NEW WESTMINSTER DESIGN PANEL
Tuesday, August 26, 2014 3:00p.m.
Committee Room No. 2

AGENDA
Page
1.0

ADDITIONS TO AGENDA

2.0

ADOPTION OF MINUTES

2.1

Adoption of the Minutes of Jun 24, 2014

3.0

DESIGN REVIEWS

3.1

Queensborough Special Study Area
OCP00009
An application has been received to amend the Official Community Plan (OCP) for
the Queensborough Special Study Area, defined as the area bound by Ewen Avenue,
Stanley Street, Duncan Street and Furness Street. This will initiate a comprehensive
master plan process that will guide future development in the Special Study Area
and includes City of New Westminster properties which are currently under
contract for sale. Platform Properties

3.2

101 Third Street and 228 Manitoba Street (Urban Academy)

3.3

3.4

3:05pm
2
3:30 pm

OCP00008
HER00326
Applications have been received for a Heritage Revitalization Agreement (HRA)
at 101 Third Street and 228 Manitoba and an Official Community Plan (OCP)
amendment at 228 Manitoba Street in order to allow the development of an
additional building for Urban Academy. Omicron Architects
REZ00101
SDP00197
An application has been received to rezone the property at 1000 Quayside Drive
in order to allow development of two residential towers of 23 and 28 stories in
height on a four storey podium, which would include 526 residential units plus
908 sq. m. (9,775 sq. ft.) of commercial space. NSDA Architects

9
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1000 Quayside Drive

508 Agnes Street
HER00004
An application has been received for a Heritage Revitalization Agreement (HRA) at
508 Agnes Street in order to retain and restore the front façade of the Masonic Hall
and to retain and re-use some historic interior artefacts in exchange for a 19 storey,
155 unit market rental tower on a two-storey podium. Perkins + Will Architects

Doc# 586386

Page 1

1

228

325

New Westminster Design Panel
Aug 26, 2014

4.0

REPORTS AND INFORMATION

5.0

NEW BUSINESS

6.0

UNFINISHED BUSINESS

7.0

CORRESPONDENCE

8.0

NEXT MEETING
Sept 23, 2014 (in Committee Room No. 2)

9.0

ADJOURNMENT
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NEW WESTMINSTER DESIGN PANEL
Tuesday, July 22, 2014 3:00 p.m.
Committee Room No. 2

MINUTES
- Acting Chair, AIBC Representative
- AIBC Representative
- AIBC Representative (arrived at 3:07 p.m.)
- BC Society of Landscape Architects

REGRETS:
Tom Morton
Cheryl Fu
Steve Wong

- Chair, Development Industry Representative (UDI)
- AIBC Representative
- BC Society of Landscape Architects

AF

T

MEMBERS PRESENT:
Doug Hamming
Ken Falk
Jay Hiscox
Keith Ross

GUESTS:
Eric Pattison
Chris Squire
Ryan Bragg
Jerry Eckert

D

STAFF:
Jim Hurst
Julie Schueck
Lauren Blake

R

- Architect
- Project Manager, Metro Vancouver
- Architect
- Landscape Architect

- Development Planner
- Community and Heritage Planner
- Committee Clerk

The meeting was called to order at 3:05 p.m.
1.0

ADDITIONS TO AGENDA
There were no additions.
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2.0

ADOPTION OF MINUTES

2.1

Adoption of the Minutes of June 24, 2014
Procedural note: this item was considered after item 3.1 when quorum was
attained.

3.0

DESIGN REVIEWS

3.1

1 Cumberland Street

T

MOVED and SECONDED
THAT the minutes of the June 24, 2014 meeting of the New Westminster Design
Panel be adopted.
CARRIED.
All members of the Panel present voted in favour of the motion.

DPS00034

AF

Procedural note: Due to a conflict of interest, Keith Ross excused himself from
the discussion, and quorum was lost for this item.
Jim Hurst, Development Planner, summarized the report dated July 22, 2014,
regarding an application that has been received for 1 Cumberland Street in order
to allow a new regional pump facility and extension of Brunette River Greenway.

D

R

In response to questions from the Panel, Mr. Hurst advised that the park located at
the site would be funded and maintained by the Greater Vancouver Regional
District (GVRD), and that fire department access for the site is currently being
reviewed by City staff.
Eric Pattison, Architect, reviewed the project as outlined in the report dated July
22, 2014, and noted the following additional information:






576909

The existing pump station would be retained and repurposed, and painted in
complementary colours to match the new pump station;
The pump station must follow a specific layout based on the functionality of
the rooms;
The architecture of the building would aim to reduce the massing of the
project;
The pump station would be constructed from concrete in order to withstand
gravity and floating loads; and,
Signage could be utilized in the park to communicate the purpose of the
pump station.
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Keith Ross, Landscape Architect, spoke to the landscaping of the project as
outlined in the report dated July 22, 2014, and noted the following additional
information:






The Brunette River will be diverted to assist with construction, as the river
would not be as active at the diversion point;
The material that will be used for the public parking stalls would be subject
to soil testing;
The walking trail located by the wells could have a grade difference of up to
five feet, and would be treated with a landscaped wall;
The landscaping has been designed to be open, safe and visible; and,
As the site does not have an irrigation system, the plant material utilized
would be drought tolerant.





There is no formal parking report, and the parking provided for the project is
based on current visitor parking needs of Sapperton Landing, as well as
anticipated needs of the new park;
The building would not emanate loud noise;
The windows would have standard insulation; and,
Public art would be incorporated into the project.

AF



T

In response to questions from the Panel, Mr. Pattison and Chris Squire, Project
Manager, Metro Vancouver, provided the following information:







3.2

The drawings include the Sky Train line to provide context for the size of the
project;
The public experience of the park be enhanced, such as utilizing the views
that are offered from the park;
Pipe from the previous pump station could be utilized as public art;
The building massing be simplified;
The park offices and washrooms be embellished to complement the
complexities of the pump station;
Anodized windows and additional glazing be utilized; and,
The public washrooms be expressed.

D



R

Discussion ensued and the Panel provided the following suggestions:

508 Agnes Street

HRA00004

Procedural note: Keith Ross re-entered the discussion, and quorum was
established.
Julie Schueck, Heritage and Community Planner, summarized the report dated
July 22, 2014, regarding an application that has been received to rezone the
property at 508 Agnes Street in order to retain and restore the front façade of the
576909
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Masonic Hall and to retain and re-use some historic interior artefacts in exchange
for a 19 storey, 155 unit market rental tower on a two storey podium.
Ryan Bragg, Architect, reviewed the project as outlined in the report dated July
22, 2014, and noted the following additional information:





The façade, fenestration and light wells of the Mason lodge would be
maintained;
The tower would be situated to maximize views and reduce the amount of
heating in the units;
There would be a Modo car commitment and two car share parking stalls
would be provided for the project; and,
The window placement could be relocated to provide a framed view along
the southwest side of the tower.





Urban agricultural plots would be provided for residents;
The sunken light wells would be modestly landscaped with vertical bamboo;
The upper level south facing podium would be primarily used for the lodge
with tables, a barbeque and custom made benches; and,
Trees would be utilized on the upper level podium to provide privacy for
residents.

R



AF

T

Jerry Eckert, Landscape Architect, spoke to the landscaping of the project as
outlined in the report dated July 22, 2014, and noted the following additional
information:








D

In response to questions from the Panel, Mr. Bragg and Mr. Eckert provided the
following information:
Higher density would be provided due to the Heritage Revitalisation
Agreement (HRA) and rental ability of the project;
There would be a recessed elevator override on the roof;
A sidewalk would not be implemented on the north side of Victoria Street;
19 stories for the tower would maintain affordability for the project;
The fenestration ratio was derived from the sustainability report card; and,
The mix of three bedrooms is based on a market assessment and the City’s
request.

Discussion ensued and the Panel provided the following comments:
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The entrance appears weak and could be improved;
Appreciation was expressed for the massing of the project;
It was suggested that the window placement be relocated to provide a
framed view along the southwest side of the tower;
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T



Concerns were expressed for potential noise issues arising from the deck
amenity space;
It was suggested that the landscaping in front of the Mason building be
revised to be more in keeping with the historic nature of the building (ie: no
bamboo);
Concerns were expressed for the opening to the parkade, as it was noted
that it could limit the livability of the townhouse units;
It was suggested that an interior connection be provided for the townhouse
units;
It was suggested that four two-bedroom townhouse units be implemented
to provide larger bedrooms and some private living space;
It was suggested that three-bedroom units be placed at the corners of the
building;
It was suggested that bedrooms be made larger and brighter, and living
space be made wider and brighter where possible;
Concerns were expressed for the lack of storage for residents;
It was suggested that the rooftop lid be removed from the top balcony;
It was suggested that 40-50% glazing be provided for the project;
Concerns were expressed for the insufficient amount of parking provided;
and,
It was suggested that light wells be implemented for the first level of
parking.

AF



R

The Panel requested a model map for building and massing context.
MOVED and SECONDED
THAT the project be brought back to the Panel for approval.

D

CARRIED.

All members of the Panel present voted in favour of the motion.
4.0

REPORTS AND INFORMATION
There were no items.

5.0

NEW BUSINESS
There were no items.

6.0

UNFINISHED BUSINESS
There were no items.

7.0

CORRESPONDENCE
There were no items.
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8.0

NEXT MEETING
August 26, 2014 in Committee Room No. 2.

9.0

ADJOURNMENT
ON MOTION, the meeting was adjourned at 5:47 p.m.
Certified Correct,

__________________________
Lauren Blake
Committee Clerk

D

R

AF

T

______________________________
Douglas Hamming
Acting Chair
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the New Westminster
Design Panel

Date: August 26, 2014

From:

Lynn Roxburgh, Planner
Rupinder Basi, Senior Planner

File:

Subject:

Proposed Official Community Plan Amendment and Development of
Master Plan for the Queensborough Special Study Area

12.2535.10
OCP0009

PURPOSE
The purpose of this report is to provide the New Westminster Design Panel with
information on the proposed Queensborough Special Study Area Master Plan process.
The Special Study Area is defined as the area bound by Ewen Avenue, Stanley Street,
Duncan Street and Furness Street (see Appendix 1).
The redevelopment of the subject site will require an amendment of the Official
Community Plan (OCP) in order to change the land use designation and to create a new
Development Permit Area and design guidelines for the portion of the Special Study Area
designated Queensborough Comprehensive Development. Community engagement on
this project is already underway, and the purpose of this report is to bring the New
Westminster Design Panel up to date on the proposal.
SITE INFORMATION
Applicant /
Developer:
Current Zoning:
OCP Land Use
Designation
Development Permit
Area:
Overall Study Area:
Area of properties
owned by Platform
Properties

Cameron Chalmers, Platform Properties Ltd. and
City of New Westminster
Light Industrial Districts (M-1)
QCD – Queensborough Comprehensive Development
RL – Residential - Low Density
MS – Queensborough Main Street
Queensborough Comprehensive Development
Queensborough Main Street
6.8 hectares (16.8 acres)
4.0 hectares (9.8 acres)

Doc#: 572354
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APPENDICES ATTACHED TO THIS REPORT

1

Title
Site Context Map

2

Land Use Designation Map
(Existing)

3

Text of Existing Official
Community Plan Designation and
Development Permit Area
Guidelines

4
5

Title
OCP Amendment Application
Package
July 24, 2014 Open House
Presentation Materials and Display
Boards

BACKGROUND
The Queensborough Community Plan was adopted by Council on February 13, 2013. The
Plan designates a 4.6 hectare (11.36 acres) portion of the Special Study Area as
Queensborough Comprehensive Development. This land use designation requires a
master plan process, which includes further review in order to determine suitable land
uses for the area, to be completed prior to any development proceeding.
Map 1: Queensborough Community Plan Land Use Designations for the Special Study Area
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Platform Properties has acquired the property owned by the School District and is in the
process of purchasing City owned lands in the Queensborough Special Study Area. Once
all of the City’s property has been transferred to the applicant, they will own
approximately four hectares (9.8 acres) of the Special Study Area, making them the
majority landowners.
The master plan process, which involves consultation with the community, is intended to
identify the appropriate land use designations and create design guidelines that will be
amended into the Queensborough Community Plan, which is a schedule to the OCP. As
the largest land holder, Platform Properties is facilitating the master plan process and
OCP Amendment for all of the properties designated Queensborough Comprehensive
Development in close collaboration with the City Staff.
As a whole, the Special Study Area acts as a “community hub” for eastern
Queensborough and needs to be planned for collectively. Though the master plan process
is only required for the land designated Queensborough Comprehensive Development,
Platform Properties has expanded the scope to include the entire Special Study area
which incorporates the additional land that they are purchasing from the City. The City
does not intend to change the land use designations for the remainder of the area, but is
willing to consider incorporating additional design guidelines for the Queensborough
Main Street Development Permit Area.
On June 16, 2014, a report was presented to Council which outlined the planning
principles for the master plan (taken from the Queensborough Community Plan) and
consultation process of the subject area.
On June 24, 2014, the applicant held an open house that engaged the community at a high
level as a first step to working towards the preparation of a master plan. This open house
was held at the Queensborough Community Centre. The meeting was attended by City
staff, the Platform Properties project team, and approximately 30 stakeholders.
Presentations were made by the City and by Platform Properties to go over the policy
context and the preliminary land use concept in order to provide a starting point for
discussions on the types of land uses that should occur within the Special Study Area.
A visual preference survey was also provided by Platform Properties to engage
stakeholders and obtain their initial feedback on the types of uses and built form preferred
for the Special Study Area. To date, only a few surveys have been submitted back to
Platform Properties and the applicant hopes to get more feedback as the master process
moves forward.
A copy of the open house presentation materials and display boards has been attached
(see Appendix 5).
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PROPOSAL
The applicant is proposing to develop a master planned community within the
Queensborough Special Study Area. The proposed development will be guided by a
master plan, which will be implemented through an OCP amendment, the development of
design guidelines, and subsequent rezoning.
The applicant has provided the following vision statement in their proposal about the
proposed master planned community:
The Queensborough Eastern Neighbourhood Node will become the heart of
eastern Queensborough. Through a sensitive mix of viable commercial and
residential uses, the node will provide a place where residents of eastern
Queensborough can fulfill their daily needs, while providing places to congregate
and meet. It will offer employment opportunities in the commercial core, while
providing housing to meet the needs of the growing community.
The neighbourhood will be connected to its surroundings and the commercial
heart with a series of pedestrian oriented streets, multi-use paths and the feature
Stanley Street Greenway. It will be environmentally, socially, and economically
important to the eastern portion of Queensborough.
The applicant’s OCP Amendment Applicant Submission Materials have been attached to
this report (see Appendix 4).

