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ADVISORY PLANNING COMMISSION 
 

Tuesday, July 18, 2017 at 6:30 p.m. 
Council Chambers 

 
MINUTES 

 
VOTING MEMBERS PRESENT: 
Christa MacArthur    - Vice-Chair, Community Member 
Richard Carswell    - Community Member 
Darlene Carty    - Community Member 
Laura Cornish    - Community Member 
Margaret Fairweather   - Community Member 
Andrew Hull     - Community Member 
Tobi May     - Community Member 
Alex Sweezey    - Community Member 
 
MEMBER REGRETS: 
Peter Hall    - Chair, Community Member 
 
GUESTS: 
Ross Chilton     - Community Living Society 
Jason Letkeman    - Letkeman Design Consulting 
Helen Liu     - Catalyst Community Development Society 
Charon Sethi     - Tien Sher Homes 
 
STAFF PRESENT: 
Hardev Gill     - Planning Technician (Item 4.3) 
Jim Hurst     - Development Planner (Items 4.1 and 4.2) 
Megan Krempel    - Recording Secretary, Raincoast Ventures Ltd. 
 
The meeting was called to order at 6:31 p.m. 
 
1.0 ADDITIONS TO AGENDA 
 
1.1 There were no additions. 
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2.0 ADOPTION OF MINUTES 
 
2.1 Adoption of the minutes of Tuesday, June 20, 2017 
 

MOVED AND SECONDED 
THAT the minutes of the June 20, 2017 Advisory Planning Commission minutes be 
amended as follows: 
• On Page 9, bullet point 9, the comment, “The City has recently passed a 

stormwater management plan which looks to achieve a target of 70% 
permeability for single family dwellings” is not accurate. Mr. Jim Hurst will 
review the 70% figure with Lynn Roxburgh, Senior Planner, and have the 
numbers reflected correctly. 

• On Page 6, the last bullet point will be revised to read, “The Police Station 
will be kitty corner and will increase the security of the park and therefore the 
proposed fencing would not be necessary”. 

THAT the minutes be adopted as amended.  
CARRIED 

 All members of the Commission present voted in favour of the motion. 
 
3.0 INFORMATION PRESENTATIONS 
 
3.1 There were no items. 
 
4.0  REZONING 
 
4.1 1005 Ewen Avenue – REZ00113 
 

Jim Hurst, Development Planner, reviewed an application for the rezoning of 1005 
Ewen Avenue to a 23-unit townhouse project with a 3,226 square foot commercial 
building. He noted that the property was the result of the construction of the 
current highway interchange. Mr. Hurst informed the Commission that the main 
challenge with the project is site access due to the site being bound by the 
Highway 99 off-ramp, Howes Street, Ewen Avenue and the Queensborough Fire 
Station. 
 
Mr. Hurst offered the following comments on the proposed development: 

• The vicinity of the highway will not allow a left turn access out of the site; 
• An agreement was achieved with the Queensborough Fire Station and the 

Department of Highways to purchase portions of land to provide an area to 
place a private driveway, onto Hampton Street: 
o The City will sell a 6.5 ft. area at the rear of the Fire Hall training 

grounds; 
o The Department of Highways will sell a 10 ft. area; 
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• The site currently has a Local Commercial Districts (C-1) zoning 
designation; 

• Proposed zoning designation to Queensborough Townhouse Districts (RT-
3) and Local Commercial Districts (C-1); 

• There is local commercial zoning on the southeast corner with the 
remainder of the site zoned for townhouses; 

• In an effort to mitigate the sound of the adjacent fire station, the applicant 
hired an acoustical engineer to conduct a noise study and the following 
recommendations from the results have been included in the development 
plans: 
o Townhouses on the far side of the site, will have side walls facing the 

fire hall; 
o The side walls will be thickened and will have no windows; 
o Soundproof fencing will be placed along this area; 
o The Department of Highways requires that a second solid fence be 

placed to shield the effects of car headlights and mitigate highway 
noise; and, 

• All storage areas have been elevated above the flood plain eleveation. 
 

Commission members expressed their concerns with the lack of crosswalks 
connecting the development to the bus stop on the east side of Howes Street, and 
noted that pedestrians may jaywalk across Howes Street. 

 
In response to questions from the Commission, Mr. Hurst provided the following 
information: 

• The nearest crosswalk will be at the controlled intersection at the corners of 
Ewen Avenue and Howes Street; 

• A multi-purpose pathway will run along  the Howes Street frontage; 
• The project has been reviewed and supported by the New Westminster 

Design Panel. After the adoption of the rezoning bylaw, the applicant will 
seek a development permit from New Westminster City Council; 

• Pre-loading of the site to address soil concerns will not be required as the 
site has been previously preloaded by the Ministry of Transportation and 
Highways when the Queensborough Bridge was built; 

• The commercial area of the development will be a separate fee-simple 
parcel; 

• The six proposed parking spaces for the commercial area should be 
sufficient as the local commercial designation will allow for a small 
restaurant, café or grocery store; and, 

• Information letters have been sent to 319 addresses in the area with no 
oppositional responses received to date. 

•  
The Applicant, Charon Sethi, Tien Sher Homes, addressed the Commission and 
informed them that Tien Sher Homes has been working on the project design for 
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approximately two years and that their goal is to make this a special 
Queensborough “gateway development”. Mr. Sethi envisions the project will 
create a sense of community as most patrons of the commercial area will be 
residents of the neighbourhood.  
 
In response to questions from the Commission, Mr. Sethi, provided the following 
information: 

• A sidewalk café bylaw is already in place; 
• The pavement used is permeable; 
• Mr. Hurst confirmed that no burning occurs during the from fire hall 

sessions so it will not be an issue for residents; and, 
• When the orientation of the buildings was changed, fencing was used 

instead of a berm. 
 

Mr. Gavin Palmer, Resident, informed the Commission that he lives in a building 
that is kitty corner to the fire hall. Although he feels the proposal has its merits he 
is concerned with putting more density into an area that has a limited amount of 
parking. He expressed his concerns with the unfinished condition of Hampton 
Street, which has no sidewalk. When cars are parked on both sides of the street, it 
is very difficult to get a large vehicle through the gap. This could result in the area 
being hazardous to its residents. Mr. Palmer suggested the City take steps to widen 
Hampton Street and install sidewalks. He also noted that most residents are not 
aware of the proposal for the fire hall tower and storage containers to be moved to 
the front of the fire hall to make space for the development. 
 
Mr. Sethi responded to Mr. Palmer’s comments regarding the tower and storage 
containers noting that their configuration had not been decided upon but that his 
comments would be considered. 
 
Mr. Tom Edwards, Resident, expressed his concerns with vehicle access, 
pedestrians crossing on Ewen Street and the limited parking available in the 
neighbourhood, particularly with the influx of construction workers to the area. He 
suggested a “checker board” area be placed in front of the driveway entrance to 
prevent traffic from blocking vehicle access and that there be no right turn on a red 
light at the intersection of Ewen Avenue and Howes Street. Mr. Edwards 
suggested that Hampton Street be widened. 

 
Mr. Hurst provided the following response: 

• The intersection at Ewen Avenue and Howes Street will be fully signalized; 
• Due to the size of the development, the developers were not required to 

conduct a traffic study, however in-house analysis has been completed. 
 

The Chair called a second and third time for any additional speakers. 
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The Commission noted the following comments: 
 

• Although it is not required, a traffic study would be beneficial to evaluate 
traffic impact on neighbours; 

• Absorption of water on the site could be challenging during the winter; 
• There is support for the design and the site being used, however concerns 

remain about pedestrian safety; 
• Appreciation was expressed for the design and the ingenuity of acquiring 

the extra space from the Fire Station and Department of Highways; 
• Traffic issues are present in this area, which the development cannot be 

blamed for; 
• Plenty of parking spaces would be available to residents of the project; 
• The lack of crosswalks is concerning; jaywalking could be an issue; and, 
• The project supports the City’s policies. 

 
MOVED and SECONDED 
 
THAT the Advisory Planning Commission support the rezoning application at 
1005 Ewen Avenue (REZ00113).  

CARRIED 
Six members of the Commission present voted in favour of the motion. 
 
Two members provisionally supported the motion on the understanding that a 
traffic study be completed first. 

 
MOVED and SECONDED 
THAT the Advisory Planning Commission request that the City of New 
Westminster retain a consultant to conduct a traffic study to understand the effects 
that the development at 1005 Ewen Avenue (REZ00113) will have on the area.  

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

 
4.2 220 Carnarvon Street – REZ00135 
 

Jim Hurst, Development Planner, reviewed the rezoning application for 220 
Carnarvon Street noting that the applicant is the current occupant, the 
Congregation of the Holy Trinity Romanian Orthodox Church. Mr. Hurst 
informed the Commission that the project involves an addition at the rear of the 
existing building to allow for a residential area for the church caretaker along with 
a community room below. 
Mr. Hurst offered the following comments on the proposal: 

• That when the Skytrain was introduced to New Westminster, the Council at 
the rezoned downtown for high-rise development; 
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• 220 Carnarvon Street is currently zoned for Multiple Dwelling Districts 
(High Rise); 

• The proposed rezoning to Public and Institutional Districts (High Rise) 
would allow for the staff accommodation on the site; 

• Although the church is designated a heritage site there is no need to utilize 
the Heritage Revitalization Agreement, as the addition will not touch the 
original property; 

• The proposal includes the addition of four parking stalls underneath the 
building; 

• The building has no parking as is not required as part of this application; 
and, 

• The heritage value of the building must be retained as it has been used for 
over 100 years and both the building and its services should be 
commemorated; 

 
In response to questions from the Commission, Mr. Hurst provided the following 
information: 

• The change in zoning will not allow for the transfer of their development 
rights; 

• The project will exceed the permitted site coverage of 40%; occupants will 
need to control water usage through water retention methods and 
stormwater management; and, 

• A covenant will be registered to restrict the use of the caretaker suite to 
members of the staff of the church or church member. 

 
The Chair called a second and third time for any additional speakers. 
 
MOVED and SECONDED 
 
THAT the Advisory Planning Commission receive the July 17, 2017 report for 
information. 
 
THAT the Advisory Planning Commission support the rezoning application at 220 
Carnarvon Street (REZ00135); and, 

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

 
4.3 43 Hastings Street – REZ00139 

 
Hardev Gill, Planning Technician, presented an overview of the proposal at 43 
Hastings Street, noting that the property is owned by the City of New Westminster 
and is currently designated as Residential 1 with the intent to rezone to a 
Comprehensive Development District classification. Mr. Gill informed the 
Commission that the project consists of three stacked townhomes and three 
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ground-oriented housing units accessible for those with disabilities and is in 
response to a local need for more non-market rental housing as part of the City’s 
Affordable Housing Strategy. 
 
Mr. Gill reviewed the consultation process and noted that the New Westminster 
Design Panel, the Community and Social Issues Committee and all attendees at a 
recently held open house were supportive of the project. Information letters were 
sent to 466 addresses within 100 metres of the development property and no 
responses had been received that were in opposition to the project. 
 
In response to questions from the Commission, Mr. Hardev Gill provided the 
following information: 

• The nearest shopping facilities to the property would be located at the 
corner of Columbia and Tenth Streets; 

• The housing stock surrounding the property consists of mostly older homes; 
and, 

• No other development applications in the immediate area are currently 
under review by the City. 

 
Mr. Ross Chilton, Community Living Society (CLS), explained that the ground-
floor wheelchair accessible units are larger than code for functionality purposes. 
The units will be rented out at $375/month, the maximum monthly amount for 
shelter subsidy. 
 
Ms. Helen Lui, Catalyst Community Development Society, the applicant of the 
proposed project, reiterated the affordability of the units in accordance with the 
affordable housing agreement with the City of New Westminster and noted that 
the units would be rented to clients of the CLS. 
 
Mr. Jason Letkeman, Letkeman Design Consulting, reviewed photos of the current 
site and the surrounding area and discussed the unit layout, square footage, 
parking, sun exposure, site coverage and density. Mr. Letkeman also noted that the 
new development will provide street lighting to the area which currently has none. 
 
In response to questions from the Commission, the following information was 
provided: 

• The property backs onto a single family home with a dividing fence; 
• A sidewalk will be situated on the east side of Hastings Street but will not 

run the entire length of the street; 
• There is frequent bus service in the area with the nearest bus stop on the 

street running perpendicular to Hastings Street; and, 
• Redevelopment of the Pattullo Bridge will not affect access points to 

Hastings Street. 
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Mr. Martin Hurrell, Resident, indicated that he was in support of the project and 
was pleased that the proposal included access for loading and unloading services 
for disabled persons. Mr. Hurrell expressed some concerns with the amount of 
parking in the area. 
 
Ms. Betty Lyon, Resident, informed that she resides at the property directly 
behind the proposed development area and fully supports the project. Mrs. Lyon 
expressed her contentment that the currently vacant lot will be used for a 
worthwhile cause. She responded to a previous question, by confirming that there 
were adequate bus services to transport residents to shopping facilities, noting that 
the buses run every half hour and are wheelchair accessible. 
 
The Chair called a second and third time for any additional speakers. 
 
The Commission thanked the Applicants for the information and presentations and 
commended the City for donating the land to support the need for affordable 
housing in New Westminster. 
 
MOVED and SECONDED 
THAT the Advisory Planning Commission support the rezoning application at 43 
Hastings Street (REZ00139); and, 
THAT the Advisory Planning Commission receive the July 18, 2017 report for 
information.  

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

 
5.0  NEW BUSINESS 
  
5.1 There were no items. 
  
6.0  REPORTS AND INFORMATION 
  
6.1 There were no items. 
  
7.0  CORRESPONDENCE 
  
7.1 There were no items. 
 
8.0  NEXT MEETING 
 

The next Advisory Planning Commission meeting is scheduled for Tuesday, 
August 15, 2017, in Council Chamber, City Hall. 
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9.0 ADJOURNMENT 
  
ON MOTION, the meeting adjourned at 8:16 p.m. 
  

