
R E P O R T  
Development Services 

To: Mayor Coté and Members of Council Date: 4/10/2017 

From: Jackie Teed 

Acting Director of Development 

Services 

File: 13.2525.20 

Item #: 158/2017 

Subject: Official Community Plan: Draft Development Permit Areas and Design 

Guidelines 

RECOMMENDATION 

THAT Council endorse in principle the draft Development Permit Areas attached to 

this report as the basis for the new Development Permit Areas that would be included 

in the new Official Community Plan.  

PURPOSE 

This report presents Council with a portion of the first draft of updated Development Permit 

Areas and associated design guidelines, for review and comment. These Development Permit 

Areas would be included in the revised draft of the Official Community Plan, which would 

be presented to Council for consideration in May, 2017.   

BACKGROUND 

In January 2014, Council endorsed a general scope, work plan and budget for the Official 

Community Plan (OCP) review process. The purpose of the revised OCP is to provide a 

renewed vision for New Westminster to the year 2041 and a regulatory framework to guide 

future growth of the city.  

Staff retained Perkins + Will to draft the design guidelines for the Development Permit 

Areas. It is this work that is the focus of this report.  
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ecosystem from encroachment by humans and pets; minimal recreational boardwalk 

trail connections and/or river crossings are permitted. 

 

b) Transition Zone – minimum five or ten metres beyond the Naturalized Zone 

(depending on context); public space; creates a landscape transition from the 
Naturalized Zone to the Activity Zone; accommodates habitat improvements, and 

landscape plantings for both habitat values and aesthetic quality; the Brunette-Fraser 

Greenway may be permitted. 

 

c) Activity Zone – maximum 20m between the Transition Zone and the Urban 

Improvement Zone; public and/or privately-owned/publicly-accessible space; allows 

more intensive landscape programming in support of adjacent land use objectives 

(e.g. recreational programming, stormwater management, habitat enhancement); 

Brunette-Fraser Greenway pedestrian corridor is permitted within this zone; non-

invasive vegetation, such as gardens and ornamental plants, may be planted in 

containers designed to complement the natural environment. 

 

d) Urban Improvement Zone (furthest from watercourse) – maximum 20m from the 

Activity Zone; public and/or privately-owned/publicly-accessible space; permits 

permanent structures and private yard space, subject to architectural design guidelines 
in support of DPA objectives. 

 

The Sapperton Reach Case Study (included in Attachment 6) has been completed to address 

the specific context and condition of the Brunette River riparian area adjacent to the 

proposed Sapperton Green Development and would be used to inform the master planning 

process for the Sapperton Green project in order to achieve the City’s recreational, ecological 
and development objectives. In addition to the Sapperton Reach, three other reaches were 

identified: Hume Reach, Braid Reach and Canfor Reach. In the future, a case study would be 

developed for each of the remaining reaches to identify additional design guidelines , which 

would be amended into the OCP.  

 

A report was presented to the Land Use and Planning Committee on May 2, 2016 which 

introduced the Ecological Inventory, Brunette River Master Plan and the Sapperton Green 

Case Study. The Land Use and Planning Commission passed the following resolutions:  

 
THAT the Land Use and Planning Committee recommend that Council endorse the 

Ecological Inventory and Brunette River Master Plan which will be used to inform the 

City’s Official Community Plan; and  

 

THAT the Land Use and Planning Committee recommend that Council endorse the 

Sapperton Reach Case Study and direct staff to apply the case study recommendations 

to the development of the Master Plan for Sapperton Green. 
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8. Natural Hazards 

 

The new OCP would include one DPA under this section. Its purpose will be  the protection 

of development from hazardous conditions associated with the freshet flooding. This DPA 

would be prepared separately and would include the same content as what was included in 
the Queensborough Community Plan.  

 

NEXT STEPS 

 

Feedback received from Council, the New Westminster Design Panel and City staff would 

be used to revise the Development Permit Areas and associated design guidelines, which 

would then be incorporated into the OCP. The final steps of the OCP process include:  

 

 Present revised OCP and draft adoption bylaw to the Advisory Planning Commission 
(May) 

 Present adoption bylaw, including revised OCP, to Council for First and Second 
Reading (May) 

 Public Hearing (June)  Adoption of the OCP once referral process is complete 

 
INTERDEPARTMENTAL LIAISON 

 

The OCP is being developed as a coordinated interdepartmental process, focused on creating 

a single, commonly-held vision that is supported by the community and understood by all 

potential audiences. Interdepartmental teams are involved with research and analysis, and 

will continue to be invited to contribute their insights and feedback.  

