City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the New Westminster
Design Panel

Date: November 26, 2013

From:

Barry Waitt,
Senior Planner

File:

Subject:

Rezoning and Special Development Permit
813 – 823 Carnavon Street
Mixed Use Commercial / Multiple Unit Residential Development

REZ00095
SDP00194

PURPOSE
The City of New Westminster has received a Rezoning and a Special Development
Permit application for a mixed use commercial / multi unit residential development at
813 – 823 Carnarvon Street. The purpose of this report is to seek comments from the
deisgn panel on this application.
BACKGROUND
Developer:
Current Zoning:
Proposed Zoning:
Development Permit
Area:
Official Community
Plan Land Use
Designation:

Site Characteristics:

Doc # 486579

Top Vision Developments Inc.
Central Business Districts (C-4 )
Comprehensive Devlopment District (813 – 823 Carnarvon
Street (CD-52)
Downtown Development Permit Area #1
Mixed-Use High Density:
 Mixed use (commercial and/or residential) throughout
Downtown, outside of Columbia Historic Mixed-Use
 Retail, office, service or residential
 Any combination of the above (can be one use or
multiple uses)
Frontage: 198 feet ( 60.3 metres)
Depth: 132 feet (40.2 metres)
Site Area 26,104 sq. ft. (2,425 sq. m.)
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SITE CONTEXT
The subject site is currently occupied by a vacant building, an automotive repair shop and
the lower end of the dog park. The subject site slopes steeply down toward the
southwest. The Shops in New Westminster and the three residential towers of Plaza 88
are located across Carnarvon Street, with low scale commercial service buildings and the
upper end of the dog park across Victoria Street. Multi unit residential towers on a
commercial podium are located to the west, while low scale commercial buildings are to
the east. A site context map is attached as Appendix A.
OFFICIAL COMMUNITY PLAN CONSIDERATIONS
The proposal is in conformance with the OCP land use designation of Mixed-Use High
Density and is within the Downtown Development Permit Area. The subject site is within
the Tower Precinct in the Downtown Community Plan. With the New Westminster
SkyTrain station at its core, this precinct is becoming highly urbanized as residential
towers with townhouses and rowhouses at the base replace vacant and underutilized sites.
PROPOSAL
A 25 storey mixed use commercial, multi – unit residential development is proposed for
the subject site. The proposed density of 6.49 exceeds what is permitted under the
current C-4 Central Business District, which accommodates higher density development.
It is noted, however, that the proposal includes an office component, which is a valued
employment generating land use for the downtown, as well as an innovative energy
system, which goes beyond what is typically provided by developers. The first five
storeys of the building are occupied by parking and commercial floor space, including
over 21,000 square feet of office space and 10,000 square feet of ground level retail
space. A highlight of this development is that it will feature an innovative energy
recycling and load balance system known as “smartforme.
The applicant is seeking a variance from the parking regulations and has provided a
review by a transportation and traffic professional. Bunt & Associates, Transportation
Planners and Engineers have provided an assessment of the parking demand for the site.
If the parking variance is determined to be supportable by Council, the developer will be
required to make a cash-in-lieu contribution for the reduction in parking. Staff have
reviewed the parking study and are satisfied that the parking proposed meets the
projected demand indicated in the study and the standards in the Downtown Parking
Study. Utilizing the standards and incentives in the draft Downtown Parking Study, the
parking required would be 232 spaces, while 290 are proposed. In this case, the
developer was encouraged to consider providing less parking spaces – in keeping with
Doc # 472267
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the projected demand – in order to potentially reduce the above grade building bulk
containing parking.
Preliminary Development Statistics:
Commercial Floor Area:
Office Floor Area:
Residential Floor Area:
Total Gross Floor Area:
Floor Space Ratio:
Building Height:

10,013 sq. ft.
21,748 sq. ft.
137,139 sq. ft.
168,900 sq. ft.
6.48
73.3 metres (240 feet)

Unit Breakdown
Studio
One bedroom:
Two bedrooms:
Three bedrooms:
Townhouses:
Total:

33
64
83
9
6
195

Parking Required:
Parking Provided:

350 spaces
290 spaces

SUSTAINABILITY REPORT CARD
A Sustainability Report Card has been received for this proposal, which is attached
below. The proposal is generally supportive of the City’s sustainability objectives, in that
an innovative energy saving system is being proposed. The following table summarizes
key sustainability attributes:

Environment
Social and Cultural
Highlights of the proposal:
1. Smartforme energy
1. Variety of unit types
program
provided
Doc # 472267

Economic
1. Employment
generating office space
included
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2. Private green space
2. Accessible green roof
3.
3.
Items not pursued in the proposal:
1. Construction waste
1. No rental units
disposal
2. EnergyStar rated
2. Insufficient adaptable
appliances
housing units
3. End-of –trip bicycle
3.
facilities

2.
3.
1.
2.
3.

NEW WESTMINSTER DESIGN PANEL CONSIDERATIONS
Items the design panel may want to consider in assessing this development proposal:
1. The overall massing and design of the podium.
2. The buildings interface with pedestrians along Carnarvon Street
3. The siting of the tower in relation to other buildings in the area.

__________________
Barry Waitt
Senior Planner
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APPENDIX A
SITE CONTEXT MAP
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1: 1,560
0.1
NAD_1983_UTM_Zone_10N
CNW GIS Services

0

0.04

0.1 Kilometers

This map is a user generated static output from an Internet mapping site and
is for reference only. Data layers that appear on this map may or may not be
accurate, current, or otherwise reliable.
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DEVELOPMENT PLANS
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APPENDIX D
DOWNTOWN COMMUNITY PLAN
DESIGN GUIDELINES
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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).

GUIDELINES
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.

Doc # 472267
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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.
• Shape buildings above the 7th storey as tall and slender towers that respect views,
and providefor 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.
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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.

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 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 midafternoon 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
Doc # 472267
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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.

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.

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.

Doc # 472267
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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.

e.

Energy efficient lighting such as LED or solar powered lighting should be used where ever
possible.

f.

Ensure safe circulation by distinguishing areas for walking and cycling from parking and
traffic.

g.

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.

h.

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.

i.

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.

j.

Within CPTED guidelines, minimize exterior lighting energy demand by minimizing
lighting and using high-efficiency luminaires and bulbs such as LEDs.

8. OUTDOOR SPACES
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.
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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

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 a 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.
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.

b.

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

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.
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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.

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 lowimpact 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.
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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.

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.
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14. RECYCLING, GARBAGE AND COMPOST RECEPTACLES
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 inplace 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.


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;



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.

a.

Where patios are located along the street front, they should be elevated slightly to provide a
degree of privacy while still allowing street surveillance.

b.

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.

c.

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.

d.

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.
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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.

7. PEDESTRIAN COMFORT AND CIRCULATION
These guidelines aim to create a high quality, comfortable and pleasant experience for
pedestrians in the Downtown.
k.

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.

l.

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.

m. 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.
n.

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.
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o.

Energy efficient lighting such as LED or solar powered lighting should be used where ever
possible.

p.

Ensure safe circulation by distinguishing areas for walking and cycling from parking and
traffic.

q.

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.

r.

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.

s.

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.

t.

Within CPTED guidelines, minimize exterior lighting energy demand by minimizing
lighting and using high-efficiency luminaires and bulbs such as LEDs.

8. OUTDOOR SPACES
Open spaces should be thoughtfully designed to maximize daylight and provide functional space
that is comfortable for a variety of ages and users.
h.

Accessible, outdoor public spaces are encouraged in all developments, including
commercial and institutional buildings.

i.

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.

j.

Incorporate public art in all open spaces where ever possible.

k.

Provide for pedestrian permeability with multiple opportunities to access and move through
public open space.

l.

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.

m. Spaces should be designed to be programmable for inter-generational activities and uses.
They could include:

n.



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

Lower flat roofs should be structurally and architecturally designed to accommodate forms
of rooftop landscaping and outdoor activity.
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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.
b.

When a development occurs along a significant street (Fourth Street, Sixth Street and Eighth
Street), the applicant will provide a 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.
d.

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.

e.

Shape towers so that views are maximized around and between them.

f.

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.
c.

d.

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

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.
d.

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.
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e.

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.

f.

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.

d.

Retain good quality existing landscaping where possible. Ensure any retained mature trees
will be safe when construction is complete.

l.

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.

m. Mulch planting beds to a minimum depth of 50 mm to reduce evaporative losses and
increase absorption of soils.
n.

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.

o.

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.

p.

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.

q.

Consider rainwater collection and storage in cisterns to use for landscape irrigation.

r.

Design landscapes, including planters and decorative landscape areas, to incorporate lowimpact 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.
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m. 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.
n.

Above ground open air parking lots will be strongly discouraged.

o.

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.

p.

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

q.

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.

r.

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.

s.

Integrate the access to parking with the design of the building. Minimize the number of
sidewalk crossings and impacts upon pedestrians.

t.

Provide secure and separate parking for residential and commercial activities where both
share a parking structure.

u.

Ensure underground parking for commercial uses is readily accessible, well signed and
easily used by customers.

v.

Support transportation options such as carpools, cooperative car use, parking for people with
disabilities through providing appropriately sized and conveniently located parking spaces.

w. 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.
x.