Certified Correct, 
 
 

              
Christa MacArthur      Megan Krempel 
Chair       Recording Secretary, 
        Raincoast Ventures Ltd. 
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City of New Westminster 
 

R E P O R T  
 

DEVELOPMENT SERVICES DEPARTMENT 
 

To:            Advisory Planning Committee 
 

Date: September 19, 2017 

From: Michael Watson, A/ Planner 
 

File: REZ00140 

Subject: 800 Columbia Street: Proposed Rezoning and Liquor Primary Licensed 
Premise Application 

 
 
RECOMMENDATION 

 
THAT the Advisory Planning Committee receive this report for information. 

 
EXECUTIVE SUMMARY 
 
Applications have been received to amend the Zoning Bylaw and for a Special 
Development Permit to allow a Liquor Primary Licensed Premise at 800 Columbia Street 
in order to accommodate a Carlos O’Bryan’s franchise pub within the existing 1898 
Canadian Pacific Railway (CPR) station on site. The CPR Station has high heritage value 
locally and nationally for its historic, cultural and aesthetic significance. It is not formally 
protected but in 2004 was listed on the City, Provincial and National Heritage Registers. 
 
The applicant would like to lease the property from the current owner and would complete 
interior renovations to the existing building. The proposed liquor primary would be 
located on the upper floor and the lower floor would be used as a restaurant (called Kelly 
O’Bryan’s). Exterior changes would be limited to site upgrades (landscaping and 
hardscaping) with the exterior of the heritage building remaining untouched, and would be 
reviewed through the Special Development Permit application. The applicant has also 
applied to the Liquor Control and Licensing Branch for Liquor Primary and Food Primary 
Licenses, which are being considered concurrently. 
 
1.0 PURPOSE 
 
These applications would allow a new restaurant and pub at 800 Columbia Street. The 
purpose of this report is to provide the Advisory Planning Commission with information 
regarding the rezoning application to allow the proposed Liquor Primary Licensed 
Premises use.  
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2.0 BACKGROUND 
 
2.1 Site Characteristics and Context:  
 
The subject site is located within the downtown on the south-east corner of Columbia and 
Eighth Streets. The site currently includes one existing building which was constructed in 
1898 as a station for the CPR railway. Previously this building was used for the Keg 
restaurant, but has been vacant since 2013. The subject site is relatively flat and currently 
has vehicle accesses to parking from Columbia Street and from Front Street at the rear.  
 
Directly to the south of the site are Front Street and active rail lines. Beyond the rail lines 
are Quayside Drive and the River Market. To the east of the site is Hyack Square which is 
fronted by the restored Inter Urban Heritage building, currently the location of the 
Salvation Army Thrift Shop. To the north east of the site is the Anvil Centre. To the north 
of the site across Columbia Street is a vacant site currently owned by the City. To the 
north east of the site are the Shops at New West and three high rise residential towers.  
 
The subject site currently consists of five different parcels for a total site area of 34,848 
square feet and a density of 0.20 FSR. There is an existing right-of-way for Front Street 
and the railway corridor that crosses four of the parcels, thus reducing the buildable area 
to approximately 16,780 square feet.  Based on buildable square footage, the current FSR 
is 0.4 FSR.   
 
2.2 Proximity to Transit 
 
The subject site is located less than 50 metres (165 feet) from the New Westminster 
SkyTrain Station.  
 
3.0 PROPOSAL 
 
The applicant has proposed to open a restaurant and a Liquor Primary Licensed Premises 
(LPLP), or pub, on the subject site at 800 Columbia Street within the historic CPR Station 
building. Applications for a Zoning Amendment Bylaw as well as a Special Development 
Permit have been received in order to permit the LPLP and the changes to the proposed 
site landscaping.  
 
The applicant, Carlos O’Bryan’s Pub and Kelly O’Bryan’s Restaurant, would be leasing 
the building from the site owner. The restaurant component would be located on the lower 
level of the building and would be permitted under existing zoning. However, a Zoning 
Bylaw text amendment is necessary in order to allow the pub (LPLP) as a permitted use. 
The draft Zoning Amendment Bylaw is attached in Appendix B. 
 
The applicant proposes to operate the LPLP from 9 am to midnight Sunday to Thursday 
and from 9 am to 1 am Friday and Saturday. The restaurant is proposed to have hours 
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from 9am to 2am Monday to Saturday and from 9am to midnight on Sundays. The patio 
area is proposed to be permitted to serve liquor from 9 am to 10 pm all week.  
 
No changes to the exterior of the existing heritage building other than the addition of new 
signage are proposed. Changes are, however, proposed to the site in terms of updated 
landscaping in order to improve the exterior patio space in front of the building including 
the provision of a covered area. The applicant has also proposed removal of the driveway 
from Columbia Street limiting vehicular access from Front Street.  
 
4.0 POLICY AND REGULATIONS 
 
4.1  Policy / Practice Regarding Liquor Applications 
 
4.1.1 Participation in Liquor Control and Licensing Branch Comment Process 
 
The Liquor Control and Licensing Branch’s (LCLB) process for considering an 
application for a new Liquor Primary License requires that the applicant forward the 
Liquor Primary License application to the local municipality, which can determine 
whether or not they intend to submit comment on the application to the LCLB. 
 
Should the local municipality choose to provide comment, they are required to seek public 
input regarding the application and to have Council provide a resolution regarding the 
Liquor Primary License. This process has to be completed within 90 days of the local 
municipality confirming receipt of the Liquor Primary License application.  
 
The City’s practice is to participate in this process and this process was initiated for this 
application on September 5, 2017. As per City requirements, the applicant has posted a 
sign on the site (similar to rezoning sign) and must post notices in two consecutive issues 
of the local newspaper. The City’s practice is also to obtain comments from the Police 
Service, Liquor Inspector and City departments regarding the applicant’s compliance 
record (if applicable), bylaw issues and potential community impacts. Comments received 
from these parties and the public are provided to Council, along with the recommendation 
from the APC, for their use in consideration of a resolution to support or not support an 
application. 
 
The LCLB also requires that the local municipality provide comment for Food Primary 
applications (restaurants) which wish to extend their hours beyond midnight and that 
comment from the public be solicited. As part of the public comment process, signs on the 
site are also required. The process for the Food Primary will run concurrently with the 
rezoning and Liquor Primary processes.  
 
4.1.2 City Policy on Businesses Offering Liquor Services Downtown 
 
In May 2010 Council endorsed principles included in a staff report regarding operation of 
businesses offering liquor services in the downtown. These principles support: 1) 
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operating hours of restaurants, neighbourhood pubs and similar businesses to 2 am; 2) 
private clubs to 1 am; and 3) no extension of operating hours for existing nightclubs or 
cabarets, including no liquor premise shall operate later than 2am.  
 
Further, the policy states that new liquor services in the downtown should only be 
considered that are niche type establishments which are upscale and contribute to the 
character and vitality of the area. Establishments of formats such as cabarets, nightclubs or 
strip clubs should not be considered. 
 
4.2 OCP Land Use Designation 
 
The proposal is consistent with the current Columbia Street Historic Mixed-Use 
designation which is described as:  
 

 mixed-use (commercial and/or residential) along Columbia Street; 
 retail, office, service, restaurant, entertainment, arts and culture, recreation at street 

level; 
 identified heritage sites will be protected; 
 all development on non-heritage sites must respect adjacent heritage;  
 façade retention will be encouraged over full demolition of a heritage building. 

 
4.3  Downtown Community Plan 
 
The subject site is located within the Columbia Street Character Precinct within the 
Downtown Community Plan which describes the intent as: to provide protection, 
incentives and opportunities to respect, enhance and celebrate the recognized heritage 
resources within it. The Historic Precinct is identified as Downtown’s main commercial 
corridor, a role it has played since the 1860s. 
 
4.4 Zoning Bylaw 
 
The subject site is currently zoned Columbia Street Historic Comprehensive Development 
Districts (C-8). The current zoning does permits restaurants, but does not permit Liquor 
Primary Licensed Premises. The Zoning Bylaw only allows Liquor Primary Licensed 
Premises in locations which are listed in Appendix H of the Zoning Bylaw. New proposed 
locations are added to Appendix H through a rezoning process. 
 
4.5 Development Permit Area 
 
The site is within the #1 Downtown Development and Special Development Permit Area. 
The proposal meets the intent of the Development Permit Area, which seeks to support the 
Downtown’s Regional Town Centre designation in the Regional Growth Strategy. This 
Development Permit Area outlines objectives and guidelines for: 
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 The form and character of commercial, multifamily, institutional and intensive 
residential development. 

 Protection of the natural environment, its ecosystems and biological diversity. 
 Revitalization of an area in which a commercial use is permitted. 
 Objectives to promote energy and water conservation and reduction of greenhouse 

gas emissions. 
 
In this area, Special Development Permits will be issued as authorized by the New 
Westminster Redevelopment Act. 
 
4.6 Standards and Guidelines for the Conservation of Historic Places in Canada 
 
Council adopted the “Standards and Guidelines for the Conservation of Historic Places in 
Canada” (“Standards & Guidelines”) in 2008 as a basis for assessing heritage projects 
within the city.  Although a formal Heritage Application is not required for this project, 
any changes will still be carefully evaluated against the guidelines by staff to confirm 
compliance.   
 
5.0 DISCUSSION 
 
5.1 Heritage Value of Existing Building 
 
The former Canadian Pacific Railway (CPR) station has high heritage value locally and 
nationally for its historic, cultural and aesthetic significance. It is not formally protected, 
but in 2004 was listed on the City, Provincial and National Heritage Registers.   
 
The station was constructed in 1898/99 to replace the original wooden 1887 station that 
was destroyed in the Great Fire of 1898. It was designed by the CPR’s chief architects, 
Edward Maxwell and his brother William, using the CPR’s signature Chateau style. This 
style, consistently employed for the company's stations and hotels, is characterized by 
steeply pitched roofs, tall chimneys and picturesque silhouette. The Maxwells were among 
the most successful and accomplished architects in Canada in the early decades of the 
Twentieth Century. 
 
The station remains as a symbol of the importance of rail transport for movement of 
people and goods in the formative years of New Westminster and the province.  
The location of this building, adjacent to the British Columbia Electric Railway station 
and the working waterfront of the Fraser River, demonstrates the historic role of New 
Westminster as a regional transportation nexus. The building itself  represents the union of 
British Columbia with the Dominion of Canada as it is the site of the first branch line into 
British Columbia. 
 
The building was enlarged in 1911 with the addition of two wings. These were designed 
by the local, well-known architectural team of Gardiner and Mercer. Other than some 
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interior alterations to create offices in 1972, the CPR appears to have made very few 
alterations during the time that the building was in use as a station.  
 
The station is in a key location that, combined with its scale and unique architecture, 
marks the entrance to the city’s historic downtown. The station has iconic status locally 
and nationally and is a strong candidate for formal heritage protection. The Statement of 
Significance is attached as Appendix A.  
 
The proposed restaurant and liquor primary licensed premises uses would not require any 
additions to the building or changes which would impact the character defining elements 
of the historic building.  
 
Discussion regarding the formal Heritage Designation was had with both the Land Use 
and Planning Committee and the Community Heritage Commission. It was determined 
that the owner should be encouraged to consider a formal Heritage Designation on the 
building, but that occupancy of the building should be considered of greater importance, 
as occupied heritage buildings are generally kept in better shape than unoccupied heritage 
buildings. Formal Heritage Designation was discussed with the owner, however, at this 
time, the owner does not wish to voluntarily designate the building.  
 
5.2 Proposed Use 
 
Liquor Primary Licensed Premises (LPLP) are only permitted on a site specific basis 
within the Zoning Bylaw. Any new LPLP needs to under-go a rezoning application review 
process which offers the opportunity for both public consultation and Council evaluation 
of all applications. The City has been seeking establishments that are upscale and which 
contribute to the unique character and vitality of the downtown and has been actively 
discouraging formats such as cabarets, nightclubs and strip clubs. 
 
The proposed LPLP on the subject site requires that the Zoning Bylaw be amended to 
include the site as well as the number of liquor seats in the premises, within Appendix H. 
The applicant proposes that the LPLP include 83 liquor seats (80 patrons plus 3 staff) and 
be permitted to operate from 9 am to midnight Sunday through Thursday and 9 am to 1 
am on Fridays and Saturdays. The food primary is proposed to operate from 9 am to 2am 
Monday to Saturday and 9am to midnight on Sundays.  The patio area would be permitted 
to serve liquor from 9 am to 10 pm all week.  
 
City policy is to consider operating hours for restaurants, neighbourhood pubs and similar 
businesses to 2 am; private clubs to 1 am; and no extension of operating hours for existing 
nightclubs or cabarets, including that no liquor premise shall operate later than 2am.  
 
The table below provides a summary of the other LPLPs currently in the Downtown 
including the number of seats and the business closing time.  
 
Business Liquor Seats Closing Time 
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Carlos O’Bryan’s 
(Proposal) 

83 seats 12:00 am on weekdays and 
1:00 am Friday & Saturday 

57 Below 
(Hops a Northwest Pub) 

140 seats 12:00 am on weekdays and 
1:00 am Friday & Saturday 

Brooklyn Bar and Grill 150 seat 12:00 am 
 

Fever Night Club 
(Club Magnetique) 

350 seats 2:00 am 

Inn at New Westminster 
Quay 

100 seats 1:00 am 

Lafflines at the Burr 110 seats 2:00 am 
 

Old Terminal Pub  12:00 am on weekdays and  
1:00 am Friday & Saturday 

Paddlewheeler Restaurant 
and Pub 

184 seats 1:00 am 

The Metropolitan 90 seats 1:00 am on weekdays and  
2:00 am Friday & Saturday 

Anvil Centre 1,785 seats 12:00 am on weekdays and 
1:00 am Friday & Saturday 

Judge Begbie’s Tavern 76 seats 12:00 am on weekdays and 
1:00 am Friday & Saturday 

Elk’s Club of New 
Westminster 

150 seats 11:00 pm 

 
The proposed application fits within existing policy regarding operating hours for 
restaurants, neighbourhood pubs and proposes comparable businesses hours of operation 
as similar businesses in the Columbia Street Historic District.  
 
