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NEW WESTMINSTER DESIGN PANEL 
 

Tuesday, January 24th, 2017 3:00p.m. 
Council Chamber 

 
MINUTES 

MEMBERS PRESENT: 
Maranatha Coulas - Architectural Institute of BC 
Maria Fish - BC Society of Landscape Architects  
David Roppel            - Vice Chair, Development Industry Representative   
  (UDI) 
Craig West  - AIBC Representative  
 
REGRETS: 
Meredith Mitchell                       - Chair, BC Society of Landscape Architects 
Donald Andrew                         - AIBC Representative 
Rodney Maas - Architectural Institute of BC  
 
GUESTS: 
Donald Luxton    - Donald Luxton and Associates 
 
Joelle Sept    - PWL Partnership Landscape Architects 
 
STAFF: 
Britney Quail    - Planning Analyst 
Nick Hardy    - Planning Assistant  
Lauren Blake - Committee Clerk 
 
The meeting was called to order at 3:07 p.m. 
 
1.0 ADDITIONS TO AGENDA 

 
There were no additions. 
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2.0 ADOPTION OF MINUTES  
 

2.1 Adoption of the Minutes of December 13th, 2016 
 

 MOVED and SECONDED 
THAT December 13, 2016 New Westminster Design Panel minutes be adopted. 

           CARRIED. 
 All members of the Panel present voted in favour of the motion. 
   
3.0 REPORTS AND INFORMATION   
 
 There were no items. 
 
4.0 DESIGN REVIEWS  
 
4.1 Queen’s Park Neighbourhood Heritage Conservation Area    

 Design Guidelines Update – Design Principles and Proposed Scope 
     

PWL Partnership 
Donald Luxton and Associates 

City of New Westminster 
 

Donald Luxton, Donald Luxton and Associates, and Joelle Sept, PWL Partnership 
Landscape Architects,  provided an on-table PowerPoint presentation summarizing 
information as outlined in the report dated January 24, 2017 regarding the 
proposed Queen’s Park Neighbourhood Heritage Conservation Area’s design 
guidelines. The presentation focused on the principles and scope of the proposed 
guidelines.  
 
In response to questions from the Panel, Mr. Luxton and Ms. Sept provided the 
following information: 
 

 The consultants will be meeting with staff to discuss an Urban Forest 
Management Strategy to address issues such boulevard trees;  

 The types of trees that would be outlined in the guidelines have not yet been 
discussed;  

 Performance based guidelines would outline design elements expectations,  
and would encourage design elements that the City would like to see in 
Queen’s Park;  

 New construction should be compatible with existing homes in massing, and 
design, yet subordinate to and distinguishable from the existing heritage 
buildings; 
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 The guidelines may include a hierarchy/zones to determine what street 
conditions (public realm design, street trees, and boulevarding) could apply 
and in what locations;    

 It has not yet been decided how contemporary designs would be qualified 
for suitability, or if contemporary design would be permitted in the 
neighbourhood. However, best practice in the field would encourage it;  

 A suggested best practice is to have an advisory group judge a proposed 
house designs based on the performance guidelines, in which they have been 
educated; and, 

 1929 was referenced as proposed as the cut-off year for the distinction of 
heritage homes, as it captures the majority of heritage buildings in Queen’s 
Park; however, the cut-off year has not yet been finalized as the discussion 
is on-going in the Queen’s Park neighbourhood and with Council. 
 

In addition, Britney Quail, Planning Analyst, provided the following information: 
 

 Currently, owners can apply for a Heritage Revitalization Agreement, which 
provides incentives for the retention of heritage homes;  

 The existing Queen’s Park Historic District Residential Design Guidelines 
which were implemented when Queen’s Park was declared a Historic 
District in 1999. These guidelines were are voluntary, style based 
guidelines, which have recently become enforceable through the Control 
Period (temporary policy, which expires in June, 2017);    

 Queen’s Park is currently designated as an Historic District.  A Historic 
District does not have the same level of protection or design control as a 
Heritage Conservation Area;  

 The proposed design guidelines would not be voluntary, if the Conservation 
Area is implemented; 

 If the Conservation Area is not implemented, the proposed design guidelines 
would be incorporated into the existing 1999 Historic District, as an update, 
and would therefore remain voluntary; and, 

 The majority of individuals who attended consultation sessions related to the 
Conservation Area support mandatory guidelines. 

 
Ms. Quail advised that a report will be brought forward to Council at the January 
30, 2017 Open Workshop regarding the first round of community consultation.  

 
 Discussion ensued, and the Panel noted the following comments: 
 

 The proposed guidelines could address setbacks, which could help retain a 
boulevard feel;  
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 Encouraging residents to plant  historic, non-native tree species may not be 
conducive to best practice in  urban forest management, which encourages 
bio-diversity and native species; 

 Support was expressed for performance based guidelines; and, 
 Concerns were expressed regarding the potential cost prohibitions to owners 

who build new homes with traditional materials such as wood. 
 
5.0 NEW BUSINESS  
 
 There were no items. 
 

6.0 UNFINISHED BUSINESS  
 
6.1 NWDP Review of DRAFT Revised Submission Requirements   

 For review and comment 
  

City of New Westminster 
 

 Nick Hardy, Planning Assistant, summarized the New Westminster Design Panel 
Draft Revised Submission Requirements.   
  

 Discussion ensued, and the Panel provided the following amendments: 
 

 Plan sets should be 22” x 34”;  
 A streetscape or stitched together photos should be provided for panoramic 

photographic views;  
 A site plan and a site analysis are not both required; and,  
 Precedent photos should only be required if it helps the design. 

 
The Panel further suggested that applicants could be provided with a list of 
optional items that could be confirmed by staff whether or not the items are 
required.  

 
 MOVED and SECONDED 

THAT the Design Panel recommends support for the New Westminster Design 
Panel submission requirements with the above noted amendments as presented at 
the January 24, 2017 New Westminster Design Panel meeting. 

CARRIED. 
All members of the Panel present voted in favour of the motion. 
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7.0 CORRESPONDENCE 
 
There were no items. 
 

8.0 NEXT MEETING 
 

 February 28, 2017 in Council Chamber  
 
9.0 ADJOURNMENT 
 

ON MOTION, the meeting was adjourned at 4:19 p.m. 
 

                 
Certified Correct, 

 
 
 

_________________________ __________________________ 
David Roppel Lauren Blake 
Vice Chair Committee Clerk 
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City of New Westminster 
 

R E P O R T  
 

DEVELOPMENT SERVICES DEPARTMENT 
 

To: Members of the New Westminster 
Design Panel 
 

Date: February 28, 2017 

From: Jim Hurst, 
Development Planner 
 

File: REZ00114 
DPQ00083 

Subject: 1005 Ewen Avenue:  Rezoning from Local Commercial Districts (C-1) to 
Queensborough Townhouse Districts (RT-3) and Local Commercial 
Districts (C-1) – Preliminary Report     

 

 
 THAT this report be received for information. 

 
 
PURPOSE 
 
An application has been received to construct a mixed use project at 1005 Ewen Avenue 
with a commercial building at the corner of Howes Street and Ewen Avenue and 23 
townhouse units. The purpose of this report is to provide information to the New 
Westminster Design Panel for their consideration of this application. 
 
