous surface area and varied locations for
play. Four rooftop play decks are planned with more than 12,000 square feet of play space
provided. This will allow separated play spaces for Junior Kindergarten, Primary, Middle and
Senior years’ students, for structured activities and formal classroom instruction as well as
free play. In an urban school design this is a safe, accessible method to provide children’s
play space in an environmentally sustainable and responsible manner.

GREEN SPACE AND PLAY AREAS

A community MOA could offer community groups affordable, safe and accessible meeting
space during off-school hours. The gymnasium, drama and multi-purpose space and classrooms are all areas of the school that could be part of such an agreement, opening the doors
of Urban Academy to the community.

The drama and multi-purpose space will host the full range of school programming with a
particular emphasis on the Fine Arts. These two spaces also provide additional play space
for students. Senior students enjoy different activities during their free time at school and do
not always frequent the playground. Activity space that provides for clubs, drama rehearsals
and co-curricular events is very valuable in a school that houses senior students as well as
primary students.

Urban Academy is planning a full-size gymnasium as part of its program. This will provide
additional activity and play space for students as well as the focus for a developing athletics
program. The gym will be 9 metres in height, allowing for full court basketball and volleyball
as well as a variety of other sports.

GYMNASIUM, DRAMA AND MULTI-PURPOSE SPACES

The school will offer Before and After School Care, learning space for Early Childhood,
Primary, Middle and Senior Years as well as the potential for summer programming and
community activities.

The new Urban Academy School is a modern, urban school, reﬂective of a new direction
in education. The siting will take advantage of natural light, critical in a design of a school
and will offer signiﬁcantly more green space on play decks and the surrounding space. The
classroom space is designed to meet the needs of the twenty-ﬁrst century learner and the
new Education Plan underway in British Columbia. It will be an exemplary learning environment for students. It will also offer opportunities for neighbourhood access to amenities in
the building for community use.

NEW TEACHING AND LEARNING SPACES FOR URBAN ACADEMY

Conceptual precedents of school spaces and playspace roof character

New Westminster, BC
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Proposed Residential Development
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PRECEDENT IMAGERY

3.5

H C MA AR C H ITE CTU R E + D E S I G N

Predominantly a market multi-family housing form - with ground-oriented townhomes and apartment units with
private usable open space for each unit on the lower ﬂoor and a range of unit types and sizes on upper ﬂoors.
Urban housing form arranged around an inner courtyard providing both private and communal landscaped open
space. Design will provide street-fronting townhomes along Braid Street, and, ground-oriented townhomes
around the perimeter of the internal courtyard.
Appropriate setbacks for street-fronting townhomes allow for individual unit entries and landscaped private
patios, contributing to an activated and a pedestrian friendly streetscape along Braid Street, proposed laneway
and the pathway.
Units would comply with the Family-friendly Housing Policy/Bylaw requiring that 30% of new units are to be
two bedrooms or larger, and, of that, 10% are to be three bedrooms or larger..
Proposed concrete buildings means some rooftops can be designed to be accessible, shared/communal, and
also meet usable open space requirements.
Secured residential parking will be separate from the school parking.
Approximately 200 sq m / 2,150 sq ft of Artist Studios and an additional 200 sq m / 2,150 sq ft Gallery space
located at level 1 & 2 in the north-east corner, fronting Braid Street.

•
•

•

•
•
•
•

Conceptual precedents of residential building form, materiality and character

Approximately 18,850 sq m / 202,900 sq ft multi-family residential use.

•

Summary
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The scheme proposes the location of the school
and its low-rise massing form along Rousseau
St., acting as an appropriate transition gesture in
response to the lower scale of the adjacent existing
single-family residential to the west.

The resultant proposed scheme for the subject
site uses similar and complementary built forms,
massing and street walls, helping to reinforce and
encourage an appropriate urban scale and pedestrian experience on both the north and south sides
of Braid Street.

The height, density and massing criteria for the
proposal, inﬂuenced by the adjacent Sapperton
Green, drive the objective to treat both the north
and south sides of Braid Street in this location in
a similar way, providing continuity and clarity to the
urban scale, form, character and streetscape of
this area in close proximity to this important transit
node. Consequently, the buildings for the conceptual scheme reﬂects those in Sapperton Green
fronting Braid Street, directly across the street
from the subject site. These have a potential max.
height of 10 commercial storeys, and a density of
approximately 2.9 FSR.