The proposed use also fits within the land use designation as it would provide restaurant 
and entertainment uses on Columbia Street. The subject site is also included within the 
Historic Precinct in the Downtown Community Plan which states “Columbia Street will 
continue to be the main pedestrian corridor in the Downtown where retail and 
entertainment uses, in particular between Fourth Street and Eighth Street, will be 
promoted. […] Sidewalk cafes and public art are highly encouraged, as well as thoughtful 
consideration of well programmed public spaces.” 
 
5.4 Parking and Access 
 
The subject site currently provides six off-street parking spaces and is lawfully non-
conforming in that regard. The applicant has proposed to include seven parking spaces on 
the site. Adding a parking space would reduce the existing lawful non-conformity and 
would be permitted. 
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Currently the site includes one vehicle crossing from Columbia Street and two vehicles 
crossings from Front Street. The applicant has proposed to eliminate the crossing on 
Columbia Street and use only the crossings on Front Street.  
 
5.5 Relationship to Hyack Square 
 
The application proposes to incorporate a patio area on the Columbia Street side of the 
building adjacent to Hyack Square. A patio in this location would activate Hyack Square 
and increase safety by providing ‘eyes on the street’. Final design and finishing of the 
patio area are being discussed with staff and will be incorporated within the Special 
Development Permit.  
 
At this time the applicant has proposed to keep and repair the existing surface treatment in 
front of the building which consists of red brick material laid in spiral pattern as an interim 
measure. In the future, the City plans upgrades to the sidewalk in front of the building 
using a treatment (concrete scored in simple and clean linear pattern) similar to that used 
in Hyack Square and with other sidewalk upgrades completed recently in the area (e.g. 
Anvil Centre).  At that time, the treatment of the patio area in front of the subject building 
would be revised to be more consistent with these City projects. 
 
6.0 PROCESS 
6.1  Application Review Process 
The anticipated steps in the rezoning and Liquor Primary License application review 
process are: 
 

1. Preliminary Report to Land Use and Planning Committee (June 12, 2017); 
2. Land Use and Planning Committee referral of Applications to Council. (July 10, 

2017); 
3. Review by the Community Heritage Commission (April 5, 2017); 
4. Initiation of Public Consultation Period for Liquor Primary License (September 5th, 

2017);  
5. Presentation to the Downtown Residents Association (September 5, 2017); 
6. Applicant-led Public Open House (September 14, 2017); 
7. Review by the Advisory Planning Commission (September 19, 2017); 

 
Next Steps: 
 

8. Land Use and Planning Committee Consideration of Referral of Applications to 
Council for Consideration of First and Second Reading of Zoning Amendment 
Bylaw; 

9. Council Consideration of First and Second Reading of Zoning Amendment Bylaw; 
10. Public Hearing and Council Consideration of Third Reading of Zoning Amendment 

Bylaw;  
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11. Council Consideration of Resolution Regarding Liquor Primary License for Liquor 
Control and Licensing Branch; 

12. Adoption of Zoning Amendment Bylaw; 
 
 
 
Michael Watson, 
A/ Planner 
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Doc #1092431 

CORPORATION OF THE CITY OF NEW WESTMINSTER 
 

ZONING AMENDMENT BYLAW (800 COLUMBIA STREET LIQUOR PRIMARY 
LICENSED PREMISES)  

NO. 7946, 2017 
 

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 (800 Columbia 

Street Liquor Primary Licensed Premises) No. 7946, 2017”. 

2. Zoning Bylaw No. 6680, 2001 is hereby amended as follows: 

a) Inserting the following into the table in Appendix H in appropriate alphabetical order: 

 

Carlos O’Bryan’s Pub 800 Columbia Street 83 
LT 2, BLK 3, NWD, PL 
NWP2620 LOT 2, BLOCK 3, 
NEW WEST DISTRICT, 
PLAN NWP2620 LOT 3, 
BLOCK 3, PLAN NWP2620, 
NEW WESTMINSTER LAND 
DISTRICT, PARCEL A, 
BLOCK 3, PLAN NWP2620, 
NEW WESTMINSTER LAND 
DISTRICT, (PLAN WITH FEE 
DEPOSITED 2784F) OF LOT 
4, LOT 4, BLOCK 3, PLAN 
NWP2620, NEW 
WESTMINSTER LAND 
DISTRICT, EXCEPT: 
PARCEL A (PLAN WITH FEE 
DEPOSITED 2784F), LOT 1 

 
 
 
GIVEN FIRST READING  this   ___________ day of __________________, 2017. 
 
 
GIVEN SECOND READING this __________ day of __________________, 2017.         
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Draft



 

Doc #1057811 

PUBLIC HEARING held this __________ day of __________________, 2017.           
 
 
GIVEN THIRD READING this ___________ day of __________________,  2017.               
 
 
ADOPTED and the Seal of the Corporation of the City of New Westminster affixed this 
 
___________ day of __________________,   2017. 
 
 

 
______________________________ 

         MAYOR 
 
 

______________________________ 
                        CITY CLERK 

25



City of New Westminster 
 

R E P O R T  
 

DEVELOPMENT SERVICES DEPARTMENT 
 

To: Members of the Advisory Planning 
Commission 

Date: September 19, 2017 

 
From: 

 
Jim Hurst 
Development Planner 
 

 
File: 

 
REZ00134 
SDP 

Subject: 813 – 823 Carnarvon Street: Rezoning to allow a 245 Unit Residential 
Development. 

 
 
RECOMMENDATION  
 
THAT the Advisory Planning Commission recommend that City Council support the proposed 
rezoning of 813 – 823 Carnarvon Street. 
______________________________________________________________________________ 
 
EXECUTIVE SUMMARY 
 
An application has been received to rezone and issue a Special Development Permit for the site 
addressed as 813 – 823 Carnarvon Street.  The proposed project would provide 195 market 
residential units, 6,099 square feet (566.62 square metres) of commercial floor space and 50 non-
market rental residential units for the Performing Arts Lodges (PAL), a non-profit, federally 
registered charity. The development would have a height of 290 feet (88.7 meters) and a Floor 
Space Ratio of 7.75.  
 
The proposed rezoning would satisfy a number of important City policies and objectives, as 
follows: 

1. The site is in close proximity to transit, commercial amenities, schools and parks. 
2. The project satisfies the Family Friendly Housing Policy. 
3. The project supports the City’s Affordable Housing Strategy (2010). 
4. The applicant has consulted with the Downtown Residents’ Association and held a Public 

Open House. 
5. The project design satisfies the intent of the Downtown Development Permit Area 

Designation and the Downtown Building and Public Realm Design Guidelines and 
Master Plan. 

6. The project design was supported by the New Westminster Design Panel. 
7. The project provides a corner plaza to provide public gather space.  
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1. PURPOSE 
 
The applicant proposes to rezone the site to allow a 195 unit market residential development and 
a 50 unit non-market rental residential development with a floor space ratio (FSR) of 7.75. The 
purpose of this report is to provide information to the Advisory Planning Commission for their 
consideration of this application and to seek a resolution of support for the project. 
 
2. BACKROUND 
 
Site Area: 26,104 square feet (2,425.2 square metres) 
Existing Zoning: Downtown Mixed Use Districts (High Density) (C– 4) 
Proposed Zoning  Comprehensive Development Districts (813 Carnarvon Street)(CD-

76) 
Development Permit 
Area Designation: 

Downtown Development Permit Area 

 
2.1 Site Characteristics and Context 
 
The site is located in the Downtown neighbourhood and is subject to the Downtown 
Neighbourhood Plan. The site is located in the Skytrain and Tower precincts of the Plan. 
 
The site has frontage on Victoria Street and Carnarvon Street. There is a 26 foot (7.92 metre) 
cross slope on the property. The property owner currently allows the City to locate some of the 
Downtown Off Leash Dog Park on a portion of the subject property.   
 
To the north of the site is Victoria Street, which has a dedicated width of 33 feet (10 metres). The 
Downtown Off-Leash Dog Park currently occupies a portion of Victoria Street. Victoria Street is 
designated as a laneway/narrow street in the Downtown Plan. Across Victoria Street is a 
development site addressed as 800 Agnes Street. The City has received a pre-application review 
request for that site which will be the subject of a Report to Council. The proposed project is a 33 
storey residential building with a height of 330 feet (100.58 metres) that would have 258 
residential units and an FSR of 7.03.  
 
To the east of the site is 811 Carnarvon Street. This property has an area of 8,699 square feet 
(808 square metres) and is zoned Downtown Mixed Use Districts (High Density) (C– 4). The site 
is currently occupied by a two level commercial building. 
 
To the south is Carnarvon Street, which is identified as a local collector and designated as an 
enhanced pedestrian street in the Downtown Community Plan. Carnarvon Street would be part of 
a future greenway/bike route. Across Carnarvon Street is the Plaza 88 development and the 
access to the New Westminster Skytrain Station. The Plaza 88 site is zoned Central Business 
Districts (Restricted) (C - 4C). That development has an FSR of 6.79 and the four residential 
towers will range in height from 32 to 41 floors. 
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To the west is a site developed with three residential towers, the Hyack at 838 Agnes Street, the 
Fraser at 55 Tenth Street and the Royal at 828 Agnes Street The site has a split zoning with a 
portion of the site zoned Downtown Mixed Use Districts (High Density) (C– 4) and the 
remainder zoned Multiple Unit Residential District (High Density (RM – 6). The height of the 
buildings ranges from 14 to 16 storeys. The development has an FSR of 3.45 and a total of 298 
units. A public right of way is registered on the east property line of this property to provide 
public pedestrian and vehicular access from Carnarvon Street to Victoria Street. The lane is not 
yet constructed, but would be developed as part of the 813 Carnarvon Street project. 

2.2 Project Description 

The applicant proposes to construct two residential buildings on the site with ground floor 
commercial uses. At grade would be commercial units facing Carnarvon Street that have a total 
area of 6,099 square feet (566.62 square metres). Above the commercial would be a market 
condominium tower with 195 residential units and a secured non-market rental housing project 
with 50 units.  
 
The non-market rental housing project would be constructed for the Performing Arts Lodges 
(PAL), a non-profit, federally registered charity whose mission is to provide veterans of the 
performing arts industry with affordable housing. The group currently operates a facility in 
Vancouver where rental assistance is provided for those who qualify for “rent geared to income” 
(RGI) suites, with the remaining suites renting at 13% below market (“near market”) suites. In 
2015, the ratio in the Vancouver building was set at a minimum of 60 percent RGI and 40 
percent near market rents over the long term. The current ratio has RGI suites set at 73% at the 
existing building, and the remaining at near market.  

The project proposed for New Westminster would be managed in the same manner by the 
society. The City would require covenants to guarantee that the units are not stratified, they are 
owned and operated as one entity, that the units remain in a rental use and to identify how rent 
would be calculated. 

2.3 Project Statistics 
 
The project statistics are shown in the following table: 

 
Proposed Zoning: Comprehensive Development Districts(813 Carnarvon 

Street) 
Floor Space Ratio: 
 

7.75 

Number of units: 195 market condominium units and 50 non-market rental 
units 

Height: 290 feet (88.7 meters) 
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3. POLICY AND REGULATIONS 
 
3.1 Official Community Plan Land Use Designation: 

  
The site is designated Mixed Use - High Density in the Downtown Community Plan. The Plan 
gives the following details of the designation: 
 

• mixed-use (commercial and/or residential) throughout Downtown, outside of the 
Columbia Street Historic Mixed-Use  

• retail, office, service or residential  
• any combination of the above (can be one use or multiple uses) 

 
The project proposed in this application would satisfy the general intent of the form anticipated 
in the land use designation by providing a mixed use building with commercial uses at grade on 
the Carnarvon Street frontage. 
 
3.2 Development Permit Area Designation 
 
The site is designated as part of the Downtown Development Permit Area. The Plan identifies 
this designation as: 
 

The City of New Westminster will ensure that new development supports a vibrant, 
pleasant, and people oriented Downtown. The guidelines for Downtown are based upon 
the following objectives for development: 

 
• Reflect the context of New Westminster and unique characteristics such as history, 

views and topography. 
• Provide safe and pleasant streets and public spaces where pedestrians feel 

comfortable and welcome. 
• Create a positive, people oriented connection between new buildings and the street, 

between public and private spaces. 
• Promote excellence in architectural design and creativity in the architectural form, 

massing and character of new development. 
• Protect important public views, and ensure light and air penetration to the street. 
• Promote a vibrant and diverse local economy through the encouragement of attractive 

and functional commercial areas. 
• Guide the development of new buildings which conserve energy, materials and water. 
• Encourage new habitat and a greened built environment which supports ecological 

cycles and reconnects people with nature. 
• Minimize negative impacts on air quality and the water quality of the Fraser River. 
• Maximize opportunities for rooftop features which generate energy, minimize runoff 

and create multipurpose green spaces. 
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• Promote sustainable modes of transport (e.g., walking, cycling, transit). 
 
The project proposed in this application would satisfy the general intent of the Development 
Permit Area Designation.  
 
3.3 Downtown Building and Public Realm Design Guidelines and Master Plan 
 
The Downtown Building and Public Realm Design Guidelines and Master Plan provide guidance 
in achieving a high quality, cohesive Downtown that honours the historical and cultural context 
of New Westminster. This document serves as a toolkit to inform public realm improvements 
both on and off-site within the Downtown area. The design of the project was evaluated using 
these Design Guidelines by staff and the New Westminster Design Panel. 
 