SITE CONTEXT
The Special Study Area is bound by Ewen Avenue, Stanley Street, Duncan Street and
Furness Street, as defined during the Queensborough Community Plan process. Including
the private land not owned by Platform Properties, the Special Study Area is
approximately 6.8 hectares (16.8 acres).
The Platform Properties lands are used for the City’s animal shelter, tow yard, dog park,
and storage or are vacant. These uses must be relocated before the land is redeveloped.
The remainder of the land in the Special Study Area has a mix of uses including single
detached dwellings, light industrial and commercial. There are also a number of vacant
properties.
The Beach Street right-of-way and the Stanley Street right-of-way north of Beach Street
are not developed as streets. Both are vegetated and have a watercourse (ditch) with
ecological value. Stanley Street is identified in the Queensborough Community Plan as a
significant greenway. The remainder of the streets are developed and have open ditches.

12

City of New Westminster
August 26, 2014

5

The Special Study Area is also bound by two rail lines, one running along the north side
of Ewen Avenue and the other along the north side of Duncan Street.
To the north of the Special Study Area, across Duncan Street, are industrial uses. One of
the industrial properties is owned by Port Metro Vancouver and is expected to stay
industrial over the long term. An application has been submitted to convert the adjacent
industrial land to medium-density residential. The Port Royal residential development is
also adjacent to the eastern and southern boundaries of the Special Study Area. The
housing that is closest to the Special Study Area consists of compact lot single-detached
dwellings.
The remainder of the adjacent land uses on the south boundary, across Ewen Avenue, are
industrial. These operational industrial properties, including Griff Lumber, are also
designated Queensborough Comprehensive Development and would go through a similar
master plan process if they were to redevelop.
To the west of the Special Study Area, on the other side of the Stanley Greenway, there is
a mix of uses. Single detached dwellings and a daycare front onto Ewen Avenue. The
remainder of the properties have light industrial uses, single detached dwellings or are
vacant. There is currently an application to construct townhouses on the northernmost
portion of these properties.

POLICY CONTEXT
Official Community Plan (OCP) Considerations
During the update of the Queensborough Community Plan, the planning and consultation
process identified areas of further research, including the Special Study Area. After
detailed review, the following land use designations were endorsed by Council and
incorporated into the Queensborough Community Plan:
1. Commercial Main Street: The area bounded by Ewen Avenue, Furness Street,
Duncan Street and Mercer Street is designated Commercial Main Street. The
Commercial Main Street designation allows commercial at grade and residential,
commercial and/or office above. This area is within the Queensborough Main Street
Development Permit Area. This development permit area includes design guidelines
for form and character.
2. Residential – Low Density: The area fronting onto Ewen between the pub and
Stanley Street is designated Residential – Low Density. This designation enables
protection of the historic single detached dwellings on these properties.
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3. Park or Greenway: The watercourse in the Stanley Street right-of-way is identified
as a public greenway and is protected by the Riparian Areas Regulation. This space
provides a highly prized open space asset and an important stormwater management
function for the community.
4. Queensborough Comprehensive Development: The remaining properties in the
Special Study Area are designated Queensborough Comprehensive Development. It is
this area that is subject to the Official Community Plan amendment.
The Queensborough Community Plan defines this as an area that will include mixed
commercial and light industrial employment uses which complement and are
compatible with the surrounding existing and designated land uses. The area should
also include residential uses which range in densities from low to medium. The
maximum floor space ratio should not exceed a factor of 0.9. However, depending on
the provision of employment generating uses, additional density for residential uses
may be considered. In principle, two-thirds of the contiguous areas of the designation
should be developed for employment generating uses. The remaining one-third could
be developed as residential.
The land use designation also specifies that prior to any rezoning in the area a master
plan, including new land use designations and design guidelines, must be created for
the area as a whole. The master plan must address the following principles that are
listed in the Queensborough Comprehensive Development Development Permit Area:
1. Locate land uses such that they establish a sensitive transition between industrial
and non-industrial land uses.
2. Include residential land uses in locations that will help to complete the eastern
residential neighbourhood.
3. Consider including commercial land uses fronting onto Ewen Avenue where
they will help to create a compact, local serving commercial node.
4. Reinforce Ewen Avenue as the community “main street.”
5. Protect heritage resources.
6. Protect and enhance riparian areas.
7. Include trail segments shown on the Parks, Trails and Greenway Streets Map
(e.g. Stanley Greenway and Mid-Island Trail).
8. Provide an appropriate level of vehicular access in support of community and
site-connectivity.
The new land use designations and design guidelines will be amended into the
Queensborough Community Plan, which is a schedule to the OCP.
The specifics of the Queensborough Comprehensive Development Development Permit
Area are attached (see Appendix 3).
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Zoning
All of the properties in the Special Study Area are zoned Light Industrial Districts (M-1).
As a result, Platform Properties will also be submitting a rezoning application to bring
each property into conformity with the land use designations determined through the
master plan process and subsequent OCP amendment.
It is anticipated that the future rezoning application will run concurrently with the OCP
amendment process once suitable land uses have been determined for the Special Study
Area as part of the master planning process. Other land owners in the area may also
choose to apply for a rezoning once the master plan process is complete.

DISCUSSION
Within the Special Study Area, the properties bound by Stanley Street, Duncan Street,
Mercer Street, and the lane north of Ewen Avenue are designated Queensborough
Comprehensive Development. The purpose of this designation, and the associated
development permit area, is to require a master plan process that would explore
appropriate land uses and design guidelines at a greater level of detail than what is typical
for a community plan. This approach was seen to be appropriate given the complexities
in this area, including the proximity of rail lines and the adjacency of both residential and
industrial development.
Since Platform Properties will also own a significant portion of the property designated
Queensborough Main Street (bound by Mercer Street, Duncan Street, Furness Street and
Ewen Avenue), this area will also be included as part of the master plan process. It is not
anticipated that the land use designation for this area will change, since creating a
commercial node in this area is an important priority for the community, as identified in
the Queensborough Community Plan. However, the design details and the connections
between this area and the Queensborough Comprehensive Development will be discussed
in greater detail as part of the master plan process.

Land Use, Density and Height Considerations
The consultation process to date has developed some high level concepts for placement
of land uses. The preliminary land use concept for the site includes the following:
1. Residential – Low Density (RL) – There are no anticipated changes to land use
or development form within this portion of the Special Study Area
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2. Queensborough Main Street (MS) – As per the Queensborough Community
Plan, this area is intended to develop into a retail node for eastern Queensborough
with the provision for mixed residential development. The built-form is envisioned
as a low-scale, plaza-like environment that provides a gathering place and a
community node for residents of east Queensborough. This preliminary concept
does not foresee buildings exceeding three to four storeys. This will be further
refined through the master plan process based on community input.
3. Queensborough Comprehensive Development (QCD) – The portion of the site
designated Queensborough Comprehensive Development is envisioned by
Platform Properties to become a predominantly residential neighbourhood. This
will require careful treatment of the Duncan Street edge to buffer from adjacent
industrial development. The form of the residential development within this area is
envisioned to be low profile and ground-oriented in the form of townhouses or
compact lot single-detached dwellings. This preliminary concept does not foresee
buildings exceeding three storeys or any buildings in an apartment form. The
residential density will be determined through the master planning process but is
envisioned to be in keeping with the townhouse densities that already exist within
the surrounding area.
The preliminary land use concept for the Special Study Area will be further refined
through the master planning process and community input. A map of the proposed land
uses is included in the OCP Amendment Applicant Submission Materials provided by the
applicant (see Appendix 4).

Design
Due to the scale of the proposed development and its context within the Queensborough
neighbourhood, a new Development Permit Area will be developed for the area currently
designated Queensborough Comprehensive Development. These Design Guidelines
should reinforce the principles developed for the master plan and should make use of the
following Development Permit Area categories in the Local Government Act:
 protection of the natural environment, its ecosystems and biological diversity;
 establishment of objectives for the form and character of commercial, industrial or
multi-family residential development;
 establishment of objectives to promote energy conservation;
 establishment of objectives to promote water conservation;
 establishment of objectives to promote the reduction of greenhouse gas emissions.
Further community consultation should continue to expand on these principles for
inclusion within the new Development Permit Area guidelines.
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Transportation
There are a number of roadways located both within and along the perimeter of the
Special Study Area. The internal road network within the Special Study Area will be
examined in regards to determining suitable lot arrangements. Design standards will be
developed for Duncan Street for a greenway street that provides for vehicular travel
lanes, a multi-modal pedestrian and bicycle path and landscape treatments within the road
right-of-way.

Parks and Green Space
The Queensborough Community Plan envisions the Stanley Greenway becoming a linear
open space that has the opportunity to be environmentally significant because of the
existing riparian habitat. When the full length of the Stanley Greenway is completed, it
will provide an important connection between the north and south sections of the
Queensborough Perimeter Trail. The Stanley Greenway is intended to be developed as a
dedicated cyclist and pedestrian route within the Study Area, which is consistent with the
policies of the Queensborough Community Plan.

Environmental
The Stanley Greenway includes a red coded watercourse. There is also a yellow coded
watercourse located within the Beach Street road dedication. Platform Properties has
retained an environmental consultant to examine all watercourses that are located within
the Special Study Area and to provide further direction on the suggested restoration
measures for enhancing the watercourse in the Stanley Greenway. This environmental
work will be done in tandem with a drainage study for the area in order to determine the
best options for stormwater management, protection and enhancement of watercourses
within the Special Study Area.

DESIGN QUESTIONS/CONSIDERATIONS FOR NEW WESTMINSTER
DESIGN PANEL
The following are questions that staff and the applicant have for the NWDP to consider:
1. Is there a building type for ground-oriented units (i.e. compact single-detached
homes, duplexes, townhouses, row houses, stacked townhouses) which is better
suited to this site/neighbourhood context?
2. How similar/unique should the new neighbourhood be compared to Port Royal in
terms of form and character? Should it be an extension of Port Royal, or have its
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4.
5.
6.

10

own identity?
Should the new residential neighbourhood reflect the industrial heritage and
character of the area in its design? How about the commercial node?
What design features are important in establishing the commercial plaza as a
gathering place for residents?
Should the pathways (e.g. Stanley Street) and open space areas have a more urban,
developed feel, or should they be more rural in character?
How should the edge conditions be addressed, and specifically the industrial
neighbours and the rail-lines?

DEVELOPMENT REVIEW PROCESS
The next step in the process will be for the City and Platform Properties to meet with
Study Area property owners in order to ensure their input is considered during the
creation of the draft design guidelines and land use concept.
Below is an overall outline of the anticipated development review process for this project.
The bold text outlines where we are currently at within the process.
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.

11.
12.
13.
14.
15.

Preliminary report to Council.
Circulation of the application to all City Departments for review.
Open House.
Advisory Planning Commission and New Westminster Design Panel
review of the land use considerations.
Special Study Area owners’ meeting.
Update report to Council (including a summary of feedback and next steps).
Second Open House.
Rezoning application submission.
New Westminster Design Panel review of design guidelines.
Report to Council summarizing the master plan process results on Sections 879
and 881 of the Local Government Act regarding consultation for the OCP
amendment.
Advisory Planning Commission consideration of Official Community Plan and
Zoning Bylaw amendment bylaws.
Report to Council for consideration of First and Second Readings of the OCP
and Zoning Bylaw amendment bylaws.
Public Hearing related to the proposed OCP and Zoning Bylaw amendment
bylaws and consideration of Third Reading.
Consideration of Final adoption of OCP amendment bylaw.
Consideration of Final adoption of Zoning Bylaw amendment bylaw.
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Appendix 1:
Site Context Map
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Sites Owned by Platform Properties

Doc#: 572354

Queensborough Special Study Area

Queensborough Comprehensive Development
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Appendix 2:
Land Use Designation Map
(Existing)
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SCHEDULE C
Land Use Designation Map
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QUEENSBOROUGH COMMUNITY PLAN — Land Use Designations
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Appendix 3:
Text of Official Community Plan
Land Use Designation and
Development Permit Area
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Land Use Designations
(MS) Queensborough Main Street – this area will include commercial, office and
residential uses. Facing Ewen Avenue and Furness Street, commercial uses are required
at grade. Densities may range from low to medium.
(QCD) Queensborough Comprehensive Development – This area will include mixed
commercial and light industrial employment uses which complement and are compatible
with the surrounding existing and designated land uses. This area will also include
residential uses which range in densities from low to medium.
Depending on the provision of employment generating uses, additional density for
residential uses may be considered. In principle, two-thirds of the contiguous areas of the
designation will be developed for employment generating uses. The remaining one-third
will be developed as residential (the maximum floor space ratio shall not exceed a factor
of 0.9). Prior to any rezoning in this area a master plan, including design guidelines, must
be created for the area as a whole. This master plan is subject to a public review process
and must be in accordance with the principles listed in the Queensborough
Comprehensive Development Development Permit Area.
(RL) Residential – Low Density – this area will include low density residential uses
including single detached houses, houses with a secondary suite, duplexes, detached
townhouses, low density multifamily uses, places of worship, and may contain small
scale local commercial uses such as home occupations and corner stores.