The proposed Sapperton Green development
immediately to the north acts as an appropriate
urban design precedent and driver, helping to
inform the conceptual design for the 100 Braid St.
site. The proposed land use, density and massing
initiatives of Sapperton Green can be considered
to continue ﬂowing outward and south beyond its
own site boundaries, inﬂuencing the 100 Braid
Street site, and helping to set the tone for development within the surrounding Rousseau Triangle
precinct.

BUILDING FORM CONCEPT

The overall architectural character of the residential buildings uses simple and elegant linear
geometries and volumes to deﬁne the buildings,
street and lane frontages, and interior landscaped
courtyard.
Contextual contemporary classic
design complements the Urban Academy school,
the currently planned adjacent developments and
the future built environment in a quiet and conﬁdent manner. Durable contemporary materials
and treatments using a simple natural palette of
concrete, masonry, glass, metal, and wood are
intended to reﬂect and express a contextual west
coast contemporary character and aesthetic.

The residential tower and adjacent extended
podium (21 and 6 storey building heights respectively) complement each other. The tower anchors
and identiﬁes the site as a high-proﬁle landmark,
stepping back at the upper ﬂoors to provide
interest and create an identiﬁable silhouette on
the skyline. The residential podium unites with
the tower volume and grounds it along the Braid
Street frontage. Exterior expression of the podium
exhibits two and three-storey bay treatments to
help enhance the intended pedestrian-scale nature
of the streetscape. The two townhome blocks at
the rear of the site complete the enclosure of the
interior elevated landscape courtyard and provide a
more intimate and appropriate low-rise residential
scale to these edges of the project.

OVERALL BUILDING CHARACTER

The proposed scheme allows for the site to proceed
as an integrated development, allowing for the
possibility of a simultaneous or a phased development scenario, with buildings positioned to deﬁne
an interior landscape open space courtyard, and
with shared vehicular/pedestrian access, drop-off,
underground parking and loading off the lane.

Conceptual precedents of residential building and landscape character

New Westminster, BC
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Ground oriented townhome units interface with the
streetscape and public realm with patios and unit
entrances that maintain eyes on the street. Slight
grade separation between the patios and public
walkways deﬁned with low fencing, hedging and
stoops provide an effective transition between public
and private space.

The residential block features a second level courtyard that serves as an outdoor amenity for the residences, offering the opportunity for outdoor seating,
an open lawn, and an outdoor terrace for BBQ’ing
and dining that would be linked to the second level
amenity facility.

Maintaining a high degree of pedestrian permeability is achieved by means of a green linkage /
mews through the interior of the site connecting
the laneway to Braid Street. This linkage serves as
the primary access to the school, residential amenity
space, vertical circulation accessing the parkade and
to the second level courtyard. A series of ‘outdoor
rooms’ deﬁne the green linkage providing opportunities for spontaneous encounters, people watching,
seating and meeting space.

The development site is organized around a hierarchy
of open spaces that serve to improve the overall
livability and outdoor amenity for the residential and
school components alike.

LANDSCAPE CONCEPT

ROUSSEAU ST.

ARRIVAL PLAZA
TO SCHOOL

3.6 Landscape Concept & Character

BOULEVARD SIDEWALK
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17 Bollards

16 Corner Parklet / Landscape Buffer

15 Gallery Patio

14 Arrival Plaza to Gallery

13 Loading / Drop-off

12 Sidewalk

11 Treed Boulevard

10 School Drop-off Lane (8 Parking Spots)

9 Arrival Plaza to School

8 Pedestrian Gateway to Mews

7 Private Patio (Upper Level)

6 Open Lawn (Upper Level)

5 Residential Commons / Deck (Upper Level)

4 Amenity Room "Outdoor Lobby" (Upper Level)

3 Cascading Landscape

2 Plaza Forecourt

1 Flexible Lawn

LANDSCAPE PLAN
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An intimate outdoor lawn on the north end the
green linkage provides an outdoor room with

The plaza forecourt located between the east
lobby entrance of the school and the ground
level residential amenity room features an
additional layer of paving quality combined with
timber seating elements, and perimeter planting.
A cascading series of steps and seating terraces
with overhead tree canopy creates a natural
grade transition between the upper courtyard
and lower plaza.