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
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.
Doc # 472267
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f. 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 inplace once organics collection is mandatory in the coming years.
g. 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.
h. Encourage the incorporation of 3-stream separation into kitchen areas to make recycling
convenient.
i. Reduce the impact of odor from compost bins through careful location and an enclosed
design complementary to the design of the building.
j. Access to waste should be located off of lanes or secondary streets.
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Nov 14, 2013
Response to Downtown Community Plan:
Using city’s Downtown community plan’s Design Guidelines, our responses are:

1. Building Form and Massing:
A/H:
We took consideration of the Fraser River being on the south side of our site, shaped
the building like a V shape, so to maximize the views to each suite as much as possible.
We have created a corner (turn‐the corner) at the southwest corner of the building,
B:
with a 6/7 storey building (2 level of town homes above the 4/5 storey commercial floors). We also
articulated with an off‐white coloured concrete frame to further address the corner.
C/L:
We have particularly extended the vertical elements as the Center piece. The off‐white
coloured concrete frame acts as the extension from top to bottom (at street level) thru the podium.
Further it breaks up the typical tower into two major vertical elements, and suggests movements
and dynamics of the design. The main tower is above a 5 story podium; it is shaped slender, and
respects the view corridors available to the site (the tower plan itself has a V shape), so it looks
slender/thinner along the street front (south face), a narrow profile along Carnarvon Street, and
allows better light and air penetration. Additional setbacks are for the upper floors (penthouse
units).
D/F:
Since the building is not located in the historic Columbia Heritage area, however close to
it, located in the mixed‐use high‐density area of the Tower Precinct, we have proposed a 25 story
high‐rise with a 5 story podium of office and retail use. We did consider some heritage material
(reddish Montego Smooth brick) for the front façade, and along the street level, we used the darker
brown (Ebony Brick) to reflect the historic place of downtown New Westminster. Though the way
we use the material is in a modern fashion, vertically integrated/stacked or staggered (at the back,
north elevation) to make it interesting and playful. In addition, we have introduced coloured glass
(reddish) at the back to screen the open parkade area.
H:
The spacing of the tower and units are staggered in a checker plate format, so private
views are directed past neighbouring high‐rise developments (such as Plaza 88). Our tower is
modest in height (73m/240’). Tower siting is to minimize view conflicts and shadowing (with a
particular emphasis on minimizing shadowing on the adjacent Memory Park, and maintains a
consistent spacing with nearby towers. The basic tower floor plate is about 6900sf.
I:
Portion of commercial use (office and ground floor retail) that is below 40’ in height is
close to the edge of the sidewalk, (we have about 2’ setback on ground level), giving more walkway
on sidewalk, to encourage more pedestrian activities. We have provided 6’ setback on the 4/5th level
on south side, giving more attention to the first 3 or 4 storeys to reinforce the pedestrian scale.
M:
Top three levels are specially noted with a smaller footprint as penthouse units,
recessed from the tower typical floor plan, which provide organized rooftop that is attractive when
seen from above as well as the street. Roof top mechanical and service equipment are screened in a
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way that incorporates as an integral part of the building’s architectural design, as glass and spandrel
glass.
N/O:
Creativity in design is expressed in many ways. Each components (seeing as vertical
expressions) has its definitions and provides variety and unique characteristic for the building. The
building viewing from different angel and perspective has different features. The Art Wall on North
facing the park as well as the art glass on West wall, which we propose to have an local artist
(reference from Art Council of New Westminster) to come up with a design that will be submitted
for planning and city’s review prior to building permit.
3. Solar Orientation and Energy Efficiency of Buildings
A/E/F:
Orientation and mass of the building maximize opportunity for solar heating and cooling.
We have most of the balconies on southeast or southwest side. Only one balcony located on north
side. Deep overhang balconies minimize solar heat gain and reduced vision glass is used
strategically to reduce heat loss in the winter.
F/I:
Glazing is limited to 40% for the residential tower, a lot less than guideline’s 60%. Less
than 50% of glazing is used on average in the lower portion of the building (with west/east Façade
having large portion being solid wall. Low E glass is used to further reduce heat gain and loss.
G/H:
We also proposed an energy saving and recycling and load balance system known as
“Smartforme”. Smartform is based on the application of high performance European air to water
heat pump technology, coupled with dynamic low voltage in suite quick response radiators that
deliver exceptional consumer comfort in all seasons. The building will introduce to have energy
metering throughout the individual suites and the common area as a further commitment to
resource reduction. Refer to the detailed report by our partner Enerpro Systems.
4. Commercial Street Front
The orientation and design of commercial storefront add to the street vitality and safety
by promoting active, street level uses and informal surveillance of the area. We use clear glass
storefront glazing system, with large opening. A visual interest is enhanced by signage band and
vertical brick patterns add more details to the mix. On west and north façade where there is a
larger brick wall, we used murals/art glass/art wall to further enhance the street experience. An
outdoor café is proposed on the southwest corner, where there is a 6’ set back to add more
depth to the sidewalk for better circulation as well it serves as a pedestrian linkage between
Carnarvon St. and the Memory Park behind us.
The project is in conformance with the basic principles of Crime Prevention through
Environmental Design (CPTED) to ensure that the development contributes to a safe and secure
neighbourhood. The increased residential density and ground floor pedestrian‐oriented retail
provide the basic foundation for “eyes on the street” (active surveillance) which, in turn, will
enhance with pedestrian‐level light and retail uses that “turn the corner” to ensure that activity
is not limited only to Carnarvon Street as well as active video surveillance of low activity area
(such as the parking garage).
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Passive surveillance will also be enabled with the design that provides clear sightlines
and ample transparency at low levels. Landscaped area will not be accessible beyond secured
access points and the building itself will be secured from unauthorized trespassers (using key
entry), providing a clear boundary between the public and the private spaces.
8. Outdoor spaces
B/F/G:

Landscaped outdoor open space is provided on roof garden on level 6 for the use of all
residents. It consists of water features, planting beds, pavers, boardwalk, patios and benches
and an urban garden. An outdoor gathering area is designated at the back, over looing the Park
below, together with BBQ and sink, etc. Further we have four roof top private gardens for the
penthouse residences, refer to detailed landscape plans.

C:

Refer to points for public art/murals under section 1 and 4.

9. Public View Corridors + Building Siting:
A:

Refer to the View Analysis provided, the impact to Fraser River and Mt. Baker is unaffected as
our tower is modest, the height of the existing three towers of Plaza 88 has blocked more of the
views to Fraser River looking from the hills above Royal Ave. Also refer to Section 1/H – building
siting.

10. Light and Air Penetration
A:

The design allows adequate light and air circulation into the building. There is no building
directly placed to the south of our tower. The closest distance between one of the high‐rise
Plaza 88 tower is approximately on an angle at 93’ (28.34m) to the south, and to the west, to the
existing 18 storey tower, about 130’ (39.62m).

B:

Refer to previous section 1 under Building Form and Massing, tower placed on checker plate,
shaped like a V, so as to maximize the view and better air and light penetration.

C:

Refer to shadow Analysis and View Study provided, our building is modest in height in the high
density area, does not block any more views than existing buildings had. The March and June 21
shadowing analysis shows a minimum impact for adjacent buildings and the Memory Park,
between the hours of 10am to 2pm, comparing with our neighbouring towers.

11. Noise
A:

Our site is about 1 ½ block away from skytrain station (New Westminster station). On
site observation of skytrain noise is not apparent. Further, the building uses concrete
construction, and the mechanical system we are proposing provides heating in winter and
cooling in the summer, which reduces the need to use the operable windows. Exterior walls are
insulated to meet the building code and bylaws and CMHC levels.

12. Plants and Landscape
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Refer to Landscape drawings and landscape architect’s design rational. In general, we
have provided well‐thought landscaped street characters (such as trees, benches, pavers, bike
racks in landscaped form “circle”). Communal gardens, private balconies and roof gardens are
provided. Planting beds and decorated landscaped area reduces storm run‐off.
There is some green foliage, some sort of green roof provided for rain protection as tree
canopy. On roof garden, tree canopies define the space for rain/sun protection, further there is
a trellis with growing vines at the back BBQ area (southeast side) for shading in the summer
time.
Architectural glass awnings/canopies (about 8’ deep on average) are provided at street
level, above retail shops on the ground level for weather protection, public comfort and
circulation. Further building recessed back about 2’ on south side, and 6’ on west side on ground
level.
Other landscape features are described in Section 8/Outdoor Spaces.
13. Parking
There are approximately 290 indoor parking stalls (in a mix of below and above grade parking
levels). Two Accesses to the parking area provided on Victoria Street (item F) thru a single location on
the side street Blackie (between 8th and McInnes, connecting Carnarvon and Agnes). Parking below
grade provides the entire commercial parking (total of 59), 20 visitors parking and some residential
parking. A gated secured overhead door is located in P1, where 2 co‐op cars are located in commercial
area for community car share. The project provides total of 14 cars for people with disabilities (item J)
exceeding city’s requirement of 10.
Parking above grade is carefully screened by active use of retail (on ground level) and offices (2nd,
3rd and 4th Level) on south side. Above grade parking is also carefully screened at the back lane (north
side) thru a playful design of patterned brick with insert of coloured glass (item D). In addition, we
suggest having some landscape planting area or sidewalks along our side of Victoria Street, pending City
Engineering Department’s review, and making a better connection to the Memory Park behind our site,
and as a start to clean up the back lane.
There is no surface parking in the proposed development (item K).
14. Recycling, Garbage and Compost Receptacles
There is a clear separation between the commercial and residential recycle/garbage/compost
receptacles (3‐stream). Commercial 3‐stream rooms are located on ground level near the parkade
entrance from the first egress on Victoria St., easy for pick‐up and drop‐off. It’s easy to provide ducting
for ventilation to the back lane. While residential 3‐stream is provided on level 2, close and near the
entrance to the above grade parking (access from the 2nd egress on Victoria St.). There is adequate
recycling space provided that meets City’s standards. And access is off of lane/secondary street.
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REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:
From:

New Westminster Design Panel
Jim Hurst,
Development Planner

Date: November 26, 2013
File: REZ00073

Subject:

Proposed Rezoning of 430 Boyd Street – Preliminary Report

RECOMMENDATION
THAT this report be received for information.

PURPOSE
An application has been received to rezone the site at 430 Boyd Street in order to allow
an 80 unit townhouse development. The purpose of this report is to provide preliminary
information to the New Westminster Design Panel on this application
BACKROUND
Property Owner:
Architect:

Wayne Fougere, Architect

Existing Zoning:

Light Industrial Districts (M – 1)

Proposed Zoning:

Queensborough Townhouse Districts (RT-3)

Official Community Plan
Land Use Designation

(RM) Residential – Medium Density and Walkway

Official Community Plan
Development Permit Area
Designation

Residential Development Permit Area #11
East Queensborough

Site Characteristics:

Site Area: 3.27 acres (1.36 Hectares)
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APPENDICIES ATTACHED TO THIS REPORT

1
2
3
4

Title
Location Map

5

Project Plans
Official Community Plan
Designations – Current Plan
Official Community Plan
Designations – Draft Plan

6
7

Title
Riparian Area Assessment
Site Plan Analysis
Queensborough Townhouse
Comparison Chart

PROPOSAL
The applicant proposes to build a townhouse development with 80 two- and threebedroom units in 14 buildings. The project would provide 154 residential parking spaces,
and 16 visitor parking spaces. The proposed Floor Space Ratio is 0.70. The proposed site
coverage is 38.8% and the density is 24.5 units per acre. The building height is 31.33
feet. The project requires a variance for the provision of tandem parking and for some
separation requirements between the townhouse buildings. The variances proposed for
the distances between buildings on the same site are listed in the following table.
Building