 

OPTIONS 

 

The following options are presented for Council’s consideration:  
 

1. That Council endorse in principle the draft Development Permit Areas attached to this 

report as the basis for the new Development Permit Areas that would be included in 

the new Official Community Plan.  
 

2. That Council provide staff with alternative direction. 

 

Staff recommends Option 1.  
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ATTACHMENTS 

Attachment 1: Table of Contents Development Permit Areas 

Attachment 2: Draft Multiple Unit Residential Development Permit Area 

Attachment 3: Upper Twelfth Street Residential Corridor Development Permit Area 
Attachment 4: Uptown Mixed Use Node Development Permit Area 

Attachment 5: Brunette Avenue Employment Lands Development Permit Area 

Attachment 6: Brunette River Master Plan and Sapperton Reach Case Study 

This report has been prepared by: 

Lynn Roxburgh, Senior Planner 

This report was reviewed by: 

John Stark, Acting Manager of Planning 

Approved for Presentation to Council 

For: 

Jackie Teed 

Acting Director of Development 

Services 

Lisa Spitale 

Chief Administrative Officer 
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MOODY PARK

BROW OF THE HILL

UPPER SAPPERTON

QUEEN’S PARK

SECTION 1.4 
MULTIPLE UNIT RESIDENTIAL

DRAFT
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Introduction

Caption

1.4 MULTIPLE UNIT RESIDENTIAL
BROW OF THE HILL

Brow of the Hill is a substantial residential 
neighbourhood with connections to Uptown, Downtown 
and the West End. The neighbourhood provides a wide 
range of housing types, from single detached dwellings 
to three-four storey walk-up apartments which include 
important rental and affordable housing stock for the 
city. There are a number of community amenities in the 
area, as well as a few small-scale commercial spaces 
at various intersections throughout the neighbourhood. 
Brow of the Hill is an attractive and walkable 
neighbourhood and will continue to play an important 
role in providing housing diversity for the City of New 
Westminster.

UPPER SAPPERTON

Sapperton has an important node of multi-unit 
residential that, like Brow of the Hill, is integrated with 

ground oriented housing and single detached dwellings. 
Multi-unit residential buildings in this neighbourhood 
are primarily rental and provide housing diversity for 
this area. It is a walkable neighbourhood that is well 
connected East Columbia Street, the Brewery District, 
parks and other important amenities.

QUEENS PARK & MOODY PARK

The Queens Park and Moody Park neighbourhoods 
also both include a range of housing types, including 
multi-unit residential buildings interspersed with 
single detached dwellings. Heritage is an important 
consideration, espeically in Queens Park, but 
when development opportunities do arise it will be 
crucial that new residential buildings fit within and 
complement the existing neighbourhood character. 
These neighbourhoods are walkable and well connected 
to important parks in the city and a range of community 
amenities and services.

DRAFT
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Typical Section - Multiple Unit Residential

SECTION 1.4 MULTIPLE UNIT RESIDENTIAL 
Introduction

5.
Create opportunities for 
habitat and biodiversity 
enhancement by integrating 
landscaped areas that include 
natural plants (green roofs, 
courtyards, private outdoor 
spaces, pocket parks, etc)1.

Design attractive building 
and lanscape interfaces at 
laneways and side streets to 
create a more welcoming and 
diverse bike and pedestrian 
network

6.
Provide landscaped spaces and 
for interaction along public 
ROWs, enhance the interface 
of public/semi-private/private 
spaces with activated spaces 
and landscaping.

7.
Orient windows, balconies and 
entraces to create overlook 
and “eyes on the street” 
surveillance of public and 
semi-public spaces

3.
Transition building massing by 
stepping down towards single 
detached dwellings

4.
Provide ground oriented 
entrances and private outdoor 
spaces for residnetial units 
along public ROWs,
include entrances to units 
off of laneways to activate 
laneways and alleys

2.
Create an appropriately scaled 
street wall with setbacks at 
the upper floors to establish a 
consistent street wall

Multiple Unit Residential Axonometric

STREET

3-5m

min. 3m

LANE

DRAFT
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SECTION 1.4 MULTIPLE UNIT RESIDENTIAL 
Introduction

GENERAL PRINCIPLES 
Development in Multi-unit Residential areas provides 
an opportunity for urban living that is well connected, 
walkable and well served by many amenities. These 
areas provide a critically important density and range 
of housing types which create active and inclusive 
neighbourhoods.