Development Permit Area
#1 Queensborough Comprehensive Development
The Queensborough Comprehensive Development Area, identified as Development
Permit Area #1 [see Map F], is designated to provide an opportunity to transition between
residential and industrial development by allowing light industrial, commercial and
residential development. 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 industrial, commercial and
multifamily residential 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 Queensborough Light Industrial and Mixed
Employment Development Permit Area. Properties located within this Development
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Permit Area that are zoned Heavy Industrial Districts (M-2) that develop industrial uses
in accordance with the zone must instead comply with the guidelines included in the
Queensborough Heavy Industrial Development Permit Area.
In accordance with the Comprehensive Development land use designation, the
redevelopment of this area, which includes a rezoning and public review process, will
require the creation of a master plan and design guidelines that will be applied to the area.
The following principles must be considered in the creation of the master plan:
1. Locate land uses such that they establish a sensitive transition between industrial
and non-industrial land uses.
2. Include residential land uses in locations that will help to complete the eastern
residential neighbourhood.
3. Consider including commercial land uses fronting onto Ewen Avenue where they
will help to create a compact, local serving commercial node.
4. Reinforce Ewen Avenue as the community “main street.”
5. Protect heritage resources.
6. Protect and enhance riparian areas.
7. Include trail segments shown on the Parks, Trails and Greenway Streets Map (e.g.
Stanley Greenway and Mid-Island Trail).
8. Provide an appropriate level
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Appendix 4:
Official Community Plan Amendment
Application Package

28

Queensborough Eastern
Neighbourhood Node

Application for Master Plan Approval and
Official Community Plan Amendment

On behalf of: 0996220 BC Ltd. c/o Platform Properties Ltd.

June 2014
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1

Vision Statement

The Queensborough Eastern Neighbourhood Node will become the heart of eastern
Queensborough. Through a sensitive mix of viable commercial and residential uses,
the node will provide a place where residents of eastern Queensborough can fulfill
their daily needs, while providing places to congregate and meet. It will offer
employment opportunities in the commercial core, while providing housing to meet
the needs of the growing community.
The neighbourhood will be connected to its surrounds and the commercial heart with
a series of pedestrian oriented streets, multi-use paths and the feature Stanley Street
Greenway. It will be environmentally, socially, and economically important to the
eastern portion of Queensborough.

1
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2

Introduction

With the adoption of the Queensborough Community Plan (QCP) in 2014, the City of
New Westminster (the “City”) established a vision and land-use framework for all of
Queensborough. On the strength of that Plan, the Applicant, 0996220 BC Ltd., as
represented by Platform Properties Ltd, began assembling land in the area identified
as the east Queensborough Neighbourhood Node and contemplating a mixed-use
development that provides employment, housing, and an node for the current and
future residents of eastern Queensborough to meet more of their daily retail and
service needs in their neighbourhood.
This application contemplates two parallel processes. The first is a master planning
process as directed in the QCP which will involve the entire plan area shown on Figure
1 in the next section. This will involve land within the control of the Applicant, as well
as other privately owned lands. The second process is the OCP amendment process,
which under this application will be applied to the lands within the control of the
Applicant in Figure 1. Though the City may elect to include other lands, provided
there is no implication on the process or the bylaw consideration, the intent of this
submission and application is to advance the OCP amendment on the Applicant
controlled lands.
As the process contemplates additional public consultation over and above that
required for an OCP amendment, and specifically the need to prepare a master plan,
there are a number of development details that have not yet been resolved.
Accordingly, the process will provide many of the details necessary to develop
comprehensive design guidelines and land use descriptions. In respect of that
process, this submission provides some preliminary development concepts and a
general land use framework to initiate the discussion about the more specific
development considerations that will emerge through the process.

2
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3

Site Description

3.1

Location

The subject lands are located in the eastern portion of Queensborough. Specifically,
the Plan Area for the Master Plan is located north of Ewen Avenue, and bordered by
the Stanley Street right of way to the west, Duncan Street to the north, and Furness
Street to the east.
Though the Master Plan process will include the lands mentioned above, at this time,
the OCP amendment will apply only to the lands under the ownership or control of the
Applicant in Appendix 2 and identified in Figure 1:
In total, the lands controlled by the Applicant and under application for OCP
amendment total 3.92 ha (9.68 ac). The entire area of the master plan area is
approximately 8.53 ha (21.08 ac). Additionally, the plan area and potential
development lands include the public roads and laneways, and it is anticipated the
OCP amendment will also include these public rights-of-way.

Figure 1: Plan Area and OCP Amendment Application
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3.2

Site Characteristics

The lands within the plan area currently contain a mix of uses from residential
development, including some heritage residential along Ewen Avenue, as well as
commercial development at the eastern edge of the plan area.
The lands proposed for OCP amendment are predominantly flat and undeveloped.
Existing development on the land consists of the City of New Westminster municipal
tow lot fronting on Ewen Avenue, as a public dog-park located at the intersection of
Mercer, Duncan and Blackley Streets.
The land also contains two significant open drainage ditches, one running within the
Stanley Street right-of-way, and the other transecting the site between Mercer Street
and Stanley Street, generally within the undeveloped Beach Street right of way. Each
of these ditches has been identified as potentially sensitive under the City’s Riparian
Area Regulations framework.

3.3

Current Land Use Policy and Regulations

3.3.1 Policy History
In 2014 the City of New Westminster adopted the QCP to guide the future
development of all of Queensborough. The QCP was the result of an extensive public
consultation program over several years. That document now provides a
comprehensive vision and an initial framework for achieving what is important to the
community.

3.3.2 Current OCP Designation and Zoning
The lands within the plan area are designated (RL) Residential Low Density on the
western portion along Ewen Avenue; (QCD) Queensborough Comprehensive District
on the northern portion of the site; and Main Street on the eastern on the portion of
the property.
The RL designation reflects the historic residential uses along that portion of Ewen
Avenue. The QCD is envisioned as mixed-use development with low to medium
residential density and commercial and employment generating uses. The
Queensborough Main Street designation is intended for commercial and office uses,
and includes provision for mixed residential.
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Figure 2: Land Use Designations

3.3.3 Vision and Community Aspirations
The land uses described above are intended to implement the community visions and
aspirations for the area. Most notably, the Community Aspirations Diagram in the
Plan identifies the potential for local servicing shopping in the MS designated portion
of the area included in the development application. It also identifies the heritage
assets in the portion designated RL within the plan area of this application. And
finally, it recognizes the importance of the Stanley Street Greenway and the notion of
a north-south greenway connection at the western portion of the plan area.
In concert, these aspirations create a vision of a community node for eastern
Queensborough along Ewen Avenue east of Mercer Street to complement the
emerging needs of the swiftly growing community of east Queensborough. This area
is referred to as the Eastern Neighbourhood Node in the QCP’s Vision Statement.
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3.3.4 Community Planning Process
The QCP also specifies some additional parameters for the QCD designation that
inform the planning process, and specifically the need for a master planning process.
Specifically, the plan states:
Queensborough Comprehensive Development Land Use and
Designation
This area will include a mix of residential and mixed employment land uses. The
development of this area would require the parcels to be consolidated and for a
master plan to be created. The master plan must adhere to criteria (e.g.
requiring a certain amount of employment generating uses in the land use mix)
and design guidelines (e.g. creating sensitive transitions between uses). Within
the context of these requirements, a developer would have the flexibility to let
the market determine what employment generating uses are most viable and to
determine the location of the mix of uses.
Accordingly, this application is intended to initiate the larger master planning
process, which will invariably result in refinements about the mix of land uses,
densities, design guidelines and other details over the course of the process and
before OCP amendment.

6
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4

Project Proposal

This submission is intended to serve two purposes. The first is to undertake the
master planning process called for in the QCP for the Plan Area. The second is to
initiate an OCP amendment for the lands controlled by the Applicant identified earlier
in Figure 1. As mentioned, the Master Plan will inform many of the details of the final
project proposal; however at this stage, the Applicant has developed a concept to
initiate the conversation around the master planning process and ultimate OCP
amendment.
Much of the proposed land use approach and preliminary concept is described in
Appendix 1 entitled Queensborough Eastern Neighbourhood: Preliminary Concept.

4.1

Land Use Allocation

In brief, the proposed land use allocation described in Appendix 1 follows the general
land-use allocation in the QCD, in that little change is contemplated to the RL and MS
precincts, and the application is primarily to provide detail and amend the definition of
the QCD designation. . Three main land uses within the master plan area are
contemplated as part of this initial submission, two of which will be located on the
lands under control of the Applicant.
1. The Residential – Low Density Precinct
The portion designated (RL) Residential – Low Density along Ewen Avenue will remain
as such and a change in land use or development form is not anticipated. The intent
would be to retain and celebrate some of the historic attributes of the area.
2. The Queensborough M ain Street Com m ercial Core
The portion designated (MS) Queensborough Main Street will follow almost exactly
the vision established in the plan. The area will become the primary commercial retail
node for eastern Queensborough, providing local shopping as well as employment. It
will also include provision for mixed residential development within that precinct.
The commercial development is envisioned as a plaza-like environment, due largely to
the edge condition along Ewen Avenue resulting from the active rail-line. This
represents an opportunity to provide a meeting place and community node for
residents of east Queensborough. The form will likely by low-scale for both
commercial and residential uses, with the uses likely mixing on the horizontal plane.
Should vertically mixed-uses be included, they will likely still be low-scale and not
exceed three or four storeys. Again, these details will be the subject of the public
consultation process.
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In addition to the role the MS precinct will play in the community, it is also an
opportunity to include land uses and development that generate employment. The
anticipated range of retail, commercial, service, and potentially office uses will work
towards achieving the overall employment objectives of the QCP.
3. The Q ueensborough Com prehensive Developm ent District Residential
Neighbourhood
The portion designated (QCD) Queensborough Comprehensive District is envisioned
as a predominantly residential neighbourhood. After considering the range of uses
and market viability of uses in this precinct, a sensitive residential treatment of the
industrial and greenway edges will provide an appropriate land use arrangement. This
will capitalize on the opportunity to use the main connector roads at Ewen Avenue
and Duncan Street to mark the transition between this precinct and adjacent industrial
uses. These main streets are envisioned as streets with significant pedestrian and
cycle infrastructure and this creates the ability to forge an appropriate edge between
different uses. Further, the residential density is essential to establish a critical mass to
support the proposed commercial and employment generating uses.
The residential development will likely be relatively low profile and ground-oriented.
Townhouse forms and small lot residential will likely predominate, and within this
precinct, the prevailing concept does not have buildings exceeding three-storeys, or
any buildings in an apartment form. Townhouse densities comparable to what already
exists in the area would be anticipated, with the more precise densities determined
through the community planning process.

4.2

Greenways and Pedestrian Circulation

The preliminary concept outlined in Appendix 1 also includes a series of greenways
and pedestrian-friendly streets to build on and complement the existing pedestrian
and cycle infrastructure in the area, particularly along portions of the water’s edge and
the mixed-use pathways and “greenway street” on Ewen Avenue and the existing
portion of the Stanley Street Greenway south of Ewen Avenue.
Specifically, the protection and development of the Stanley Street Greenway adjacent
to the proposed development, and pedestrian and cycle improvements on Duncan
Street are considered important means of conveying people through eastern
Queensborough.
As outlined in Appendix 1, the initial concept also contemplates pedestrian sensitive
streets within the plan area to build upon the existing and proposed pedestrian and
cycle network.
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4.3

Design Guidelines

At this stage, it is premature to suggest any design characteristics or elements. Those
will emerge through the community planning process; however it is acknowledged
that they will form an important component of the OCP amending application in due
course.

9
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5

Application and Consultation
Process

5.1

Application Process

As directed in the QCP, the intent of this application is to initiate a master planning
process for the entire plan area detailed on Figure 1. That master plan framework will
help resolve some of the land use issues unresolved in the QCP, and add an additional
level of detail with respect to land use specifics, densities, and design guidelines. The
Master Plan will inform future development applications by other owners within the
plan area.
The application is also to amend the OCP as it pertains to the lands identified in
Figure 1 as under the control of the Applicant. The precise nature of these OCP
amendments will emerge throughout the process, but are intended to facilitate the
land use described previously, with additional policies and guidelines to guide future
development within the proposed land-use framework.

5.1.1 City of New Westminster Involvement
As the master planning process will affect private lands outside the control of the
Applicant, the City has recommended a collaborative planning process driven by the
Applicant, but with City resources to provide continuity from the QCP process, and to
assist with land-use discussions on other lands.

5.2

Proposed Consultation Program

The master planning process will be necessarily consultative in nature. The intent is to
engage the community on the proposed land use framework and then seek public
input on specific directions on details of the master plan process, such as design
guidelines, visual preferences, and specific feedback on the green space and public
space elements and designs. Even the name of the community is a topic that will be
explored in consultation.
To achieve an appropriately robust consultation program, in addition to that
statutorily required by the OCP amendment process, the following main consultation
steps are being considered in addition to the ongoing dialogue with neighbours and
community stakeholders:
1. Initial Awareness (Underway): The intent of this first stage is to meet with
community stakeholders and the City to make them aware of the development
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concept and the proposed process. To date feedback has been positively
received with respect to process and initial development concept.
2. First Open House (June): The first open house will serve two purposes. It
will provide an opportunity for the community to learn about the development
concept, but will also provide the initial forum for the community to provide
input into shaping the concept and the master plan.
3. Second Open House (Septem ber): The second open house will be an
opportunity for the Applicant to report out on the findings of the first phase,
and then to identify and solicit feedback on any additional or outstanding
questions or comments.
These main consultation elements are the frame for the consultation program, which
will be ongoing and responsive to the community process. These milestones are also
in addition to the City’s process, which includes engagement with their Advisory
Planning and Design Review Committees, and statutory engagement including a
formal public hearing.
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6

Summary and Contact
Information

6.1

Closure

The Applicant is excited at the prospect of working with the City of New Westminster
and the Queensborough community to deliver an important community node in
accordance with the QCP objective of creating a complete community in eastern
Queensborough.
Over the course of the process, the Applicant is committed to working through the
details important to the community to inform the future development of the lands
they control, and to help establish a master planned framework for other lands within
the plan area.