EXECUTIVE SUMMARY 
 
An application has been received to rezone the site at 1005 Ewen Avenue to allow a 
commercial building at the corner of Howes Street and Ewen Avenue and 23 townhouse 
units. Access to the site is restricted to a right in/right out driveway on Ewen Avenue. To 
address this issue the applicant would acquire a 5.25 foot (1.6 metre) strip of land from the 
north end of the Queensborough Fire Hall and an adjacent 10 foot wide strip of land from 
the Province to allow a driveway from this site to Hampton Street. The application satisfies 
the Queensborough Community Plan designations for the site. The 3,142 square foot 
(291.9 square metre) commercial building does not require rezoning and could move 
forward with the existing zoning and access, requiring only a Development Permit. The 
townhouse portion of the development requires rezoning. 
 
The project would help to create a sense of arrival into the Queensborough residential 
neighbourhood at Howes Street and Ewen Avenue. Staff have identified issues with the 
proximity to the Fire Hall, the nnumber of units and open space for the project and the 
urban design of site edges and public streetscapes that will need to be addressed before the 
project moves forward. 
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1. PROPOSAL 
 
The applicant proposes to construct a mixed use project at 1005 Ewen Avenue with a 
commercial building at the corner of Howes Street and Ewen Avenue and 23 townhouse 
units.  
 
2. POLICY AND REGULATION 
 
2.1 Queensborough Community Plan Land Use Designation 
 
The site is designated in Queensborough Community Plan as (MS) - Queensborough 
Main Street in the Queensborough Community Plan. The Plan describes this designation 
as:  
 
(MS) Queensborough Main Street – this area will include commercial, office and 
residential uses. Facing Ewen Avenue and Furness Street, commercial uses are required at 
grade. Densities may range from low to medium. 
The application conforms to the land use designation for the site in the Queensborough 
Community Plan. 
2.2 Queensborough Community Plan Development Permit Area Designations  
 
The site is designated as part of Commercial and Mixed Use Development Permit Area #1 
- Queensborough Main Street. This Development Permit Area is designated: 
 
… to create a “main street” feel on Ewen Avenue and to provide a neighbourhood focus 
with a riverfront community character. This Development Permit Area encourages best 
practices for promoting water and energy conservation and reducing greenhouse gas 
emissions. It also establishes guidelines for the form and character of commercial and 
multi-family residential development. 
 
The application conforms to the Development Permit Area Designation for the site. The 
site is also designated as part of Natural Hazards Development Permit Area #1 – Flood 
Hazard. The purpose of this development permit area is to provide: 
 
Guidelines for this development permit area are intended to minimize the potential for loss 
of life and property damage in the event of flooding of the Fraser River, while allowing for 
the continued use of industrial lands to provide employment and the continued renewal and 
development of an historic New Westminster neighbourhood. 
 
The residential buildings proposed in this application satisfy the requirements of Natural 
Hazards Development Permit Area #1 – Flood Hazard. Commercial buildings are exempt 
from the requirements of the Development Permit Area. 
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2.3 Zoning Bylaw 
 
The site is zoned Local Commercial Districts (Low Rise) (C-1). This zone requires a 
commercial use on the ground floor of any building and allows residential units on the 
second floor of the building. Building height is limited to two floors. The commercial 
portion of this application conforms to these requirements. The townhouse portion of the 
development requires rezoning. 
 
3.0 BACKROUND 
 
3.1 Site Characteristics and Context 
 
The site at 1005 Ewen Avenue was dedicated as roadway until July 13, 2009. With the 
completion of the Howes Street and Highway 99A intersection project the land was no 
longer required for road purposes. The site is bounded by the Highway 99 off ramp, Howes 
Street, Ewen Avenue and the Queensborough Fire Station.  
 
The overriding constraint on the site is vehicular access to the site. From both Howes 
Street and Ewen Avenue only a right in/right out access is possible. Other constraints are 
the irregular shape of the property and the geodetic elevation of three to six feet (0.9 to 1.8 
metres) which places it within the Fraser River flood plain.  
 
3.2 Project Description 
 
The applicant proposes to develop a 3,142 square foot (291.9 square metre) commercial 
building at the corner of Ewen Avenue and Howes Street and 23 townhouse units on the 
rest of the property. The residential portion of the project provides 44 parking spaces for 
residents and five parking spaces for visitors. The commercial portion of the site provides 
six parking spaces. 
 
Primary access to the site would be from a driveway on Ewen Avenue. Due to the 
constraints on turning movements for a driveway at that location the applicant has offered 
to purchase land from the City of New Westminster and the Province at the north end of 
the Queensborough Fire Hall site to establish a driveway link to Hampton Street.  
 
3.3 Project Statistics 
 

Site Area: 53,821 square feet (4,950 square metres)  
Proposed Zoning: Queensborough Townhouse Districts (RT-3A) 
FSR: Townhouse 0.64 Commercial 0.06 
Site coverage: 39% 
Front Yard: Ewen 1.0 foot (0.3 metres) Commercial  
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73.8 feet (22.5 metres) Townhouse 
Side Yard: Howes 1.0 foot (0.3 metres) Commercial  

10.0 feet (3.05 metres) Townhouse 
Side Yard: West  8.08 – 25.0 feet (2.5 – 7.6 metres) 
Rear Yard: North  10 feet (3.05 metres) 
Height: 36.6 feet (11.24 meters) 

 
The project would require variances for side yards, rear yards, the separations between 
some of the buildings on the site and building height. 
 
4.0 DISCUSSION 
  
4.1 Purchase of City and Provincial Lands 
 
The proposed access to Hampton Street consists of 5.25 feet (1.6 metres) from the north 
end of the Fire Hall site combined with 10 feet (3.04 metres) from the Highway 99A 
dedication. The 10 feet from the highway dedication is the maximum that can be obtained 
due to the proximity of the off ramp, the existing drainage beside the ramp and the space 
needed to construct a solid concrete fence between the highway off ramp and the proposed 
access driveway. The property being sold from the north end of the fire hall site has been 
kept to the minimum amount required to construct a safe driveway for the residential 
project and minimize the disturbance to the Fire Hall site. 
 
4.2 Urban Design 
 
The intersection of Howes Street and Ewen Avenue is the main intersection in 
Queensborough and is the primary access to the residential portion of the community, and 
is identified in the Community Plan as needing to create a strong sense of arrival. The 
proposed commercial building is placed at the corner and occupies the short Ewen Avenue 
frontage, with the townhouses along the Howes Street frontage with their front doors 
facing the street. Together these help animate the public streetscape which will be designed 
with generous sidewalks, boulevards and street trees.  
 
 
Staff recommends that these issues be resolved and brought back to the Land Use and 
Planning Committee for review prior to proceeding to the next steps. 
 
5. PROCESS 
 
The next steps in the application review process are: 
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1. LUPC recommendation to resolve issues prior to proceeding to next steps. 
Complete 

2. The applicant and staff work to resolve issues. Complete  
3. The revised proposal is presented to LUPC. Complete 
4. LUPC recommendation to initiate processing of the revised proposal. Complete 
5. The project is reviewed by all City Departments. Complete 
6. The project is considered by the New Westminster Design Panel. February 28, 

2017 
7. The applicant will hold a public meeting and consult with the Queensborough 

Residents’ Association 
8. The project is considered by the Advisory Planning Commission 
9. LUPC consideration of rezoning  
10. LUPC recommendation to Council 
11. Council consideration of the Zoning Amendment Bylaw.  

 
6.0 DESIGN CONSIDERATIONS 
 
There are a number of Urban Design issues which need to be resolved: 
 

1. Proximity to the Fire Hall – The City of New Westminster Fire Services has 
concerns about residential units backing directly onto the Hall site. Staff have 
concerns related to overlook, noise and a buffer toward the Fire Hall. Please 
comment on the adjacency issues with the Fire Hall and the measures taken to 
address them in the plan.  