# of
units

Bylaw
Section

Required

Provided

Function

1 – 11

14

418.18

37.33 feet

35.9 feet

Circulation/Usable
Open Space

2–8
2 – 11

12
12

418.18
418.18

35.33 feet
35.33 feet

35 feet
34.75 feet

Circulation
Circulation

3–4
3–7

9
11

418.18
418.18

35.33 feet
35.33 feet

35 feet
35.25 feet

Circulation
Circulation

4 -7

10

418.18

35.33 feet

32 feet

Circulation

5–6

9

418.18

35.33 feet

32 feet

Circulation

8 – 11

12

418.18

35.33 feet

32 feet

Circulation

9 – 10

10

418.18

35.33 feet

32 feet

Circulation
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SITE CONTEXT
The subject site is currently zoned (M-1) Light Industrial Districts. The site is vacant. The
site has been preloaded.
The properties to the south and east of the subject property are zoned (M-1) Light
Industrial Districts and are vacant.
To the north across Duncan Street is the former Interfor sawmill. This site is zoned (M-2)
Heavy Industrial and is owned by Port Metro Vancouver. A portion of the site is being
used as an intermodal transfer point. The remainder of the site has been preloaded in
order to allow the development of up to 550,000 square feet of warehouse. The first
building which is 60,000 square feet is completed and operating with the remainder of the
site preloaded.
To the west across Derwent Way is the Queensborough Residential neighbourhood zoned
Queensborough Neighbourhood Residential Dwelling Districts (RQ-1) and developed
with single detached houses.
OFFICIAL COMMUNITY PLAN CONSIDERATIONS – EXISTING
COMMUNITY PLAN
The site is designated in the Official Community Plan as Residential Medium Density.
The Plan describes this designation as:
(RM) Residential – Medium Density: this area will contain medium density
multi-family residential uses such as row houses, stacked 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.
A portion of the site and the adjacent Stanley Street road allowance is designated
as Walkway in the Official Community Plan. The Plan describes this designation
as:
Walkway: This area will include walking trails.
In the City of New Westminster Official Community Plan this site is also designated as
part of Residential Development Permit Area #9 East Queensborough. This
Development Permit area:
…is designated to accommodate a range of multi-family dwelling types. This
Development Permit Area protects development from hazardous conditions arising
Doc # 487730
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from the floodplain and establishes objectives and guidelines for the form and
character of multi-family development.
In the Queensborough Community Plan this site is designated as part of Development
Permit Area # 4. This Development Permit area:
…is designated to be a residential mixed density area, to accommodate a range of
multiple family residential dwellings. This area is designated in order to protect
development from hazardous conditions and to establish objectives and provisions
of guidelines for the form and character of multiple family development.
CURRENT COMMUNITY PLAN PROCESS
The Queensborough Official Community Plan is currently being reviewed. The final draft
of the plan is under consideration by Council. In the Draft Plan the site continues to be
designated as (RM) Residential Medium Density. The Draft Plan describes this
designation exactly the same as the existing plan, so there is no change to consider for the
subject site; however there are changes for adjacent sites.
In the current plan all of the properties to the east of the site across Stanley Street were
also designated as (RM) Residential Medium Density. The Draft Plan would designate
these properties as (QCD) Queensborough Comprehensive Development. The Draft Plan
describes this designation as:
(QCD) Queensborough Comprehensive Development – this area will include a mix of
residential and mixed employment uses which complement and are compatible with the
surrounding designated land uses. Residential densities may range from low to medium.
Depending on the provision of employment generating uses, additional density for
residential uses may be considered in this area. Uses permitted under existing zoning will
continue to be allowed. New uses will require a master plan to be created for the area as a
whole, a public review process and rezoning process to be completed and design
guidelines to be created. In considering such applications, the City may also assess the
response to riparian areas in and around the area, the approach to mitigating noise
impacts, and the provision of an appropriate transition between industrial and nonindustrial land uses surrounding the area.
The Draft Plan would designate the site as part of Residential Development Permit area
#3 East Queensborough. This Development Permit area:
…is designated in order to create a transition between industrial uses and adjacent
residential neighbourhoods. This area will contain medium density, multi-family
residential uses. This Development Permit Area encourages best practices for promoting
Doc # 487730
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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 Light Industrial Districts (M-1) that
develop industrial uses in accordance with the zone must instead comply with the
guidelines included in the Mixed Employment Development Permit Area.
DESIGN CONSIDERATIONS
1. The proposed site plan requires variances for the separations between buildings.
The variances are limited to the separations required for site circulation. Staff
would appreciate comments from the NWDP on the suitability of the location and
relationship of the buildings on the site. Staff would appreciate a clear statement
regarding general panel support for the proposed site plan.
2. Does the proposed site plan have sufficient buffers built in given the adjacent
heavy industrial uses and the truck traffic in the area?
3. Staff would appreciate comments on the conformance with the existing and
proposed Development Permit Area designation.

James Hurst
Development Planner
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PROJECT PLANS
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STANLEY GREEN DESIGN RATIONALE
Proposal
The Stanley Green townhouse development is located on Duncan Street north of Derwent Way.
The property is 3.27 acres in size and is essentially level with the corners of the property being the lowest
points on the site. Single houses are located on properties west of the site across Derwent Way. An industrial
zone is located on the north side of the site. On the east side of the property a future school is planned to be
erected. The south property is vacant and will be a future townhouse development.

Architectural Design
All homes have been designed with families in mind. The project has 80 homes with an average size of
1,246 square feet. All of these units have a minimum of two bedrooms (73% 3 bedrooms), a usable deck on
the main floor with a covered patio on the ground floor.
The exterior form and materials are reminiscent of heritage style residential architecture. A mixture of
styles and variety of colours helps create the sense of a village community. The dominant material is
HardiePlank lap siding and HardieShingle siding, combined with HardiePanel Vertical siding. The palette used
for the development has a timeless and classic feel by using a mix of historical colors. The building design
includes several elements common to historic styles such as Tudor and Craftsman, including wood brackets,
stone chimney and windows arranged with decorative molding. The front yards are bordered with metal fences
and stone columns.
The main vehicular entrance is from Duncan Street. Several homes have front doors facing both
Duncan Street and the internal roadway. The remaining townhomes either have front doors facing the internal
roadway or a pedestrian mews.

Landscape Design
The slough that follows the old Stanley Street Right Of Way, south from Duncan Street and the ditch on
the west side will be protected with an environmental setback. Both water courses will be kept as a natural
habitat for the plants and wildlife.

8

Sustainability Aspect of the Development
Economic Sustainability
The project will provide much needed housing in New Westminster. These multi-family homes will
transform an empty lot into a vibrant community. Construction and ongoing upkeep will create jobs.

Social Sustainability


Accessibility:
The project meets the needs of different age groups and family types.
All homes accommodate a broad range of physical ability as follows:
Entry doors minimum 855 mm clear opening (3'-0" swinging door spec.)
Hallways minimum 900 mm width
2'-10" door from garage to living area minimum
Blocking in bathroom walls for installation of grab-bars (toilet, tub and shower)
Provision of lever door handles
One window that can be opened with a single hand in the living room
One window that can be opened with a single hand in one bedroom



Community Integration & Improvement:
The project will provide open space, benches, waste receptacles and a bicycle rack.
The outdoor amenity is located in the center of the site to encourage interaction among residents and a
sense of place through design.
It is within a five minute walk (approximately 400m) of Old School House Park. A school may be built on
the east side of the property. A Bus stop is located on the north east corner of the site.



Water Conservation:
The landscape design incorporates drought tolerant or hardy plant species.



Transportation:
The development will improve the sustainability of the transit system by increasing the population by
introducing affordable housing on an empty lot.

Integration with Natural Environmental Process


Habitat Conservation
Natural environments are protected by fencing and planting at the edge of the environment setbacks
along the east and west property lines.



Landscaping
Sustainable site features include the use of drought tolerant or native dominant plantings and the use of
locally available materials.

9



Building Materials
Exterior building materials require low maintenance and provide high durability surfaces such as
HardiePlank lap siding, HardieShingle siding, HardiePanel Vertical siding and stone.
Low-emitting paint will be used for suite interiors.



Waste and Energy Management
Hi-Efficiency construction methods will be incorporated to ensure that the units meet or exceed
Energuide 80 rating.
The buildings are located and windows placed to maximize natural light and ventilation.
Building and site lighting will provide safe light levels while avoiding off-site light spillage and night-sky
lighting.
Low energy appliances will be installed in all units (e.g., ‘Energy Star’ rated).
Each unit will have at least 6 CFL light bulbs.

Crime Prevention Through Environmental Design












The project defines clearly the private spaces and the semi-private spaces from the public space.
The internal walkway system provides safe pathways for pedestrian travel between homes within the
development.
Site lighting and clear site lines provide unobstructed views of surrounding area. Plantings near
residential entries are low to maximize views. ‘Good neighbour’ fencing between rear gardens are
3’high to encourage interaction between neighbours and foster a sense of community.
All entrances are visible and overlooked by pedestrians using the public greenway and by neighbour’s
windows.
The landscape design avoids hiding places that would conceal criminals.
We will install security lights, including: wall mounted lighting for drive aisles, soffit lighting at entries
and bollard lighting along pathways to provide adequate outdoor security illumination. Actual lighting
and fixture location will be completed by electrical consultant during the Building Permit stage.
We will use solid-core exterior entry doors with solid core frames.
The common open space encourages use by legitimate users and is located in the central area of the
site in order to receive maximum visual surveillance.
Loitering is discouraging since we have no public covered outdoor area.
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ASPHALT

17
5
14
3
17
13
2
8
9
3
19
6
2
10
26

ACER CIRCINATUM
ACER GINNALA
ACER RUBRUM 'ARMSTRONGII'
CEDRUS DEODORA
CERCIDIPHYLLUM JAPONICUM
EXISTING TREE
LIQUIDAMBAR STYRACIFLUA 'WORPLESDON'
MAGNOLIA KOBUS STELLATA
MALUS DIVERSIFOLIA
PINUS NIGRA
PINUS THUNBERGII
PSEUDOTSUGA MENZIESII
PYRUS CALLERYANA 'CHANTICLEER'
QUERCUS ROBUR 'FASTIGIATA'
SORBUS AUCUPARIA
THUJA PLICATA 'EXCELSA'

VINE MAPLE
AMUR MAPLE
COLUMNAR RED MAPLE
HIMALAYAN CEDAR
KATSURA TREE
WORPLESDON SWEET GUM
STAR MAGNOLIA
PACIFIC CRABAPPLE
AUSTRIAN BLACK PINE
JAPANESE BLACK PINE
DOUGLAS FIR
CHANTICLEER PEAR
FASTIGIATE ENGLISH OAK
MOUNTAIN ASH
WESTERN RED CEDAR