The north/south green linkage is deﬁned with
special paving extending across the pedestrian
and vehicular routes to visually unify the linkage
between Braid Street and the Laneway and to
place priority on the pedestrian over vehicles.
Bollards would be introduced into this shared
modal space to provide added safety separation
between vehicles and pedestrians.

The proposed landscape strategy aims to employ
a visually cohesive palette of materials that will
serve to deﬁne the character and hierarchy of
the various outdoor spaces.

LANDSCAPE CHARACTER

H C MA AR C H ITE CTU R E + D E S I G N

Streetscape improvements along the Braid
and Rousseau Street will feature landscaped
boulevards with double rows of trees or single
row of large canopy trees whose spacing would
be coordinated with building weather protection.
Provisions would be made at the entrance of the
school to feature a small arrival plaza and boulevard alongside the lane as a memorable linkage
to the east lobby entrance.

provisions for randomly placed seating that
could potentially be incorporated into a public
art strategy.

Conceptual precedent of Landscape Buffer

Conceptual precedent of North / South Green Linkage

Conceptual precedent of Public Open Space / Plaza Forecourt

Conceptual precedent of Streetscape character
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Private outdoor spaces and yards are provided at
ground-oriented units. Private patios and balconies are provided at upper level residential units.
In addition, there are outdoor education spaces
on the school building and usable roof areas on
residential buildings that service the users of the
school and residents as well as visually connect to
the open spaces on the ground level.

A cascading series of seating steps and planted
terraces with overhead tree canopy creates a
semi-transparent green screen and natural grade
transition between the upper courtyard and lower
plaza.

A landscaped central open space is located within
the upper level residential courtyard, including a
multi-use lawn, an "outdoor lobby" for the amenity
room as well as a deck / outdoor terrace with
shade structure and shade trees.

COURTYARD + GREENSPACE

Conceptual precedent of Private Balcony

Conceptual precedent of Residential Open Lawn

Conceptual precedent of Townhouse Frontage

Conceptual precedent of Cascading Landscape

New Westminster, BC

23

100 BRAID STREET

668

24

H C MA AR C H ITE CTU R E + D E S I G N

669
4.1 Site Plan

4.0 / Drawings
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4.2 Architectural Plans
Level 1 Plan
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Level 2 Plan
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Level 3 Plan
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Level 4 Plan
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Level 5 & 6 Plan
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Level 7 to 19 Plan
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Level 20 & 21 Plan
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Existing Site Plan

4.3 Development Phasing

Parking

Proposed Site Plan - Phase 1

School

Residential

MEWS

Proposed Site Plan - Phase 2

School
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Section - East to West

4.4 Architectural Section
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Section - East to West

680

Section - East to West
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4.5 Conceptual Rendering
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CONCEPTUAL VIEW OF URBAN ACADEMY ALONG ROUSSEAU STREET,
LOOKING NORTH

KEY

Rousseau Street

4.6 Streetscape & Conceptual Character Studies
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3.0m

Note: Preliminary notional dimensions are shown. All setbacks, boulevard,
sidewalk, and road widths are to be conﬁrmed once a survey is ﬁnalized.

CONCEPTUAL SECTION THROUGH ROUSSEAU STREET

2.0m

PROPERTY LINE
2.0m

.9m
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CONCEPTUAL VIEW OF FRONTAGE ON BRAID STREET OF SCHOOL &
RESIDENTIAL, LOOKING EAST

KEY

Braid Street

2.5m

PROPERTY LINE

Note: Preliminary notional dimensions are shown. All setbacks, boulevard,
sidewalk, and road widths are to be conﬁrmed once a survey is ﬁnalized.

CONCEPTUAL SECTION THROUGH BRAID STREET AT SIX STOREY RESIDENTIAL PODIUM

1.7m

New Westminster, BC
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100 BRAID STREET
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CONCEPTUAL AERIAL VIEW OF RESIDENTIAL COURTYARD FROM NORTH-WEST &
GREEN MEWS

KEY

Green Mews
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CONCEPTUAL SECTION THROUGH RESIDENTIAL COURTYARD &
GREEN MEWS

GREEN MEWS
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CONCEPTUAL VIEW OF TOWNHOUSE ENTRIES FROM FUTURE LANE

KEY

1.5m

Note: Preliminary notional dimensions are shown. All setbacks, boulevard,
sidewalk, and road widths are to be conﬁrmed once a survey is ﬁnalized.