 
2. The site is narrow and constrained in some areas and the development plan is 

ambitious. Please comment on the density of the development, the siting of the 
buildings and the private and common open spaces provided.  

 
3. Urban Design – The intersection of Howes Street and Ewen Avenue is the main 

entrance into the Queensborough community. Please comment on the interface with 
the townhouses and Howes Street and how the commercial building addresses the 
intersection of Howes Street and Ewen Avenue. 

 
4. Please comment on the conformance of the project to the Development Permit Area 

Designation. 
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TOWNHOUSE AND COMMERCIAL DEVELOPMENT

1005 Ewen Avenue, New Westminster, BC

1.0  INTRODUCTION
1.1     Proposed Development Summary 1.2     Project Chronology

The proposal is for Tien Sher homes rezoning application 
regarding the development of 1005 Ewen Avenue, New 
Westminster for 23 townhouses and a small corner 
commercial development

The city is currently making upgrades to Ewen Avenue, with 
the intent of making Ewen a safer and more attractive street 
for walking, biking and driving. 

The Queensborough community plan identifies Howes 
and Ewen as the gateway to the neighborhood of 
Queensborough and as such should be an attractive 
intersection with a clear sense of arrival. The city welcomes 
features such as special paving lighting and  public seating 
to create a lively streetscape. 

The site is located at the northwest corner of Ewen Avenue 
and Howes Street. To the north is Highway 91A and the 
east/north bound exit ramp to Howes Street. Existing 
townhouses are located to the north, east and south of the 
site. The Queensborough Fire hall is to the west of the site. 
The site is also located on the frequent Transit Network and 
is adjacent to two bus stops.

The site was rezoned from ‘unzoned’ to Local Commercial 
Districts (C-1) in September 2014. The site forms part of the 
gateway to Queensborough community.

Tien Sher Homes currently owns the lot at 1005 Ewen 
Avenue. The lot is currently vacant and has an area of 
53,281 SF. The proposal also includes the creation of a right-
of-way that will connect 1005 Ewen Avenue to Hampton 
Street.

• Pre-application communication with 

New Westminster planning department

• Re-Zoning & DP submission

• Ongoing feedback from City of New 

Westminster Planning dept.

• Land Use & Planning Committee

• Design Panel Submission

Aug 2014

Jan 2015

Jan 2015 -

Dec 2016

July 2016

Feb 2017
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TOWNHOUSE AND COMMERCIAL DEVELOPMENT

1005 Ewen Avenue, New Westminster, BC

2.0  FORM OF DEVELOPMENT
2.1     Site Analysis - Public Transportation Site

The site is well served by public transport, being located on 
the C99, 410 and 340 bus routes and within 400m (5 minute 
walk) of bus stops for all 3 routes.

The existing transit routes will positively serve both the 
proposed commercial aspect of the development as well as 
proving residents with a direct route into New Westminster.

Bus Stop

Wheel Chair Accessible Bus Stop

Bus Route: 104, 410, 340

Bus Route: C98, C99

Public Transportation Legend

T
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TOWNHOUSE AND COMMERCIAL DEVELOPMENT

1005 Ewen Avenue, New Westminster, BC

2.0  FORM OF DEVELOPMENT
2.1     Architectural Design Rationale

The site is bounded by Highway 91A to the north, Ewen 
Avenue / residential townhouses to the south, Howes 
Street / residential townhouses to the east and the 
Queensborough Fire Hall to the west

Primary vehicular access is provided via Ewen Avenue. In 
addition the applicant intends to purchase land from the 
city at the north end of the Queensborough Fire Hall site to 
provide a driveway link to Hampton Street

The development consists of a 3,226 SF commercial building 
and 23 townhouses ranging from 1,300 - 2,100 SF offering 
both 2 bedroom with single garage units and 3 bedroom 
with double garage units.

The commercial building is located at the corner of Ewen 
Avenue and Howes Street. The proposed commercial 
building satisfies the zoning bylaw (C-1) and the 
Queensborough Community Plan Land Use Designation 
(MS). It contributes to the city’s desire to create a “main 
street” feel on Ewen Avenue. It acts as a focal point at a 
prominent intersection and helps to create a sense of 
arrival to the Queensborough residential neighbourhood.

The commercial building design is heavily inspired by the 
Marine and Railway heritage of the area. It has high levels 
of glazing on the north and east elevations that face Howes 
Street and Ewen Avenue respectively. It features a mono 
pitch roof element that draws focus to the expansive glazing 
and thus into the building. The roof has large overhangs, 
supported by wooden columns, that provide shelter to the 
outdoor seating area. 

The entry to the commercial building is highlighted by being 
stepped back from the sidewalk and is further pronounced 

with the use of an elevated canopy. The main structure of 
the canopy takes the appearance of a railway track and 
sleepers.  

The town house portion of the development triggers re-
zoning of the property to CD-1. It would provide affordable 
residential units for a range of potential buyers. The 
typology and design of the proposed units is appropriate 
and beneficial to the redevelopment of Ewen Avenue over 
the coming years.

The townhouses are intended to offer buyers affordability 
while maintaining high standards of design and quality 
construction. The mix of unit sizes will attract a broad 
range of potential buyers to the expanding neighborhood, 
ultimately creating a diverse & successful community.

Every unit features ground level garages, accessed from the 
new internal road, and storage and service rooms. Open 
plan living and kitchen areas on level 2 feature throughout 
the units, with all bedrooms on level 3.  Covered entrances 
and canopies are present at every townhouse to deal 
with the varied west coast climate. The main entrance to 
the buildings on the north edge of the site is via Howes 
Street, while the buildings on the south side of the site are 
accessed via the new internal road. 

The Howes Street facing facades incorporate bold and 
vivid coloured metal cladding. This gives the buildings a 
stronger street presence, be an attractive and appealing 
face of the project and improve the pedestrian experience 
along Howes Street. These design features combined with 
the new commercial building help animate the public 
streetscape

The colour accents used along Howes Street are repeated 
throughout the development, unifying the townhouses and 
creating a shared character.  

All townhouses feature a split mono pitched and flat roof. 
The direction of the pitch changes from block to block. For 
privacy the townhouses along the south edge of the site 
have been orientated to minimise their overlook of the 
neighbouring fire hall and vice versa 

Three pedestrian walkways are proposed off Howes street 
into the development
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TOWNHOUSE AND COMMERCIAL DEVELOPMENT

1005 Ewen Avenue, New Westminster, BC

2.0  FORM OF DEVELOPMENT
2.2     Landscape Design Rationale

Landscape Design Rationale

The landscape design of the proposed townhouse reflects 
this neighbourhood’s location on the lush Fraser delta.  The 
climate and orientation of the buildings in this development 
allow a strong canopy of deciduous trees under-planted 
with forest floor perennials and shrubs. Summertime 
overheating will be reduced by these shade trees, and 
winter interest will be introduced by broadleaved evergreen 
understory plantings. Layered planting and canopy trees 
along the Howes corridor will reduce the light and sound of 
traffic.
At present this is a vacant site with no existing trees. 
Invasive Himalayan blackberry (Rubus discolor) and Scotch 
broom (Cytisus scoparius) have been observed growing 
on site. The removal of these weedy plant materials in 
the course of the development will reduce the spread of 
invasive species. Notably, among the replacement planting, 
Prunus lusitanica, is both a nesting and food source for 
birds and will replace and enhance bird habitat lost with the 
removal of blackberry thickets.
Non-vehicular transportation is prioritized with the 
placement of several bike racks associated with the 
commercial anchor. This decentralized approach meets 
the total bike parking required, and allows easy approach 
from any number of connecting streets. Residential cycling 
facilities are found adjacent the visitor parking stalls and 
central to the residential area. Continuous pedestrian 
circulation internal to the site is complemented with low, 
evergreen and flowering perennial planting to enhance and 
encourage the walking experience.