2.5M HT; B&B; 3 STEM CLUMP
2.5M HT; B&B; 1.8M STD
6CM CAL; 2M STD; B&B
2.5M HT; B&B
7CM CAL; 1.8M STD; B&B
6CM CAL; 2M STD; B&B
2.5M HT; B&B
2.5M HT; B&B
3.5M HT; B&B
3M HT; B&B
3M HT; B&B
8CM CAL; 2M STD; B&B
6CM CAL; 2M STD; B&B
6CM CAL; 2M STD; B&B
2.5M HT; B&B

Kz^dZdΘZtEdtz
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6
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NOTES: * PLANT SIZES IN THIS LIST ARE SPECIFIED ACCORDING TO THE BC LANDSCAPE STANDARD, LATEST EDITION. CONTAINER SIZES SPECIFIED AS PER
CNTA STANDARDS. BOTH PLANT SIZE AND CONTAINER SIZE ARE THE MINIMUM ACCEPTABLE SIZES. * REFER TO SPECIFICATIONS FOR DEFINED CONTAINER
MEASUREMENTS AND OTHER PLANT MATERIAL REQUIREMENTS. * SEARCH AND REVIEW: MAKE PLANT MATERIAL AVAILABLE FOR OPTIONAL REVIEW BY
LANDSCAPE ARCHITECT AT SOURCE OF SUPPLY. AREA OF SEARCH TO INCLUDE LOWER MAINLAND AND FRASER VALLEY. * SUBSTITUTIONS: OBTAIN WRITTEN
APPROVAL FROM THE LANDSCAPE ARCHITECT PRIOR TO MAKING ANY SUBSTITUTIONS TO THE SPECIFIED MATERIAL. UNAPPROVED SUBSTITUTIONS WILL BE
REJECTED. ALLOW A MINIMUM OF FIVE DAYS PRIOR TO DELIVERY FOR REQUEST TO SUBSTITUTE. SUBSTITUTIONS ARE SUBJECT TO BC LANDSCAPE
STANDARD - DEFINITION OF CONDITIONS OF AVAILABILITY. ALL LANDSCAPE MATERIAL AND WORKMANSHIP MUST MEET OR EXCEED BC LANDSCAPE
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SOD
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SEAL:
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LABRYNTH

BIKE RACK

CONCRETE
STEPPING PADS

SOD
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SOD
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PATIO
BENCH
BOULDERS

SOD
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PATIO
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PLANT SCHEDULE
KEY
TREE

QTY
12
3
2
1
7
4
1
6
4
8
4
1
7
3

BOTANICAL NAME

PHASE 1
COMMON NAME

PLANTED SIZE / REMARKS
GRAVEL UNDER
2.5M HT; B&B; 3 STEM
CLUMP
OVERHANG
2.5M HT; B&B; 1.8M STD
6CM CAL; 2M STD; B&B
2.5M HT; B&B
7CM CAL; 1.8M STD; B&B
6CM CAL;
2MTRAINED
STD; B&B
VINES
TO BE
ON
ARCH.
TRELLIS
2.5M
HT; B&B

ACER CIRCINATUM
ACER GINNALA
ACER RUBRUM 'ARMSTRONGII'
CEDRUS DEODORA
CERCIDIPHYLLUM JAPONICUM
LIQUIDAMBAR STYRACIFLUA 'WORPLESDON'
MAGNOLIA KOBUS STELLATA
MALUS DIVERSIFOLIA
PINUS NIGRA
PSEUDOTSUGA MENZIESII
PYRUS CALLERYANA 'CHANTICLEER'
QUERCUS ROBUR 'FASTIGIATA'
SORBUS AUCUPARIA
THUJA PLICATA 'EXCELSA'

VINE MAPLE
GRAVEL
AMUR MAPLE
UNDER
COLUMNAR RED MAPLE STAIRS
HIMALAYAN CEDAR
KATSURA TREE
WORPLESDON SWEET GUM
STAR MAGNOLIA
PACIFIC CRABAPPLE
AUSTRIAN BLACK PINE
DOUGLAS FIR
CHANTICLEER PEAR
FASTIGIATE ENGLISH OAK
MOUNTAIN ASH
WESTERN RED CEDAR

25
41
149
14
19
1
140
24
53
10
11
11
36
111
18
17

AZALEA JAPONICA 'HARDIZER'S BEAUTY'
BUXUS MICROPHYLLA 'WINTER GEM'
CORNUS SERICEA 'KELSEYI'
FOTHERGILLA MAJOR 'MOUNT AIRY'
KALMIA LATIFOLIA 'MINUET'
KERRIA JAPONICA 'PICTA'
NANDINA DOMESTICA 'GULFSTREAM'
PRUNUS LAUROCERASUS 'MT. VERNON'
PRUNUS LAUROCERASUS 'REYNVAANII'
RHODODENDRON 'ANAH KRUSCHKE'
RHODODENDRON 'VIRGINIA RICHARDS'
SKIMMIA JAPONICA (10% MALE)
TAXUS X MEDIA 'HICKSII'
THUJA OCCIDENTALIS 'SMARAGD'
VIBURNUM DAVIDII
VIBURNUM TINUS 'DWARF'

AZALEA; LIGHT PINK
VINES
TO BE TRAINED
LITTLE-LEAF
BOX
ON ARCH. TRELLIS
KELSEY'S DOGWOOD
MOUNT AIRY FOTHERGILLA
MOUNTAIN LAUREL; DWARF
JAPANESE KERRIA
DWARF HEAVENLY BAMBOO
MT. VERNON LAUREL
RUSSIAN LAUREL
RHODODENDRON; BLUE
RHODODENDRON; PINK/CRIMSON BLOTCH
JAPANESE SKIMMIA
HICK'S YEW
EMERALD GREEN CEDAR
DAVID'S VIBURNUM
SPRING BOUQUET VIBURNUM

#2 POT; 25CM
#3 POT; 40CM
#2 POT; 50CM
#2 POT; 40CM
#2 POT; 30CM
#2 POT; 50CM
#3 POT; 50CM
#2 POT; 15CM
#3 POT; 60CM
#3 POT; 50CM
#3 POT; 50CM
#2 POT; 30CM
#3 POT; 80CM
1.8M HT; B&B
#2 POT; 30CM
#3 POT; 50CM

32
35
4
22
133
31
61
30

CAREX 'ICE DANCE'
HAKONECHLOA MACRA 'NICOLAS'
HELICTOTRICHON SEMPERVIRENS
IMPERATA CYLINDRICA 'RED BARON'
MISCANTHUS SINENSIS `YAKU JIMA'
PENNISETUM ALOPECUROIDES 'HAMELIN'
SESLERIA HEUFLERIANA
STIPA TENUISSIMA

FROSTED SEDGE
JAPAENSE FOREST GRASS
BLUE OAT GRASS
BLOOD GRASS
YAKU JIMA JAP. SILVER GRASS
DWARF FOUNTAIN GRASS
BLUE-GREEN MOOR GRASS
MEXICAN FEATHER GRASS

#1 POT
#1 POT
#2 POT
#1 POT
#3 POT
#1 POT
#1 POT
#1 POT

9
8

CLEMATIS ALPINA 'RUBY'
LONICERA x BROWNII 'DROPMORE SCARLET'

ALPINE CLEMATIS; MAUVE-RED
SCARLET TRUMPET HONEYSUCKLE

61
17

COTONEASTER PROCUMBEN 'QUEEN OF CARPETS' GROUND HUGGING COTONEASTER
SOD
POLYSTICHUM MUNITUM
WESTERN
SWORD FERN
LAWN

O

SOD
LAWN

2.5M HT; B&B
3.5M HT; B&B
3M HT; B&B
8CM CAL; 2M STD; B&B
6CM CAL; 2M STD; B&B
6CM CAL; 2M STD; B&B
2.5M HT; B&B
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#2 POT; 60CM; STAKED
#2 POT; 60CM; STAKED

GC

DRAWING TITLE:

#1 POT; 10CM
#1 POT; 25CM
PATIO

NOTES: * PLANT SIZES IN THIS LIST ARE SPECIFIED ACCORDING TO THE BC LANDSCAPE STANDARD, LATEST EDITION. CONTAINER SIZES SPECIFIED AS PER
CNTA STANDARDS. BOTH PLANT SIZE AND CONTAINER SIZE ARE THE MINIMUM ACCEPTABLE SIZES. * REFER TO SPECIFICATIONS FOR DEFINED CONTAINER
MEASUREMENTS AND OTHER PLANT MATERIAL REQUIREMENTS. * SEARCH AND REVIEW: MAKE PLANT MATERIAL AVAILABLE FOR OPTIONAL REVIEW BY
LANDSCAPE ARCHITECT AT SOURCE OF SUPPLY. AREA OF SEARCH TO INCLUDE LOWER MAINLAND AND FRASER VALLEY. * SUBSTITUTIONS: OBTAIN WRITTEN
APPROVAL FROM THE LANDSCAPE ARCHITECT PRIOR TO MAKING ANY SUBSTITUTIONS TO THE SPECIFIED MATERIAL. UNAPPROVED SUBSTITUTIONS WILL BE
REJECTED. ALLOW A MINIMUM OF FIVE DAYS PRIOR TO DELIVERY FOR REQUEST TO SUBSTITUTE. SUBSTITUTIONS ARE SUBJECT TO BC LANDSCAPE
STANDARD - DEFINITION OF CONDITIONS OF AVAILABILITY. ALL LANDSCAPE MATERIAL AND WORKMANSHIP MUST MEET OR EXCEED BC LANDSCAPE
STANDARD'S LATEST EDITION. ALL PLANT MATERIAL MUST BE PROVIDED FROM CERTIFIED DISEASE FREE NURSERY
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PLANT SCHEDULE
KEY
TREE

QTY
3
2
1
9
1
1
1
1
1
1
2
4

BOTANICAL NAME

PHASE 2
COMMON NAME

PLANTED SIZE / REMARKS

ACER CIRCINATUM
ACER GINNALA
CERCIDIPHYLLUM JAPONICUM
LIQUIDAMBAR STYRACIFLUA 'WORPLESDON'
MAGNOLIA KOBUS STELLATA
MALUS DIVERSIFOLIA
PINUS NIGRA
PINUS THUNBERGII
PYRUS CALLERYANA 'CHANTICLEER'
QUERCUS ROBUR 'FASTIGIATA'
SORBUS AUCUPARIA
THUJA PLICATA 'EXCELSA'