6.2

Project Contacts

Application Contact:
Cam eron Chalm ers, RPP, M CIP
Planning and Developm ent
Platform Properties
604.849.2138
cam eron@cam eronchalm ers.com
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7

Appendices

Appendix 1: Queensborough Eastern Neighbourhood: Preliminary Design Concept

Appendix 2: Property Descriptions
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QUEENSBOROUGH EASTERN NEIGHBOURHOOD

| PRELIMINARY CONCEPT

Existing site | Queensborough, BC |

Platform | Queensborough, BC | May 2014 |
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1.0 Context
Queensborough is undergoing dramatic change
including the area surrounding this development
site with potential residential, industrial and mixed
use development.

DOWNTOWN
NEW
WESTMINSTER

The Stanley Street Greenway runs along the
western edge of the site. The southern edge
is defined by Ewen Avenue and a railway. The
properties along the north edge of the site on
Duncan Street have designated heavy industrial and
medium density housing land uses.

QUEENSBOROUGH BRIDGE
CONNECTION TO THE
MAINLAND

POPLAR ISLAND

FUTURE
CONNECTION TO
DOWNTOWN

2.0 Vision
PARCEL
UNDER
REZONING

The vision for this mixed use site includes
developing open space and built form
that complements the existing and future
neighbourhood, creating a new place in
Queensborough that is distinct and recognizable.

EASTERN
NEIGHBOURHOOD
CORE
PORT ROYAL

A network of streets, greenways, green spaces,
and pedestrian and cycling pathways to provide
links within the development and connections to
the rest of Queensborough is an important aspect
of the overall vision.
HIGHWAY 91A TO
RICHMOND

TO THE
HISTORIC
HEART

CONNECTION TO
ANNACIS ISLAND

N
QUEENSBOROUGH EASTERN NEIGHBOURHOOD
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3.0 Urban Design Principles
Connections and Circulation

Integrate new movement systems into the surrounding vehicular,
pedestrian and cycling networks.

Edge Conditions

Create positive interfaces with existing and future edge
developments and conditions including the Stanley Street
Greenway, adjacent industrial use, streets and railway.

Identity and Character

Develop an identity for this new development that reflects the
existing rural and industrial character of Queensborough that is
compatible with the Port Royal neighbourhood.

Neighbourhood Amenities

Integrate the Stanley Street Greenway, new public green spaces
and a commercial/mixed use node around Mercer Street in the
overall site design. These amenities should benefit the local and
neighbouring community.

Sustainable Design

Integrate visible and practical stormwater management systems
into the overall site design supported by a balance between hard
and soft landscaping.
Support sustainable design objectives through compact building
forms and a mix of uses and densities that optimize open space and
walkability.

Safe Community Design

Orient front doors (eyes) to the street to support safety and
walkability.
Ensure lanes, parking and service areas are designed with safety as
a priority and traffic calming is incorporated into the street design.

QUEENSBOROUGH EASTERN NEIGHBOURHOOD
3

46

4.0 Site Analysis

TIAL VIEWS TO POPLAR ISLAND
POTEN

Opportunities
* A rich local history and character.
* Distant views including Poplar Island.
* Green buffers and landscaped edges.
* Potential connection to transit network.
* Existing stormwater management strategies – ditches and swales.

POPLAR ISLAND
FUTURE
CONNECTION TO
DOWNTOWN

FRAS
ER R
IVER

* Open space and environmental diversity including the greenways, trails, ditches,
swales.

* Proximity to the river via existing greenways and trails.
* Connections to bikeways and trails including the Stanley Street Greenway and a
future pedestrian bridge to downtown New Westminster.

* Flexible site design allowing for future consolidation.
* Neighbourhood retail and services.
Constraints

INDUSTRIAL

INDUSTRIAL

FUTURE

RESIDENTIAL
community
garden

RESIDENTIAL

DUNCAN ST

EXISTING

M

A mix of adjacent land uses.

R
CE
ER

ST
Y
E
KL EXISTING
C
A
BL
PUB

ST

Y
LE
AN
ST

PORT ROYAL
RESIDENTIAL

ST

perimeter trail

ditches/swales

E

E

E

QUEENSBOROUGH
COMPREHENSIVE
DEVELOPMENT

FR

AS

future greenway street

W

N

V

AY
NW
EE

future mid-island trail

A

GR

mid-island trail

ET
RE

future perimeter trail

IV
ER

train track

R

RESIDENTIAL

ED

Non-contiguous development parcels including grading challenges between new
development designed to meet Flood Control Levels (FCL) and existing properties
below the FCL.

DOG PARK

ER

N
AN
PL

Limited public transit.

Stanley Street Greenway
INDUSTRIAL

future Stanley Street Greenway
park
masterplan boundary

N

QUEENSBOROUGH EASTERN NEIGHBOURHOOD
4

47

4.0 Preliminary Concept Diagram:
Land Use and Circulation
This development site is bounded by Duncan Street,
Ewen Avenue and Stanley Street (Greenway).
Mercer Street connects Duncan Street and Even
Avenue. Blackley Street connects Stanley and Duncan
Streets. The rhythm of the existing street network
will be retained, and potential new streets, pedestrian
pathways and cycling routes will be proposed to
provide internal connections and reinforce existing links
with the surrounding neighbourhood.
Commercial with potential residential mixed use
development is envisioned east of Mercer Street. A mix
of residential uses is proposed west of Mercer Street.
Public open spaces will be located to support the
mixed use and residential developments and provide
neighbourhood amenity spaces.
The overall vision includes developing this new
neighbourhood with a mix of uses and public spaces
that fits into Queensborough with a distinct character
and identity.
low density residential
(retained)
residential
commercial with potential
residential mixed use
site boundary
Blackley Street spine
Mercer Street spine
potential neighbourhood
street/mews/lane

QUEENSBOROUGH EASTERN NEIGHBOURHOOD
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Appendix 5:
June 24, 2014 Open House Presentation Materials and
Display Panels
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An Introduction to the
Queensborough Community
Plan and the Study Area
Rupinder Basi and Lynn Roxburgh
Development Services
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QUEENSBOROUGHSTUDYAREA

Special Study Area Context
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QUEENSBOROUGHSTUDYAREA

Land Use Designation Map
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QUEENSBOROUGHSTUDYAREA

What Does the Plan Say?
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The purpose of the Master Plan is to:
• Build upon the work undertaken
during the development of the
Queensborough Community Plan by
further exploring appropriate land
uses and design guidelines for the
Study Area in greater detail.

QUEENSBOROUGHSTUDYAREA

Why a Master Plan?

• Facilitate the development of
properties owned by Platform
Properties
• Inform future development
applications by other property
owners within the Special Study Area.
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The following principles must be considered in the
creation of the master plan:

1.

Locate land uses such that they
establish a sensitive transition
between industrial and non-industrial
land uses.

2.

Include residential land uses in
locations that will help to complete the
eastern residential neighbourhood.

3.

Consider including commercial land
uses fronting onto Ewen Avenue where
they will help to create a compact, local
serving commercial node.

4.

Reinforce Ewen Avenue as the
community “main street.”

QUEENSBOROUGHSTUDYAREA

Planning Principles
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The following principles must be considered in the
creation of the master plan:

5.

Protect heritage resources.

6.

Protect and enhance riparian
areas.

7.

Include trail segments shown on
the Parks, Trails and Greenway
Streets Map (e.g. Stanley
Greenway and Mid-Island Trail).

8.

Provide an appropriate level of
vehicular access in support of
community and siteconnectivity.

QUEENSBOROUGHSTUDYAREA

Planning Principles
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1. Platform Properties submits an Official Community Plan Amendment
Application to launch the Master Plan Process. (June 2014)
2. Preliminary Report to Council. (June 2014)
3. Public Open House (June 2014) (WE ARE HERE)
4. Special Study Area owners meeting. (Summer 2014)
5. Advisory Planning Commission review of the land use considerations.
(Summer 2014)

QUEENSBOROUGHSTUDYAREA

Process

6. Update report to Council. (Fall 2014)
7. Public Open House. (Fall 2014)
8. New Westminster Design Panel review of design guidelines.
9. Report to Council summarizing the master plan process results and
formal consultation requirements. (Winter 2015)
10. Report to Council for first and second readings of the OCP amendment
bylaw (Spring 2015)
11.Public hearing. (Spring 2015)
Bold – Opportunities for Stakeholder Input)
(B
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Thank You.
Questions? Comments.
For form information please visit:
www.newwestcity.ca/StudyArea
Rupinder Basi– e: rbasi@newwestcity.ca t: 604-515-3826
Lynn Roxburgh – e: lroxburgh@newwestcity.ca t: 604-515-3805

58

SPECIAL STUDY AREA MASTER PLAN OPEN HOUSE

STUDY AREA CONTEXT
Residential
development of
the former Star
Shipyard will add
more residential units
adjacent to the north
edge of the Study Area.

The former School
District property, which
has been vacant for
a number of years, is
now owned by Platform
Properties.

The Queensborough
dog park is located
in the Study Area. It
is important to keep
the dog park in the
community, although it
doesn’t have to stay in
this location.

Special Study Area
Platform Properties Lands

The industrial uses
on the Port Metro
Vancouver site can
operate 24-hours, seven
days a week. They will
also generate more
truck and train trafﬁc
along Duncan Street.

Port Metro
Industrial

Future Residential

The City animal shelter
is located in the Study
Area. Relocating this
service would require
construction of a new
shelter to modern
standards.

Future
Residential

The ﬁnal phases of Port
Royal will add more
residential units to this
area. Locating residential
or mixed use in the
Study Area would help to
complete this residential
neighbourhood.

Eastern
Residential
Neighbourhood
Queensborough
Comprehensive
Development

There is a second
Comprehensive
Development node
south of Ewen Avenue.
The redevelopment of
these properties will
also require a Master
Plan process.

The City tow yard
occupies some of the
City parcels. Relocating
this service will require
identifying a similarsized area of City land
elsewhere in New
Westminster.
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June 24, 2014

SPECIAL STUDY AREA MASTER PLAN OPEN HOUSE

QUEENSBOROUGH COMMUNITY PLAN
What is the Queensborough Community Plan?
The Queensborough Community Plan (QCP) provides a policy framework for achieving the Queensborough
Community Vision. The vision describes how the community wants to develop into the future. It helps to ensure
that the growth and development of Queensborough is well-targeted and constructive, based on a common
understanding of Queensborough’s strategic opportunities. The Vision and Plan were developed over a ﬁve year
planning process that involved on-going consultation with area residents, property owners, business owners, and
other stakeholders. Highlights of the Queensborough Community Plan are:

Creates an understanding
of the community as it is
today and projects the future
population of the community.

Establishes a starting point
from which to build on toward
achieving the community vision.

Establishes Development Permit
Areas and design guidelines
which provide a clear direction
for the form and character of
future development.

Incorporates speciﬁc policies and
City actions towards achieving
the community vision.

Provides land use designations
and a map to guide the future
development of Queensborough.

Land Use Designation Map
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QUEENSBOROUGH SPECIAL STUDY AREA
Why does this area need a Master Plan?

Role of the City

The Study Area includes four land use designations
(shown below).

The role of the City in the master planning process
will be to work in close collaboration with Platform
Properties on the master plan process. City staff and
Platform Properties will engage owners in the area
in order to ensure that they are involved throughout
the master planning process. The City will also be
involved in the relocation of the existing dog park,
animal shelter, and tow yard that are currently
located on the City-owned properties which Platform
Properties is purchasing.

One of these land use designations, Queensborough
Comprehensive District, requires that a master
plan and design guidelines must be created for the
whole area prior to any rezoning consideration. This
is because the Study Area has complex conditions
within a relatively small neighbourhood. These
conditions include environmental and historic assets,
a broad range of surrounding land uses, and adjacent
truck and train routes. Determining land uses for this
area requires more detailed analysis than generally
conducted for a community plan review.

Role of Other Study Area Property Owners
The private property in the Study Area not owned
by Platform Properties will also be included in the
master plan process. The City and Platform Properties
will work directly with property owners who will also
be invited to all of the public engagement activities in
order to ensure they have meaningful involvement in
the master planning process.

The master plan must be consistent with the site
planning principles included in the Queensborough
Plan.
Once implemented, the master plan will facilitate the
development of lands owned by Platform Properties
in addition to informing future development
applications by other property owners within the
Study Area.

Park or Greenway: The watercourse
in the Stanley Street right-of-way is
identiﬁed as a public greenway and
is protected by the Riparian Areas
Regulation. This corridor provides a
highly prized open space asset and an
important stormwater management
function for the community.

Queensborough Comprehensive Development:
The intent of this designation is to include
residential and employment uses which
complement and are compatible with the
surrounding existing and designated land uses.
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Residential – Low Density: The area
fronting onto Ewen Avenue between
the pub and Stanley Street is designated
Residential – Low Density. This designation
enables protection of the historic single
detached dwellings on these properties.
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New Street Right of Way

Commercial Main Street: This designation allows
commercial at grade and residential, commercial and/
or ofﬁce above. This designation also allows a purely
commercial development, such as a grocery store.
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PLANNING PRINCIPLES
The following principles were created to guide the master plan process, to provide the community with
additional clarity regarding the future of the area and to ensure that future designation of the land in this area
will meet the objectives of the Queensborough Community Plan.

1. Locate land uses such that they
establish a sensitive transition
between industrial and nonindustrial land uses.
Port Metro Vancouver owns land north of the Study
Area. Industrial uses will occupy the Port’s land well
into the future. The location of land uses within
the Study Area should respond to this. This means
land uses that are more compatible with industrial
uses should be located close to the Port’s land. Land
uses that are more compatible with residential uses
should be located close to the existing and future
residential areas.