A feature landscape bed with ornamental grasses 
works with the architecture to form an entrance to 
Queensborough. The plant material chosen for the 
landscape consists of hardy selections of ferns, flowering 
shrubs and grasses. These are in great majority evergreen 
species, to give year-round interest. With ferns below and 

maples above, and strong pyramidal conifers scattered 
throughout the site, there is a close reference to the 
natural ecosystem of the Fraser delta.  The coniferous 
species are placed to reduce light and sound pollution from 
vehicles, but not to obstruct sight lines. Street trees along 
Howes St. are proposed as Pacific Sunset maples. A tightly 
columnar oak lines internal drive and smaller and flowering 
ornamental trees provide residential scale trees at common 
areas. These will mark the seasons with bright spring 
flowers and vibrant fall colour. 

A centralized child-friendly amenity area provides social and 
play opportunities focusing children inside the residential 
area and limiting potential conflict with the considerable 
traffic found around the property. The play area equipment 
is thematically chosen to acknowledge the neighbouring fire 
department and to give a sense of connection and delight 
to our future young residents. Non-poisonous species have 
been chosen in this area, as well as long grasses to provide 
tactile play opportunities. 

Landscape CPTED Strategy

The mixed use of this site and its adjacent transportation 
corridors present a challenge to ensuring the livability of 
this development. We have sought to balance screening 
from the sound and light of traffic and safe clear sightlines 
by selectively employing evergreen hedging and coniferous 
trees to screen the highway and off-ramp. In addition, a 
double row of street trees provides ample shading and 
screening from the busy traffic above on the overpass. The 
placement of child-friendly amenity and open space internal 
to the site allows for safe separation of the residents’ 
recreation from the commercial uses as well as adjacent 
automobile traffic.

The commercial uses are street-oriented, with public space 
at the sidewalk and a permeability along the corner for 
cyclists and pedestrians to easily access the commercial 
units. Pausing places related to commercial uses are 
located with visual connection to indoors. Cycle parking is 
distributed along both major sidewalks to allow for safe 
and convenient access. Wheelchair accessible patio seating 
outdoors allows for easy scooter access.
A feature landscape bed with ornamental grasses 
works with the architecture to form an entrance to 
Queensborough. The plant material chosen for the 
landscape consists of hardy selections of ferns, flowering 
shrubs and grasses. These are in great majority evergreen 
species, to give year-round interest. With a defined 
understory below and maples above, and strong pyramidal 
conifers scattered throughout the site, there is a defined 
greenery that still allows residents to see their neighbours 
and connect as a community. The internal street trees 
are proposed as tightly columnar oaks and smaller and 
flowering ornamental trees to provide residential scale. 
These will reduce the urban heat island effect and help 
foster the community’s celebration of seasonal changes. 
All hedging is low and does not impede visual connection 
along the street-scape. The child friendly area features non-
poisonous plant species and tactile perennial grasses for 
nature play opportunities.

The street-facing townhouses are framed with layered 
foundation plantings are entered off tree-lined Howe Street 
with patios. The landscape emphasizes the private nature 
of the patio space while allowing residents to see their 
surroundings unimpeded. These outdoor spaces allow for 
“eyes on the street” and encourage community surveillance 
at a distance.
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City of New Westminster 
 

R E P O R T  
 

DEVELOPMENT SERVICES DEPARTMENT 
 

To: Members of the New Westminster 
Design Panel 
 

Date: February  28, 2017 

From: Jim Hurst, 
Development Planner 
 

File: OCP00019 
 

Subject: 630 Ewen Avenue: Official Community Plan Amendment and Rezoning 
from Queensborough Residential Dwelling Districts (RQ – 1) to 
Comprehensive Dwelling Districts (630 Ewen Avenue) (CD –70)  

 

 
 THAT this report be received for information. 

 
 
PURPOSE 
 
The applicant proposes to change the Official Community Plan designation of the site, 
rezone the property and obtain a Development Permit for a five-unit residential 
development at 630 Ewen Avenue. The purpose of this report is to provide information to 
the New Westminster Design Panel for their consideration of this application. 

EXECUTIVE SUMMARY 
 
An application has been received to allow the construction of a five unit residential 
building at 630 Ewen Avenue. The property owner is the City of New Westminster and 
the property is being leased by the applicant, Women in Need Gaining Strength 
(WINGS). The applicant is proposing to develop and manage independent family housing 
that will be affordable and designed for single mothers and their children.  

1. POLICY AND REGULATIONS  

1.1 Queensborough Community Plan Land Use Designation: 
  

The site is designated (RL) – Residential – Low Density in the Queensborough 
Community Plan. The Plan describes this designation as: 
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(RL) Residential – Low Density – this area will include low density residential 
uses including single detached houses, houses with a secondary suite, duplexes, 
detached townhouses, low density multi-family uses, places of worship, and may 
contain small scale local commercial uses such as home occupations and corner 
stores 

 
The project is a medium density multi-family development and the designation will need 
to be amended. 
 
1.2 Queensborough Community Plan Development Permit Area Designations: 
 
The site is currently not included in one of the Residential Development Permit Areas. 
Staff has identified Residential Development Permit Area #1 Ewen Avenue Multi-
family as the most appropriate designation for the project and staff proposes to include 
the subject property in the Development Permit Area designation. The Queensborough 
Community Plan defines this designation as: 
 

Ewen Avenue Multi-Family – The Ewen Avenue Multi-Family areas, identified 
as Development Permit Area #1, are designated in order to provide housing in 
close proximity to the neighbourhood centre and help define the axis streets 
leading to the centre of the neighbourhood. This area will contain medium density, 
multifamily residential uses and may include community amenities such as child 
care or community space (e.g. fire hall). Home occupations facing the street are 
encouraged. This Development Permit Area encourages best practices for 
promoting water and energy conservation and reducing greenhouse gas emissions. 
It also establishes guidelines for the form and character of multifamily residential 
development. 

 
The site is also designated as part of Natural Hazard Development Permit Area #1 – 
Flood Hazard. All buildings will satisfy the requirements of the Natural Hazard 
Development Permit Area.  
 
1.3 Zoning Bylaw: 

  
The site is currently zoned Queensborough Residential Dwelling Districts (RQ -1). A 
house with a total of 2,680 square feet (249 square metres) of floor space could be 
constructed on the site. A secondary suite would be permitted in the house. The five unit 
project proposed would require rezoning. 
 
1.4 Affordable Housing Strategy 

 
The City’s Affordable Housing Strategy (2010) contains the following goals: 
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 To preserve and enhance New Westminster’s stock of safe, affordable, appropriate 
rental housing.  

 To improve the choice of housing for New Westminster’s low and moderate 
income residents and households with unique needs.  

 
This project will help to accomplish both of these goals. It will enhance the City’s stock 
of affordable rental housing and will also improve the housing choices available for low 
to moderate income single mothers and their children.  

 
1.5 Mayor’s Task Force on Housing Affordability 

The Mayor’s Task Force on Housing Affordability makes recommendations to Council in 
support of the creation of new non-market housing for low- to moderate-income 
households, affordable rental housing and affordable home ownership. The development 
of an affordable housing project is one of the Strategic Priorities identified by the Mayor 
and Council.  
 