VINE MAPLE
AMUR MAPLE
KATSURA TREE
WORPLESDON SWEET GUM
STAR MAGNOLIA
PACIFIC CRABAPPLE
AUSTRIAN BLACK PINE
JAPANESE BLACK PINE
CHANTICLEER PEAR
FASTIGIATE ENGLISH OAK
MOUNTAIN ASH
WESTERN RED CEDAR

2.5M HT; B&B; 3 STEM CLUMP
2.5M HT; B&B; 1.8M STD
7CM CAL; 1.8M STD; B&B
6CM CAL; 2M STD; B&B
2.5M HT; B&B
2.5M HT; B&B
3.5M HT; B&B
3M HT; B&B
8CM CAL; 2M STD; B&B
6CM CAL; 2M STD; B&B
6CM CAL; 2M STD; B&B
2.5M HT; B&B

7
78
6
29
4
4
57
6
15
13
4
6
45
176
12
12
23
2
13

AZALEA JAPONICA 'HARDIZER'S BEAUTY'
BUXUS MICROPHYLLA 'WINTER GEM'
EUONYMUS ALATA 'COMPACTUS'
FOTHERGILLA MAJOR 'MOUNT AIRY'
KALMIA LATIFOLIA 'MINUET'
KERRIA JAPONICA 'PICTA'
NANDINA DOMESTICA 'GULFSTREAM'
PRUNUS LAUROCERASUS 'MT. VERNON'
PRUNUS LAUROCERASUS 'REYNVAANII'
RHODODENDRON 'ANAH KRUSCHKE'
RHODODENDRON 'VIRGINIA RICHARDS'
ROSA 'NOAMEL'
TAXUS X MEDIA 'HICKSII'
THUJA OCCIDENTALIS 'SMARAGD'
VACCINIUM 'BLUECROP'
VACCINIUM 'CHANDLER'
VIBURNUM DAVIDII
VIBURNUM P.T. 'SUMMER SNOWFLAKE'
VIBURNUM TINUS 'DWARF'

AZALEA; LIGHT PINK
LITTLE-LEAF BOX
COMPACT WINGED BURNING BUSH
MOUNT AIRY FOTHERGILLA
MOUNTAIN LAUREL; DWARF
JAPANESE KERRIA
DWARF HEAVENLY BAMBOO
MT. VERNON LAUREL
RUSSIAN LAUREL
RHODODENDRON; BLUE
RHODODENDRON; PINK/CRIMSON BLOTCH
CARPET ROSE; PINK
HICK'S YEW
EMERALD GREEN CEDAR
BLUEBERRY
BLUEBERRY
DAVID'S VIBURNUM
SUMMER SNOWFLAKE VIBURNUM
SPRING BOUQUET VIBURNUM

#2 POT; 25CM
#3 POT; 40CM
#3 POT; 50CM
#2 POT; 40CM
#2 POT; 30CM
#2 POT; 50CM
#3 POT; 50CM
#2 POT; 15CM
#3 POT; 60CM
#3 POT; 50CM
#3 POT; 50CM
#2 POT; 40CM
#3 POT; 80CM
1.8M HT; B&B
#2 POT; 50CM
#2 POT; 50CM
#2 POT; 30CM
#3 POT; 60CM
#3 POT; 50CM

50
6
11
21
36
16
50
25

CAREX 'ICE DANCE'
HAKONECHLOA MACRA 'NICOLAS'
HELICTOTRICHON SEMPERVIRENS
IMPERATA CYLINDRICA 'RED BARON'
MISCANTHUS SINENSIS `YAKU JIMA'
PENNISETUM ALOPECUROIDES 'HAMELIN'
SESLERIA HEUFLERIANA
STIPA TENUISSIMA

FROSTED SEDGE
JAPAENSE FOREST GRASS
BLUE OAT GRASS
BLOOD GRASS
YAKU JIMA JAP. SILVER GRASS
DWARF FOUNTAIN GRASS
BLUE-GREEN MOOR GRASS
MEXICAN FEATHER GRASS

#1 POT
#1 POT
#2 POT
#1 POT
#3 POT
#1 POT
#1 POT
#1 POT

CLEMATIS ALPINA 'RUBY'
LONICERA x BROWNII 'DROPMORE SCARLET'

ALPINE CLEMATIS; MAUVE-RED
SCARLET TRUMPET HONEYSUCKLE

#2 POT; 60CM; STAKED
#2 POT; 60CM; STAKED

HEUCHERA `PALACE PURPLE'

CORAL BELLS

15CM POT
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COTONEASTER PROCUMBEN 'QUEEN OF CARPETS' GROUND HUGGING COTONEASTER
PACHYSANDRA TERMINALIS
JAPANESE SPURGE
POLYSTICHUM MUNITUM
WESTERN SWORD FERN

BOULDERS

SOD
LAWN
PATIO

#1 POT; 10CM
#1 POT; 15CM
#1 POT; 25CM

PATIO

NOTES: * PLANT SIZES IN THIS LIST ARE SPECIFIED ACCORDING TO THE BC LANDSCAPE STANDARD, LATEST EDITION. CONTAINER SIZES SPECIFIED AS PER
CNTA STANDARDS. BOTH PLANT SIZE AND CONTAINER SIZE ARE THE MINIMUM ACCEPTABLE SIZES. * REFER TO SPECIFICATIONS FOR DEFINED CONTAINER
MEASUREMENTS AND OTHER PLANT MATERIAL REQUIREMENTS. * SEARCH AND REVIEW: MAKE PLANT MATERIAL AVAILABLE FOR OPTIONAL REVIEW BY
LANDSCAPE ARCHITECT AT SOURCE OF SUPPLY. AREA OF SEARCH TO INCLUDE LOWER MAINLAND AND FRASER VALLEY. * SUBSTITUTIONS: OBTAIN WRITTEN
APPROVAL FROM THE LANDSCAPE ARCHITECT PRIOR TO MAKING ANY SUBSTITUTIONS TO THE SPECIFIED MATERIAL. UNAPPROVED SUBSTITUTIONS WILL BE
REJECTED. ALLOW A MINIMUM OF FIVE DAYS PRIOR TO DELIVERY FOR REQUEST TO SUBSTITUTE. SUBSTITUTIONS ARE SUBJECT TO BC LANDSCAPE
STANDARD - DEFINITION OF CONDITIONS OF AVAILABILITY. ALL LANDSCAPE MATERIAL AND WORKMANSHIP MUST MEET OR EXCEED BC LANDSCAPE
STANDARD'S LATEST EDITION. ALL PLANT MATERIAL MUST BE PROVIDED FROM CERTIFIED DISEASE FREE NURSERY
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PLANT SCHEDULE
KEY
TREE

QTY

BOTANICAL NAME

PHASE 3
COMMON NAME

PLANTED SIZE / REMARKS

2
12
2
9
1
4
2
11
1
1
19

ACER CIRCINATUM
ACER RUBRUM 'ARMSTRONGII'
CEDRUS DEODORA
CERCIDIPHYLLUM JAPONICUM
MALUS DIVERSIFOLIA
PINUS NIGRA
PINUS THUNBERGII
PSEUDOTSUGA MENZIESII
PYRUS CALLERYANA 'CHANTICLEER'
SORBUS AUCUPARIA
THUJA PLICATA 'EXCELSA'

VINE MAPLE
COLUMNAR RED MAPLE
HIMALAYAN CEDAR
KATSURA TREE
PACIFIC CRABAPPLE
AUSTRIAN BLACK PINE
JAPANESE BLACK PINE
DOUGLAS FIR
CHANTICLEER PEAR
MOUNTAIN ASH
WESTERN RED CEDAR

2.5M HT; B&B; 3 STEM CLUMP
6CM CAL; 2M STD; B&B
2.5M HT; B&B
7CM CAL; 1.8M STD; B&B
2.5M HT; B&B
3.5M HT; B&B
3M HT; B&B
3M HT; B&B
8CM CAL; 2M STD; B&B
6CM CAL; 2M STD; B&B
2.5M HT; B&B

66
8
28
10
18
32
14
126
44
18
21
71
73
50
3
3

AZALEA JAPONICA 'HARDIZER'S BEAUTY'
EUONYMUS ALATA 'COMPACTUS'
FOTHERGILLA MAJOR 'MOUNT AIRY'
KALMIA LATIFOLIA 'MINUET'
KERRIA JAPONICA 'PICTA'
NANDINA DOMESTICA 'GULFSTREAM'
PRUNUS LAUROCERASUS 'MT. VERNON'
PRUNUS LAUROCERASUS 'REYNVAANII'
RHODODENDRON 'ANAH KRUSCHKE'
RHODODENDRON 'VIRGINIA RICHARDS'
SKIMMIA JAPONICA (10% MALE)
TAXUS X MEDIA 'HICKSII'
THUJA OCCIDENTALIS 'SMARAGD'
VIBURNUM DAVIDII
VIBURNUM P.T. 'SUMMER SNOWFLAKE'
VIBURNUM TINUS 'DWARF'

AZALEA; LIGHT PINK
COMPACT WINGED BURNING BUSH
MOUNT AIRY FOTHERGILLA
MOUNTAIN LAUREL; DWARF
JAPANESE KERRIA
DWARF HEAVENLY BAMBOO
MT. VERNON LAUREL
RUSSIAN LAUREL
RHODODENDRON; BLUE
RHODODENDRON; PINK/CRIMSON BLOTCH
JAPANESE SKIMMIA
HICK'S YEW
EMERALD GREEN CEDAR
DAVID'S VIBURNUM
SUMMER SNOWFLAKE VIBURNUM
SPRING BOUQUET VIBURNUM

#2 POT; 25CM
#3 POT; 50CM
#2 POT; 40CM
#2 POT; 30CM
#2 POT; 50CM
#3 POT; 50CM
#2 POT; 15CM
#3 POT; 60CM
#3 POT; 50CM
#3 POT; 50CM
#2 POT; 30CM
#3 POT; 80CM
1.8M HT; B&B
#2 POT; 30CM
#3 POT; 60CM
#3 POT; 50CM

CAREX 'ICE DANCE'
HELICTOTRICHON SEMPERVIRENS
IMPERATA CYLINDRICA 'RED BARON'
MISCANTHUS SINENSIS `YAKU JIMA'
PENNISETUM ALOPECUROIDES 'HAMELIN'
SESLERIA HEUFLERIANA
STIPA TENUISSIMA

FROSTED SEDGE
BLUE OAT GRASS
BLOOD GRASS
YAKU JIMA JAP. SILVER GRASS
DWARF FOUNTAIN GRASS
BLUE-GREEN MOOR GRASS
MEXICAN FEATHER GRASS

#1 POT
#2 POT
#1 POT
#3 POT
#1 POT
#1 POT
#1 POT

HEUCHERA `PALACE PURPLE'

CORAL BELLS

15CM POT

LANDSCAPE ARCHITECTS

ltd.