3.4 Zoning Bylaw: 

  
The site is currently zoned Downtown Mixed Use Districts (High Density) (C– 4). That zone 
would allow a mixed use building with a height of 80 feet (24.4 metres) and a total FSR of 5.2. 
Residential Development would be limited to an FSR of 3.0.  
 
The project proposed in this application would not comply with the current zoning of the site. 
 
The City does not currently have a mixed use residential zone with an FSR of 7.75 that 
incorporates the required density bonus provisions. A Comprehensive Development Zoning 
Schedule would be used to allow formal consideration of this application.  
 
3.5 Density Bonus Phase 2 Council Policy 
 
The Density Bonus Amenity Zoning Phase 2 Council Policy supports a rezoning of this site to 
C– 4(DB). The rezoning allows Council to consider a higher height and a shift in the mix of floor 
space toward a greater proportion of residential floor space.  A mixed use high density project on 
a site zoned C-4(DB) would be allowed to have an FSR of 5.2 and a height of 240 feet (73.15 
metres).  
 
Density Bonus Amenity Zoning Phase 2 Council Policy in Section 9 anticipates applications for 
higher densities and provides a mechanism to allow consideration of these applications.   
 

Council Discretion 
 

9.1 While this policy is intended to establish a framework which would apply to all 
development applications within the Downtown that are seeking density and height 
above the base density or base height, it is recognized that there may be unique and 
exceptional circumstances under which densities and heights above that outlined in this 
policy may be acceptable. 
 
9.2 Development applications for density above the maximum bonus density shall be 
required to provide a rationale as to why unique and exceptional circumstances warrant 
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additional density. This rationale will be reviewed by staff and Council to determine if it 
is an appropriate reason to exceed bonus densities. 
 
9.3 Development applications for density above the maximum bonus density will be 
considered by Council under the procedures in the Guidelines for Staff Evaluation of 
Voluntary Amenity Contributions, however the established density bonus rates may be 
used as a basis for negotiation. 

 
The applicant has identified the provision of a site for a secured non-market rental project in a 
location adjacent to SkyTrain and the amenities of Downtown New Westminster as a reason to 
consider densities above those outlined in the policy. The applicants land use rational is attached 
to this report. 
 
3.6 Family-Friendly Housing Bylaw and Design Guidelines 
 
The Family-Friendly Housing Policy and Design Guidelines provide requirements for the mix of 
units with two and three bedrooms as well as guidelines that ensure units are usable by families. 
The proposed project has two components: 1) Market Condominium and 2) Secured Non-Market 
Rental Housing. The first is the 195 unit market condominium project. That project provides the 
following unit mix: 
 

Type # of units % of total Unit area Location 
     
One bedroom 
apartment 

118 60.5% 44.6 – 59 square metres  
(480 – 635 square feet) 

6th – 25th 
floors 

Two bedroom 
apartment 

54 27.7 % 75.6 – 79.8 square metres 
(814 – 859 square feet) 

6th – 25th 
floors 

Three bedroom 
townhouses 

10 5.1% 92.7 – 112.1 square metres 
(998 - 1207 square feet) 

podium level 

Three bedroom 
apartment 

13 6.7% 106.1 – 109.2 square metres  
(1142 - 1175 square feet) 

26th  – 28th  
floors 

 
This component of the project satisfies the unit mix requirements by providing 11.3% of the 
units with three bedrooms and 27.7% of the units with two bedrooms. All of the units meet the 
Design Guidelines. 
 
The second component of the project is the 50 units of non-market rental housing which does not 
satisfy the requirements of the Family-Friendly Housing Policy for unit mix. There are 49 one 
bedroom units at 437 – 592 square feet (40.6 to 55 square metres) and one studio unit at 347 
square feet (32.2 square metres). The Family Friendly Housing Policy anticipates that there may 
be some affordable housing projects where the purpose designed units do not satisfy the unit mix 
and provides an exemption for these projects. The PAL part of the project will be exempt from 
the unit mix requirement, as an affordable housing project; however the project as a whole will 
need to comply with the policy. The project requires and provides 23 three bedroom units.  
 
The New Westminster Design Panel considered the following question:  
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Question 6: Given that the project will conform to the Family-Friendly Housing Policy 
for the required unit mix, does the project provide suitable on-site amenities for families? 

 
 In addition to other comments the Panel noted that: 

 
• It is evident that this will be a family friendly project, especially with the use of 

the future park to the north as well; 
• The project has provided a reasonable amount of on-site amenities for families, 

plus its location in the Downtown adds further access to family friendly 
amenities; 

 
4. DISCUSSION 
 
4.1 Project Density 
 
While the Density Bonus Phase Two Policy allows the consideration of higher densities it does 
not provide a framework for evaluating the higher density. Therefore the project has been 
brought forward under the following rational: 
 

1. The site is currently zoned Downtown Mixed Use Districts (High Density) (C-4). That 
zone has a residential Floor Space Ratio of 3.0 and a commercial Floor Space Ratio of 
2.0. Current Council policy would allow all C-4 zoned property to rezone to C-4(DB) that 
allows a bonus density mixed use building with commercial on the ground floor and a 
total floor space ratio of 5.2. Thus all residential density between the base Floor Space 
Ratio of 3.0 to the C-4(DB) zone maximum floor space ratio of 5.2 would be purchased 
from the City in line with Density Bonus regulations. 

2. In addition the applicant proposes to provide floor space for a 50 unit secured non-market 
housing project with a Floor Space Ratio of 1.275. This floor space would be provided by 
the City to the non-profit housing provider. 

3. The applicant has asked for additional density for the market portion of the project for 
providing the site for the non-market project. The bylaw for the project will provide a 
bonus in two parts. The City will provide floor space to a maximum Floor Space Ratio of 
0.6375 to the applicant free of charge to compensate for the provision of the site. Further, 
the applicant may purchase additional residential floor space equal to a Floor Space Ratio 
of 0.6375 also as compensation for providing the site for the non-market project. 
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The following table summarizes the approach to the density proposed in this project: 
 

Use Floor Space 
Ratio 

  
Market residential and grade level commercial – allowed in the  
C - 4(DB) zone 

5.2 

Non-market residential floor space provided by the City to the non-
profit housing provider. 

1.275 

Market floor space provided by the City to the applicant to compensate 
the applicant for the provision of the site for the non – market housing. 

0.6375 

Market floor space purchased from the City by the applicant to 
compensate the applicant for the provision of the site for the non – 
market housing. 

0.6375 

  
Total 7.75 

 
There are currently two other projects in the Downtown Neighbourhood under consideration 
with Floor Space Ratios above 5.2. The projects are a 23 storey building in the 800 Block of 
Agnes street with a proposed Floor Space Ratio of 7.0, and a 33 storey building proposed at 618 
Carnarvon Street with a Floor Space Ratio of 6.2.     
 
4.2 Downtown Building and Public Realm Design Guidelines and Master Plan  
 
Staff considers that the project generally conforms to the Downtown Building and Public Realm 
Design Guidelines and Master Plan, however; Section 7.3.4.1 of the guidelines call for a 
minimum separation between towers in the Tower Precinct of 88.6 feet (27 metres). The 
separations between the proposed building and the existing buildings around the site are shown 
in the following table: 
 
Building Separations    
Address  Building Height above 

grade 
Proposed Separation  

   
888 Carnarvon Street – The 
Marinus  

34 floors 73.13 feet (22.3 metres) 

892 Carnarvon Street – The 
Azure 

32 floors 79.83 feet (24.33 metres) 

828 Agnes Street – The 
Royal 

16 floors 143 feet (43.6 metres) 

Future building to the north 
across Victoria Street 

Estimated 20 – 23 floors Estimated - 79 feet (24.1 
metres) 
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When this application was considered for support by the New Westminster Design Panel staff 
asked specifically if the application satisfied the intent of the Downtown Building and Public 
Realm Design Guidelines and Master Plan.  
 
The Panel commented that the project satisfied the intent of the Development Permit Area and 
the Downtown Building and Public Realm Design Guidelines and Master Plan. 
 
4.3 New Westminster Design Panel Consideration  
 
The applicants made a preliminary presentation of the project to the New Westminster Design 
Panel on April 27, 2017 and a second presentation on July 25, 2017 seeking the support of the 
Panel for the design of the project. The Panel approved the following motion after their 
consideration of the project at their July, 2017 meeting. 
 
MOVED and SECONDED  

 
THAT the Design Panel support the application and support the tower separation as 
proposed. 

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

 
The full minutes of both considerations are attached to this report. 
 
4.4 Streetscape 
 
Council has reviewed the project on a preliminary basis and directed staff to process the 
application. One important point identified by Council was the requirement for a high quality 
streetscape to contribute to the renewal of Carnarvon Street opposite the New Westminster 
SkyTrain Station. The applicant has addressed this by: 
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• Setting the building back from the street to allow wider sidewalks,  
• The provision of a corner plaza , and  
• The high level of design and materials proposed for the project 

 
The proposed streetscape has been reviewed by the Development Services, Engineering and 
Parks Departments and the New Westminster Design Panel who support the current design. 
 
5. PUBLIC CONSULTATION  
 
 
5.1 Public Open House and Presentation to the Downtown Residents’ Association. 
 
On May 3, 2017, the applicant held an Open House and made a presentation at the Downtown 
Residents’ Association meeting. The Downtown Residents’ Association does not consider 
motions of support/non-support at their meetings, but rather, supports discussion of the 
application and connecting local residents to the applicants. 
 
PROCESS 
 
The process for consideration of this application identified in the preliminary report to Council 
has been completed to step 5. 
 

1. Land Use and Planning Committee (LUPC) recommendation to initiate the processing of 
this application. 

2. The project is reviewed by all City Departments. 
3. The project is considered by the New Westminster Design Panel. 
4. The applicant will consult with the Downtown Residents’ Association and hold a public 

meeting. 
5. The project is considered by the Advisory Planning Commission. 
6. LUPC consideration of rezoning.  
7. LUPC recommendation to Council for first and second reading of the Zoning 

Amendment Bylaw. 
8. Council consideration of first and second reading of the Zoning Amendment Bylaw. 
9. Public Hearing and Council consideration of third reading of the Zoning Amendment 

Bylaw. 
10. Council consideration of adoption of the Zoning Amendment Bylaw. 
11. Consideration and issuance of the Special Development Permit. 
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OPTIONS 
 
There are three options for Advisory Planning Commission consideration; they are: 
 
Option 1: 
 
That the Advisory Planning Commission recommend that New Westminster City Council 
support the proposed rezoning of 813- 823 Carnarvon Street. 
 
Option 2: 
 
That the Advisory Planning Commission recommend that New Westminster City Council not 
support this application. 
 
Option 3: 
 
Provide staff with alternative feedback. 
 
Staff recommends Option 1  
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APPLICANTS’ LAND USE RATIONAL
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 Land Use Rationale – 813-823 Carnarvon Street  
 
The proposed 813-823 Carnarvon Street Project meets or exceeds the objectives of the City of New 
Westminster as noted in its Official Community Plan, Envision 2032 Document, Downtown Community 
Plan, Downtown Building and Public Realm Design Guidelines and Master Plan, New Westminster Zoning 
Bylaw, Family Friendly Housing Policy and the Adaptable Housing Policy.  
 
Several key themes recur in these various policy documents, which are highlighted below. Key attributes 
of this project are as follows:  
 
1 Good contextual fit, being a slim tower of height lower than the towers across the street;  
 
2 Mixture of market condominium and non-market rental tenures;  
 
3 Compliance with requirements and intent of family-friendly housing policy with twelve two-storey 
three-bedroom townhomes situated on the roof podium providing generous private and shared outdoor 
area for each home;  
 
4 Strong urban design as evidenced by positive response from the New Westminster Design Panel;  
 
5 Positive contribution to the public realm through provision of an open plaza at the southwest corner 
of the site, restaurant and retail space at grade with space for outdoor seating, and a pedestrian 
connection linking New Westminster Station with the proposed park and residences to the north of the 
site.  
 
6 Positive contributions to arts and culture through the incorporation of the Performing Arts Lodge 
community into the development, along with a public art mural along the northern elevation of the site 
and a projection space overlooking the plaza.  
 
7 Transit-oriented development situated directly across from a major Skytrain and bus station.  
 
8 Highly liveable homes designed to maximize efficiency of living space, natural light, ventilation and 
views.  
 
9 Compliance with Adaptable Housing Guidelines, with over 80% of the development meeting 
Adaptability standards.  
 
10 Open corridors in the non-market component to provide greater natural light and ventilation as well 
as encouraging social connectedness, neighbourliness and community building.  
 
11 Rooftop amenity spaces in both the non-market and market components which further enhance 
neighbourliness and social connectedness. Urban agriculture opportunities also provided here.  
 
A summary of key objectives with the New Westminster OCP (in process), Envision 2032, and Downtown 
Community Plan that the proposed development is supportive of is provided below:  
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NEW WESTMINSTER OFFICIAL COMMUNITY PLAN:  
 
The New Westminster Official Community plan articulates a series of key goals that this proposed 
development is strongly supportive of. These are noted as follows:  
 
Goal 1: New Westminster is an equitable, inclusive, safe and welcoming place where all community 
members have opportunities to contribute, while feeling connected and accepted.  
 
Goal 2: New Westminster encourages opportunities to generate and encounter the diverse creative, 
spiritual, intellectual and material features of the city and its development.  
 
Goal 4: New Westminster is an energy-efficient and low-carbon community that takes action to reduce 
greenhouse gas emissions and is resilient to the impacts of climate change.  
 
Goal 8: New Westminster’s neighbourhoods are great places to live and have diverse housing choices 
that meet the needs of the community.  
 
Goal 10: New Westminster is a livable city, with an attractive, dynamic urban character demonstrating 
innovation and leadership in the design of the built environment.  
 
Goal 11: New Westminster’s transportation system is accessible to people of all ages and abilities, 
supporting a compact, sustainable and prosperous community.  
 