CONCEPTUAL SECTION THROUGH FUTURE LANE

1.5m

CONCEPTUAL ELEVATION OF URBAN ACADEMY ALONG LANE

PROPERTY LINE

South Laneway

7.0m
GREEN MEWS

New Westminster, BC
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View 1
Braid Street & Fader Street
+35.5m

1

Note: The methodology used to create these
view studies uses a basic massing sketchup
model with the viewpoint taken from 1.6m
above the topographical datum levels provided
by CityViews online interactive map, at each
given location. This image was then overlaid
on a photograph taken from the same location.
The white dashed line represents the reference
datum used to align the photo and z model.

The building has been sited and sculpted to be
responsive to adjacent and nearby views and
massing, both in relation to the existing low
residential and light industrial massing and the
future proposed Sapperton Green development. The highest building has been sited to
the north-east of the site in order to relate to
the future 6-10 storey Sapperton development,
with the rest of the massing stepping down to
relate to the residential 2-3 storey heights to the
west and south. Due to the site being located at
approximately +8m and the views at +35.5m to
62m, the proposed development is only partially
or barely visible in two of the three view request
by the City of New Westminster.

The view analyses shown indicates the effect of
the proposed massing on key views as identiﬁed by the City of New Westminster planning
department in the draft design guidelines for the
area.

4.7 View Analysis
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Sapperton
Green

100 Braid St

Key - Views

3

2

1

687

2

View 3
Buchanon Street & 8th Avenue
+62.0m

3

View 2
Braid Street & East Columbia Street
+ 41.5m

100 Braid St

100 Braid St - building is obscured
due to elevation and trees

New Westminster, BC
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During both Summer & Vernal Equinox the
proposed development does not appear to
impact the residential area to the west or the
existing park to the north-west.

During Vernal Equinox the development contributes marginal additional shadows to the future
Sapperton Green development to the north, but
with the shadows again predominantly falling on
both Braid & Rousseau Street.

At the Summer Solstice the development
predominantly contributes some additional
shadows to Braid and Rousseau Street only.

Preliminary shadow analysis is shown in the
images to the right and was generated using
Sketchup software.

The tallest building massing has been located to
the north-east of the site in order to minimize the
shadowing impact on the adjacent residential
area to the west of the site.

4.8 Shadow Analysis
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21 March - 10am

Rousseau Street

21 June - 10am

Rousseau Street

Braid Street

Braid Street

21 June - 12pm

21 March - 12pm

21 June - 2pm

21 March - 2pm
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Rousseau Street

21 Sept - 10am

Braid Street

21 Sept - 12pm

21 Sept - 2pm

New Westminster, BC
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Short, medium and long term (staff) school
parking would be located in the south-east
corner of the site in the existing building parking
lot that will be retained pending development of
the future residential site. Vehicular access to
this parking area would also be via the laneway
to the south of the site. Pedestrian access
would be provided via the (secondary) entrance
lobby facing the future green mews

The parking proposal for Phase 1 of the development - the completion of the Urban Academy
- provides drop off for students via an underground drop off area to the south of the school
site, accessed via the laneway. Reserved school
parking would also be proposed along Rousseau Street.

Currently, the design anticipates access from
the south, from the lane off Rousseau Street,
into an interior lane to the drop-off zone and
access to separate shared underground parking
on the residential site. A pedestrian pathway will
connect the shared parkade with the school.
Further design development, collaboration and
feedback from transportation consultants and
staff, will take place in order to ensure a functional design that ﬁts appropriately into the
neighborhood context.

Transportation and trafﬁc impact are important
considerations, with access to and through
the site for cars, emergency vehicles and
pedestrians being key components of both the
proposed development phases.