1. CREATE NEIGHBOURHOOD CONNECTIONS
Creating a well-connected neighbourhood enhances 
quality of life by promoting walkability, increasing 
access to amenities and prioritizing pedestrian and 
bike connections. Considerations for urban mobility and 
connectivity need to be considered as a complementary 
set – walkability, cycling, public transit and vehicular 
and servicing movement are all important in planning 
a cohesive, functional and livable community. Private 
developments can enhance community connectivity 
by ensuring a fine-grained pedestrian experience and 
thoughtful design of attractive buildings and landscape 
interfaces along street frontages, side streets, laneways 
and greenways.

2. ESTABLISH WELL-DEFINED STREETS
Street definition creates the feeling of an outdoor 
room and is an important element in creating an urban 
environment that is comfortable for pedestrians. 
Buildings should be designed to frame streets and 
open spaces at an appropriate scale. Creating an 
appropriate setback for residential units at grade that 
provides some privacy, but maintains the street edge 
is important, along with stepping taller masses back to 
create a consistent street wall. 

3. DESIGN APPROPRIATELY SCALED BUILDINGS
Designing buildings with appropriate height and 
massing will ensure that buildings fit in to their 
surroundings, provide appropriate transitions 
to adjacent developments, and create a livable 
environment for neighbourhood residents. Massing 
strategies can be employed to lessen the visual 
impact of larger buildings, respond to topography and 
avoid overshadowing of public and private outdoor 
spaces. Buildings should be designed with context in 
mind and create sensitive transitions to neighbouring 

developments, whether it be commercial spaces, 
public spaces, single detached dwelling or multi-unit 
residential buildings. 

4. ACTIVATE BUILDING FRONTAGES
Creating an active frontage at grade enhances public 
safety and creates a lively streetscape. At-grade 
residential units should have entries along public right-
of-ways and creating private outdoor spaces for these 
units is encouraged where possible. 

5. INTEGRATE SUSTAINABLE STRATEGIES
New development should aim to support a broad range 
of sustainability goals related to energy, water, waste, 
materials and ecology. Landscaping that features 
native plants, bioswales, greenroofs, pocket parks 
and private outdoor spaces can all be employed to 
enhance biodiversity as well as mitigate stormwater 
runoff. Designing buildings with passive solar strategies 
(orientation, shading, appropriate glazing and insulation 
types) and efficient mechanical systems are all 
ways to reduce energy demand. When possible, a 
green buildings rating system (LEED, PassiveHouse, 
etc) should be used to guide sustainable building 
development. 

6. ENHANCE PUBLIC REALM
A successful neighbourhood is built around a strong 
public realm, providing places to walk, sit and interact. 
Private development should enhance the public 
realm of the neighbourhood to create a vibrant and 
comfortable space for residents and visitors. Street 
trees, landscaping, street furniture, weather protection, 
lighting features and public art are all important public 
realm components that can be integrated into new 
development. 

7. PROMOTE SAFETY+SECURITY
A well-designed building can create a sense of safety 
and comfort for both building users and the public. 
Through following the principles of Crime Prevention 
Through Environmental Design (CPTED), buildings 
can employ passive strategies that encourage casual 
surveillance of public spaces, clearly delineate public 
and private spaces, and ensure accessible and well 
defined pedestrian and vehicular entrances.

DRAFT
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Residential units lining a mid-neighbourhood connection, 

Source: Unknown

1.4.1 Opportunities
Brow of the Hill and Sapperton are well-connected and 
desirable neighbourhoods that have the opportunity 
to integrate innovative forms of affordable housing to 
maintain the city’s rental and affordable housing stock. 
Development opportunities in these neighbourhoods 
should capitalize on the existing housing diversity of the 
neighbourhood and aim to provide a range of housing 
options and unit types. 