The development successfully integrates market housing with non-market seniors’ housing in a 
manner which will facilitate an support social connectedness, neighbourliness and community 
building. The site’s location close to daily shops and services and transit will facilitate walking and 
cycling.  
 
The PAL user group will be highly engaged civically and will support the sense of community in the 
neighbourhood. We anticipate significant synergies to be created between this community and the 
families in the market tower, and more broadly with the incumbent community. The development 
builds on the artistic nature of its non-market community with public art opportunities to enhance the 
neighbourhood. Potential for enhanced use of the Anvil Centre also exists with this community.  
 
ENVISION 2032  
 
Proposed project meets the “definition of success” in the Envision 2032 under the following for  
 
BUILDING, SITES AND URBAN DESIGN:  
 
- High quality architectural design  
- Designed to provide attractive environment for pedestrians, cyclists and transit users;  
- Innovation in building types;  
- Sustainable, transit-oriented site  
- 80% of the development is designed as adaptable housing  
- Designed for maximum liveability  
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- Attractive, usable open spaces with landscaping featuring low impact, native plants  
- Community gardens and food systems are integrated  
- Passive Design is an integral part of all new and upgraded buildings, with buildings and sites oriented, 
constructed and landscaped to maximize benefits and minimize impacts from sun, wind, rain and other 
environmental factors.  
 
Further, the proposed project addresses the following:  
 
COMMUNITY AND SOCIAL OBJECTIVES  
 
- a. Community safety and security;  
- b. Physical, mental, emotional and spiritual health needs;  
- c. Promoting a healthy built environment and healthy lifestyles;  
- d. Achieving accessibility and inclusivity for all ages and abilities;  
- e. Creating a friendly and welcoming community, including support for newcomers;  
- f. Fostering a culture of engagement in civic affairs and community life;  
- g. Meeting the needs of at-risk, marginalized and vulnerable community members;  
- h. Supporting literacy, personal development and lifelong learning; and  
- i. Food security, including local food production and access to healthy, affordable and sustainable food.  
 
ARTS, CULTURE AND HERITAGE 
  
- a. Preserving, enhancing and celebrating the City’s natural, built and cultural heritage;  
- b. Fostering a sense of place for the City as a whole and for individual neighbourhoods;  
- c. Establishing, preserving and enhancing neighbourhood character;  
- d. Supporting a creative environment for a wide variety of artistic expression, including visual, 
performing, literary and other art forms;  
- e. Providing a wide range of entertainment and cultural activities for residents and visitors;  
- f. Fostering understanding and cooperation between cultures; and  
- g. Promoting harmony between new development, or redevelopment, and established buildings, built 
form and natural surroundings.  
 
DOWNTOWN COMMUNITY PLAN  
 
The site is situated within the Downtown “Tower Precinct”, which is intended to “develop as a high-
density employment and housing area”. As suggested by its name, in the Tower Precinct, “residential 
development will take the form of high-rise towers.” Further, “tower development will be balanced with 
pedestrian-oriented streetscapes and a high quality public realm creating a livable environment that is a 
safe and attractive place for walking.”  
 
More specifically, the proposed project is also located within the New Westminster Station “Skytrain 
Precinct”. “The SkyTrain Precincts recognize that land use around the SkyTrain stations should provide a 
mix of high density land uses, including residential, commercial and civic uses, to encourage a 
sustainable and vibrant Downtown during the day and evening. Open spaces and public realm spaces 
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located in the SkyTrain Precincts must be designed with an emphasis on memorable streets, sidewalks 
and plazas to foster walking and cycling to transit, shopping, services and residences.”  
 
Provide a range of housing choices by tenure and type to meet the diverse needs of current and future 
residents.  
 
The proposed development incorporates a mixture of one, two and three-bedroom units and complies 
with the Family Friendly policy and Adaptable Housing policy. 
 
Facilitate the provision of housing that meets all affordability levels.  
 
The proposed development includes a non-market housing component and as such is inclusive for low-
income seniors. In addition, many of the condominium units will become part of the City’s rental stock, 
and are sized and designed to be affordable to middle-income residents.  
 
New non-profit housing projects developed under bona fide affordable housing programs (Provincial 
Government partnership programs) will be granted bonus density without payment to the City, 
subject to meeting design principles.  
 
The development meets this objective, although some payment to the City is being requested.  
 
The “SkyTrain Precincts” will allow for higher density (more housing units) in close proximity to 
SkyTrain stations. This improves affordability as it reduces the need for a car.  
 
The development meets this objective.  
 
7c Ensure residential growth is matched with sufficient services and amenities to support an increased 
population. Make extensive use of the City’s Financing Growth tools to support growth: Density 
Bonusing, Development Cost Charges, Voluntary Amenity Contributions, School Site Acquisition 
Charges, Parkland Dedication.  
 
The development meets this objective, and enhances the public realm through contribution of a plaza 
and enhanced pedestrian connection.  
 
7d Ensure housing is attractive, safe, and “livable.” Use design guidelines to ensure adequate light and 
air into housing units. Ensure all developments have minimum outdoor space requirements. Require 
design solutions that result in ground-oriented units at the base of apartments that are suitable for 
households with children and pets.  
 
The development will incorporate CPTED strategies and is designed to be highly attractive and liveable. 
All units, especially the family-oriented townhomes, offer generous outdoor spaces suitable for children 
and pets.  
 
Zoning – C-4 Downtown Mixed Use District (High Density)  
The proposed development exceeds the height and density as specified in the C-4 zoning. As noted above, 
however, the proposal fits well within its surrounding context in terms of height, density and massing, and 
provides non-market housing in exchange for bonus density and height.
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APPENDIX # 4 
 
 
 
 

DRAFT OF COMPREHENSIVE DEVELOPMENT DISTRICTS  
 

(813 CARNARVON STREET) (CD-67) (DB) ZONE
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1067 Comprehensive Development Districts (813 Carnarvon 
Street) (CD-67) (DB) 
 
1067.1 The intent of this district is to allow mixed use development at a high density, 
with an opportunity to increase density upon the provision of amenities, provided all 
Amenity Density Bonus requirements are satisfied. 
 
Permitted Principal and Accessory Uses 
 
1067.2 The following principal and accessory uses are permitted in the CD-67 (DB) 
zoning district.  
Regulations 
1067.3 Animal grooming and daycare facilities; 
1067.4 Animal hospitals and veterinary clinics; 
1067.5 Antique stores, charity thrift stores, clothing consignment stores, second hand 
specialty stores; 
1067.6 Banks; 
1067.7 Business and professional offices; 
1067.8 Cafes and restaurants;  
1067.9 Child care; 
1067.10 Commercial schools; 
1067.11 Cottage breweries; 
1067.12 Government institutions including educational and judicial facilities; 
1067.13 Health Service Centres; 
1067.14 Hotels; 
1067.15 Jewelry manufacturing; 
1067.16 Multiple dwellings; 
1067.17 Personal service establishments; 
1067.18 Printing, publishing, bookbinding and other reproduction processes; 
1067.19 Public assembly and entertainment uses; 
1067.20 Public transportation depots; 
1067.21 Public utilities; 
1067.22 Retail stores; 
1067.23 Studios (artist, display, radio, recording); 
1067.24 Taxi offices; 
1067.25 Wholesaling; Accessory Uses Use Specific 
Regulations 
1067.26 Accessory uses to permitted principal uses; 
 
1067.27 Child care in accordance with Section 170.13 of this Bylaw; 
1067.28 Home based businesses; 
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Conditions of Use 
 
1067.29 Cafes and restaurants shall not include drive-in and drive-through restaurants; 
 
1067.30 Personal service establishments may include barber shops, beauty parlours, dry 
cleaning shops (automatic self-service only), dry cleaning establishments, electrical 
appliance repair shops, optical or watch repair shops, florist shops, launderettes 
(automatic self-service only), shoe repair shops, tailor or dressmaker shops. 
 
1067.31 Residential uses are only permitted at grade level in areas not designated 
‘Commercial at Street Level’ in the Downtown Community Plan B/L 7779, 2015 
 
Base Density – Market Housing 
 
1067.32 Overall base density shall not exceed a Floor Space Ratio of 3.0. 
 
Base Density – Secured Non-Market Rental Housing 
 
1067.33 Overall base density shall not exceed a Floor Space Ratio of 1.275. 
 
Bonus Density 
 
1067.34 Properties zoned CD-67 (DB) may exceed the maximum base residential density 
for market housing identified in Section 1067.32 provided the requirements in the 
Amenity Density Bonus Section of the General Regulations are met to a maximum Floor 
Space Ratio of 2.2. 
 
1067.35 Where an amenity has been provided in the form of Secured Non-Market Rental 
housing and the property is zoned CD-67 (DB), then the development may exceed the 
maximum base residential density for market housing identified in Section 1067.32 by an 
amount equal to fifty percent (50%) of the floor space to be constructed for the Secured 
Non-Market Rental housing, to a maximum Floor Space Ratio of 0.6375. 
 
1067.36 Where an amenity has been provided in the form of Secured Non-Market Rental 
housing and the property is zoned CD-67 (DB), then the development may exceed the 
maximum base residential density for market housing identified in Section 1067.32 by an 
amount equal to fifty percent (50%) of the floor space to be constructed for the Secured 
Non-Market Rental housing, provided the requirements in the Amenity Density Bonus 
Section of the General Regulations are met to a maximum Floor Space Ratio of 0.6375. 
 
Building Height 
 
1067.37 The maximum building height shall not exceed 292 feet (89.0 metres). 
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Principal Building Envelope 
 
1067.38 All principal buildings shall be sized and sited according to the following: 
Regulation Requirement 
Regulation  Requirement 
  
Maximum Site Coverage No maximum site coverage 
Minimum Front Yard Setback No front yard setback required 
Minimum Side Yard Setback No side yard setback required 
Minimum Rear Yard Setback No rear yard setback required 
 
 
Usable Open Space 
 
1067.39 For multiple dwellings, usable open space shall be provided of not less than ten 
percent (10%) of the gross residential floor area and, in any event, not less than twenty 
five percent (25%) of the site area. 
 
Fencing and Vision Clearance Requirements 
 
1067.40 Fencing and vision clearance shall comply with provisions in the General 
Regulation section of this bylaw. 
 
Off-Street Parking and Loading Requirements 
 
1067.41 Off-street automobile parking shall be provided in accordance with the 
Off-Street Parking Regulation section of this bylaw. 
 
1067.42 Bicycle parking shall be provided in accordance with the Off-Street Bicycle 
Parking Regulations section of this bylaw. 
 
1067.43 Off-Street loading shall be provided in accordance with the Off-Street Loading 
Regulations section of this bylaw. 
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APPENDIX #5 

 
 

DEVELOPMENT PERMIT AREA DESIGNATION 
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Objectives 
 
The City of New Westminster will ensure that new development supports a vibrant, pleasant, and 
people oriented downtown. The guidelines for Downtown are based upon the following 
objectives for development: 
 

• Reflect the context of New Westminster and unique characteristics such as history, 
views and topography. 
 
• If building in the Columbia Street Historic District, form, height and character will be 
evaluated based on adjacencies to heritage assets. If building outside the historic district 
but next to a heritage asset, factors such as sympathetic design and materials must be 
considered. 
 
• Support the protection and revitalization of heritage buildings and the neighbourhood’s 
heritage character. 
 
• Provide safe and pleasant streets and public spaces where pedestrians feel comfortable 
and welcome. 
 
• Create a positive, people oriented connection between new buildings and the street, 
between public and private spaces. 
 
• Promote excellence in architectural design and creativity in the architectural form, 
massing and character of new development. 
 
• Protect important public views, and ensure light and air penetration to the street. 
 
• Promote a vibrant and diverse local economy through the encouragement of attractive 
and functional commercial areas. 
 
• Guide the development of new buildings which conserve energy, materials and water. 
 
• Encourage new habitat and a greened built environment which supports ecological 

 cycles and reconnects people with nature. 
 
• Minimize negative impacts on air quality and the water quality of the Fraser River. 
 
• Maximize opportunities for rooftop features which generate energy, minimize runoff 
and create multipurpose green spaces. 
 
• Promote sustainable modes of transport (e.g., walking, cycling, transit). 

 
Design Guidelines 
 
Guidelines 
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1. Building Form and Massing 
 
The massing and form of buildings should showcase high level design and creativity, respecting 
the pedestrian scale and heritage assets of the Downtown. 
 
a. Vary the shape, massing, and exterior finishes of buildings in order to avoid a repetitive 
appearance when the development is viewed as a whole. Extra attention should be paid to 
doorways and corners. 
 
b. Create focal points and prominence in building design at the corners of street intersections. 
Gateway elements are encouraged at visually prominent intersections. 
 
c. Design the building with continuity throughout. Design elements or key proportions from the 
tower may extend through the podium and be reflected at street level. 
 
d. Provide a consistent and cohesive colour palette utilizing colours appropriate to a New 
Westminster context. Consider the heritage colour palette in the older buildings of New 
Westminster. 
 
e. Quality, natural materials that are historic to New Westminster are encouraged. 
 
f. Contribute to the unique character of the city through clear architectural references. While it is 
important not to mimic heritage buildings, the use of traditional materials, proportions and 
details that help reinforce New Westminster as a historic place are encouraged. 
 
g. Buildings located adjacent to heritage assets must ensure the form, massing and design of the 
building is sympathetic to the heritage building. 
 
h. The spacing of towers and units should be staggered so that private views are directed past 
neighbouring high-rise developments. 
 
i. Locate the portion of commercial buildings below 12 metres (40 feet) in height close to the 
edge of the sidewalk. Special attention should be given to the first 3 or 4 storeys to reinforce the 
pedestrian scale. 
 
j. Provide a minimum 4.5 metre (15 foot) setback from the edge of the top of a podium fronting a 
pedestrian oriented street. This does not apply to lanes or narrow streets intended primarily for 
access, utilities and servicing. 
 
k. Reinforce the scale and character of heritage buildings through ensuring the top edge of the 
heritage façade forms the edge of the podium of the building. The setback from the edge of a 
street front heritage façade should be at least 4.5 metres (15 feet). 
 
l. When designing point towers: 
 

• Integrate the design of the podium with the tower. 
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• Shape buildings above the 7th storey as tall and slender towers that respect views, and 
provide for light and air penetration to the street. 
 

m. Reinforce the conclusion of the building design through special consideration of the form, 
massing and detail of the top several floors and roof of the building. Provide organized rooftops 
that are attractive when seen from above as well as the street. Rooftop mechanical and service 
equipment should be screened in a way that incorporates it as an integral part of the building’s 
architectural design. 
 
n. Provide some variety and unique characteristics of each building where there are multiple 
buildings in one development to reinforce individual building identity. 
 
o. Creativity in the design of the building and landscaping is encouraged to promote interest and 
whimsy in the Downtown. 
 
p. Interior sidewalls, created as a result of construction/redevelopment phasing, should be 
designed to complement the overall appearance of development, and should not appear 
temporary or unfinished. 
 