PHASE 1 - SCHOOL PARKING

SCHOOL
Drop Off
# 11 stalls
# 2 minbus

SCHOOL
Reserved Street
Parking
# 8 stalls

4.9 Trafﬁc, Loading & Parking
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LANEWAY

URBAN ACADEMY
SCHOOL

PHASE 1 - LEVEL 1 PARKING PLAN

ROUSSEAU STREET

SCHOOL
Medium to Long Stay Parking
# 38 stalls

COMMERCIAL /
LIGHT INDUSTRIAL
# 34 stalls

EXISTING BUILDING

BRAID STREET
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KEY

residential parking access

school drop off & parking access

school vehicular street access & drop off

pedestrian link / route

circulation

green mews

residential

school

Pedestrian access from the parkade will be
provided via a designated walkway within
the parkade, through a parkade lobby and
across the pedestrianized green mews to
the urban academy's secondary entrance
lobby.

An additional interior drive-aisle lane will be
added for direct access into the parkade.
The short-medium school parking will be
located at level 1. The school staff parking
(long term) will be located at level P1.

Following the completion of development
Phase 2, the short/ medium and long term
(staff) school parking will be relocated
within the residential portion of the site in a
shared school / residential parkade at the
level 1 and P1.

PHASE 2 - PARKING

SCHOOL
Drop Off
# 11 stalls
# 2 minbus

Reserved School Parking
# 8 stalls

ROUSSEAU STREET
PHASE 2 - LEVEL 1 PARKING PLAN

LANEWAY
LANEWAY

URBAN ACADEMY
SCHOOL

SCHOOL
Medium Term Parking
# 17 stalls

BRAID STREET

Delivery / Loading /
Drop off

New Westminster, BC
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The proposed design as presented is preliminary
in nature, and is to be reviewed and considered
with respect to the current planning process.
The proposal as outlined is a viable design
concept and development option for the subject
site, providing an important precedent that would
be compatible with the current direction of the
neighborhood, and set an appropriate tone for
future development in the area, including the
Rousseau Triangle precinct.

Residential visitor parking will also be located
on level P1 and is accessed through a separate
overhead security gate, after turning right at the
bottom of the parkade ramp. Private residential
parking is located throughout the rest of level
P1, P2 and P3.

A staircore and elevator will be provided between
level P1 and the level 1 parkade lobby area, with
the green mews connecting pedestrians to the
(secondary) school entrance lobby.

As part of Phase 2 of the proposed development,
the school staff parking will be located on level
P1. Staff vehicles will turn left at the bottom of
the parkade ramp to access this parking area.

PHASE 2 - SCHOOL & RESIDENTIAL
PARKING
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school site
above

residential parking access

school parking access

circulation

residential

residential - visitor

school - staff

PHASE 2 - LEVEL P1 PARKING PLAN

KEY

SCHOOL
Staff Parking
# 25 stalls

RESIDENTIAL

Visitor

RESIDENTIAL
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100 BRAID STREET
New Westminster, BC

694

695

696

52

Transportation
Bunt & Associates

Urban Academy
Grant Architecture Studio

Landscape Architecture
PWL Partnership Landscape Architects

Rezoning
HCMA Architecture + Design

ACKNOWLEDGEMENTS

H C MA AR C H ITE CTU R E + D E S I G N

Appendix 9
Urban Academy –
Urban School for New Westminster
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Urban Academy
An Urban School for New Westminster
Urban Academy is proposing a modern, purpose-built urban school for the 100 Braid St site.
This project brief will outline the direction in which schools in urban centres are moving toward,
the traffic and parking considerations for urban schools, how play space is handled and the
community benefits that the school would provide to the residents of Sapperton and New
Westminster through access to Urban Academy school amenities available in this school
project.
Urban Academy is seeking a permanent home in New Westminster and the opportunity to
become part of a neighbourhood, giving back to the community that has hosted it for 15 years.
The new school would welcome community groups to access some of the facilities in off-school
hours as well as provide ideal space for Urban Academy to continue to contribute to New
Westminster's traditions and neighbourhood activities. Over the years UA has been involved in
a number of events. We have walked in the Hyack Parade, we hosted “You Wear it Well” for
New West grads, we contribute to Terry Fox celebrations, we support the St. Barnabas Food
program and Seniors’ programs at Queens Ave United and Kiwanis Seniors’ Home, all wonderful
experiences for our school community and just a few examples of community events we have
enjoyed.
Sapperton is a vibrant, active neighbourhood with a wonderful sense of community. Urban
Academy would benefit from the strong sense of community pride, inclusiveness and familyfriendly environment in this neighbourhood.