One of the first actions of the Task Force was to issue a Request For Proposals for the 
development of affordable housing on two small City-owned sites including, 630 Ewen 
Avenue. 

1.6 Family-Friendly Housing  
The project has fewer than 10 units and therefore is not subject to the family-friendly 
housing requirements of the City. The project is however family friendly as it is designed 
for smaller single parent families. There are two bedrooms in each unit that are sized to 
provide a master bedroom and a second bedroom that could accommodate two single 
beds. The site is designed to provide covered and open play areas for children.  
 
The front doors of the units face Ewen Avenue. The new road profile of Ewen Avenue in 
front of this site provides a spacious boulevard and the multi-purpose path which 
provides a safe route to the elementary and middle schools, the Queensborough 
Community Centre and Ryall Park. Two bus stops are close to the site. 
 
 1.7 Memorandum of Understanding 
 
Since WINGS was identified as the project proponent staff have developed a 
Memorandum of Understanding (MOU) to guide the terms of the lease agreement that 
will transfer the site to WINGS for 60 years.  
 
The MOU provides an understanding for the City and WINGS on key areas of the lease 
agreement, including: 

 Land lease and rental details 
 Delivery of developable site and due diligence 
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 Cost distribution between the City and WINGS  
 Housing Agreement 
 Reporting requirements 
 Approval process 
 Development schedule 

 
One of the main tenants of the agreement is that WINGS will enter into a Housing 
Agreement with the City that will set out the details of the affordability requirements, 
appropriate day-to-day operational requirements, administration of the units and reporting 
requirements. The Housing Agreement will be registered on title as a Section 219 
Covenant. A no-stratification covenant will also be registered on title at the same time as 
the Housing Agreement. 
 
2. BACKGROUND 

 
2.1 Site Characteristics and Context 

  
To the north, south and west are sites zoned for and developed with single detached 
residential dwellings. To the east is a 16-unit low density townhouse development. 
 
2.2 Site Constraints 
 
The site is located in the Queensborough community and is thus subject to flood plain 
constraints on the amount of floor space at grade and the use of that floor space. The site 
has a geodetic elevation of three feet (0.9 meters) and is located within the Fraser River 
Flood Plain. It is subject to regulations that limit the development at grade for each unit 
to 452 square feet (42 square metres) for automobile parking and 118 square feet (11 
square metres) for an entry area. No storage or habitable floor space is allowed at grade. 
The underside of the floor system for the habitable space must be clear of 11.53 feet (3.53 
metres) Geodetic Survey of Canada (GSC). The site must be preloaded to stabilize the 
soil and the final elevation of the site will be raised to 5 feet (1.5 metres) GSC.   

 
2.3 Project Description: 

  
The applicant proposes to construct a building with five, two-bedroom units. The units 
would all be 785 square feet (72.9 square metres), with the kitchen, living and dining 
rooms on the main floor and two bedrooms and a full bathroom on the top floor. All units 
have front doors facing Ewen Avenue. The project provides a total of two parking spaces.   
 
2.4 Project Statistics:  

 
The project statistics are shown in the following table: 
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Property Owner: City of New Westminster 
Applicant: Women in Need Gaining Strength 
Site Area: 4,830 square feet (449 square metres) 
Proposed Zoning: Comprehensive Development Districts (630 Ewen 

Avenue) (CD – 70) 
Floor Space Ratio: 0.81 
Site coverage: 40.8 % 
Height: 29.2 feet (8.9 meters) 
Front Yard: Boyne Street 9.84 feet (3.0 metres) 
Rear Yard: West      5.6 feet (1.71 metres) 
Side Yard: South  18.0 feet (5.49 metres 
Side Yard: Ewen Avenue 12.68 feet (3.86 metres) 

 
3. DISCUSSION 

 
3.1 Queensborough Community Plan Considerations 
 
The existing (RL) Residential – Low Density land use designation of this site allows 
among other uses, single detached houses and low density multi-family projects. The low 
density multi-family project would have a floor space ratio similar to the adjacent single 
detached dwellings in the 0.60 – 0.65 range.  The proposed project has a floor space ratio 
of 0.81 and a rowhouse form; therefore Official Community Plan land use design must be 
changed to a designation that would allow this density and form. It is proposed to change 
the Land Use Designation to (RM) Residential – Medium Density. 
 
The Queensborough Community Plan defines this designation as: 

 
(RM) Residential – Medium Density – this area will include medium density multi-
family residential uses such as rowhouses, townhouses, and low-rises. Depending on 
the provision of public amenities, a density bonus may be provided in order to reach 
the upper limits of density in this area. 

 
The site is currently designated as part of the Natural Hazard – Flood Hazard 
Development Permit Area but is not designated as part of any multi-family residential 
Development Permit Area.  
 
It is proposed to designate the site as part of Residential Development Permit Area #1 - 
Ewen Avenue Multi-Family. The intent of the Ewen Avenue Multi-Family 
Development Permit Area Designation is: 
 

The Ewen Avenue Multi-Family areas, identified as Development Permit Area #1 
are designated in order to provide housing in close proximity to the neighbourhood 
centre and help define the axis streets leading to the centre of the neighbourhood. 
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This area will contain medium density, multi-family residential uses and may 
include community amenities such as child care or community space (e.g. fire 
hall). Home occupations facing the street are encouraged. This Development 
Permit Area encourages best practices for promoting water and energy 
conservation and reducing greenhouse gas emissions. It also establishes guidelines 
for the form and character of multi-family residential development. 

 
3.2 Zoning Considerations 
 
The project has a density of 46 units per acre and a floor space ratio of 0.81. The form of 
the development is a rowhouse or street facing townhouse. The Zoning Bylaw does not 
currently have a zone with these attributes therefore a Comprehensive Development 
Districts zone will be developed to facilitate the consideration of this application. 
 
4.0 PROCESS 
The next steps in the application review process are: 
 

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

2. The application is reviewed by all City Departments. (January/February) Complete 
3. Council consideration of a report on Consultation requirements for the 

Queensborough Community Plan amendment as required by Sections 475 and 476 
(formally sections 879 and 881) of the Local Government Act. (February) 
Complete 

4. The project design is considered by the New Westminster Design Panel. 
(February 28, 2017) 

5. The applicant will hold a Public Open House and consult with the Queensborough 
Residents’ Association. (March 14, 2017) 

6. The applicant will consult with the Community and Social Issues Committee. 
(March) 

7. The Advisory Planning Commission will consider the application.(March) 
8. LUPC consideration of the application. (May) 
9. LUPC recommendation to Council. (May) 
10. Council consideration of the Official Community Plan Amendment and Zoning 

Amendment Bylaws. (June) 
 
5.0 DESIGN CONSIDERATIONS 
 

1. The project has five units, designed for small families, so the project will always 
have 5 – 10 children of various ages living on the site. Please comment on the 
appropriateness of the site design to accommodate these children. 
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RESIDENTIAL DEVELOPMENT PERMIT AREA  
 
#1 Ewen Avenue Multi-family 
 
The Ewen Avenue Multi-family areas, identified as Development Permit Area #1 [see 
Map B], are designated in order to provide housing in close proximity to the 
neighbourhood centre and help define the axis streets leading to the centre of the 
neighbourhood. This area will contain medium density, multi-family residential uses and 
may include community amenities such as child care or community space (e.g. fire hall). 
Home based businesses facing the street are encouraged. This Development Permit Area 
protects development from hazardous conditions arising from the floodplain, encourages 
best practices for promoting water and energy conservation and reducing greenhouse gas 
emissions. It also establishes guidelines for the form and character of multi-family 
development. 
 