2. Columbia Street Heritage District 
 
These guidelines are based on the conservation and enhancement of heritage buildings along 
Columbia Street. The intent is to provide appropriately rehabilitated heritage buildings, while 
providing guidelines for new development that adds to the ambience of the Columbia Street 
Heritage District. 
 
a. Original materials should be left in place and new materials should be sympathetic and 
compatible. 
 
b. New development will respect the scale and historic street pattern. 
 
c. The saw-tooth profile of the historic streetscape must be maintained. 
 
d. New construction will be compatible with adjacent heritage assets and complement the overall 
Columbia Street Historic District. 
 
e. New buildings should provide an appropriate transition between differing scales and heights of 
neighbouring buildings. 
 
f. New construction will respect and enhance the horizontal alignments on neighbouring heritage 
buildings. 
 
g. The first storey will maintain a similar articulation to the heritage buildings on either side and 
upper storeys should respect or continue the decorative details and articulation of neighbouring 
heritage buildings. 
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h. Storefronts should respect the existing pattern of building widths along the street. 
 
i. A new building that is wider than 20 metres (66 feet) should maintain the rhythm of the 
streetfront building pattern, such as using strong vertical design elements at the centre and sides 
of the new building. 
 
j. Display windows should reflect the repetitive and vertical pattern of display windows in 
adjacent heritage buildings. 
 
k. Upper storey windows should reflect the fenestration pattern of neighbouring heritage 
buildings and may be of punched design. 
 
l. Signs should add to the interest of the building and respect the historic character of the area, 
and not create visual clutter. m. Signs and awnings on heritage buildings will follow the HARP 
design guidelines for size, colour and material. 
 
n. New awnings should have a traditional profile, with sloped awnings being preferred. Material 
should be of high quality canvas or glass. 
 
o. Where structurally possible, awnings should align horizontally with neighbouring canopies. 
 
3. Solar Orientation and Energy Efficiency of Buildings 
 
The intent is to maximize energy conservation opportunities through application of passive 
design principles. These principles lead to buildings designed to require less energy input to cool 
in hotter months and heat in colder months. Further, the intent is also to limit the energy 
consumed by buildings by encouraging use of alternative energy sources and the use of high 
quality durable materials with a long lifespan. 
 
a. Orient and mass buildings to maximize opportunities for passive solar heating and cooling, 
solar hot water and photovoltaics, and natural lighting and ventilation. Where possible, situate 
the long axis of major building elements in the east-west direction. 
 
b. Site and orient buildings to take advantage of prevailing winds for cross ventilation. Buildings 
should have units with exterior ventilation (operable windows) on two sides to encourage passive 
cooling through cross ventilation. 
 
c. Building massing that promotes units with potential for exterior ventilation on two sides is 
strongly encouraged. 
 
d. Incorporate the use of roofing materials and colours with a high “albedo” (e.g., materials that 
reflect heat energy from the sun) to reduce the absorption of heat into the building and reduce the 
“heat island effect.” 
 
e. Use exterior shading devices to manage heat gain from solar exposure. These may be 
adjustable, such as fixed awnings or retractable canopies, or fixed, such as projecting roofs, deep 
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balconies, light shelves, fixed fins and similar features into building design to shade during the 
summer but provide solar access in winter. 
 
f. Limit the amount of glazing, especially on west and southwest exposures, where mid-afternoon 
summer sun is difficult to shade effectively. Maximize glazing on building facings with limited 
sunlight exposure. For mid- and low-rise facades, a maximum of 50% glazing is permitted.  
Above 3 storeys, glazing of less than 60% is encouraged. 
 
g. Encourage glazing technologies that allow daylight penetration into buildings and minimize 
heat conduction. 
 
h. Produce 10% of the building’s annual energy demand from on-site renewable sources (solar, 
geo-exchange [earth energy]). “Solar ready” design is encouraged to extend energy production 
later. 
 
i. Select exterior materials with low embodied energy and long lifespan to minimize energy used 
in building construction. 
 
4. Commercial Street Front 
 
The orientation and design of commercial buildings should add to the street vitality and safety by 
promoting active, street level uses and informal surveillance of the area. 
 
a. Locate uses to reinforce a vibrant, safe pedestrian experience. Encourage retail and service 
activity on the first floor immediately adjacent to the sidewalk on important commercial streets. 
b. Ensure a direct relationship between commercial activities and the pedestrian. Where 
commercial activities front the street level there should be: 
 

• Clear or tinted (not reflective or opaque) windows on the street 
 
• Prominent doorways 
 
• Architectural building detail at the pedestrian eye level 
 
• Visual interest including lighting, awnings, landscaping containers, and/or creative use 
of colour 
 
• Varied store fronts (large storefronts without fenestration detailing are 
strongly discouraged) 
 

c. Signage should not create visual clutter. 
 
d. Outdoor seating, cafes, tables or outdoor displays are encouraged to promote street activity, 
where possible. 
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e. Provide a separate, safe, covered entrance for residents where residential and commercial uses 
are in the same building. The residential entrance should be located on the less prominent street 
if possible and not interrupt a continuous commercial street front. 
 
f. Large blank walls that front streets, including retaining walls, are strongly discouraged. If 
unavoidable, they should be mitigated by: 
 

• Using different textures, materials and colours on the wall to articulate the surface and 
make it  more visually appealing. 
 
• Murals or other forms of public art. 
 
• Installing a trellis or living, green wall. 
 
• Providing a raised or terraced planter bed with adequate area to plant landscaping that 
can grow to screen the wall. 
 
• Incorporating the wall into a patio or sidewalk café area. 

 
5. Residential Street Front 
 
Residential buildings should be oriented and designed to balance a sense of community and 
neighbourliness while still allowing privacy of individual units. 
 
a. Emphasize residential scale and street orientation through changes in architecture and 
articulation of building form. 
 
b. For medium density developments, reduce the building’s bulk and volumetric impact on the 
street by setting back upper portions of the building. 
 
c. Provide a comfortable separation between residences and the street to allow for landscaped 
front yards, porches or patios. A set back of at least 3 metres (10 feet) from the property line 
should be included. 
 
d. Ensure a relationship between residential activities and the sidewalk through building and site 
design. There should be: 
 

• Expression of individual units reflected in the overall form of the building as well as at 
street level; 
 
• A visual and physical connection between residences (townhouse or apartment) and the 
street with ground level units having individual front doors that are directly accessible 
and visible from the street; 
 
• large windows facing the street and useable outdoor space; 
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• Oversight of the street from the building; and 
 
• Design of walking areas, patios, retaining walls, lighting and fences that are detailed, 
decorative and reflective of the individual precinct. 

 
e. Where patios are located along the street front, they should be elevated slightly to provide a 
degree of privacy while still allowing street surveillance. 
 
f. If the building has a main pedestrian entrance, it should be clearly evident, directly connected 
to the street and integrated within the design of the building. There should be direct sight-line 
into the elevator lobby from the street. 
 
g. If the building has a main pedestrian entrance, provide a gateway transition feature for 
walkways which are intended for use by residents, thereby delineating the private property. 
Locate the feature near the sidewalk and integrate it with the design of the development. 
 
h. Large blank walls fronting streets, including retaining walls, are strongly discouraged. If 
unavoidable, they should be mitigated by: 
 

• Using different textures, materials and colours on the wall to articulate the surface and 
make it more visually appealing. 
 
• Using murals or other forms of public art. 
 
• Installing a trellis or living, green wall. 
 
• Providing a raised or terraced planter bed with adequate area to plant landscaping that 
can grow to screen the wall. 
 
• Incorporating the wall into a patio or sidewalk café area. 
 

6. The Public Riverfront 
 
The public riverfront will promote active and recreational uses along the Fraser River and 
encourage high quality open space and development that improves public access and views of 
the river. 
 
a. Apply guidelines regarding pedestrian comfort and circulation (Section 8) and public open 
spaces (Section 9) to important pedestrian and public riverfront places. 
 
b. Commercial buildings located adjacent to the Esplanade are encouraged to have outdoor 
seating areas that open onto the walkway and contribute to the activity of the space. 
 
c. Buildings are to reflect the marine character of the Fraser River. 
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d. Suitable space for entertainment and tourism uses that contribute to the vitality and activity 
along the riverfront are strongly encouraged. 
 
7. Pedestrian Comfort and Circulation 
 
These guidelines aim to create a high quality, comfortable and pleasant experience for 
pedestrians in the Downtown. 
 
a. Provide for the comfort and interest of pedestrians on the sidewalk and in public spaces 
through lighting, signage, seating and continuous weather protection such as canopies and 
awnings. 
 
b. Provide high quality and pleasant public streetscapes with sidewalk details such as interesting 
tree grates, paving inlays, stamps, or colour, and are consistent with existing sidewalk patterns. 
 
c. Provide easy access that is suitable for all ages and abilities from the street to building 
entrances and for 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. 
 
d. Provide shielded, down lighting to ensure the safety and comfort of pedestrians on the public 
sidewalk. Provide for security and ambient lighting but minimize light pollution. Energy efficient 
lighting such as LED or solar powered lighting should be used where ever possible. 
 
e. Ensure safe circulation by distinguishing areas for walking and cycling from parking and 
traffic. 
 
f. Provide street trees in public right-of-ways along streets to soften the urban environment and 
reduce the scale of the street to a more human level. 
 
g. Ensure lanes and narrow streets are pleasantly designed and safe by indicating an edge 
between the public street and private land. Consider interesting paving details that delineate 
pedestrian circulation and drainage patterns. Provide opportunities for visual oversight and 
lighting from buildings onto narrow streets or lanes. 
 
h. Incorporate the principles of Crime Prevention Through Environmental Design (CPTED) such 
as lighting, visibility or natural surveillance, control of trespass, prevention of blind spots or 
hiding places, clear access, and safe parking garages. Seek professional evaluation for large or 
complicated proposals. 
 
i. Within CPTED guidelines, minimize exterior lighting energy demand by minimizing lighting 
and using high-efficiency luminaires and bulbs such as LEDs. 
 
8. Outdoor Spaces 
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Open spaces should be thoughtfully designed to maximize daylight and provide functional space 
that is comfortable for a variety of ages and users. 
 
a. Accessible, outdoor public spaces are encouraged in all developments, including commercial 
and institutional buildings. 
 
b. Provide high quality, interesting, and durable outdoor spaces. Coordinate the design of all 
elements including lighting, paving, outdoor furniture, and garbage receptacles. The design of 
the gathering area should be integrated with the site and building. 
 
c. Incorporate public art in all open spaces where ever possible. 
 
d. Provide for pedestrian permeability with multiple opportunities to access and move through 
public open space. 
 
e. 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. 
 
f. Spaces should be designed to be programmable for inter-generational activities and uses. They 
could include: 
 

• a playground suitable for a variety of ages and that is visible from residential units 
• benches and/or tables 
 
• landscaping 
 
• a patio to encourage social interaction 

 
g. Lower flat roofs should be structurally and architecturally designed to accommodate forms of 
rooftop landscaping and outdoor activity. 
 
9. Public View Corridors 
 
Care should be taken to avoid disrupting views to Downtown’s primary element, the Fraser 
River, as well as to Mt. Baker. 
 
a. When a development occurs along a significant street (Fourth Street, Sixth Street and Eighth 
Street), the applicant will provide an view impact analysis evaluating how the proposal affects 
views to the Fraser River and Mt. Baker. 
 
10. Light and Air Penetration 
 
Ensuring adequate light and air circulation of new development and minimizing its negative 
impact on existing buildings is important in the urban context of Downtown. 
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a. Provide for light and air penetration through a minimum separation between towers of 27 
metres (89 feet). For the purposes of the guidelines a tower is deemed as a building 7 storeys or 
higher. 
 
b. Shape towers so that views are maximized around and between them. 
 
c. Provide a shade/shadowing study and view analysis for all buildings. 
 
11. Noise 
 
Due to the proximity to rail, SkyTrain and the truck route in the Downtown, new development 
needs to consider noise abatement techniques to enhance the livability of residential units. 
a. An array of design and construction techniques should be used to buffer residential units from 
noise, including: 
 

• orienting outdoor areas and bedrooms away from noise sources 
 
• using alternate ventilation (to provide an alternative to opening windows) 
 
• using concrete construction 
 
• using glass block walls or acoustically rated glazing 
 
• using sound absorptive materials and sound barriers on balconies 

 
b. Provide a report prepared by qualified persons trained in acoustics and current techniques of 
noise measurements demonstrating that the noise levels in residential units meet CMHC levels. 
 