2.Include residential land uses
in locations that will help to
complete the eastern residential
neighbourhood.
Existing and future residential neighbourhoods are
located around the eastern end of the Study Area.
Including some residential uses in this part of the
Study Area would help make the eastern residential
neighbourhood feel complete.

3.Consider including commercial
land uses fronting onto Ewen
Avenue where they will help to
create a compact, local serving
commercial node.
Residents have long noted the need for locallyserving shops in eastern Queensborough. There are a
number of different locations within and next to the
Study Area that could be designated as commercial.
There are also a number of constraints to developing
a main street feel along this part of Ewen Avenue.
Integrating shops into this part of Queensborough
would require a creative approach to these
constraints.

4.Reinforce Ewen Avenue as the
community “main street.”
The residential neighbourhoods located around the
eastern end of the Study Area feel quite separated
from the rest of the Queensborough community.
This separation is created by the existing adjacent
industrial uses of the Port Metro Vancouver,
the Study Area and lands to the south of Ewen
Avenue. Revitalizing Ewen Avenue with an updated
streetscape would help create a sense of connectivity.
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PLANNING PRINCIPLES
5.Protect heritage resources.
Protecting and enhancing heritage resources is a
high priority for the City. There are a number of single
detached houses in the special study area that are
more than 50 years old. Managing these heritage
resources is made difﬁcult by the surrounding
context, including issues related to their small
lot size, the ﬂood plain and the adjacent railway.
Maintaining these heritage houses would require a
creative approach to these constraints.

6. Protect and enhance riparian
areas.
There are two watercourses in the Study Area
identiﬁed as protected by the Riparian Areas
Regulation. This Provincial policy requires
protection measures, including setbacks between
the watercourse and constructed areas, and
maintenance of planted areas within these setbacks.
These local watercourses are key to providing habitat
and food sources for ﬁsh and other urban wildlife,
such as owls. They also provide valuable open space
for residents.

7. Include trail segments shown
on the Parks, Trails and Greenway
Streets Map (e.g. Stanley
Greenway and Mid-Island Trail).
An interconnected network of trails and greenway
streets makes walking and cycling more safe and
enjoyable, makes accessing amenities, services
and transit easier and helps decrease vehicle use.
The Stanley Greenway is a unique Queensborough
Amenity that will be a linear open space that has
the opportunity to be environmentally signiﬁcant
because of its riparian habitat.

8. Provide an appropriate level
of vehicular access in support of
community and site-connectivity.
Access to the Study Area as well as circulation
within the area need careful planning to ensure that
the area is livable and that trafﬁc impacts on the
surrounding neighbourhood are minimized. Planning
for site access also needs to account for the rail lines.
As much as possible, the number of crossings should
be reduced and those crossings that remain should
be designed in a way that achieves whistle cessation.
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HOW DID WE GET HERE + NEXT STEPS
Launch of the
Queensborough Community
Plan Review
October 2008

Research (October 2008 - January 2013) - Numerous detailed
studies completed on topics such as Employment Lands and
Flood Management.
Public Consultation (December 2008 - September 2013) - Land
Use Plan, Draft Vision Theme, Goals and Objectives.

Launch of the
Queensborough Special
Study Area Review
May 2012

Consultants Retained (September 2012) - Detailed analysis of
context, development trends and suitable land uses.
Public Open House (October 2012) - Discussion of planning
principles and land use.
Report to Council (July 2013) - Findings and land use
designation recommendations are endorsed by Council and
incorporated into the Queensborough Community Plan.

Queensborough
Community Plan
Adoption

Public Open House (September 2013) - Draft Community Plan.

October 2008

Platform Properties purchase land owned by the School District
and begins the process of purchasing land owned by the City.
Launch of the
Queensborough Special
Study Area Master Plan
Process
June 2014

Platform Properties submits an Ofﬁcial Community Plan
Amendment Application to launch the Master Plan Process.
(June 2014)
Preliminary Report to Council. (June 2014)
Public Open House (June 2014) - Visual Preference Survey.

We Are
Here

Special Study Area owners meeting. (Summer 2014)
Advisory Planning Commission review of the land use
considerations. (Summer 2014)
Update report to Council. (Fall 2014)
Public Open House. (Fall 2014)
New Westminster Design Panel review of design guidelines
Report to Council summarizing the master plan process results
and formal consultation requirements. (Winter 2015)
Adoption of Amended
Queensborough Community
Plan

Report to Council for ﬁrst and second readings of the OCP
amendment bylaw (Spring 2015)
Public hearing. (Spring 2015)

Spring 2015

For more information please visit www.newwestcity.ca/StudyArea
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Queensborough Eastern Neighbourhood Node
Community Information Meeting
July 24, 2014
Cameron Chalmers, MCIP, RPP
Platform Properties

65

Meeting Format

Queensborough Eastern
Neighbourhood Node

Format

Purpose
•

•

The purpose of the meeting is to invite the
community to learn about the proposed
Master Plan process and Official Community
Plan amendment application.

•

6:00 – 7:00 Open House Format

•

7:00 – 7:20 Presentation by the City of New
Westminster and the Applicant

The meeting is also an opportunity for the
community to begin sharing thoughts and
ideas for how the neighbourhood will
develop over time.

•

7:20 – 8:00 Questions and Comment
Packages
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The Plan Area

Description
•

•

The plan area consists of approximately
8.53 hectares (21 acres) and contains 46
independent lots.
The lands under application amount to
3.92 hectares (9.68 acres) and are
identified in yellow on the adjacent map.

Current Uses
•
•

•

Most of the land under application west
of Mercer Street is undeveloped.
The land under application east of
Mercer includes the current dog park,
City tow yard, and City animal shelter.
The majority of the remaining lands are
used primarily for residential use, a pub,
and other commercial/light industrial
uses.
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Planning Context and Vision

Context
•

The context area has a range of
residential, commercial and industrial
land uses.

•

Each border of the plan area has a
different edge condition.

•

There is an established transportation
network that will be enhanced by the
new pedestrian bridge to downtown.

Vision
•

The vision for this mixed-use site is to
complement the existing neighbourhood
by adding a new commercial/retail node
and compatible residential development
with a range of open spaces.
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Site Analysis

Opportunities
• Arichlocalhistoryandcharacter
• DistantviewsincludingPoplarIsland
• Greenbuffersandlandscapededges
• Potentialconnectiontotransitnetwork
• Openspaceandenvironmentaldiversity
• Proximitytotheriverviaexistinggreenwaysand
trails
• Connectionstobikewaysandtrails
• Neighbourhoodretailandservices
Constraints
• Amixofadjacentlanduses
• Limitedpublictransit
• NonͲcontiguousdevelopmentparcels
• FloodConstructionLevels(FCL)
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•

Neighbourhood scale commercial,
retail, service, and employment use
with potential residential mixed-use
development is envisioned east of
Mercer Street.

•

A mix of residential uses is proposed
west of Mercer Street.

•

Existing low density residential fronting
Ewen Avenue will be retained.

•

Public open spaces will be located to
support the mixed-use and residential
developments and provide
neighbourhood amenity spaces.

Proposed Land Use
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Development Proposal Details

•

Plaza-type commercial development with an
emphasis on providing local retail,
neighbourhood services, and employment.

•

The residential precinct will help create
critical mass to support the commercial
precinct.

•

A neighbourhood node that meets local
employment aspirations and creates
community gathering places and services to
meet daily needs.

•

New residential development will likely be in
a townhouse or other ground-oriented form
with densities comparable to those in the
surrounding neighbourhood.

•

Mixed-use residential development may also
be included in the Main Street precinct, as per
the Queensborough Community Plan.

•

The low-density residential development
along Ewen Avenue will be retained.
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•

Balance vehicular, pedestrian and
cycling networks.

•

Create positive interfaces with existing
and future edge developments.

•

Develop an identity for this new
development.

•

Integrate the Stanley Street
Greenway, new public green spaces
and other amenities that benefit the
local and neighbouring community.

•

Integrate visible and practical
stormwater management systems and
other sustainability initiatives.

•

Orient front doors (eyes) to the street
to support safety and walkability.

Preliminary Urban Design Principles
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Community Planning Process

Queensborough Eastern
Neighbourhood Node

First Open House

•
•
•

Visual Preference Survey
Preliminary comments on land use
Outcome will be a consultation report

•
•

More detailed land use concepts
Comments on design guidelines and
detailed development application
Outcome will be a detailed development
application package

Second Open House
•

•
Bylaw Consideration

•

Opportunity to make representation to City
Council on the detailed design guidelines,
land use policies, and development
concepts in the OCP amendment and
rezoning bylaws
Outcome will be an amended OCP and
rezoning
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•

Please share your thoughts and opinions
with us using the Visual Preference Survey
and Comment Form.

•

This tool will enable you to comment on land
use, neighbourhood character, and
preliminary building types.

•

The results of the survey will help guide the
detailed policy and design guidelines that
will express the vision for this
neighbourhood.

Visual Preference Survey
and Comment Form
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Thank you!
Please feel free to ask questions of any member of our team.
Completed comment packages can be submitted at the reception desk
or as indicated on the front page.
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Welcome to the
Queensborough Eastern Neighbourhood Node
Community Information Meeting
Please sign in and take a comment package
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Queensborough Eastern
Neighbourhood Node

!

$ 
•

•

The purpose of the meeting is to invite the
community to learn about the proposed
Master Plan process and Official Community
Plan amendment application.
The meeting is also an opportunity for the
community to begin sharing thoughts and
ideas for how the neighbourhood will
develop over time.

•

6:00 – 7:00 Open House Format

•

7:00 – 7:20 Presentation by the City of New
Westminster and the Applicant

•

7:20 – 8:00 Questions and Comment
Packages
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Planning Context and Vision
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The Plan Area

Description
•
The plan area consists of approximately 8.53 hectares (21 acres) and
contains 46 independent lots.
•
The lands under application amount to 3.92 hectares (9.68 acres) and
are identified in yellow on the adjacent map.
•
The lands are generally flat and within the floodplain, which will require
mitigation through either structural fill or elevated building.

Current Uses
•
Most of the land under application west of Mercer Street is
undeveloped.
•
The land under application east of Mercer includes the current dog
park, City tow yard, and City animal shelter.
•
The majority of the remaining lands are used primarily for residential
use, a pub, and other commercial/light industrial uses.
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Project Proposal
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Development Proposal Details

Queensborough Eastern
Neighbourhood Node

Main Street Precinct

Residential Precinct

•

Plaza-type commercial development with an emphasis on providing local
retail, neighbourhood services, and employment.

•

The residential precinct will help create critical mass to support the
commercial precinct.

•

The intent is to create a neighbourhood node that meets the local
employment aspirations of the community while providing community
gathering places and services to meet the daily needs of East
Queensborough residents.

•

The new residential development will likely be in a townhouse or other
ground-oriented form with densities comparable to those existing in the
neighbourhood.

•

The residential precinct will also respect the low-density and historically
important residential development along Ewen Avenue.

•

Mixed-use residential development may also be included in the Main Street
precinct, as per the Queensborough Community Plan.
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Preliminary Urban Design Principles
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Community Planning Process
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First Open House

•
•
•

Visual Preference Survey
Preliminary comments on land use
Outcome will be a consultation report

Second
d Open House

•
•

More detailed land use concepts
Comments on design guidelines and detailed development
application
Outcome will be a detailed development application package

•

Bylaw Consid
Consideration

•

•

Opportunity to make representation to City Council on the detailed
design guidelines, land use policies, and development concepts in
the OCP amendment and rezoning bylaws
Outcome will be an amended OCP and rezoning
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What’s in a Name?

“Queensborough Eastern Neighbourhood Node” is only a working name. We would like your input in
naming this new neighbourhood. Please write your naming ideas in the space below. A winning name
will be selected before the next open house.
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

New Westminster Design Panel

Date: August 26, 2014

From:

Julie Schueck, Heritage and
Community Planner
Mike Watson, Planning Technician

File:

Subject:

101 Third Street (Urban Academy) – Heritage Revitalization Agreement
Proposal and Official Community Plan Amendment

HER00031
OCP00008

PURPOSE
The purpose of this report is to provide an opportunity for the New Westminster Design
Panel (NWDP) to review the form and character of a proposed new building that forms
part of an application for a Heritage Revitalization Agreement (HRA) at 101 Third Street
and 228 Manitoba and an application for an Official Community Plan (OCP) amendment
at 228 Manitoba Street in order to allow the development of an additional building for
Urban Academy.
BACKGROUND
Applicant:

Urban Academy Society

Architect:

Omicron Canada Inc.

Current Zoning: 101 Third St

Third Street Comprehensive Development
District (P-CD-1)
Multiple Dwelling District (Low Rise)(RM-2)
Heritage Revitalization Agreement

228 Manitoba St
Proposed Zoning:
OCP Land Use Designation:
101 Third St
228 Manitoba St
Proposed OCP Land Use
Designation:
Site Data:
101 Third St

Doc # 584017

School (S)
Residential Medium and High Density (RM/RH)
School (S)
Frontage: 183.40 ft (55.90 m)
Depth:
148.48 ft (45.26m)

Page 1
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228 Manitoba St

Consolidated Property:
(101 Third St & 228 Manitoba St.)