Suite C100 - 4185 Still Creek Drive
Burnaby, British Columbia, V5C 6G9
p: 604 294-0011; f: 604 294-0022

SEAL:

SHRUB

GRASS
8
30
37
93
39
12
65
PERENNIAL
51
GC
40
45

COTONEASTER PROCUMBEN 'QUEEN OF CARPETS' GROUND HUGGING COTONEASTER
POLYSTICHUM MUNITUM
WESTERN SWORD FERN

SOD
LAWN
SOD
LAWN

#1 POT; 10CM
#1 POT; 25CM

PATIO

NOTES: * PLANT SIZES IN THIS LIST ARE SPECIFIED ACCORDING TO THE BC LANDSCAPE STANDARD, LATEST EDITION. CONTAINER SIZES SPECIFIED AS PER
CNTA STANDARDS. BOTH PLANT SIZE AND CONTAINER SIZE ARE THE MINIMUM ACCEPTABLE SIZES. * REFER TO SPECIFICATIONS FOR DEFINED CONTAINER
MEASUREMENTS AND OTHER PLANT MATERIAL REQUIREMENTS. * SEARCH AND REVIEW: MAKE PLANT MATERIAL AVAILABLE FOR OPTIONAL REVIEW BY
LANDSCAPE ARCHITECT AT SOURCE OF SUPPLY. AREA OF SEARCH TO INCLUDE LOWER MAINLAND AND FRASER VALLEY. * SUBSTITUTIONS: OBTAIN WRITTEN
APPROVAL FROM THE LANDSCAPE ARCHITECT PRIOR TO MAKING ANY SUBSTITUTIONS TO THE SPECIFIED MATERIAL. UNAPPROVED SUBSTITUTIONS WILL BE
REJECTED. ALLOW A MINIMUM OF FIVE DAYS PRIOR TO DELIVERY FOR REQUEST TO SUBSTITUTE. SUBSTITUTIONS ARE SUBJECT TO BC LANDSCAPE
STANDARD - DEFINITION OF CONDITIONS OF AVAILABILITY. ALL LANDSCAPE MATERIAL AND WORKMANSHIP MUST MEET OR EXCEED BC LANDSCAPE
STANDARD'S LATEST EDITION. ALL PLANT MATERIAL MUST BE PROVIDED FROM CERTIFIED DISEASE FREE NURSERY
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1.5" SQ, TOP RAIL

1.5" SQ, TOP RAIL
1" SQ, RAILS
1" SQ, PICKETS

3" POST

24" SQ, STONE PILLAR
CULTURED STONE
AS PER ARCH
AT KEY ENTRY POINTS

1" SQ, RAILS
3" POST

1" SQ, PICKETS

PRESCAST CONCRETE
CAP

LANDSCAPE ARCHITECTS

ltd.

Suite C100 - 4185 Still Creek Drive
Burnaby, British Columbia, V5C 6G9
p: 604 294-0011; f: 604 294-0022
PRESCAST CONCRETE
PLINTH

SEAL:
NOTES:

NOTES:

1.5" SQ, BOTTOM RAIL
1" SQ, BOTTOM RAIL

ALL MEMBERS TO BE POWDER COATED ALUMINIUM.
TWO COATS OF COLOUR TO BE APPLIED, COLOUR SELECTION BY ARCHITECT OR OWNER.

POURED CONCRETE
FOOTING W/REINFORCING
TO BELOW FROST LINE

1.5" SQ, BOTTOM RAIL

ALL MEMBERS TO BE POWDER COATED ALUMINIUM.
TWO COATS OF COLOUR TO BE APPLIED, COLOUR SELECTION BY ARCHITECT OR OWNER.

1" SQ, BOTTOM RAIL

SCALE: 21"=1'-0"

SCALE: 21"=1'-0"

DOME TOP
BRACE BAND
RAIL END
TENSION BAR

ALUMINUM TIE WIRES
TOP RAIL: (1-1/4") O.D.
GALVANIZED STEEL
EYE TOP

FABRIC: 2", 9 GAUGE
PLASTIC COATED (BLACK)

LINE POST: 1-1/2" O.D.
GALVANIZED STEEL. MAX.
10'-0" O.C.

4'-0"

VINYL COATED BOTTOM WIRE

HOG RING

COMPACTED
SUBGRADE
2'-0"

LINE POSTS TO BE
IMBEDDED IN 12"X12"X30"
CONCRETE FOOTINGS

TENSION BAND

END POSTS (ALSO TO BE USED AT
CHANGES OF GRADE) 1-7/8" O.D.
GALVANIZED STEEL POSTS, SPACING
AS REQUIRED

3
L1

4 FT. HEIGHT CHAIN LINK FENCE
3/4"=1'-0"
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APPENDIX # 3

OFFICIAL COMMUNITY PLAN DESIGNATIONS
CURRENT PLAN 1995
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The site is designated as RM Residential – Medium density in the Official Community
Plan. The Plan describes this designation as:
(RM) Residential – Medium Density: this area will contain medium density multifamily residential uses such as row houses, stacked 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 designated as part of Residential Development Permit Area #9 East
Queensborough in the Official Community Plan. The Plan describes this designation as:
#9 East Queensborough (Queensborough #4)
The East Queensborough area, identified as Development Permit Area #9 [see Map D2]
and as Development Permit Area #4 in the Queensborough Official Community Plan, is
designated to accommodate a range of multi-family dwelling types. This Development
Permit Area protects development from hazardous conditions arising from the floodplain
and establishes objectives and guidelines for the form and character of multi-family
development. [Discussion of this area is also contained in the Queensborough Official
Community Plan.]
Objectives
The objectives of this designation are:
• Secure public access to the waterfront and other amenities.
• Preserve or enhance elements of the natural environment in juxtaposition to
development.
• Implement a unifying architectural approach that continues the established character
of Queensborough as a riverfront village community.
• Small commercial uses to serve the neighbourhood may be considered along Ewen
Avenue. Home based businesses facing the street along Ewen Avenue are encouraged.
Guidelines
Development permits issued in this area shall be in accordance with the guidelines
indicated in the Queensborough Official Community Plan.
The site is designated as part of Development Permit Area #4 in the Queensborough
Official Community Plan. The Plan describes this designation as:

Queensborough Official Community Plan
Development Permit Area #4
The are identified in as Development Permit Area No. 4 on Map 6 is designated to be a
residential mixed density area, to accommodate a range of multiple family residential
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dwellings. This area is designated in order to protect development from hazardous
conditions and to establish objectives and provisions of guidelines for the form and
character of multiple family development.
For discussion of the multiple family development refer to the section on housing.
The objectives of this designation are:
i)
ii)
iii)
iv)

to establish a theme for the area;
to establish a fully serviced level of quality;
to secure public access to the waterfront and other amenities; and
to preserve and enhance elements of the natural environment in juxtaposition to
development.

Development permits shall be required to incorporate the above noted elements into the
drawing.
Development permits issued in this are shall be in accordance with the following
guidelines:
a) the scale and massing of buildings should relate to each other by following an
approved maritime or riverfront village theme.
b) the shape and exterior finishes of buildings should be sufficiently varied to avoid a
monotonous appearance when the development is viewed as a whole. Natural
materials (e.g., wood shingles, wood siding, wood windows) are encouraged.
c) the shape, slope and finish of the roofs should be such that when viewed from above
they appear clean and attractive, and can retain this quality over time.
d) the development should have a sense of unit, but should not be made monotonous
thought repetition of building form.
e) exterior lighting and signs should be unobtrusive, in scale with their surroundings
and be used to unify the development.
f) Technical approaches to noise abatement shall be employed in building construction
in the area.
g) all parking should be beneath of behind buildings and well concealed from public
view.
h) all sites shall be well landscaped.
i) all commercial areas shall have ornamental sidewalks and street trees.
j) where a development is adjacent to a body of water, the natural water course is to be
enhanced.
k) landscaped be placed adjacent to major highways to form visual and acoustic
barriers.
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APPENDIX # 4
OFFICIAL COMMUNITY PLAN DESIGNATIONS
DRAFT PLAN 2013
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#3 East Queensborough
The East Queensborough multi-family areas, identified as Development Permit Area #3
[see Map B], are designated in order to create a transition between industrial uses and
adjacent residential neighbourhoods. This area will contain medium density, multi-family
residential uses. 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 development.
Properties located within this Development Permit Area that are zoned Light Industrial
Districts (M-1) that develop industrial uses in accordance with the zone must instead
comply with the guidelines included in the Mixed Employment Development Permit
Area.
DESIGN GUIDELINES
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.
SITING
Building siting must contribute to a pedestrian scale neighbourhood character. Consider
the following:
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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 gateway intersections.
Enhance this effect with other special features such as publicly accessible plazas at the
corner, special roof shapes, and other architectural features.
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).
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.
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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.

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).
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.
ENTRANCES
Primary pedestrian entrances into buildings must be integrated into the design of the
building, yet be clearly expressed. Consider the following:
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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:

Entries for residential buildings and ground oriented units, including front porches,
should be oriented toward, visible from and directly connected (via a short pathway
and/or stairs) to the street (public or internal), city greenway, or semi-private entry
courtyard onto which the building fronts. A semi-private entry courtyard should be
oriented toward, visible from 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 welldefined 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 semiprivate common space to facilitate neighbourly interactions and provide overlook for
children as they play.

54

City of New Westminster
November 25, 2013

-17-

Common outdoor space must be designed to be of a usable size and configuration.
Include a range of activities and generations. Consider the following:

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.
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.
LIGHTING
All public and semi-private sidewalks and open spaces must be equipped with lighting.
Consider the following:

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.
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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.
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).
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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).
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 nonskid, 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.
PARKING & ACCESS
All parking associated with a development must be located and designed to reinforce a
pedestrian oriented neighbourhood character and scale. Consider the following:

Integrate structured parking for low and mid-rise buildings with the building
design and have usable building space (e.g. ground oriented units) facing public streets,
parks and open spaces.

Provide additional off-street parking for low and/or mid-rise buildings behind the
buildings (i.e. at the rear of the lot), as required.
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Take access to parking, including garages, from a lane wherever possible or from
the side or internal street where no lane exists.

For large parking lots, reduce visual scale and glare of large expanses of pavement
by creating smaller parking areas divided by landscaped sections which provide semitransparent screening.