Urban Schools- How are new schools different?
Increasingly, urban centres must consider the use of space differently if they are to successfully
provide new school construction as part of community programming. The availability and cost
of land is out of reach for most projects, both public and private, so schools are being designed
on much smaller footprints of land. The delivery of curriculum is changing as well. It is entirely
possible for a school to offer vibrant programming, well-suited to our new curriculum, in a
school that looks very different from the schools previous generations attended as children.
New school design takes advantage of natural light as it builds up and not out, opening up
space and creating learning commons for student collaboration, rather than long hallways with
all doors closed. Walls can be adjusted as the school population grows and the course offerings
mature with all teaching spaces designed for more than one use and purpose.
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Space is arranged for cross
curricular and inquiry-based
learning. Teaching spaces that
will integrate a number of
grades and age ranges will be
found
throughout
the
building. Safety on the site
and the ability for close
supervision of children has
always been a priority for
schools but never more so
than in our current time.
Urban schools are on small
footprints of land, most
frequently having their play
space accommodated on spacious decks at various levels in the building. The decks can be
allocated for specific ages of students or for specific curricular areas of focus. The top deck of
the UA design could lend itself to programming in environmental science and classroom
learning as well as play space. When fully finished, UA would have 20,000 square feet of safe
play space plus a full-sized gymnasium for students.
Urban Schools also take advantage of community amenities such as pools, skating rinks, play
fields, cultural centres and arenas in their local community to offer a diverse curriculum,
focused on teaching a healthy lifestyle to students. Classes are most often able to travel to
these sites by transit. The use of community facilities helps schools make the most responsible
use of space, while they strive to have expensive and well-designed spaces used to greater
capacity than just the length of the traditional school day. UA will be working on an agreement
to open up the use of some school facilities to the neighbourhood for the benefit of the
community.
Traffic and parking needs to be carefully planned out and highly regulated. Both the school and
the City need to collaborate on the direction and flow of school traffic. Signage contributed
from both needs to be clear. In all of the examples of BC urban schools included in this brief,
the traffic plan was a collaborative effort between the school and the City traffic and
engineering departments. Schools need a partnership with the City to make an efficient traffic
plan work.
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Examples of Urban Schools in BC
Stratford Hall
Stratford Hall is an independent school of 516 k-grade 12 students located adjacent to the
Broadway Skytrain station at Commercial Drive. The Skytrain running behind the school is
evident in the graphic provided. The site is smaller for the building than the area that UA is
proposing at Braid St. A clear and regulated traffic plan is posted on their school website that is
the result of both City and school work. The link can be found at
https://www.stratfordhall.ca/content/traffic-and-safety. It involves a plan that includes buses to
transport students, the use of Skytrain and carpooling for as many as possible and a circular
drop-off pattern for parents driving students to school. The school has purchased parking at an
adjacent off-site location for staff. Many of these components mirror the work being
undertaken on traffic and parking for UA at Braid St., although UA has more space for drop-off
and parking than Stratford Hall does. Stratford Hall has been a very successful urban school on
a very tight site with solid planning and good design.
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International Village School
International Village School is a public school that is currently under construction. It is located
at the corner of Abbott St and Expo Blvd., a very dense part of the urban fabric of Vancouver. It
will welcome 500 k-gr 7 elementary students and is located within a mixed-use residential
development. The rooftop deck will be active play space for the students. Like Urban Academy,
International Village School will have a Before and After School Care program and will open its
doors to the community to access school facilities in off-school hours. There is no parking on
the site whatsoever, all staff parking is leased off-site and the City will be providing a limited
number of drop-off spots for parents. The Braid St. site offers more flexibility for parking and
drop-off than this site as well as more play space for students.
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Alexander Academy
Alexander Academy is an independent secondary school
for grades 8-12. It is located within a commercial building
in the downtown business district of Vancouver at 688
West Hastings. The school focuses on an excellent
education within the classrooms available and utilizes
community amenities to provide all curriculum outside of
the classroom.