Area:
Frontage:
Depth:
Area:

27,265 sq ft (2,533 sq m)
66.01 ft (20.12 m)
131.79 ft (40.17 m)
8,699 sq ft (808 sq m)

Frontage:
Depth:
Area:

249.41ft (76.02 m)
280.27 ft (85.43 m)
35,964 ft (3,341 sq m)

Previous Application
After purchasing 101 Third Street in 2006, the Urban Academy Society applied to amend
the Official Community Plan in order to change the designation from Residential Low
Density (RL) to School (S) and also applied to rezone the property from Single Detached
Dwelling District (RS-2) to Third Street Comprehensive Development District (P-CD-1).
Council adopted the Official Community Plan (OCP) amendment and the rezoning
bylaws on June 12, 2006.
APPENDICES
Title
1
2
3

Heritage Conservation Plan and
Statement of Significance
Letter of Intent

Title
4

Site Context Map

5

Sustainability Report Card

Architectural and Draft Landscape
Plans

PROPOSAL
Urban Academy is an independent school that was formed in 2001 and currently has a
student population of 160 students (Junior Kindergarten to grade 12). At present, the
students are located on two different campuses in the City, JK to grade five at 101 Third
Street and grades six to twelve in a leased facility at 601 Eighth Avenue. The purpose of
this application is to facilitate the development of a new building on the existing 101
Third Street site and the adjacent site at 228 Manitoba Street. This new building together
with the existing Robson Manor building would accommodate, on one campus, up to 450
students and 41 staff by 2022.
Robson Manor was constructed in 1935 for James Goodfellow Robson, owner of
Timberland Lumber Company and a leading industrialist of New Westminster. It was
purchased in 2006 by the Urban Academy Society. Robson Manor is valued for its
architectural style, which was unusual in Western Canada during the 1930s. It is also

Doc # 584017

Page 2
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valued for the original interior details and material, the landscape features, and its age. In
addition, it is valued for its association with first owner James Goodfellow Robson, the
Dominion Construction Company and architect Sydney Arnold Lake. The Statement of
Significance which is contained within the Heritage Conservation Plan is attached in
Appendix #1.
As the applicant, Urban Academy Society proposes entering into an HRA in order to
retain and restore the exterior and certain interior elements of the heritage building,
Robson Manor. The applicant also proposes to incorporate the adjacent site at 228
Manitoba and have therefore secured the purchase of that lot, which currently contains a
two storey, eight unit rental apartment building. This building is proposed to be
demolished and a new school building would be built in an “L”-shape around the existing
Robson Manor. The proposed new school building would be three storeys above grade
and contain mostly classroom space, with two additional storeys below grade to
accommodate music rooms, drama theatres, a gymnasium and parking. The proposed
new building would be 4,146 sq. metres (44,627 sq. ft.) which would bring the density on
the site to 1.49 FSR.
The HRA application would require that the property at 228 Manitoba Street be
consolidated with 101 Third Street. Further, 228 Manitoba Street would require an OCP
amendment in order to change its designation from “Residential Medium and High
Density” (RM/RH) to “School” (S). The OCP amendment process would run
concurrently with the HRA application.
The preliminary statistics for the application, including both the proposed new building
and the existing Robson Manor, are summarized below:

Gross Floor Area:

Historic Building 962.44 sq. m (10,359.61 sq. ft.)
New Building 4,146.23 sq. m. (44,629.65 sq. ft.)
Total 5,108.67 sq. m (54,989.27 sq. ft.)

Floor Space Ratio:

Historic Building 0.28 FSR
New Building 1.21 FSR
Total 1.49 FSR

Building Height:

Historic Building 9.26 m (30.38 ft.)
New Building 12.475 m (40.93 ft.)

Number of Storeys:
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(above ground)
Number of Storeys:

New Building 3
Historic Building 1

(below ground)
Total Site Coverage at
Grade:

New Building 2
Historic Building 7.7 %
New Building 33.4%
Total 41.1%

Off-street Parking:

Existing 8 spaces
Proposed 28 spaces

Secured Bicycle Parking:

Proposed 32 spaces

A letter of intent from the applicant is attached in Appendix #2. Architectural and draft
landscape plans detailing the proposal are attached in Appendix #3.
SITE CONTEXT
The subject properties at 101 Third Street and 228 Manitoba Street are located in the
Queen’s Park neighbourhood, between Royal Avenue and Queen’s Avenue. Across the
street, to the west is Tipperary Park; to the north of the sites are single family residential
dwellings; to the east are low rise multi-residential apartments; and to the south is an
eleven story mid-rise tower with 2.35 FSR. A site context map is attached in Appendix
#4.
Existing Zoning and Use
The Robson Manor site at 101 Third Street is presently zoned Third Street
Comprehensive District (P-CD-1) which is a district tailored specifically for Urban
Academy’s present use and building.
228 Manitoba Street is zoned Multiple Dwelling Districts (Low Rise) (RM-2) which
allows multiple unit residential units within a four storey building. Currently on the site
is a two storey apartment building with eight residential units.
Existing Development Potential
The present P-CD-1 zoning at 1010 Third Street was created specifically for the existing
Urban Academy operation and limits the development potential in that regard.
Development of this site is also limited by the Heritage Designation Bylaw.
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The site at 228 Manitoba is under developed in terms of the maximum permitted density
of 1.2 FSR. The site has no lane access and is small for an apartment site. The current
FSR is 0.85.
Site Constraints
The combined sites (101 Third Street and 228 Manitoba Street) face the following
potential constraints:
 Site planning and development around an existing heritage building and heritage
wall;
 Manitoba Street is narrow and without sidewalks;
 Designing a new building in a context of a variety of adjacent uses including
single detached dwelling, low-rise apartments and high-rise apartments; and
 No lane access.
Proximity to Transit
Transit Facility
SkyTrain Station
Frequent Transit Network
Transit Stop

Frequency
3 minutes
10 minutes
30 – 60 minutes

Distance (m)
370 m
380 m
14 m

The sites are located on the edge of the Downtown and Queen’s Park neighbourhoods
and are situated within easy walking distance to both the Columbia Street SkyTrain
Station and the Frequent Transit Network at Sixth Street.
POLICY CONTEXT
Official Community Plan
The OCP land use designation for the subject sites is “Schools” (S) for 101 Third Street
and “Residential Medium and High Density” (RM/RH) for 228 Manitoba Street. The
designations are described in the Official Community Plan as follows:
(S) Schools: this area will include public, private and post-secondary schools.
(RM) Residential – Medium Density: this area will contain medium density multifamily residential uses such as row houses, stacked townhouses, and low rises.
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(RH) Residential – High Density: this area will contain high density multi-family
residential uses including row houses, stacked townhouses, low rises and high
rises.
Heritage Policy Context
There is recognition in the community that there should be a variety of heritage incentive
tools that assist and encourage property owners to conserve their heritage buildings, and
that an effective legislative tool to achieve this is the Heritage Revitalization Agreement
(HRA). In exchange for long-term legal protection and exterior restoration, certain
zoning relaxations, including an increase in density, are seen as incentives that offer
property owners a financially viable means for conservation. Provisions for the local
government to negotiate a Heritage Revitalization Agreement are set out in Section 966
of the Local Government Act.
A heritage property which is the subject of an HRA in New Westminster is also protected
with a Heritage Designation Bylaw. A Heritage Designation Bylaw is a form of land use
regulation that places long-term protection on the land title of a property and which is the
primary form of regulation that can prohibit demolition. Any changes to a protected
heritage property must first receive approval from City Council (or its delegate) through a
Heritage Alteration Permit. Provisions for the local government to place Heritage
Designation Bylaws on properties are set out in Sections 967, 968 and 969 of the Local
Government Act.
PROJECT REVIEW PROCESS

1
2
3
4

Step
Neighbourhood Consultation (2 open houses).
Community/Commissions Consultation.
OCP Consultation by Outside Agencies.
Heritage Revitalization Agreement and OCP Bylaws to
Council for 1st/2nd Readings.
Public Hearing and consideration of adoption of Bylaws.

Projected Completion
Summer and Fall 2014
Summer/Fall 2014
Winter 2015
Winter 2015

DISCUSSION
At this point, the submitted landscape plan is not complete. As such, the applicant will be
required to return to the NWDP for review of a complete submission at a later date.
Please provide comments on the form and character of the proposed new building, with
specific attention paid to the following design considerations.
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Design Considerations
Staff has identified preliminary items and requests comment from the New Westminster
Design Panel on these items in addition to any other comments the panel may have.
Setbacks:
As noted in the table and discussion above, the applicant is proposing setbacks which are
significantly different than those allowed in the existing P-CD-1 comprehensive
development district and also in the Public and Institutional Districts (Medium Rise)
(P-2) which is generally used for elementary and middle schools.
Building Height and Massing Related to Adjacent Land Uses:
While the height of the building proposed is consistent with what would be permitted in
the P-2 Zoning district, staff would like the panel’s comments on the proposed building
heights in relation to the proposed building massing, building setbacks and adjacent land
uses.
Building Height and Massing Related to Manitoba Streetscape
The applicant has proposed siting the building close to the Manitoba Street property line
(0.6 metres / 1.96 feet). Staff would like the panel’s comments on how this setback would
impact the streetscape along Manitoba Street.
Trees and Fencing at South Property Line
Adjacent to the site on the south side is an eleven storey mid-rise tower. The applicant
has proposed ‘Scarlet Sentinel Red Maple’ along this property line. Staff would like the
panel’s comment on 1) whether this is the best landscaping treatment to increase privacy
between the uses along this property line 2) whether this is the best landscaping treatment
considering the close proximity of the existing residential tower to this property line (~5
feet).
Additionally the project team has verbally indicated that a fence would be provided along
this property line to provide separation between the subject site and the adjacent
residential tower. At this point a fence is not shown on the landscape or site plan.
Living Wall
Staff would like the panel to provide any comments or share any best practices related to
the ‘living wall’ proposed by the applicant on the west end of the new building.
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Circular Driveway
The existing circular driveway has been identified in the Heritage Conservation Plan as
having significant historic value. At this time, the landscape plans show a
reconfiguration of the circular driveway and an increase in hard surface paving material.
The applicants have been asked to provide a revised design that respects the historic
value of the site. This revised design will then be presented to the Heritage Commission
for comment and form part of the landscape review by the Design Panel at a later
meeting.
Sustainability Report Card
Highlights of the sustainability report card include the retention of a heritage house and
its landscape features, as well as a commitment to pursue BC Hydro’s PowerSmart Gold
energy efficiency standards and a LEED Gold equivalent sustainable design. The full
Sustainability Report Card is attached in Appendix #5.
Community and Commission Consultation
The applicants held a public open house at Robson Manor on July 7, 2014 which was
well attended. The majority of attendees appeared to support the proposal with some
concerns raised regarding the impact on traffic and the size of the proposed new building.
The Community Heritage Commission reviewed the applications at their July 2, 2014
meeting. They made a recommendation of support for the application to Council.
The Advisory Planning Commission reviewed the applications at their July 15, 2014
meeting. They are expected to make a formal recommendation to Council after the
NWDP has made its recommendation.
CONCLUSION
The Urban Academy Society has owned the historically significant Robson Manor since
2006. Their proposal would develop a new building on the expanded site in such a way
that retains and respects Robson Manor while at the same time facilitating the expansion
of the school to accommodate up to 450 students by 2022.
Report Authors

Julie Schueck,
Heritage and Community Planner
Doc # 584017

Mike Watson
Planning Technician
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Appendix #1:
Heritage Conservation Plan and Statement of Significance
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The “Rose Garth” in 1976, in use as a caterer’s centre. [Source Barbara Hynek; New Westminster Public Library #1088]
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1.0 INTRODUCTION

NAME:

JOHN G. AND JEAN ROBSON RESIDENCE;
ROBSON MANOR; “ROSEGARTH”

ADDRESS:

101 THIRD STREET, NEW WESTMINSTER

ORIGINAL OWNER:

JOHN GOODFELLOW ROBSON
AND JEAN ROBSON

CONSTRUCTION DATE:

1935

DESIGNER:

SYDNEY ARNOLD LAKE,
DOMINION CONSTRUCTION

CONTRACTOR:

DOMINION CONSTRUCTION COMPANY

HERITAGE STATUS:

MUNICIPALLY REGISTERED

Robson Manor was constructed in 1935 for James
Goodfellow Robson, owner of the Timberland
Lumber Company. The mill, which was world
famous, was one of the few mills on the West
Coast that specialized in the cutting of giant
Douglas Fir timber, known as “Big Sticks” by the
lumber trade. J.G. Robson hired the Dominion
Construction Company, owned by his friend
Charles Bentall, to build this grand home, which
cost $32,560, at a time when an average home
cost $2,000.

The crash of the stock market in October, 1929
had a devastating effect on the local economy.
The next few years were unimaginably difficult,
and a grim reality set in. The next few years
were, by all accounts, the most difficult of the
Great Depression, but not all suffered equally.
After the Crash, corporate and institutional
commissions for architects virtually disappeared,
but capital was still concentrated in the hands
of wealthy individuals, who used the downturn
in the economy, and the subsequent deflation in
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labour and material costs, to build lavish estate
homes. Most architects closed their practices,
and resigned from the AIBC. A few architects,
with the right connections, remained very busy
designing a number of grand homes during the
Depression, such as the 1932 home for wealthy
liquor merchant, George Reifel, Casa Mia, one of
the most lavish ever built in Vancouver; Reifel paid
for everything in cash. Similarly, the Robsons had
sufficient wealth to build a grand mansion during
the Depression. They purchased G.E. Corbould’s

late Victorian residence that stood near the corner
of Third Street and Royal Avenue, demolished it,
and replaced it with this stylish new house, which
for many years was known as “Rosegarth.”
By the 1970s, the house was used as a caterer’s
centre, and wedding and reception hall, an
appropriate use given that its grand rooms were
designed for lavish entertaining. In 2006, it was
acquired and adapted for educational use by the
Urban Academy.

Front (south) elevation of Robson Manor, 1935 by Dominion Construction [courtesy: Omicron]
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HISTORIC CONTEXT
2.0 HISTORIC CONTEXT
2.1 JAMES GOODFELLOW ROBSON
This prominent house was built for timber
magnate James Goodfellow Robson (1887-1959)
and Jean Robinson (nee Law) Robson (18881956), regarded as among New Westminster’s
most prominent citizens. James Robson arrived
in British Columbia in 1906, and later stated
“I got sawdust in my blood and stayed right here
in B.C.”