Properties located within this Development Permit Area that are zoned Ewen Avenue 
Comprehensive Development Districts (RM-CD-2) that develop commercial uses in 
accordance with the zone must instead comply with the guidelines included in the 
Queensborough Main Street Development Permit Area. 
 
DESIGN GUIDELINES SITING 
 

 Building siting must contribute to a pedestrian scale neighbourhood character. 
Consider the following: 

 Orient residential units to front all streets and/or city trails and greenways 
immediately adjacent to or within the development, except where the adjacent 
street is a highway or truck route. 

 For all corner lots and/or corner units, locate and design buildings to address all 
frontages, including public and internal streets, and/or city trails and greenways. 

 Use building siting to reinforce a sense of arrival at intersections that provide key 
access points into the community. Enhance this effect with other special features 
(e.g. publicly accessible plazas at the street corner, special roof shapes and/or 
other architectural features, street furniture). 
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 Building siting must respect the existing neighbourhood and site context. Consider 

the following: 
 Consider existing buildings and outdoor spaces when siting new buildings, 

including the location of windows and entrances, overlook of outdoor space, 
impacts to air circulation and light penetration, etc. 

 Site buildings to retain and enhance heritage assets by incorporating them into the 
development of the site, wherever possible, including buildings, engineering 
works and/or cultural landscapes, as well as significant landscape features (e.g. 
mature vegetation and trees, distinctive landforms). 

 Design new buildings in proximity to heritage assets to be compatible with their 
historical context without literally imitating older building styles. In these cases, 
new buildings should provide an original interpretation of the traditional building 
style (i.e. draw inspiration from fundamental design characteristics) while 
continuing to reinforce traditional development patterns and rhythms.  

 Minimize the impact of noise and exhaust to pedestrians and neighbours. Locate 
service areas and mechanical equipment (e.g. utilities, HVAC, meters) at the rear 
of buildings and away from neighbouring residential uses. Minimize visibility of 
service areas and mechanical equipment from streets, open spaces and neighbours 
(e.g. screen, reduce service and garage opening size, use shared service areas). 

 
CHARACTER 
 
All buildings and developments must be designed to have a high quality, cohesive 
appearance that enhances the overall quality of the community. Consider the following: 
 

 Use an architectural approach (i.e. massing, facade treatment, detailing, materials 
and colour choice) which is harmonious with the riverfront community context. 

 Create a cohesive streetscape. Use a similar alignment of windowsills, building 
and roof lines, cornices, and floor-to-floor spacing along the street block.  

 Design all principal and accessory buildings within a development and/or all 
elements of an individual building to the same architectural style. Provide enough 
variety (e.g. through massing, architectural detail) to avoid a monotonous 
appearance when the development is viewed as a whole and to reinforce individual 
building identity. 

 Coordinate lighting, outdoor furniture and garbage receptacles and design outdoor 
areas (e.g. walkways, patios) and landscape elements (e.g. retaining walls, fences, 
screening) to be consistent with the style, materials, colour and quality of the 
overall development. 

 Select project and internal street names that evoke Queensborough’s riverfront 
community context and/or the legacy of its historically prominent citizens. 

 Provide public art to help enrich outdoor spaces and create pedestrian scale 
landmarks. Use art that highlights Queensborough’s sense of place and is unique 
to each location. 
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HERITAGE 
 
Each development must follow the Standards and Guidelines for the Conservation of 
Historic Places in Canada for all physical work to heritage assets. Reuse historic 
industrial and agricultural artefacts on redevelopment sites (e.g. as public art). 
 
MASSING 
 

 Building massing must contribute to a pedestrian scale neighbourhood character. 
Consider the following: 

 Use substantial vertical architectural features (e.g. changes in building height, 
bays, high voids) to break the massing of multiple unit buildings into smaller 
modules of similar scale. 

 Relate the modules to the organization of interior space such that the expression of 
individual units is reflected in the overall form of the building. Use horizontal 
architectural elements to define floor-to-floor transitions, roofs and cornice lines. 

 Design the roof to minimize the overall building mass, incorporating articulation 
and variations in roof planes (e.g. dormers, gables, crenelated parapets) to break 
up roof mass and reduce building scale. 

 Reinforce the pedestrian scale massing by designing all buildings to have a heavier 
“base” and lighter “top” that are visibly differentiated by use of material (e.g. 
masonry on the base and wood siding on the top) and details (e.g. cornice 
treatments at the top). 

 
Building massing must maximize natural light and ventilation to apartment and 
condominium units. Consider the following: 
 

 Mass buildings to promote as many units as possible having exterior walls with 
windows on two sides. 

 Configure internal units using a wide window-wall to shallow room-depth ratio 
that ensures ample daylight penetrates to the rear of the unit. 

 Organize the interior space such that, wherever possible, a majority of primary 
living spaces (e.g. living room, family room, kitchen) have exterior walls with 
windows on two sides. As a minimum, ensure all primary living spaces and 
secondary living spaces (e.g. bedroom, den, office) have at least one exterior wall 
with a window. 

 Take microclimate into consideration. 
 
FACADES 
 
The facades of all building walls that face public or internal streets, drive aisles, 
pedestrian pathways, parks or open space must provide visual interest. Use architectural 
elements (e.g. fenestration, vertical and/or horizontal design elements, secondary roof 
elements) and/or material or colour change. 
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ENTRANCES 
 
Primary pedestrian entrances into buildings must be integrated into the design of the 
building, yet be clearly expressed. Consider the following: 

 Articulate massing to identify building entrances (e.g. tall voids, central mass, 
recessed entry). 

 Frame with a secondary roof element (e.g. porch) to identify building entrances 
and protect from weather. 

 Establish a hierarchy of entrances, giving grouped pedestrian entrances visual 
priority, individual pedestrian entrances the next highest visual priority, and 
vehicle entrances the lowest visual priority. 

 
Building entrances must be located and designed to have a strong relationship with the 
street. Consider the following: 

 Make entries for residential buildings and ground-oriented units, including front 
porches visible from, oriented toward and directly connected (via a short pathway 
and/or stairs) to the street (public or internal), city greenway or trail, or semi-
private entry courtyard onto which the building fronts. Make any semi-private 
entry courtyard visible from, oriented toward and directly connected to the public 
street (via a short pathway and/or stairs). 

 Distinguish entrances with an arrival feature (e.g. courtyard, gateway) at the point 
where the semi-private sidewalk meets the public sidewalk. Incorporate smaller 
arrival features to visibly differentiate different building entrances within a 
development. Integrate the design of arrival features with the overall design of the 
development. 

 
ROOFS 
 
Rooftops must appear clean and attractive and in keeping with the architectural style of 
the building. Consider the following: 

 Locate and screen mechanical and service equipment such that it appears as an 
integral part of the building when viewed from any angle. 

 Finish the surface of roofs with a material that is attractive and easy to maintain to 
a high level of neatness. 

 Design roofs to reduce the urban heat island effect. 
 
WINDOWS 
 
Windows must contribute to an interesting, pedestrian-scale environment. Consider the 
following: 

 Use windows which are of clear glass (e.g. not tinted, reflective or opaque). 
 Use windows which are rectangular or square in proportion, except for accent 

windows which may have a unique shape. 
 Locate windows in the garage door of residential parking structures facing onto 

public or internal streets or walkways, including city trails and greenways.
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 Use strategies to facilitate passive heating in cooler months and reduce unwanted 
heat gain in summer months. Consider the following: 

 Ensure a solar heat gain coefficient of 50% or better for south-facing windows to 
maximize solar gain during winter. 