Visibly and physically separate pedestrian walkways from surface parking areas
for low and mid-rise buildings (e.g. distinguish through grade separation, bollards, trees
in tree guards, distinct paving).

Minimize the number of times driveways and/or internal streets cross sidewalks.
Provide lanes, wherever appropriate, to give parking access that minimizes disruption to
sidewalks, bike routes and on-street parking.
New development must not result in an increase in the number of rail line crossings
which would result in an increase in train whistles. Remove or consolidate existing
driveways, wherever possible, to reduce the need for trains to whistle.
Provide wiring within parking areas for plug-in electric vehicles to meet Electric Vehicle
Ready requirements (i.e. Level 1 wiring for low-rise residential buildings, and Level 2
wiring for mid-rise residential buildings).
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 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
All waterfront properties must provide public access to the river. Consider the following:

Provide public features at key points, such as waterfront lookout points, rest spots
and entry gateway elements.

Design all elements of the Perimeter Trail to have a high quality, cohesive
appearance that harmonizes with the riverfront community context.

Use a cohesive palette of durable, high quality materials which are appropriate to
the use and the local climate. Maximize the use of environmentally responsible materials.
Each development adjacent to any trail, 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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APPENDIX # 5

RIPARIAN AREA ASSESSMENT
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APPENDIX # 6
SITE PLAN ANALYSIS
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Bylaw
Section

Permitted

Proposed

Height

418.12

35 feet

31.33 feet

Front Yard
Building 1
Building 13
Building 14

418.13
10 feet
10 feet
10 feet

10 feet
15 feet
15 feet

Rear Yard
Building 4
Building 5

418.14
15 feet
15 feet

15 feet
15 feet

Side Yard – East
Building 2
Building 3

418.15
15 feet
15 feet

15 feet
15 feet

Side Yard – West
Building 5
Building 6
Building 9
Building 10
Building 12
Building 13

418.15
15 feet
15 feet
15 feet
15 feet
15 feet
15 feet

16.33 feet
16 feet
16.2 feet
45 feet
15 feet
15.5 feet

Site Coverage
Density - FSR
Minimum Unit Size
Useable Open Space

418.16
418.20
418.21
418.22

40 %
0.80
850 sq. ft.
9,970 sq. ft.

38.8%
0.70
883 sq. ft.
25,000 sq. ft.

Off Street Parking
Number of Parking Spaces
Number of Visitor Spaces
Tandem Parking

150.8
150.8.1
150.49

134
16
No

154
16
50%
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430 BOYD STREET - SEPARATIONS BETWEEN BUILDINGS

Building

# of
units

Bylaw
Section

Required

Provided

Function

1–2
1 – 11

14
14

418.17
418.18

16 feet
37.33 feet

16.8 feet
35.9 feet

1 – 14

14

418.18

37.33 feet

46.8 feet

Side Wall
Circulation/Usable
Open Space
Circulation

2–3
2–8
2 – 11

11
12
12

418.17
418.18
418.18

14 feet
35.33 feet
35.33 feet

14 feet
35 feet
34.75 feet

Side Wall
Circulation
Circulation

3–4
3–7

9
11

418.18
418.18

35.33 feet
35.33 feet

35 feet
35.25 feet

Circulation
Circulation

4- 5
4 -7

8
10

418.17
418.18

12 feet
35.33 feet

12 feet
32 feet

Side Wall
Circulation

5–6

9

418.18

35.33 feet

32 feet

Circulation

6–7
6–9

11
10

418.17
418.18

14 feet
35.33 feet

14.2 feet
37 feet

Side Wall
Private Yard

7–8

12

418.18

35.33 feet

46 – 56.5

Private Yard

8–9
8 – 11

11
12

418.17
418.18

14 feet
35.33 feet

14.2 feet
32 feet

Side Wall
Circulation

9 – 10

10

418.18

35.33 feet

32 feet

Circulation

10 – 11
10 – 12

11
13

418.17
418.18

14 feet
37.33 feet

14.2 feet
46.1 feet

Side Wall
Private Yard

12 – 13
12 – 14

14
14

418.18
418.18

37.33 feet
37.33 feet

37.7 feet
37.7 feet

Circulation
Circulation

13 – 14

12

418.17

14 feet

14 feet

Side Wall
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APPENDIX # 7
QUEENSBOROUGH TOWNHOUSE
COMPARISON CHART
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Number
of units

Units
Floor Space
Per Acre
Ratio

Average
Unit Size

Status

Current
Applications
430 Boyd Street

80

24.5

0.70

1246 sq. ft.

Current Application

620 Salter Street

54

24

0.73

1327 sq. ft.

Current Application

702 Salter Street

63

23

0.80

1321 sq. ft.

Current Application

36 South Dyke
Road
843 Ewen Ave

10

20

0.82

1400 sq. ft.

Current Application

67

25

0.79

1460 sq. ft.

Current Application

728 Ewen Ave

37

22

0.70

1400 sq. ft.

Current Application

746 Ewen Ave.

30

23

0.74

1432 sq. ft.

Current Application

240 Jardine Street

32

26

0.70

1267 sq. ft.

Current Application

36
33
34
61
8
51
36
154
68

23
23
25
30
28
20
24
26
29

0.77
0.78
0.80
0.86
0.84
0.65
0.72
0.82
0.91

1450 sq. ft.
1400 sq. ft.
1241 sq. ft.
1250 sq. ft.
1300 sq. ft.
1415 sq. ft.
1320 sq. ft.
1370 sq. ft.
1360 sq. ft.

Under construction
Constructed 2011
Constructed 2011
Constructed 2010
Approved 2008
Constructed 2007
Constructed 2007
Constructed 2005
Constructed 2005

Approved
Projects
42 South Dyke
1130 Ewen
240 Salter Street
1100 Block Ewen
307 Jardine Street
150 Pembina
1211 Ewen
935 Ewen
1010 Ewen
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APPENDIX # 8
SUSTAINABILITY REPORT CARD
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2

1

See speciﬁcations in the City’s Building Permit
Requirement Package.

Uses construction techniques which minimize
site disturbance (sedimentation & erosion)
during the development phase.

Recommended:
60% of waste for demolition (by weight)
80% of waste for construction (by weight)
Stormwater

Includes a plan for construction waste
Waste &
disposal, specifying what percent of materials Materials
to be recycled. See Metro Vancouver’s DLC
Waste Management Toolkit.

Environment

REQUIRED

REQUIRED

Subject Area

1

1

/1

/1

Score

This has already been built on the
site.

We will meet the requirements.

80%
= _________
% of construction

n/a
= _________
% of demolition

Recycled material:

Explanation

APPLICANT

1

1

/1

/1

Score

Comments

STAFF

Economic

Short Description of Project:______________________________________

Page 11

Page 8
Social & Cultural

80 Townhouse

Page 1

Environment

VERSION # 1

Categories

June 2011

Planning Division

SUSTAINABILITY
REPORT CARD

Rezoning or
Development Permit Number: ___________________________________

Boyd St & Duncan St, New Westminster
Project Address:_______________________________________________

Date: _______________________________________________________
2013 / 11 / 18

PROJECT TYPE: RESIDENTIAL

67

6

Energy
Efﬁciency

Energy
Efﬁciency

Uses energy-efﬁcient lighting in individual
units and common areas.

5

Provides programmable thermostats in each
unit.

Habitat

Provides plants and staked trees in accordance
with the BC Landscape Standard.

7

Stormwater

Stormwater

Uses drought-tolerant landscaping and/
or high-efﬁciency or captured rainwater
irrigation systems.

See Metro Vancouver’s Stormwater Source
Control Design Guidelines.

Provides for stormwater retention &
evaporation, and groundwater treatment &
recharge in the stormwater management
plan.

Subject Area

4

3

VERSION # 1

REQUIRED

REQUIRED

REQUIRED

REQUIRED

Environment

Boyd St & Duncan St, New Westminster

68

/3

Permeable pavers will be used in
the roadway at feature location.

Explanation

2

1

1

/2

/1

/1

We will put a thermostat in every
unit. This will be shown on the
mechanical drawings.

We will incorporate a minimum of
50% CFL or LED light bulbs per
unit.

Plant species selected based on
appropriateness for the site as well
as easy and environmentally
friendly maintenance (e.g., native
species, drought-tolerant species
and those that require
minimal or no pesticides).

Climate-based automatic irrigation
controls in combination with trees,
shrubs, groundcover and
1
ornamental grasses which do not
require high water demands.
Sodded areas will be installed with
/1 300 mm depth of growing medium

3

Score

APPLICANT

2

0

1

1

1

/2

/1

/1

/1

/3

Score Comments

STAFF

2013 / 11 / 18

Page 2

11

Waste &
Materials

Waste &
Materials

Energy
Efﬁciency

Subject Area

EARLY STAGE

Achieves a recognized industry standard for
Building Rating
energy efﬁciency or sustainable design, such as
LEED; BuiltGreen Gold; BC Hydro PowerSmart
Gold; Energuide 82; or performance 25% better
than the Model National Energy Code.

EARLY STAGE

recycling collection (newsprint, paper,
containers, organics) in a secure common area
as per Draft Metro Vancouver Recycling Space
Standards (Appendix A).

Uses low-VOC (volatile organic compound)
products such as paints, carpeting and
adhesives to improve indoor air quality.

See www.energystar.gov under ‘Products’.

Provides EnergyStar-rated appliances.

10 Above City requirements, provides 4-stream

9

8

VERSION # 1

REQUIRED

REQUIRED

Environment

Boyd St & Duncan St, New Westminster

69

5

2

1

1

/8

/2

/1

/1

Score

We are seeking to meet the
Energuide 80.

We will provide a 5-stream
recycling collection in a common
area.

80x3 = 225 sq ft
= ___________

Recycling space proposed:

We will use low-VOC products to
improve the indoor air quality.

Low energy appliances will be
installed in all units (e.g., ‘Energy
Star’ rated).

Detail type of appliance:

Explanation

APPLICANT

0

2

1

/8

/2

/1

/1

1

Page 3

Standard below those listed in
example

Score Comments

STAFF

2013 / 11 / 18

EARLY STAGE

• Uses high albedo (“white roof”) rooﬁng to
limit heat gain/heat island effect.

• Uses exterior window shading devices to
limit excessive solar heat gain.

• If possible, state the glazed area % of
envelope = _______%
Recommended: Below 60%

• Limits overall amount of exterior glazing to
minimize seasonal heat loss/heat gain:

• Uses landscaping & deciduous trees to
limit summertime solar gain & maximize
wintertime solar access.

• Provides operable windows on two sides of
units to allow cross-ventilation.