New development in these neighbourhoods may take 
the form of 3-4 storey multi-unit residential buildings, 
as well as townhouses and stacked townhouses. These 
new opportunities for residential development should 
encourage sensitive infill projects which respect the 
surrounding context are appropriately setback, and built 
to transition in scale to surrounding context. Brow of the 
Hill is comprised of a remarkably unique block structure 
which is well suited to create the underpinnings of 
an exciting and diverse walkable neighbourhood. This 
unique block structure and the diversity of housing and 
building types have created an urban fabric with a rich 
diversity of experiences, which should be enhanced 
through careful development.

Similarly, Sapperton has a range of block sizes and it’s 
close proximity to East Columbia Street makes it an 
attractive neighbourhood with great access to amenities 
and transit. As primarily residential neighbourhoods, 
connectivity will play a crucial role in the development 
of Brow of the Hill and Sapperton as urban residential 
hubs.

SECTION 1.4 MULTIPLE UNIT RESIDENTIAL 
Introduction

DRAFT
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SECTION 1.4 MULTIPLE UNIT RESIDENTIAL 
Neighbourhood Interface

1.4.2 Neighbourhood Interface
SITING
Intent: Building siting must respond to the existing 
context and create a comfortable pedestrian scale and 
sensitive neighbourhood interface. 

•	 Buildings should be designed to front all streets/greenways 

immediately adjacent to or within the development.

•	  Buildings should provide a sensitive transition to 

neighbouring properties by stepping massing down to 

create a more comfortable scale transition while providing 

reasonable side and rear lot setbacks.

•	 Buildings should be designed to respond to specific 

site conditions and opportunities, including: prominent 

intersections, corner lots, unique block structures, absence 

of laneways, steep topography, natural features, prominent 

open spaces and views.

•	 Buildings should be designed to fit within the natural 

topography of the site, by stepping down sloping terrain 

and accommodating significant grade changes by creating 

transitions from the building to the sidewalk and street 

level.

•	 New developments should incorporate a street wall that 

complements the scale of adjacent buildings and is 

appropriate to the street width (1:2 – 1:3.5 building height 

to R.O.W. ratios for residential streets). Floors above this 

ratio height should be set back a minimum of 1.5m (4’-

11”).

Ground oriented residential typologies, Source: GDB ArchitectureDRAFT
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SECTION 1.4 MULTIPLE UNIT RESIDENTIAL 
Neighbourhood Interface

Changes in material and articulation can be used to break-down longer facades, Source: Quadrangle Architects.

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

•	 All buildings within a development should be designed 

in the same architectural style. Variety in massing, 

details, and/or material should be considered to avoid a 

monotonous appearance and reinforce individual building 

identity.

•	 Ensure that public realm elements (lighting, landscaping, 

etc) add to the neighbourhood’s public realm and provide 

comfortable spaces for pedestrians.

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

•	 Buildings should create a variety of spatial experiences 

at different scales to enhance the diverse quality of the 

neighbourhood. Gardens, exterior courtyards, and green 

spaces should be enhanced by building massing siting. 

•	 Larger building masses and buildings with long frontages 

should be visually broken down using recesses, shifts in 

the massing and/or other methods of articulation to lessen 

visual impact on the pedestrian realm and create variation 

along the street. 

•	 Buildings on lots adjacent to single detached dwellings 

should step masses above 3 storeys back a minimum 

of 1.5m (4’-11”) from the building edge adjacent to the 

detached dwelling in addition to other required setbacks.

•	 Rear lot setbacks should range between a minimum 3.0m 

(9’-10”) and a maximum of 7.5m (24’-7”) depending if 

there is a laneway (less setback) versus a shared rear 

property line with a single detached dwelling or other 

residential use.

•	 Buildings of 4 storeys should be set back at the fourth 

storey by 1.5m (4’-11”) on all sides unless a zero lot line 

condition exists on the side lot

•	 Balance enclosure and pedestrian scale spaces with 

the need for private space for at-grade residential uses 

by providing front yard setbacks. Set back residential 

buildings from the front property line on the ground floor 

by a minimum of 3.0m (9’-10”)  and a maximum of 5.0m 

(16’-5”). 

•	 Front yard setbacks should take into account neighbouring 

properties and may be staggered across the front façade to 

ease the transition to single detached dwellings. 

•	 Side yard setbacks should provide a sensitive interface 

with adjacent properties to minimize overlook and where 

DRAFT