12. Plants and Landscape 
 
Abundant landscaping should be used to maximize the ‘green-ness’ of Downtown and soften the 
urban landscape. 
 
a. Make substantial use of landscaping and contribute to a green Downtown. Use landscaping in 
all areas including walkways, patios, public spaces or other hard surfaces, and include setbacks 
from the property line. 
 
b. Provide landscaped (“green”) roofs on all concrete podiums to manage runoff, add visual 
appeal, improve energy efficiency and reduce heat island effects, and provide amenity value. 
 
c. Landscaping integrated into the building roofline, patio and podium edges, and along the 
building facade at grade is encouraged to soften building edges, provide a degree of privacy, and 
reduce summertime solar gain. Landscaping should provide only a partial screen to enable 
surveillance of the street, transparency of commercial frontages, and to provide for safety. 
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d. Retain good quality existing landscaping where possible. Ensure any retained mature trees will 
be safe when construction is complete. 
 
e. Provide good quality plants and support long-term maintenance through using professional 
standards. Specify these or higher standards on the landscape plan: 
 

• Plant material in the specified container size must meet the BC Landscape Standard of 
the BC Nursery Trades Association 
 
• All trees shall be staked in accordance with the BC Landscape Standards. 

 
f. Mulch planting beds to a minimum depth of 50 mm to reduce evaporative losses and increase 
absorption of soils. 
 
g. Choose plants that are species native to the area and: 
 

• Provide complex multi-storey habitat through a combination of groundcover, shrubs 
and trees, and the use of species that provide nesting habitat, protection from predators, 
and food for songbirds; 
 
• Are hardy, drought-tolerant, perennial species, reducing the need for maintenance, 
pesticide use, and irrigation. 

 
h. Design and place landscaping to facilitate year round moderation of the internal building 
climate. Appropriate deciduous trees on the south and west side of buildings will shade in 
summer and allow sunlight through in winter. 
 
i. Communal gardens and private balcony or roof gardens are encouraged, to provide residents 
with space to garden and grow food. Edible decorative landscaping is also encouraged. 
 
j. Consider rainwater collection and storage in cisterns to use for landscape irrigation. 
 
k. Design landscapes, including planters and decorative landscape areas, to incorporate low-
impact storm water features that retain and/or infiltrate run-off in order to treat it to storm water 
quality objectives set out in the applicable storm water management plan, or as required to meet 
Water Quality Objectives for the receiving water body. 
 
13. Parking 
The location and design of parking structures should avoid negative impacts on the pedestrian 
environment and to adjacent properties. 
 
a. Development should support vibrant, safe streets by ensuring people oriented uses in buildings 
front prominent sidewalks where substantial pedestrian use is expected. Parking structures and 
parking lots will be designed to be unobtrusive to the pedestrian environment. 
 
b. Above ground open air parking lots will be strongly discouraged. 
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c. Parking structures are strongly encouraged to be located below ground. Where below ground 
structures are not possible, above ground parking structures should be located behind active, 
street level uses. 
 
d. Above ground parking structures that dominate the pedestrian environment are not permitted. 
Attention and detail should be given to the design of the structure, including: 
 

• Decorative grating applied to any face of the structure fronting a street 
 
• Creative use of colour 
 
• Colourful landscaping 

 
e. Soften the views and reduce the visual scale of parking from the sidewalk and street with 
landscaping. Ensure that landscaping supports public safety through allowing visual surveillance 
of parking areas. 
 
f. Provide access to parking and utilities from a lane or narrow street and ensure a continuous 
pedestrian interface and neighbourhood quality on the primary street. Where lane access is 
available, access to parking areas or structures from a street will generally not be permitted. 
 
g. Integrate the access to parking with the design of the building. Minimize the number of 
sidewalk crossings and impacts upon pedestrians. 
 
h. Provide secure and separate parking for residential and commercial activities where both share 
a parking structure. 
 
i. Ensure underground parking for commercial uses is readily accessible, well signed and easily 
used by customers. 
 
j. Support transportation options such as carpools, cooperative car use, parking for people with 
disabilities through providing appropriately sized and conveniently located parking spaces. 
 
k. Plant trees and shrubs throughout any surface parking areas to intercept precipitation, reduce 
surface heating, enhance appearance and protect pedestrians from the elements. The use of native 
plants is preferred. 
 
l. 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, bio-swales, and bio-filtration strips. 

 
14. Recycling, Garbage and Compost Receptacles 
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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. 
 
a. Encourage the installation or provision of space for a 3-stream (compost, recyclable, waste) 
collection facility in all residential units and food service establishments, and/or in common 
areas in buildings to ensure that centralized organics collection facilities are in-place once 
organics collection is mandatory in the coming years. 
 
b. Ensure the 3-stream collection facility is located in a secure, well designed, screened area that 
is safely accessible by both residents and service trucks. 
 
c. Encourage the incorporation of 3-stream separation into kitchen areas to make recycling 
convenient. 
 
d. Reduce the impact of odor from compost bins through careful location and an enclosed design 
complementary to the design of the building. 
 
e. Access to waste should be located off of lanes or secondary streets. 
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APRIL 25, 2017 NEW WESTMINSTER DESIGN PANEL MINUTES 
 
4.3 813 Carnarvon Street 
 
Mr. Hurst explained that the rezoning application would permit construction of a mixed-
use project with commercial at grade and non-market rental and market condominium 
residential uses above. The reported intended to provide preliminary information. 
  
Andrew Emmerson, GBL Architects, offered comments regarding:  
 
• Location of the site and its proximity to the Skytrain Station; 
• Efforts made to maximize view opportunities and exposure to daylight;  
• Intent to create a clear transition between residential and commercial; 
• Objectives of the tower placement; 
• The south corner maximizes opportunities to put in a sizeable landscaping element; 
• Benefits of including an amenity space on the roof; an internal amenity space was also 

considered; these two spaces could potentially be “swapped”; 
• Ability of the open plaza to support way-finding between the two spaces; 
• Loading and parking accesses on the north side; 
• The street slopes from west to east; two separate parking areas are created; 
• Design’s intent to have components with their own unique character that complement 

each other; 
• Intent to include 245 units residential units; and 
• Proposed 40-foot separation between the tower and the non-market building. 
 
Elaine Yilin Zeng, Landscape Designer, Enns Gauthier Landscape Architects Inc., 
offered comments regarding  
 
• Intent of Carnarvon Garden to provide a high-street experience that contributes to the 

overall character of the surrounding neighbourhood; a interconnected network was 
proposed to provide linkages to the streets and the open space; 

• Intent of the plaza at the southwest corner as a gathering space; 
• A mural proposed for the side of the building facing Victoria Street to reinforce the 

theme of urban park space; potentially dedicated to the Chinese community; 
• Landscaping plans for the fourth and seventh levels; 
• A durable and vibrant palate of materials and custom elements; and 
• Architecture and landscape intended to work together as an integrated whole. 
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Richard Wittstock, Domus Homes Group, offered comments regarding: 
 
• Significant pedestrian traffic from transit, up to the dog park, through the dog park 

and to the residences beyond; 
• Opportunities to enhance pedestrian connectivity; 
• Potentially switching the currently proposed outdoor amenity space at the northeast 

corner of the market tower’s roof, with the indoor amenity space in the southwest 
corner of the market tower. 

 
The following comments were offered by members of the project team, in response to the 
Panel’s questions: 
 
• Highly visible exterior restaurant wall, offers an opportunity to incorporate a public 

art or mural component and/or way-finding signage; 
• The park currently used as a dog park, will remain a park; 
• Non-market amenity space includes a rooftop area for gatherings and social use, etc.; 

there is additional indoor space available for fitness, hobbies, and gathering; exterior 
amenity space is also available for urban agriculture, passive viewing, and a barbeque 
area; 

• Allocation of private space and space for the restaurant may be adjusted; 
• There is a substantial amount of public open plaza included in the plan; 
• Overlook from the market tower creates privacy concerns for the non-market housing; 
• Weather protection is a consideration for the outdoor amenity space; residents may 

like to garden all year; covered areas could be coordinated with landscaping; 
• Outdoor covered space is needed as some people like to sit in the shade; 
• Parking is underground and below the water table (at a significant cost); parking 

required will be provided; the project is across from transit; 
• There will likely be Juliet balconies on the non-market housing adjacent to the lane on 

the west side; 
• The elevation for the east side of the non-market building had not been provided yet; 

a green wall may be considered to soften the edge; 
• The edge of the stair will be open, but not industrial looking; this will provide 

daylight and fresh air to the open corridor; 
• There are steps leading up to the raised sidewalk in front of the two commercial units 

on the east side; 
• The elements wrapping around the building may require a steel truss system; 
• Seating on the walls with the planters is proposed on Carnarvon Street; and 
• The mural wall is intended to be on the east portion of the wall, above the parkade. 
 
Panel members noted the following: 
 
• It would be helpful to see a table summarizing how the 7.75 FSR was achieved; 
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• This building earns its density; it is a good contribution to the City; 
• The highly visible face of the restaurant wall, appears to be a big blank space; this 

could be a “screen” for projecting movies or public art; 
• Carnarvon Street is difficult for vehicular visibility and for pedestrians; 
• The seasonably variable open space is commendable; 
• Steps in front of the restaurant should be brought down to street level; 
• Seniors will appreciate sun and wind protection; do not cover all landscaped areas; 
• Provide weather protection over the walkways; the open stairs at the back of the non-

market housing is important; 
• Consider incorporating trees to buffer noise beside the townhouses; 
• Family-friendly housing and onsite amenities are commendable; benches will be 

included near the children’s play area; 
• More plants could be incorporated in front of the eastern units on Carnarvon Street; 
• Consider incorporating lighting on Carnarvon Street to improve the public space; 
• The outdoor spaces are well-defined but could be looser; 
• The entry to the non-market space is good; consider additional informal seating; 
• Overlapping handicapped stalls are not permitted in the City; 
• Further consideration may be needed on the lobby of the market component; 
• Canada Post has new requirements for mailboxes that will need to be accommodated; 
• Greater detail at the top of the podium could be beneficial; 
• It will be challenging to get plants to grow in the shade; consider flipping the inside 

an outside amenities as suggested; 
• The “native garden” on the fourth level will be shaded by the non-market building; 

consider making this a shade garden instead; 
• Consider incorporating a seating area in the non-market building lobby; 
• Incorporate wood seating sections for comfort (sheltered and in the shade); seating on 

steps can be useful but not suitable for seniors; 
• Consider incorporating a fix to prevent skateboarders from using the stairs and ramps; 
• Consider providing a gym that looks onto the children’s playground area  
• Consider storage required around the planting areas for both buildings; irrigation 

systems in the garden beds may break; a garden hose may be a better approach; 
• Consider rentable guest suites, for visiting families; 
• Consider how the lane and Victoria Street could be used; there may be an opportunity 

to prioritize streets; a lane or pedestrian-oriented lane requires consideration; 
• Garbage area is down a few steps which is not reasonable for elderly tenants; a more 

level access from the elevator would be more appropriate; 
• Further consideration is needed on the residential entrance to the market housing; 
• Consider the access to the single level seniors housing; having access from an interior 

corridor reduces pedestrian friendliness from the street; 
• In future renderings, it will be helpful to see: 

o The relation of the project to adjacent buildings; 
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o How the amenity areas work together; 
o Enlarged streetscape elevations of both sides of the building; 
o Possible public art options being considered; 
o More articulate and readable renderings and elevations in a larger size; 
o How the vertical ribbon elements of the development will interact with 

landscaping along the building; 
o Details of the project’s materials, including the vertical ribbon element; and 
o Detailed elevations and lobby entrances, showing differentiation from the 

commercial units. 
 
MOVED and SECONDED 
THAT the Design Panel supports the preliminary design of the project at 813 Carnarvon 
Street, as it significantly supports the proposed density. 

CARRIED. 
All members of the Panel present voted in favour of the motion.
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JULY 25, 2017 NEW WESTMINSTER DESIGN PANEL MINUTES 
 
4.1 813-823 Carnarvon Street 

REZ00134 
SDP00210 

 
Jim Hurst, Development Planner, summarized the report dated July 25, 2017, 
regarding a Rezoning and Development Permit Application to allow a mixed use 
project with commercial at grade and non-market rental and market condominium 
residential uses above, at 813-823 Carnarvon Street. 
 
Mr. Hurst reviewed the background of the project and the questions that the 
Design Panel have been asked to address. He also explained the rationale behind 
the project’s 7.75 FSR, and reported that the developers had initially presented to 
the New Westminster Design Panel in April 2017, and had returned to this 
meeting with revised drawings and information addressing the panel’s previous 
comments. 
 
In response to questions from the Panel, Mr. Hurst provided the following 
information: 

• The Chinese Benevolence Association Park has not yet been 
conceptualized, but will likely form part of the project for the building to 
the north. 

 
Andrew Emmerson, GBL Architecture, and Bryce Gauthier, Enns Gauthier 
Landscape Architects, provided a presentation summarizing details of the 
refinements and changes made in response to the comments made by the NWDP 
in April, as outlined in Appendix B in the agenda package, covering massing, site 
plans, elevations, building program, exterior treatments, the commercial street 
front plan, contextual plans, and the landscape plans. 
 
Mr. Gauthier discussed the concept of the proposed Victoria Street mural, 
explaining that the intent of the content is to be good neighbours to the intended 
park across the street. The landscape architecture firm spent time looking at 
Chinese archival images and looked at colours that would be friendly to Chinese 
culture and would be amenable in all seasons. The mural is not yet confirmed and 
would go through the public art process. 
 