• Sites/masses buildings to maximize
natural lighting on sides with limited solar
exposure.

Examples:

VERSION # 1

14

Maximizes use of passive solar design to
reduce excessive heat loss/heat gain and
reduce energy consumption.

See speciﬁcations in the City’s Building Permit
Requirement Package.

EARLY STAGE

features or provides a net gain in tree canopy
and landscaped area.

13 Retains sound original trees and landscape

Provides space for growing food in common
areas (i.e. at-grade gardens or raised planters).

EARLY STAGE

features, including landscaped common areas
and walkways to green the built environment.

12 Provides open greenspace and other greened

Environment

Boyd St & Duncan St, New Westminster
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Energy
Efﬁciency

Habitat

Habitat

Subject Area

/2

/3

/4

3

2

3

Score

Landscaping will be used to limit
summertime solar game while
maximizing winter sunlight.

Low-rise buildings will provide
natural lighting on-site. We
provided operable windows on two
sides of each unit.

Given the nature of the types of
existing trees, no existing trees will
be retained. Approx. 225 new trees
are being proposed.

Many unit at ground level is given a
sizeable semi-private greenspace
for outdoor use. Owners can grow
food or flowers in containers within
these spaces.

Explanation

APPLICANT

/3

3

/4

/2

2

3

Score

Comments

STAFF

2013 / 11 / 18

Page 4

*% of total building material cost. Note also
that heritage lumber/siding must be graded.

Recycled-- minimum 7.5%*
Salvaged/Refurbished-- minimum 10%*.

Recommended:

Facilitates salvaging of on-site heritage
materials by contractors or persons/groups
with a heritage interest.

VERSION # 1

buildings to improve building energy
efﬁciency, reduce heat island effect &
stormwater runoff, and create habitat &
biodiversity.

19 Incorporates landscaped roofs on concrete

18

Incorporates use of recycled and/or salvaged
materials, including those salvaged from
on-site or off-site heritage buildings.

Zoning By-law Section 150.74 allows a 3-space
parking reduction if a co-op vehicle & space is
provided. See also www.modo.coop.

EARLY STAGE

space as per City parking reduction incentive
policy.

17 Provides a co-op vehicle and assigned parking

Example: Solar or geo-exchange systems for
building hot water heating.

EARLY STAGE

Stormwater &
Habitat

Waste &
Materials

Transportation

Alternative
Energy

as geo-exchange, solar, or district energy.

EARLY STAGE

16 Incorporates alternative energy systems, such

Building Code requirements.

Energy
Efﬁciency

Subject Area

15 Achieves building energy performance above

Environment

Boyd St & Duncan St, New Westminster

71

3

2

0

0

3

/3

/2

/1

/4

/4

Score

N/A

N/A, no building on the site
currently.

Specify % of material:

No co-op vehicles will be
incorporated.

No alternate energy systems will
be used.

Specify % of energy provided:

Yes, and will be outlined on the
mechanical drawings.

Explanation

APPLICANT

/4

/4

/3

/2

/1

0

0

3

Score

NA

NA

Comments

STAFF

2013 / 11 / 18

Page 5

72

Transportation

24 Provides electric plug-ins to support use of

VERSION # 1

See BC Hydro’s Electric Vehicle Charging
Infrastructure Deployment Guidelines

Recommended: 10% of resident stalls.

electric vehicles.

efﬁciency HVAC systems (heat recovery
systems, variable speed fans, etc.).

Energy
Efﬁciency

Habitat

23 In wood-frame buildings, incorporates high-

*Deﬁned by Invasive Plant Council of BC
www.invasiveplantcouncilbc.ca

native or adaptive species which provide
multi-storey habitat (groundcover, shrubs &
trees).

22 Removes invasive species* and incorporates

21

Stormwater

Subject Area

Reuses existing topsoil and other soils through Stormwater
on-site or nearby storage and topsoil screening
or other related practices.

grading for groundwater recharge and
stormwater retention/evaporation.

20 Provides 20 cm (8 in) of topsoil as ﬁnished

Environment

Boyd St & Duncan St, New Westminster

/1

/1

/1

0

/1

/2

1

1

1

1

Score

% of resident stalls:
No electric plug-ins

No HVAC system will be
incorporated. Each unit will have
individual electric heaters.

As the entire site is being
redeveloped, all invasive species
will be removed as a part of
stripping/clearing process. In terms
of multi-storey habitat, we are
proposing new trees, shrubs and
groundcover to generate new
multi-storey habitat zones.

N/A, the site has been preloaded.
This process has already been
approved by the City.

Sodded lawn areas will have
minmum 20cm of topsoil and shrub
bed areas will have 45cm topsoil
as per BC Landscape Standards

Explanation

APPLICANT

/1

/2

/1

/1

0

0

/1

0

1

Score

NA

Page 6

Invasive species should have
been removed prior to preload

Top soil could have been
retained prior to preloading

Comments

STAFF

2013 / 11 / 18
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VERSION # 1

TOTAL SCORE:
ENVIRONMENTAL ITEMS

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

26 CONSTRAINTS—

ENVIRONMENTAL SUSTAINABILITY ASPECTS NOT
CAPTURED ABOVE:

25 INNOVATION—

Environment

Boyd St & Duncan St, New Westminster

Subject Area

/51

39

N/A

No.

Score

Explanation

APPLICANT

/51

23

23/44

Score Comments

STAFF

2013 / 11 / 18

Page 7

EARLY STAGE

EARLY STAGE

EARLY STAGE

*Deﬁned in “Standards & Guidelines for the
Conservation of Historic Places in Canada”. See
www.historicplaces.ca

Includes a professional heritage conservation
plan. Achieves a recognized industry
standard* for heritage conservation.

VERSION # 1

32

31

Includes affordable market housing units.

30 Provides long-term market or non-market
rental units.
EARLY STAGE

EARLY STAGE

29 Provides a diversity of unit sizes.

28

Provides ground-oriented units.

Examples: Housing for the lifespan of all
people including children & parents with
strollers; visitability features.

Includes other adaptable housing & barrierfree design features beyond Building Code.

27 Provides adaptable housing design features
above City requirements.
EARLY STAGE

Social & Cultural

Boyd St & Duncan St, New Westminster
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Heritage

Housing

Housing

Housing

Housing

Accessibility

Subject Area

4

4

5

1

1

0

No.

% of adaptable units:

Explanation

/4

/4

/5

/1

24%
20%
20%
7%

B around 1,360 sf
C around 1285 sf
D around 1.075 sf
E around 885 sf

N/A

80 market units

N/A

19%

% of Total

A around 1,420 sf

Unit Type

All of them are Ground-oriented
/1 units.

/3

Score

APPLICANT

/1

/4

/4

0

/5

0

1

1
/1

/3

0

Score

NA

This is applicable

Comments

STAFF

2013 / 11 / 18

Page 8
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EARLY STAGE

d) Other____________________

Provides private amenities (check all that
apply):
a) Accessible green roof
✔ b) Play areas
✔ c) Social gathering place

f) Other___________________

VERSION # 1

36

35

Heritage

Heritage

Subject Area

Amenities

Provides public amenities above City voluntary Amenities
amenity contribution policy (check all that
apply):
EARLY STAGE
a) Child care facility
b) Communal gardens
c) Play areas
d) Public art
e) Public gathering place

EARLY STAGE

Integrates authentic and existing heritage
features such as signs, garden walls, gates,
sidewalks, and/or heritage trees/landscaping.

neighbourhood character or history in the
proposed architecture and/or land use.

34 Includes references to historic site or

EARLY STAGE

structure through restoration or
rehabilitation. May include re-location.

33 Includes reuse of an existing heritage

Social & Cultural

Boyd St & Duncan St, New Westminster

/2

2

/4

4

/2

2

/2

2

Score

780 sm of Public Open Space
about 9.75 sm / units

N/A

N/A

N/A

Explanation

APPLICANT

/2

2

/4

0

/2

/2

Score

Page 9

Private communal garden and
play area included in project

This is applicable.

NA

NA

Comments

STAFF

2013 / 11 / 18

VERSION # 1

TOTAL SCORE:
SOCIAL & CULTURAL ITEMS

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

38 CONSTRAINTS—

SOCIAL/CULTURAL SUSTAINABILITY ASPECTS
NOT CAPTURED ABOVE:

37 INNOVATION—

Social & Cultural

Boyd St & Duncan St, New Westminster

76

Subject Area

/28

25

N/A

No.

Score

Explanation

APPLICANT

/28

4

Score

4/20

Comments

STAFF

2013 / 11 / 18

Page 10

Land Use

42 Supports and/or is compatible with the

VERSION # 1

TOTAL SCORE:
ECONOMIC ITEMS

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

44 CONSTRAINTS—

ECONOMIC SUSTAINABILITY ASPECTS NOT
CAPTURED ABOVE:

43 INNOVATION—

Supports walking to shops & services
by strengthening an existing/planned
neighbourhood centre or broadening its
current retail/service mix.

EARLY STAGE

ongoing viability of surrounding existing
commercial or industrial employers.

Land Use

EARLY STAGE

Land Use

Employment

Subject Area

41 Redevelops a contaminated brownﬁeld site.
EARLY STAGE

supports local businesses.

40 Creates more intensive use of land that

tax base.

39 Results in net increase in the City’s property

Economic

Boyd St & Duncan St, New Westminster

77

/3

/4

/2

/4

/4

/13

/3

/13

1

/4

/2

2

2

Score

5

The project is within a 4 minute
walk (approximately 350 m) of a
bus stop.

N/A

The population increases that
come from building multi-family
housing on a property originally
vacant is an economic benefit for
businesses in the area.

The site has been vacant for more
than 10 years.

Explanation

13

N/A

No.

3

4

2

4

Score

APPLICANT

Page 11

No shops within walking
distance

Former industrial site however
no contamination identified

Current industrial zoning
generates industrial taxes

Comments

STAFF

2013 / 11 / 18
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1.2 For new multi-family building construction only, the centralized recycling storage space must also include a “Flex
Space” for storage of other reusable or recyclable materials. The required size of this space is 50% of the space
allocation for recyclable materials specified in Section 1.1.

1.1 The minimum size of the centralized recycling storage space for multi-family residential buildings and hospitality
lodgings shall be the greater of:
(a) 5 m2 (53.8 sq ft) or
(b) the space allocation determined by multiplying the number
of housing units by 0.19 m2 (2.05 sq ft)

In addition to storage space for the deposit and collection of garbage or refuse:

(Note: Access Standards may be added at a later date)

Draft Metro Vancouver Recycling Space Standards

APPENDIX A