Students access off-site recreational and adventure venues as
well as artistic and cultural facilities in Vancouver in order to
successfully meet the learning outcomes. There is a significant
focus on transit access to the school as it has no provision for
drop-off or parking.
There are many similarities between these schools and the plans for Urban Academy. However,
with every aspect; parking, play space, site space and community amenities, Urban Academy
has more flexibility at Braid St. than any of the examples of urban schools provided here and
can create more teaching, learning and community space. This site would allow UA to be a
responsible and contributing member of its new community. Schools help to attract family
services and programs for families to neighbourhoods and can provide the perfect setting for
community groups to gather and meet for activities. The presence of a school helps any
neighbourhood feel more family-friendly and encourages other youth-oriented services and
programs to locate nearby.

Urban Academy Opens its Doors to the Neighbourhood
The new school offers UA the chance to share its space
with the community. Community users, through a
Memorandum of Agreement, can access the gymnasium,
multi-purpose space, drama space and meeting space.
Before and After School care spots can be made available
to families in the neighbourhood. Summer Camps and
community programs could be run out of the school in offschool time that could benefit families in the surrounding
community. The school is designing much of the space that may be of interest to community
user groups on the ground floor for easy access and supervision.
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The Gym
A full-size gymnasium is being planned with the capacity for full court basketball, volleyball and
badminton as well as many other activities and games. The gymnasium will host Urban
Academy’s growing athletics program and offer additional recreational space on the site for
students. The gymnasium is an example of a community amenity that would be open to
community groups to book during times when the school is not using it. Groups that may be
interested in regular times to play league basketball or volleyball would be most welcome to
book through the user group process that will be developed, similar to other school
communities.

Sunnyside School

The Multi-Purpose and Meeting Spaces
UA is designing a large multi-purpose room, drama space and a music room on the ground floor
adjacent to the front entrance of the school.
Such spaces could provide meeting space for groups who wish to
book the school space for an activity or an event.
Finding safe, accessible meeting space can be a challenge for
smaller
community
groups,
particularly
not-for-profit
organizations. Urban Academy could provide such an amenity for
a wide variety of groups.
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Before and After School Care
Urban Academy has an established, excellent Before and After School Care program for schoolage children, including Junior Kindergarten students. Space and licensing provisions are being
planned for the proposed school on Braid St. as well. Space in the program could be made
available for families in the neighbourhood if it can meet their needs. The care is provided yearround so local families may find this a good fit for summer daycare when school is out.

Summer Camps
Urban Academy has a long had the practice of offering Summer Camps to students on a wide
variety of topics: Technology, Robotics, Cooking, Musical Theatre, Dance and Photography are
just a few examples. Summer Camp can be open to children in the local community to register
alongside UA students, a wonderful opportunity over the summer holidays.

Our Wish to Join the Sapperton Community
Urban Academy wants to be a good neighbour and contribute in positive and constructive ways
to the community. Care and thought is going into the design of the school, the provision of
space that the community could access and a safe plan for traffic and parking. While the design
and look of schools is changing rapidly, their role in communities is very much the same.
Schools and children’s needs at school are important aspects of family and community life.
Urban Academy has been part of New Westminster for 15 years. Many UA families live in
Sapperton, as well as other neighbourhoods in New Westminster. This is their home. UA
families want to make the new school work for this community as well as the school
community. Urban Academy hopes to become a part of this neighborhood and looks forward
to a rewarding and successful partnership in Sapperton.
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7.0