Robson was born in 1887 in Ontario. He came to
British Columbia in 1906, still in his teens, working
first at Nelson, before signing on as a millhand at a
sawmill in Haney operated by J.A. Gibson. At age
21, he was able to engage in a partnership with
Gibson at Tynehead, running a shingle mill on the
Townline Road (96 Ave). In 1910, swamped with
debts of more than $17,000, Robson admitted that
he used to walk down Front Street, rather than
Columbia, to avoid meeting acquaintances.

JAMES GOODFELLOW ROBSON
Born in 1887 in Ayr, Ontario; son of Michael
Robson; educated, public schools, Ayr, Ontario
and National Business College, Portage La Prairie,
Manitoba; grain buyer, Ogilvie Flour Mills Co.
Ltd., on the prairies, 1903-1905; in the shingle
business under his own name at Tynehead, B.C.
1908-1910; president and managing director,
Timberland Lbr. Co. Ltd., and of Timberland
Development Co. Ltd. since 1910; president,
Salmon River Logging Co. Ltd.; B.C. Lumber
Association (president 1941). Married, 1911,
Jeannie Law of Vancouver, B.C. Member, Board of
Trade, New Westminster (president 1915); Clubs:
New Westminster; Vancouver; Washington Athletic
(Seattle, Washington); Recreations: hunting, golf.
Religion: United Church of Canada. Office: New
Westminster, B.C. Residence: 101 Third Street,
New Westminster.
Who’s Who in British Columbia 1942-1943, pps.
265-66.
James Goodfellow Robson
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At the age of 23, in November 1910, after the
failure of his first venture, Robson got a lucky
break. A new mill, the Timberland Lumber
Company Limited, was starting up across the
river and was in need of a manager, and Robson
was hired on. This enabled him to marry the
following year, and from this point forward
he never looked back. In 1918, he assumed
ownership of the company and developed it into
one of British Columbia’s largest lumber firms.

A prominent philanthropist, active in his community
— he served on the New Westminster school board
and parks board — he was also a popular leader
in lumber associations, industrial and fraternal,
local and national. He promoted British Columbia
forest products in trade delegations overseas. His
employees respected him for fair-dealing and steady
employment. Robson continued to run Timberland
after the end of the Second World War, and also
accepted an appointment to the Board of Directors
of the BC Power Corporation in 1947.

Presentation of a walking stick in the 1930s to Capt. J.H. Evans of the SS Dallington Court for being the first ship to pass through the New Fraser River Channel with a draught of 25 feet. Identified left to right: Front Row: F.P. Matheson (Sec. Pilot Board), Hon. A.W. Gray (Acting Premier of BC), Capt. J.H. Evans of
the SS Darrington Court, Wm. Gifford (Harbour Commissioner), P.A. Jones (Dock Builder), Ald. J.A. Courtney (Agent). Back Row: Ald. H.J. Sullivan (Chair.
Harbour Commission), J.G. Robson (Pres. Can. Manf. Assn.), John Shaw (Pacific Coast Terminals), Valentine Quinn (Man. Dir. Terminals), L.B. Lusby (Pres.
Board of Trade), I.R. Lawrence (Canada Customs) [New Westminster Archives IHP8047-018].
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In May 1956, Jean Robson, his wife of 44
years, passed away, and Robson announced his
retirement from business. In October, Robson’s
brother and long-time associate at Timberland,
Alex T. Robson, died at the age of 71. One year
after losing his wife, Robson buried his son
Clifford, dead at the age of 41. Robson devoted
his retirement years to giving away a portion of
the fortune he built up in 50 years in the lumber
trade. In 1956, he donated $100,000 to the
Royal Columbian Hospital and he followed that
with $100,000 to his church. In 1957, he gave
$250,000 to the University of British Columbia. In
1959 he gave $200,000 to the New Westminster
YMCA. It was estimated that he gave away almost
a million dollars. On his death in 1959 Robson
was eulogized as a ‘timber baron,’ ‘lumber
magnate,’ and the ‘leading industrialist’ of New
Westminster.

over a ten-hour period. From the start, the mill
specialized in large timbers, 16 or 18 inches
by 2 feet, with a length of up to 100 feet. Such
timbers were used in heavy construction, such as
for mines, bridges and wharves, posts and beams
for large buildings, as spuds for dredges, and for
the manufacture of masts and spars. Running at
capacity, the mill employed 75 men, and had
good access via the BCER to Chilliwack where it
connected with the Canadian Northern Railway
to points east, and across the Westminster Bridge
to the docks of the Fraser River, or to connect with
the Canadian Pacific Railway.

2.2 TIMBERLAND LUMBER COMPANY
The Timberland mill was closely identified with
pioneer lumberman James Goodfellow Robson,
the company’s first manager, and later owner. The
Timberland Lumber Company Limited had been
incorporated in September 1909 with a capital of
$25,000, divided into 250 shares of $100 each.
The company built a sawmill at Craig’s Station on
the British Columbia Electric Railway’s new Fraser
Valley line, about four miles from Brownsville.
Rail lines were extended from Craig’s Station into
the forests of the Bear Creek-Serpentine River
watershed. The trees cut were 80% Douglas Fir,
with the rest mainly spruce and cedar. The mill
was capable of cutting 40,000 feet of lumber

The location of Timberland Lumber Company operations in Surrey at Craig’s
Station and at South Westminster. With the development of Port Mann in
1911, and the opening up of the new highway route from the New Westminster Bridge, the highway junction at Timberland restyled itself ‘South Port
Mann.’ [Geological Survey of Canada, 1923].
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Timberland Lumber Co. sawmill opposite New Westminster [New Westminster Public Library #990]
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This mill operated until 1918 when a larger mill
was built on the riverfront in South Westminster.
In 1951, the Timberland Lumber Company was
recorded as having 187 employees. Its associated
logging firm, the Timberland Development
Company’s camp at Toba Inlet, employed a
further 60 men and women. Two other camps on
Vancouver Island, one west of Campbell River,
and a second at Union Bay, supplied logs to
Timberland. Ninety-five per cent of Timberland’s
output was by order, cut to specifications. The
mill’s unique capacity was depended upon to
satisfy any large dimension request, including a
100-foot stick delivered to Philadelphia measuring
41 inches square. Orders came in from around the
world, and the mill gained a lot of publicity with
some special projects.
Canadian Collieries Ltd. purchased timberland in
1956. In 1964, the firm was sold to Weldwood
Canada, which expanded operations at the site
on the Fraser River with a plywood plant. The old
Timberland mill was shut down in 1985, and the
business ceased operations in 1987. The company
was a major employer in the district for 75 years,
providing work for successive generations of
immigrants and local settlers, adapting to changing
conditions of demand and supply, through two
world wars and the depression.

2.3 DOMINION CONSTRUCTION COMPANY
Primarily known as one of the largest and most
successful construction companies in Western
Canada, Dominion Construction also has a long
and varied history in the design of buildings
through the employment of in-house architectural
staff. Charles Bentall (1882-1974) was the
mastermind of the business. Born in Essex, England
to a tenant farming family, he lost his father when
he was seven, leaving his mother to raise five
children. Charles left school at the age of fourteen
to apprentice as a draftsman, and although he
never received a formal professional education, by
his mid-twenties he was working as an engineer.
By 1907 he had saved enough money to buy his
mother a house and himself a passage to Canada.
The following year he arrived in Vancouver, which
was experiencing its greatest ever building boom.
Bentall was hired as a draftsman by J. Coughlan
& Co., steel engineers and fabricators, and his
designs for the frameworks for the new Vancouver
Court House dome and for the World Building —
at the time the tallest structure in the British Empire
— soon won him a promotion to Chief Engineer.
Emboldened by his success, Bentall struck out
on his own, and soon was hired as an Assistant
General Manager by the Dominion Construction
Company Ltd., that had been founded in 1911.
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An astute businessman, Bentall saw an opportunity
to provide in-house design expertise to their
clients. At this early stage in the company’s
development J.Y. McCarter was sent to Edmonton
to open a branch office in 1913, just before the
local economy collapsed. Through patience,
hard work and the right connections, the strongly
religious Bentall kept the company afloat during
tough times, and put aside money every month to
buy shares in the company, eventually extending
himself into “onerous indebtedness” to buy a
controlling interest in 1920. Bentall’s gamble paid
off with the increasing prosperity of the 1920s. In
1927, he landed the contract to both design and
build the huge new bus barns for the B.C. Motor
Transportation Company on Cambie Street, taking
the project away from an architect that the client
was not happy with.
That year, Bentall had accumulated enough capital
to found the New Building Finance Company,
which facilitated financing by offering low-interest
loans to clients. This enabled a number of projects
that might not otherwise have gone ahead, among
them the Queen Charlotte Apartments, designed
and built by Dominion Construction in Vancouver’s
West End, 1927-28 at a cost of $170,000. This
handsome structure epitomizes the urban ideal
of gracious apartment living, with an exterior
styled in a conservative period revival appearance,
complete with Spanish Colonial parapets and
projecting pantiled roofs that reflects the influence
of Californian design. The interior public spaces,
however, are more adventurous, and embrace the
new, and locally unknown, Art Deco style.

8

Throughout the 1930s and 1940s, Dominion
Construction designed and built numerous highquality structures in the Streamline Moderne
style, including the Bay Theatre on Denman
Street in the West End, 1938. With this project
the company ran afoul of the AIBC, which
brought a successful lawsuit against them for
designing buildings without being a registered
architectural firm. Dominion Construction was
found guilty, but their nominal fine of $25 was
a phyrric victory for the AIBC, as the trial’s
publicity and the glowing testimonials for the
contractor’s abilities generated a whole new
spate of projects for them.
Right after the end of the Second World War, the
company continued to be highly successful in
providing design/build services, maintaining a
consistently-high quality output of well-designed
structures: some Vancouver examples included
the St. Regis Paper Company Building, 1946;
the B.C. Motor Transportation (later Greyhound)
Bus Terminal, 1946; and the Labour Temple on
Broadway, 1948. Another modernist project was
the Kelowna Club in downtown Kelowna, 1949.
Even more successful in the 1950s and 1960s,
Dominion Construction continued to expand its
operations. After Charles Bentall retired in 1955,
his two younger sons took over. Although the
original company has now been split into several
diversified components, Dominion Construction
remains today under family control and is a
powerhouse in the design and delivery of large
construction projects.
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Construction details for Robson Manor prepared by Dominion Construction, 1935 [courtesy: Omicron]
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3.0 STATEMENT OF SIGNIFICANCE
REVISED MAY 2014

DESCRIPTION OF HISTORIC PLACE

‘Robson Manor’ is a two and one-half storey plus
basement, wood-frame Dutch Colonial Revival
residence, with a side gambrel roof and a balcony
above the porte-cochère at the front entry. It
is located in the Queen’s Park Historic District
that features high-styled, late nineteenth and
early twentieth-century single-family residences.
‘Robson Manor’ is situated on a corner lot
at Manitoba and Third Streets, with a mature
surrounding garden, granite block perimeter wall
and semi-circular driveway. There are views from
the house across the adjacent Tipperary Park to the
Fraser River.

in western Canada. Additionally, the largely
original interior of ‘Robson Manor’ retains
important attributes such as millwork of oak and
exotic woods, and ornate cast plaster ceilings.
The associated landscape features contribute to
the grand image of the property, and include a
semi-circular drive and granite block front wall.
‘Robson Manor’ was designed in the offices of
the Vancouver-based Dominion Construction
Company, with the plans being prepared by its
chief engineer, Sydney Arnold Lake (1884-1945).
Primarily known as one of the largest and most
successful construction companies in Western
Canada, Dominion Construction also had a long
and varied history in the design of buildings
through the employment of in-house architectural
staff.

HERITAGE VALUE OF HISTORIC PLACE

Built in 1935, ‘Robson Manor’ is valued as a
fine example of a Dutch Colonial Revival style
residence, and features a side gambrel roof. The
Dutch Colonial revival style was commonly seen
in the United States between the two World Wars,
when period revival styles reached the height
of their popularity. Further impetus was given
to the use of the Colonial Revival styles during
the American Sesquicentennial in 1926, when
patriotism was at a fever pitch and architectural
fashion favoured the use of traditional, Colonial
models. ‘Robson Manor’ is a rarity in the local
context, as the Dutch Colonial Revival style was
not commonly employed as a residential style

10

Additionally, the heritage value of ‘Robson Manor’
is associated with its original owners, timber
magnate James Goodfellow Robson (1887-1959)
and Jean Robinson (née Law) Robson (18881956), regarded as among New Westminster’s
most prominent citizens. Robson arrived in
B.C. in 1906, and by 1911 was the manager
of the Timberland Lumber Company. In 1918,
he assumed ownership of the company and
developed it into one of British Columbia’s largest
lumber firms. Robson served on the local school
and parks boards, and was a generous benefactor
to organizations such as the YMCA and the
Queen’s Avenue United Church.
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CHARACTER-DEFINING ELEMENTS

Key elements that define the heritage character of
the ‘Robson Manor’ include its:
• corner location across from Tipperary Park,
with a deep setback from the property line;
• setting within a context of prestigious, early
twentieth century single-family residences;
• residential form, scale and massing as
expressed by its: two and one-half storey plus
full basement height; symmetrical front façade
with central entry; side gambrel roof with
projecting front gable, rear gambrel roof, and
shed roof dormers; and L-shaped plan;
• construction materials such as random coursed
granite block foundation at front, cedar shingle
cladding and wood-frame construction;
• Dutch Colonial Revival style details such as the
gambrel roof and shutters;
• additional exterior elements such as: front
porte-cochère comprised of granite piers
with grouped square columns and scroll-cut
balustrades; rear elevation open porch with
balcony above; upper-storey patio on side
elevation extension with scroll cut balustrades;
oak front-entrance assembly with sidelights
and oak door with bevelled glass, multi-paned
glazing and Art Deco style hardware; broad,
brick front-entrance steps; exterior basement
access; and two red-brick chimneys;

• asymmetrical, regular fenestration such as:
double-hung wooden-sash windows with
multi-paned upper sashes; triple-assembly
first-storey windows with fixed, segmental
arched central window sash flanked by doublehung wooden-sash windows; stair window
displaying stained glass, shield motif with
angled bottom frame and transoms; and fixed
horizontal twelve-paned window;
• interior elements that date to the original
construction, including: original room
configurations; main floor front parlour with
mahogany trim, tiled fireplace and coved,
plaster ceilings with plaster medallions; main
floor dining room with mahogany panelling
and cast plaster ceiling; main entry hall
with French doors with bevelled glass and
rosettes between the panes; quarterpace,
front hall staircase with turned balusters and
oak wainscoting; other rooms with oak trim;
Art Deco style chandeliers and wall sconces;
oak floors with inlay patterns; original cast
iron radiators with fir radiator covers; two
mosaic-tiled bathrooms on the second floor
with original fixtures; and original doors and
hardware; and
• associated landscape features including a semicircular drive and a random coursed, granite
block front wall.
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4.0 CONSERVATION GUIDELINES
4.1 NATIONAL STANDARDS AND GUIDELINES
Robson Manor is a significant historic resource in
the City of New Westminster. The Parks Canada
Standards and Guidelines for the Conservation
of Historic Places in Canada (2010) is the source
used to assess the appropriate level of conservation
and intervention. Under the Guidelines, the work
proposed for Robson Manor includes aspects of
Preservation, Rehabilitation and Restoration.