 
In response to questions from the Panel, Mr. Emmerson and Mr. Gauthier 
provided the following information: 

• Drawings 8.5 and 8.6 match the landscape drawings, however the 
transitional elements do not render in 3D very well; 
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• Although the rendering does not show it very well, in Section 10.8, Section 
1, the lane will become flat; 

• The arches that extend up and over the building have not changed from the 
previous drawings; 

• On the lane, there would be a step up into a unit at the low end and a step 
down at the high end, although this will be balanced out in the end; 

• On Victoria St, the steep slope into the parking lot will shift in the final 
plans; 

• On levels four and five, the tower will be glass and the consistency of the 
glazing will be carried through as much as possible; 

• The ribbons running up the building and over the roof will be composed of 
steel frame, and the architect is working with structural engineers to 
maintain this composition without posts – the largest of these spans is 
approximately 45 feet; 

• The projections on to the building (in the plaza) will come from a lighting 
element, which can be mounted on a pole or come from a downlight and 
would be built into the landscaping; 

• Sound for the projection element would also be incorporated into the 
landscaping; 

• For the offsite area, the drawings show the correct width from the curb edge 
to the property line; 

• As the underground parking extends to the property line in the plaza, 
ensuring that trees will have adequate soil depth will be achieved by lifting 
the plaza up from the surrounding sidewalk; 

• Given the amount of amenity space on the upper level, the design rationale 
in regards to supplying more space to the upper playing area was that it 
would be more valuable to provide an extra family unit; and, 

• The proposed mural would likely be silkscreen printed on to a vinyl graphic 
wrap, which is a UV and graffiti-resistant material, however this could 
change. 

 
Discussion ensued and the Panel noted the following comments in relation to each 
of the questions asked in the July 25, 2017 staff report: 
 
Question 1: Has the applicant addressed the comments provided by the Panel in 
April? 

• The majority of the previous comments have been addressed, apart from: 
o The accessible parking stalls still appear to be sharing space in 

between spots and should be re-addressed as this is not permitted in 
the City; 

o Steps are still indicated down to the garbage area which may not be 
reasonable for elderly tenants; 
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• The renderings of the surrounding area in drawings 8.7 to 8.10 are 
deceptive and require clarification – for example, the rendering in 8.7 
shows continuous grass, which is not accurate; 

• With the wide-angle lens perspective that is used in the drawings, it is 
difficult to see the context of the building in terms of the other buildings, 
especially from the pedestrian perspective; and, 

• A straight elevation with heights of neighbouring buildings would give 
further context; 

 
Question 2: Does the project conform to the Development Permit Area 
Guidelines? 
 

• The DPA Guidelines have been generally satisfied, although they do ask for 
articulation in the commercial fronts to differentiate between the units; and, 

• The placement of the buildings on the site is the right approach in terms of 
achieving access to light and views; 

 
Question 3: The proposed building does not achieve the separations identified in 
the Downtown Building and Public Realm Design Guidelines and Master Plan of 
88.6 feet (27 metres) between towers. Are the separations proposed sufficient to 
satisfy the intent of the guidelines? 
 

• Opening the public plaza area and providing the projection screen satisfies 
the Public Realm Design Guidelines; and, 

• The separations proposed are within 10 ft. of meeting requirements, and 
there does not appear to be overlook between the market and non-market 
housing; 

 
Question 4: Does the project conform to the remainder of the Downtown Building 
and Public Realm Design Guidelines and Master Plan? 
 

• This project generally achieves what the City would be looking for in terms 
of the Public Realm Design Guidelines and Master Plan. 

 
Question 5: From an urban design perspective, does this project capitalize on the 
opportunity to create pedestrian connectivity from Carnarvon Street, along the 
lane to the future urban park/plaza site on Victoria Street? This includes the 
treatment of the lane. Does the design of the plaza space off Carnarvon Street feel 
public and accessible? Are there opportunities to further animate the plaza with 
activity and/or public art? 
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• The laneway has been opened up through the use of windows at the back of 
the project; 

• The relationship between the lane and stepping down into single-level units 
is not ideal; 

• The extra foot added in the lane will help in terms of pedestrian connection 
through to the park; 

• Appreciation was given for the continuation of the landscaping and paving 
down Victoria Street towards the Park in providing connectivity; 

• The public art projection will be a dynamic addition to the plaza and it will 
be beneficial for continuity in the plaza if continually projecting; 

• Consider housing the public art projector securely to avoid security issues; 
• The seating area for the restaurant will provide excellent flexibility of 

space; and, 
• Ensure that the seating in plaza will be soft and easy to sit on as seniors will 

be using these. 
 
Question 6: Given that the project will conform to the Family Friendly Housing 
Policy for the required unit mix, does the project provide suitable on-site 
amenities for families? 
 

• It is evident that this will be a family friendly project, especially with the 
use of the future park to the north as well; 

• The project has provided a reasonable amount of on-site amenities for 
families, plus its location in the Downtown adds further access to family 
friendly amenities; 

• The addition of some moveable parts in the playground would be valuable; 
• The large private deck areas will provide a sizable amount of play area for 

families, however they could be costly for the tenants to furnish and could 
result in bare spaces; 

• Consideration of incorporating one or more of the private deck spaces into 
amenity space could be worthwhile; and, 

• The additional buffering and programming to children’s play areas is 
appreciated. 

 
Question 7: To the north of the site, Victoria Street has a width of 33 feet (10.06 
metres). Please provide comments on the impact that the podium and parking 
entrances will have on the pedestrian realm on Victoria Street and the 
presentation of this elevation to the future park to the north across Victoria Street. 
 

• Victoria Street still needs more resolution in terms of the gradation – 
consideration for future development to the north should be considered; 
and, 
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• The addition of the mural with vibrant colours will provide interest and will 
enliven the façade of the building; 
 
Question 8: The 800 block of Carnarvon Street is dominated by the New 
Westminster SkyTrain station development. The project proposed seeks to soften 
the Carnarvon Street streetscape and provide relief from the development on the 
south side of the street. Please provide comments on the pedestrian environment 
on Carnarvon Street proposed in this project. 
 

• The wider boulevard on Carnarvon St. is an excellent element and will be 
very helpful for the proposed shops; 

• The provision of the pocket park, the paving patterning, landscaping, and 
additional width will be welcome relief to the south side of Carnarvon; 

• Appreciation was given for the effort to remove barriers and steps on 
Carnarvon Street; 

• Lighting will be an important consideration for the Carnarvon streetscape; and, 
• Consider additional bench seating in the pedestrian environment. 

 
Further general comments were noted by the Design Panel: 
 

• The project was commended for its dynamic, unique and interesting design; 
• The project will be an important element in opening up the pedestrian area 

in the Downtown; 
• It would be worth investigating whether there will be enough space between 

the slats of the building’s overhang for the health of the proposed trees; 
• The plant selection is very appropriate given the very dark site, however it 

would be beneficial to look at more seasonal variety, especially on the 
rooftop; 

• The bedrooms on the upper three levels of the non-market housing face into 
a corridor, which meets code, but would not be very pleasant for the future 
occupant; 

• The restaurant does not appear to have access to the back-of-house areas, 
including loading and/or garbage; 

• The white wraparound boxes that are visible in the podium renderings are 
lost in the elevation drawings – this should be addressed as it is an 
attractive design element; 

• Further clarification on how the spans at the top of building will be 
achieved, with or without supports, would be helpful; 

• Appreciation was given for the green wall at the east elevation as it is a 
great strategy in terms of improving separations and the user experience 
between the towers and smaller buildings; 
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• On Level 4, the berm works well and will likely provide sufficient growth 
material for the planting; 

• On Level 7 the planned Bing cherry trees may be worth re-evaluating in 
terms of fruit dropping down below; 

• On Level 29, the dining table and mutual seating will likely get substantial 
use, however it is questionable how much use the hot tub will get; and, 

• On Level 29, there is full sun exposure, so it would be worthwhile re-
considering the plant selection. 

  
 MOVED and SECONDED  

 
THAT the Design Panel support the application and support the tower separation 
as proposed. 

CARRIED. 
All members of the Panel present voted in favour of the motion. 
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	4.3 813 Carnarvon Street
	Mr. Hurst explained that the rezoning application would permit construction of a mixed-use project with commercial at grade and non-market rental and market condominium residential uses above. The reported intended to provide preliminary information.
	Andrew Emmerson, GBL Architects, offered comments regarding:
	 Location of the site and its proximity to the Skytrain Station;
	 Efforts made to maximize view opportunities and exposure to daylight;
	 Intent to create a clear transition between residential and commercial;
	 Objectives of the tower placement;
	 The south corner maximizes opportunities to put in a sizeable landscaping element;
	 Benefits of including an amenity space on the roof; an internal amenity space was also considered; these two spaces could potentially be “swapped”;
	 Ability of the open plaza to support way-finding between the two spaces;
	 Loading and parking accesses on the north side;
	 The street slopes from west to east; two separate parking areas are created;
	 Design’s intent to have components with their own unique character that complement each other;
	 Intent to include 245 units residential units; and
	 Proposed 40-foot separation between the tower and the non-market building.
	Elaine Yilin Zeng, Landscape Designer, Enns Gauthier Landscape Architects Inc., offered comments regarding
	 Intent of Carnarvon Garden to provide a high-street experience that contributes to the overall character of the surrounding neighbourhood; a interconnected network was proposed to provide linkages to the streets and the open space;
	 Intent of the plaza at the southwest corner as a gathering space;
	 A mural proposed for the side of the building facing Victoria Street to reinforce the theme of urban park space; potentially dedicated to the Chinese community;
	 Landscaping plans for the fourth and seventh levels;
	 A durable and vibrant palate of materials and custom elements; and
	 Architecture and landscape intended to work together as an integrated whole.
	Richard Wittstock, Domus Homes Group, offered comments regarding:
	 Significant pedestrian traffic from transit, up to the dog park, through the dog park and to the residences beyond;
	 Opportunities to enhance pedestrian connectivity;
	 Potentially switching the currently proposed outdoor amenity space at the northeast corner of the market tower’s roof, with the indoor amenity space in the southwest corner of the market tower.
	The following comments were offered by members of the project team, in response to the Panel’s questions:
	 Highly visible exterior restaurant wall, offers an opportunity to incorporate a public art or mural component and/or way-finding signage;
	 The park currently used as a dog park, will remain a park;
	 Non-market amenity space includes a rooftop area for gatherings and social use, etc.; there is additional indoor space available for fitness, hobbies, and gathering; exterior amenity space is also available for urban agriculture, passive viewing, an...
	 Allocation of private space and space for the restaurant may be adjusted;
	 There is a substantial amount of public open plaza included in the plan;
	 Overlook from the market tower creates privacy concerns for the non-market housing;
	 Weather protection is a consideration for the outdoor amenity space; residents may like to garden all year; covered areas could be coordinated with landscaping;
	 Outdoor covered space is needed as some people like to sit in the shade;
	 Parking is underground and below the water table (at a significant cost); parking required will be provided; the project is across from transit;
	 There will likely be Juliet balconies on the non-market housing adjacent to the lane on the west side;
	 The elevation for the east side of the non-market building had not been provided yet; a green wall may be considered to soften the edge;
	 The edge of the stair will be open, but not industrial looking; this will provide daylight and fresh air to the open corridor;
	 There are steps leading up to the raised sidewalk in front of the two commercial units on the east side;
	 The elements wrapping around the building may require a steel truss system;
	 Seating on the walls with the planters is proposed on Carnarvon Street; and
	 The mural wall is intended to be on the east portion of the wall, above the parkade.
	Panel members noted the following:
	 It would be helpful to see a table summarizing how the 7.75 FSR was achieved;
	 This building earns its density; it is a good contribution to the City;
	 The highly visible face of the restaurant wall, appears to be a big blank space; this could be a “screen” for projecting movies or public art;
	 Carnarvon Street is difficult for vehicular visibility and for pedestrians;
	 The seasonably variable open space is commendable;
	 Steps in front of the restaurant should be brought down to street level;
	 Seniors will appreciate sun and wind protection; do not cover all landscaped areas;
	 Provide weather protection over the walkways; the open stairs at the back of the non-market housing is important;
	 Consider incorporating trees to buffer noise beside the townhouses;
	 Family-friendly housing and onsite amenities are commendable; benches will be included near the children’s play area;
	 More plants could be incorporated in front of the eastern units on Carnarvon Street;
	 Consider incorporating lighting on Carnarvon Street to improve the public space;
	 The outdoor spaces are well-defined but could be looser;
	 The entry to the non-market space is good; consider additional informal seating;
	 Overlapping handicapped stalls are not permitted in the City;
	 Further consideration may be needed on the lobby of the market component;
	 Canada Post has new requirements for mailboxes that will need to be accommodated;
	 Greater detail at the top of the podium could be beneficial;
	 It will be challenging to get plants to grow in the shade; consider flipping the inside an outside amenities as suggested;
	 The “native garden” on the fourth level will be shaded by the non-market building; consider making this a shade garden instead;
	 Consider incorporating a seating area in the non-market building lobby;
	 Incorporate wood seating sections for comfort (sheltered and in the shade); seating on steps can be useful but not suitable for seniors;
	 Consider incorporating a fix to prevent skateboarders from using the stairs and ramps;
	 Consider providing a gym that looks onto the children’s playground area
	 Consider storage required around the planting areas for both buildings; irrigation systems in the garden beds may break; a garden hose may be a better approach;
	 Consider rentable guest suites, for visiting families;
	 Consider how the lane and Victoria Street could be used; there may be an opportunity to prioritize streets; a lane or pedestrian-oriented lane requires consideration;
	 Garbage area is down a few steps which is not reasonable for elderly tenants; a more level access from the elevator would be more appropriate;
	 Further consideration is needed on the residential entrance to the market housing;
	 Consider the access to the single level seniors housing; having access from an interior corridor reduces pedestrian friendliness from the street;
	 In future renderings, it will be helpful to see:
	o The relation of the project to adjacent buildings;
	o How the amenity areas work together;
	o Enlarged streetscape elevations of both sides of the building;
	o Possible public art options being considered;
	o More articulate and readable renderings and elevations in a larger size;
	o How the vertical ribbon elements of the development will interact with landscaping along the building;
	o Details of the project’s materials, including the vertical ribbon element; and
	o Detailed elevations and lobby entrances, showing differentiation from the commercial units.
	MOVED and SECONDED
	THAT the Design Panel supports the preliminary design of the project at 813 Carnarvon Street, as it significantly supports the proposed density.
	CARRIED.