CORRESPONDENCE

7.1

Hilda Bechler letter dated April 6, 2016
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Mayor and Council
City of New Westminster
cc. Community Heritage Commission
Advisory Planning Commission
April 6, 2016
We have notice to vacate our marina—formerly the historic Ohman Marina—by the end of
June. The new upland owners of the four acres at South Dyke and Jardine are applying for
townhouse rezoning. These four riparian edge lots would be the 5% of the property given to
the city, for parkland.
This is an opportunity for the City to own a public access marina at a novel
Queensborough river park. A municipal government dock at the park, possibly with a
floathome refreshment lounge, would provide access for upland residents to get a taste of
water living. People are curious; they ask questions, want to come down for a closer look. Such
an innovative facility would provide a new dimension of community understanding, while
retaining public access to the river foreshore.
The remaining historic public access marinas on the Annacis Channel are essential for
fishers—the few who are left after other marinas fell prey to upland development. Public
access is essential for boats, live‐aboards, and floathomes.
However, Port Metro Vancouver now requires sewer service for water dwellers despite the fact
that there is no sewer line here to hook up to.
Three floathomes are displaced by the closing of Ohman marina (my home for 30 years). I can’t
move my house upriver or next door, marinas which have also been here for decades. The
owner next door is in negotiation with the Port, but isn’t hopeful. Six floathomes, a yacht, and
two large pleasure craft will be without moorage.
We can’t go farther out. Small public access marinas are being closed throughout the region
and the Valley, as well as on the Islands. Pollution is of course an issue; but other factors tell us
that it’s about gentrification and privatization of foreshore resources.
All this escalates the affordable housing crisis. River dwellers in owner‐built floathomes,
houseboats, fishboats, and every kind of water dwelling, are a tradition on the river, and part of
the charm. (A photo of my house graces one section of an early Community Plan.) It’s always
been a necessary option for people who can’t afford land or high rents, or the strata title
upland parking spot that ensures a floathome owner the right to the water lot. Long‐time
resident Lorne Elliot tells of people living in tiny floathouses, four deep, on the Annacis Channel
during the depression. Public access to the foreshore resource is a human right.
These are the problems; solutions are available.
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The City can protect the remaining public access marinas by installing the sewer line
between the residential developments on the east and west ends of South Dyke Road, rather
than having upland developers do it eventually. This would take the development pressure off
these marinas, and allow their traditional income base.
In the meantime, it’s helpful to take into account that all “liquid waste”, from upland residents
and water‐dwellers alike ends up in the River, the Inlet, and much diluted, the Salish Sea. Some
of it is run through ‘treatment’ plants. But because (as you know) storm and sanitary sewers
are combined, whenever the system is flooded by high rainfall several million cubic yards of raw
sewage are discharged from the 19 Metro outfalls each year.
From Mr. Robert Hicks of Metro Vancouver’s Liquid Waste Services (604.451‐6165):
“The total annual average combined sewer overflow volumes from Metro Vancouver’s sewers
add to 25.3 million cubic metres per year. Of that, we estimate the annual average amount of
sewage in these overflows would be between 2.5 million and 3.8 million cubic metres per year.”
Separation of Metro’s storm and sanitary sewers is underway, expected to be complete by
2050; in New Westminster, by 2075. But as you know, the Tank which the City and Metro
installed reduces our pollution to the river by 30%.
That Port Metro charges corporate rates for small water lot users indicates their intent
to privatize for other reasons, including greater income (costs of centralized control and
government quotas are high). The Port’s concern for the fraction of sewage pollution from
water dwellers is a red herring to distract us and enable their privatization ‘business as usual’.
Closing small marinas for any reason reduces our diversity. Port Metro is homogenizing:
privatizing all foreshore resources to corporate / developer use. Their exclusive control over
the waterfront in the entire region controls the economy. By eliminating diversity, they erode
the stability that diversity provides, for our economy and our community. Small industry,
individual industry—though the bedrock of our society—is no longer allowed. Centralization to
Port Metro removes what little influence the City had under the smaller FraserPort
administration.
Theirs is an impossible dream: a new‐made ‘world class city’ for the rich, where the many rest
of us disappear from their view (to where?). As Dr. Carl Roberts points out, “Just because
you’re rich doesn’t mean you’ll survive if the whole system fails”.
The City can further protect these historic and essential public services by supporting
marina owners negotiating with Port Metro. The City can also raise the question of shared
jurisdiction of foreshore resources at the next BC Municipalities Convention. Other
municipalities must also be frustrated at the lack of control or even consultation on the
foreshore uses in their communities.
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Just as FraserPort and Port of Vancouver were converted into one huge entity (easy to control)
jurisdictions can be changed. Those lines exist only on paper; in the real world the river
interfaces with the land, and we on the land surely affect the river. The mess we see on the
marshes, in the richest salmon estuary habitat in the world, is a consequence of this
jurisdictional fantasy. Neither ‘side’ takes responsibility for this interface; for cleaning up the
river and the marshes, and preventing the shocking pollution levels that degrade our life‐
support ecosystem services.
Mayor Cote and Councillors, I thank you for improving our democratic process with
increased opportunities for citizen input, and for acting on that input. By protecting public
access to foreshore resources, New Westminster can lead the region toward an authentically
democratic, diverse, and sustainable community.
For a future,
Hilda Bechler
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