 Use exterior shading devices (e.g. awnings, canopies, overhangs, light shelves, 
louvers) which provide shade from the high summer sun, but provide solar access 
to the low winter sun. Use these devices particularly on south-facing windows. 

 Provide operable windows in each residential dwelling and/or unit. Locate 
operable windows to take advantage of Queensborough’s prevailing easterly 
winds (i.e. winds from the east to the west) to provide cross ventilation. 

 Use stack vents and light wells to provide additional light and ventilation to 
primary and secondary living spaces.  

 Take microclimate into consideration when locating and sizing windows. 
 
SIGNS 
 
Signs must be designed to be consistent with the architectural style, scale and materials of 
the development and/or building and its surrounding context. Consider the following: 

 Integrate signs into the detailing of the building (i.e. not applied as an 
afterthought) but subordinate to the overall building composition. 

 Make signs visible from the street without being visually obtrusive. Design the 
size, location and information to be oriented to pedestrians. 

 Use indirect lighting from fixtures that are integrated into the overall design and 
character of the development and/or building. 

 
OPEN SPACE 
 
Each development must provide directly-accessible private outdoor space for all units. 
Consider the following: 

 Include balconies for above grade units and patios for ground-oriented units. 
 Design roofs to provide usable outdoor space. 
 Where units front onto public or internal streets and/or city trails or greenways, 

use the private outdoor space to create a transition. Design this area to be spatially 
well-defined and visible from the street or walkway (e.g. elevate slightly, enclose 
with low hedges or an open-railing fence). 

 
Each development must provide semi-private outdoor common space for all multi-family 
developments. Use common space to create a transition from private residential areas to 
the development entry at public streets. Orient private patios and entries around the semi-
private common space to facilitate neighbourly interactions and provide overlook for 
children as they play. 
 
Common outdoor space must be designed to be of a usable size and configuration. 
Include a range of activities and generations. Consider the following:
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 Hard and soft landscaped areas such as courtyards, patios, lawns and/or 

naturalized open space. 
 Seating options such as benches, moveable chairs and/or tables. Locate seating 

options suited to different weather conditions such as areas that capture the sun, 
are shaded (e.g. by building canopies or trees) and/or are sheltered from wind and 
rain. 

 Common gardens where residents can grow flowers and food together. These 
should be in addition to private garden spaces. 

 Natural play elements (e.g. boulders, stepping stones, grassy slopes) in visible 
locations. 

 
Each development must provide pedestrian circulation that connects between buildings 
and shared amenities, as well as directly to public streets and greenways, and other 
destinations such as schools, parks, and commercial areas.  
 
NOISE 
 
Developments and buildings must be designed to minimize impacts from adjacent 
industrial and transportation activities. Consider the following: 

 Site buildings to minimize light intrusion from trucks, trains and industrial site 
lighting into residential units, yards and semi-private open spaces. 

 Organize internal unit configuration to locate bedrooms and, where possible, other 
living areas away from industrial and goods transportation activities (i.e. truck 
routes, industrial site access points, the rail line). Locate all outdoor spaces away 
from noise sources. 

 Employ leading edge technical approaches to noise abatement in residential 
building construction (e.g. fresh air ventilation alternatives to open windows, 
acoustically rated glazing) including on balconies (e.g. sound absorption materials 
and/or barriers). 

 Provide landscape buffers within residential development sites. Use layered 
plantings of trees and shrubs. 

 
Each application to develop residential dwellings adjacent to industrial and transportation 
activities must provide a report prepared by persons qualified in acoustics and noise 
measurement, demonstrating compliance with CMHC noise standards for habitable areas 
(i.e. max. 35 decibels for bedrooms, max. 40 decibels for living dining and recreation 
rooms, and max. 45 decibels for kitchen, bathrooms, hallways and utility rooms). This 
report will be registered as a covenant on title. 
 
LIGHTING 
 
All public and semi-private sidewalks and open spaces must be equipped with lighting. 
Consider the following:
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 Use unobtrusive fixtures which are consistent with the architecture of the building 
and its surrounding context. 

 Use shielded down lighting that provides for security, ambient lighting and 
enhances architectural and landscape details but minimizes light pollution. 

 Minimize energy used in exterior lighting by using energy efficient lighting (e.g. 
LED, solar-powered) and timer-, motion- or photo activated lighting for all 
exterior areas, including walkways and driveways and for security lighting. 

 
MATERIALS & COLOURS 
 
All principal and accessory buildings within a development must use a cohesive palette 
of materials and colours that is consistently applied and contributes to the overall quality 
of the community. Consider the following: 

 Use a natural palette of wood, stone or brick and muted paint colour tones (e.g. 
Benjamin Moore’s Historical Vancouver True Colours). 

 Consistently apply materials to all sides of a building (i.e. do not emphasize the 
principal facade with lesser treatment on the other facades). 

 Change building materials and/or colours at interior or “reverse” corners of a 
building, not at exterior corners or at changes in a facade plane. 

 Use an accent colour which is harmonious with the main colours of the materials 
and colours palette to unify the overall palette and to highlight architectural details 
(e.g. eaves, window and door trim, railings). 

 Use matte finishes or finishes with a low level of reflectivity. Reflective materials 
(e.g. mirrored glass, polished stone) should be avoided. 

 
Each development must use building and hardscape materials that are durable and 
appropriate to their use, the local climate, and the urban environment. Consider the 
following: 

 Use high quality building materials (e.g. wood, stone, brick, or acceptable 
alternative) rather than materials that are visibly simulated (e.g. vinyl siding) or 
are inappropriate for an urban area (e.g. untreated or rough-sawn wood). 

 
TRAILS & GREENWAYS 
 
Each development which is identified on the Parks, Trails and Greenway Streets Map as 
accommodating a portion of any trail or greenway must provide the trail or greenway 
route (e.g. dedicate or gift land, provide a right-of-way or easement) and construct the 
walkway for use by the general public. 
 
Each development adjacent to any trail or greenway, as identified on the Parks, Trails and 
Greenway Streets Map, must set buildings and other structures well back from the 
walkway. Ensure the separation between private and public space is visually and 
physically well-defined (e.g. planting, low fences, hedges). Ensure there are no barriers to 
public access to the walkway. 
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ACCESSIBILITY 
 
Endeavour to make all pathways and building entrances, public and semi-public spaces, 
and special features and amenities of a site accessible by people of varying ability. 
Consider the following: 

 Build sidewalks and pathways a minimum 1.8 metres (5.9 feet) wide with non-
skid, uniform walking surfaces. 

 Locate entrance ramps and lifts in areas that are highly visible, easy to use and 
connected to the sidewalk. 

 Where steps or high thresholds (e.g. related to FCL requirements) create a barrier, 
provide an alternative route that is easily accessible to everyone. 

 Locate site furnishings (e.g. lighting, bollards, signage, guardrails, seating) where 
they will not impede easy passage for those using a mobility device (e.g. 
wheelchair, scooter) or people who are visually impaired. 

 Locate parking for those with ability challenges close to accessible building 
entrances. 

 Use light fixtures that emit white light (i.e. not orange light) in all outdoor areas. 
White light facilitates better visibility. 

 
SAFETY 
 
Each development must provide a Crime Prevention Through Environmental Design 
(CPTED) report outlining the use of CPTED strategies in the design of developments and 
buildings, including open space.  
 
TREES & PLANTING 
 
Each development must use the BC Society of Landscape Architects’ and BC Landscape 
and Nursery Association’s “BC Landscape Standard Guidelines (Latest Edition)” in 
specifying, selection, site preparation, installation and maintenance of all trees and other 
plant materials. 
 
Each development must integrate trees, including shade trees. Consider the following: 

 Retain existing mature trees wherever possible. Where tree removal is 
unavoidable, replace with a number, species and size of trees that creates equal 
value. 

 Plant new trees in all public and semi-private open spaces, parking areas, private 
yards, and along internal streets and pathways. 

 Locate deciduous trees on the south and west side of buildings to provide shade 
and minimize unwanted heat gain during summer and provide solar access and 
passive solar gain during winter. 

 
Tree species and other plant materials must be of high quality, suited to their purpose and 
contribute to the overall quality of the community. Consider the following:
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 Choose species that are successful in the urban environment, easy to maintain, are 

non-invasive and suited to Queensborough’s high water table. Selected tree 
species should also have less aggressive rooting habits. 

 Use broadleaf deciduous tree species, wherever possible, for all shade trees 
including internal street trees and trees in parking areas. Select species that have a 
minimum mature height of 15 meters (49 feet). 

 All trees must be planted so that they will successfully become established and 
develop a full canopy over time. Consider the following: 

 Plant trees on internal streets in a minimum 3 metres (9.8 feet) soil boulevard. 
Where the boulevard is paved, plant street trees in a continuous trench finished 
with a tree grate around each tree. 

Space street trees consistently and so that their canopies touch at maturity, generally one 
tree every 6 to 8 metres (20 to 26 feet), depending on species. 
In parking areas, plant shade trees at an approximate ratio of one tree for every five 
spaces. Plant trees in a minimum 3 metres (9.8 feet) wide continuous trench and protect 
trees with bollards or tree guards. 
 
Develop and/or enhance areas of under storey vegetation using diverse, multi-storey 
planting which will support habitat for smaller wildlife, songbirds and important 
pollinators such as bees, butterflies and dragonflies. 
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NATURAL HAZARDS DEVELOPMENT PERMIT AREA #1 – FLOOD HAZARD 
 
INTENT 
 
Guidelines for this development permit area are intended to minimize the potential for 
loss of life and property damage in the event of flooding of the Fraser River, while 
allowing for the continued use of industrial lands to provide employment and the 
continued renewal and development of an historic New Westminster neighbourhood. 
 
FLOOD HAZARD 
 
The Flood Hazard Development Permit Area is identified as Development Permit Area 
#1. Queensborough is located at the upstream end of Lulu Island in the floodplain of the 
Fraser River. Development in this area of the City is protected by perimeter dykes 
maintained by the City, which are contiguous with the dykes in the City of Richmond 
farther downstream. However, new buildings and structures in Queensborough should be 
constructed at an elevation that is sufficient to minimize the potential for loss of life and 
property damage in the event of a dyke failure, or an extreme flood event that tops the 
perimeter dykes. The minimum construction levels, which are based on current 
knowledge of flood patterns, are 3.53 metres above Geodetic Survey of Canada (GSC) 
datum for Area A shown on the following map, generally downstream from Derwent 
Way on the south side of Queensborough and Wood Street on the north side, and 4.2 
metres above GSC datum for Area B upstream of Derwent Way and Wood Street. 
Placement of imported fill to achieve these construction levels could produce local 
settlement problems and undesirable diversion of flood water, so a combination of fill 
and structural support may be required. 
 
EXEMPTIONS 
 
The following are exempted from the requirement for a Development Permit: 
 

 Subdivision of land (buildings constructed on subdivided lots must still comply 
when applicable). 

 
 Alteration of land not involving the construction or alteration of a building or 

structure. 
 

 Buildings and structures on land in an agricultural zoning district, other than 
residential buildings 

 
 Buildings and structures for park and open space requirements 

 
 Construction and alteration of buildings authorized by a heritage alteration permit, 

including building additions. 
 

 Detached accessory buildings and structures such as garages, tool sheds and green 
houses that are not used for human habitation.
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 Residential building additions that would increase the habitable floor area of the 
building by less than 25% of the floor area that existed on xx, unless the building 
has been increased in floor area since that date without a development permit and 
the aggregate additional floor area exceeds 25% of the floor area that existed on 
that date.  

 
 Building alterations that do not increase the floor area of the building. 

 
In addition buildings and structures for industrial uses on parcels that are not adjacent to 
the dyke are exempt from the requirement for a development permit. However, owners 
are encouraged to construct industrial buildings used for business or the storage of goods 
and located in Area A at or above flood construction level A, and industrial buildings 
used for such purpose and located in Area B at or above flood construction level B. 
 
 
DESIGN GUIDELINES 
 
FLOOD CONSTRUCTION LEVEL 
 
FH.1 Buildings and structures for residential and institutional uses in Area A should be 
constructed so that the lower surface of the floor system of the lowest storey containing 
habitable space is at or above flood construction level A. 
 
FH.2 Buildings and structures for residential and institutional uses in Area B should be 
constructed so that the lower surface of the floor system of the lowest storey containing 
habitable space is at or above flood construction level B. 
 
FH.3 Buildings and structures for industrial uses on parcels adjacent to dykes in Area A 
should be constructed so that the lower surface of the floor system of the lowest storey 
used for business or the storage of goods that could be damaged by flood is above flood 
construction level A. 
 
FH.4 Buildings and structures for industrial uses on parcels adjacent to dykes in Area B 
should be constructed so that the lower surface of the floor system of the lowest storey 
used for business or the storage of goods that could be damaged by flood is above flood 
construction level B. 
 
FH.5 If natural grade of a residential parcel is below the desired flood construction level, 
imported fill should not be used to raise the grade above 1.5 metres above GSC datum or 
150 millimetres above the centre line of the road abutting the property, whichever is 
greater. 
 
FH.6 In the case of floors comprised of concrete slabs, the upper surface of the concrete 
slab should be at or above the applicable flood construction level. 
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NON-HABITABLE SPACE 
 
FH.7 The following building areas are not considered habitable space for the purpose of 
these Guidelines: 
 

 Underground parking garages, provided that sings are posted and maintained at 
points of entry indicating that the parking garage is subject to flooding of the 
Fraser River. 

 
 Attached and enclosed garage not exceeding 42 square metres (452.05 square feet) 

in floor area per dwelling unit. For the purposes of this calculation a secondary 
suite is not considered a unit. 

 
 Maneuvering aisles used to access compliant off-street parking spaces. 

 
 Attached carports. 

 
 Enclosed entrance foyers up to 11 square metres (118.4 square feet). 

 
 Elevator shafts, provided that operation of the elevators below the applicable flood 

construction level is not possible during flood events. 
 

 Enclosed areas with floor to ceiling heights of less than 1.52 metres (5 feet) 
measured to the underside of the floor system above. 

 
 Porches. 

 
 Undercrofts enclosed only by wood lattice or similar screening. 

 
FH.8 No area below the required elevation shall be used for the installation of fixed 
equipment susceptible to damage by flood waters, with the exception of furnaces and hot 
water heaters. 
 
FH.9 Garbage and recycling carts may be permitted in the non-habitable space below the 
required elevation. 
 
FH.10 Bicycle parking may be permitted in the non –habitable space below the required 
elevation. 
 
FH.11 Site alteration and building construction should be planned and executed so as to 
minimize abrupt transitions from the elevations of adjacent sites and buildings and the 
diversion of flood waters to adjacent sites. 
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Attachment 3 

NWDP Applicant Submission Package 
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