PRESERVATION: the action or process of
protecting, maintaining, and/or stabilizing the
existing materials, form, and integrity of a historic
place or of an individual component, while
protecting its heritage value.
RESTORATION: the action or process of
accurately revealing, recovering or representing
the state of a historic place or of an individual
component, as it appeared at a particular period in
its history, while protecting its heritage value.
REHABILITATION: the action or process of
making possible a continuing or compatible
contemporary use of a historic place or an
individual component, through repair, alterations,
and/or additions, while protecting its heritage value.

12

Interventions to Robson Manor should be based
upon the Standards outlined in the Standards and
Guidelines, which are conservation principles of
best practice. The following General Standards
should be followed when carrying out any work to
an historic property.
STANDARDS
STANDARDS RELATING TO ALL CONSERVATION
PROJECTS

1. Conserve the heritage value of a historic place.
Do not remove, replace, or substantially alter
its intact or repairable character-defining
elements. Do not move a part of a historic
place if its current location is a characterdefining element.
2. Conserve changes to a historic place, which
over time, have become character-defining
elements in their own right.
3. Conserve heritage value by adopting an
approach calling for minimal intervention.
4. Recognize each historic place as a physical
record of its time, place and use. Do not
create a false sense of historical development
by adding elements from other historic
places or other properties or by combining
features of the same property that never
coexisted.
5. Find a use for a historic place that requires
minimal or no change to its character defining
elements.
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6. Protect and, if necessary, stabilize a historic
place until any subsequent intervention
is undertaken. Protect and preserve
archaeological resources in place. Where there
is potential for disturbance of archaeological
resources, take mitigation measures to limit
damage and loss of information.
7. Evaluate the existing condition of characterdefining element to determine the appropriate
intervention needed. Use the gentlest means
possible for any intervention. Respect heritage
value when undertaking an intervention.
8. Maintain character-defining elements on
an ongoing basis. Repair character-defining
element by reinforcing the materials using
recognized conservation methods. Replace in
kind any extensively deteriorated or missing
parts of character-defining elements, where
there are surviving prototypes.
9. Make any intervention needed to preserve
character-defining elements physically and
visually compatible with the historic place and
identifiable upon close inspection. Document
any intervention for future reference.
ADDITIONAL STANDARDS RELATING TO
REHABILITATION

10. Repair rather than replace character-defining
elements. Where character-defining elements
are too severely deteriorated to repair, and
where sufficient physical evidence exists,
replace them with new elements that match

the forms, materials and detailing of sound
versions of the same elements. Where there is
insufficient physical evidence, make the form,
material and detailing of the new elements
compatible with the character of the historic
place.
11. Conserve the heritage value and characterdefining elements when creating any new
additions to a historic place and any related
new construction. Make the new work
physically and visually compatible with,
subordinate to and distinguishable from the
historic place.
12. Create any new additions or related new
construction so that the essential form and
integrity of a historic place will not be impaired
if the new work is removed in the future.
ADDITIONAL STANDARDS RELATING TO
RESTORATION

13. Repair rather than replace character-defining
elements from the restoration period. Where
character-defining elements are too severely
deteriorated to repair and where sufficient
physical evidence exists, replace them with
new elements that match the forms, materials
and detailing of sound versions of the same
elements.
14. Replace missing features from the restoration
period with new features whose forms,
materials and detailing are based on sufficient
physical, documentary and/or oral evidence.
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4.2 CONSERVATION REFERENCES

4.3 GENERAL CONSERVATION STRATEGY

The proposed development for the subject property
is for the conservation of the historic house and the
design of a new infill structure to accommodate
the expansion of the school. The following
conservation resources should be referred to:

The primary intent is to preserve as much of the
historic exterior and interior fabric of Robson
Manor as possible, while undertaking limited
rehabilitation work to the house that will upgrade
the services to increase its functionality for
educational and administrative use. As part of the
scope of work, character-defining elements will be
preserved, while missing or deteriorated elements
will be restored. The development scheme for
this property has been prepared by Omicron
Canada Inc., and includes the retention and
conservation of the historic structure in situ, and
the construction of a new infill building.

Standards and Guidelines for the Conservation of
Historic Places in Canada, Parks Canada, 2010.
Fire Protection Issues for Historic Buildings,
Canadian Conservation Institute, CCI Notes 2/6
National Park Service, Technical Preservation
Services, Preservation Briefs:
• Preservation Brief 3: Improving Energy
Efficiency in Historic Buildings
• Preservation Brief 9: The Repair of Historic
Wooden Windows
• Preservation Brief 10: Exterior Paint Problems
on Historic Woodwork
• Preservation Brief 14: New Exterior Additions
to Historic Buildings: Preservation Concerns
• Preservation Brief 22: Making Historic
Properties Accessible
• Preservation Brief 24: Heating, Ventilating,
and Cooling Historic Buildings: Problems and
Recommended Approaches
• Preservation Brief 41: The Seismic Retrofit of
Historic Buildings: Keeping Preservation in the
Forefront

14

The exterior elevations of the historic Robson
Manor will be restored and later interventions such
as vinyl siding removed. The interior of the historic
building will be carefully rehabilitated only where
required while important interior features will be
preserved and restored. The proposed new design
for the site consists of an underground parking
facility, a gymnasium, music and theatre rooms,
and service space. Above grade a new three-storey
building with a recessed top floor on the south
side facing Third Street will provide additional
educational space. The new infill structure with
an L-shaped layout is detached from the historic
house except for a modern glass walkway on the
north façade, which connects the two structures
and will not be visible from the street.
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The major proposed interventions of the overall
project are to:
• Preserve the existing exterior and interior
character-defining elements of Robson Manor.
• Restore exterior and interior character-defining
elements that are damaged or altered.
• Carefully rehabilitate the interior of the historic
building where required while preserving
interior character-defining elements.
• Design additional educational space on
the combined lots that is sympathetic and
respectful to the heritage value and character of
the historic building.
NEW ADDITIONS TO HISTORIC SITES

Parks Canada’s Standards and Guidelines list
recommendations for new additions to historic
places:

• Designing a new addition in a manner that
draws a clear distinction between what is
historic and what is new.
• Design for the new work may be contemporary
or may reference design motifs from the historic
place. In either case, it should be compatible in
terms of mass, materials, relationship of solids
to voids, and colour, yet be distinguishable
from the historic place.
• The new addition should be physically and
visually compatible with, subordinate to and
distinguishable from the preserved historic
place.
The proposed design of the new infill structure
with its contemporary architectural expression
follows the aforementioned design guidelines for
new additions and retains the heritage character of
the historic Robson Manor.

Proposed design scheme with Robson Manor in situ and new infill structure to the west and rear (Omicron, May 2014).
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4.4 SUSTAINABILITY STRATEGY
Sustainability is most commonly defined as
“meeting the needs of the present without
compromising the ability of future generations
to meet their own needs” (Common Future.
The Bruntland Commission). The four-pillar
model of sustainability identifies four interlinked
dimensions: environmental, economic, social and
cultural sustainability, the latter including the built
heritage environment.
Current research links sustainability considerations
with the conservation of our built and natural
environments. A competitive, sustainable economy
requires the conservation of heritage buildings as
an important component of a high quality urban
environment.

• Reducing solid waste disposal (reduced impact
on landfills and their expansions);
• Saving embodied energy (defined as the total
expenditure of energy involved in the creation
of the building and its constituent materials);
• Conserving historic materials that are
significantly less consumptive of energy than
many new replacement materials (often local
and regional materials, e.g. timber, brick,
concrete, plaster, can be preserved and reduce
the carbon footprint of manufacturing and
transporting new materials).
The following considerations for energy efficiency
in historic structures are recommended in the
Parks Canada Standards and Guidelines for the
Conservation of Historic Places in Canada (2010)
and can be utilized for this project.

We need to use our cities, our cultural resources, SUSTAINABILITY CONSIDERATIONS
• Add new features to meet sustainability
and our memories in such a way that they are
requirements in a manner that respects the
available for future generations to use as well.
exterior form and minimizes impact on
Historic preservation makes cities viable, makes
character-defining elements.
cities liveable, makes cities equitable.
• Work with sustainability and conservation
(Economic Benefits of Preservation,
specialists to determine the most appropriate
Sustainability and Historic Preservation)
solution to sustainability requirements with the
least impact on the character-defining elements
Heritage conservation and sustainable
and overall heritage value of the historic
development can go hand in hand with the mutual
building.
effort of all stakeholders. In a practical context,
• Comply with energy efficiency objectives
the conservation and re-use of historic and
in a manner that minimizes impact on the
existing structures contributes to environmental
character-defining elements and overall
sustainability by:
heritage value of the historic building.

16
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ENERGY EFFICIENCY CONSIDERATIONS

• Identifying the historic place’s heritage value
and character-defining elements — materials,
forms, location, spatial configurations, uses and
cultural associations or meanings.
• Complying with energy efficiency objectives
in such a manner that character-defining
elements are conserved and the heritage value
maintained.
• Working with energy efficiency and
conservation specialists to determine the most
appropriate solution to energy conservation
problems that will have the least impact on
character-defining elements and the overall
heritage value.
• Weighing the total environmental cost of
energy saving measures against the overall
environmental costs of retaining the existing
features or fabric, when deciding whether to
proceed with energy saving measures.

• Installing insulating material on the inside of
masonry and wood-frame walls to increase
energy efficiency where there is no characterdefining interior moulding around the windows
or other character-defining interior architectural
detailing.
BUILDINGS: WINDOWS

• Utilizing the inherent energy conserving
features of a building by maintaining characterdefining windows and/or louvered blinds in
good operating condition for natural ventilation.
• Improving thermal efficiency with weatherstripping, storm windows, interior shades and,
if historically appropriate, blinds and awnings.
BUILDINGS: MECHANICAL SYSTEMS

• Improving the energy efficiency of existing
mechanical systems by installing insulation
in attics and basements, unless this could
adversely affect the building envelope.

BUILDINGS: INSULATION

• Exercising caution and foreseeing the potential
effects of insulating the building on the
envelope system so as to avoid damaging
changes such as displacing the dew point and
creating thermal bridges.
• Installing thermal insulation in attics and in
unheated cellars and crawl spaces to increase
the efficiency of the existing mechanical
systems unless this could adversely affect the
building envelope.

4.5 HERITAGE EQUIVALENCIES AND
EXEMPTIONS
As a municipally registered heritage site, Robson
Manor will be eligible for heritage variances
that will enable a higher degree of heritage
conservation and retention of original material,
including considerations available under the
following municipal legislation.
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4.5.1 BRITISH COLUMBIA BUILDING CODE

Building Code upgrading ensures life safety and
long-term protection for historic resources. It is
important to consider heritage buildings on a
case-by-case basis, as the blanket application
of Code requirements does not recognize the
individual requirements and inherent strengths
of each building. Over the past few years, a
number of equivalencies have been developed and
adopted in the British Columbia Building Code
(2012) that enable more sensitive and appropriate
heritage building upgrades. For example, the use
of sprinklers in a heritage structure helps to satisfy
fire separation and exiting requirements. Table
A-1.1.1.1., found in Div. A, App. A of the Code,
outlines the “Alternative Compliance Methods for
Heritage Buildings.”

in 2009 to exempt buildings protected through
heritage designation or listed on a community
heritage register from compliance with the
regulations. Energy Efficiency standards therefore
do not apply to windows, glazing products, door
slabs or products installed in heritage buildings.
This means that exemptions can be allowed to
energy upgrading measures that would destroy
heritage character-defining elements such as
original windows and doors.

These provisions do not preclude that heritage
buildings must be made more energy efficient,
but they do allow a more sensitive approach of
alternate compliance to individual situations and
a higher degree of retained integrity. Increased
energy performance can be provided through nonintrusive methods of alternate compliance, such
as improved insulation and mechanical systems.
Given that Code compliance is a significant factor
Please refer to the Standards and Guidelines for
in the conservation of heritage buildings, the
the Conservation of Historic Places in Canada
most important consideration is to provide viable
(2010) for further detail about “Energy Efficiency
economic methods of achieving building upgrades. Considerations.”
In addition to the equivalencies offered under the
current Code, the City can also accept the report
4.6 SITE PROTECTION
of a Building Code Engineer as to acceptable
It is the responsibility of the owner to ensure the
levels of code performance. Generally historic
heritage resource is protected from damage at all
buildings should utilize Alternative Compliance
times. During construction the historic building
Methods outlined in the BCBC for fire and spatial
should be secured against intrusion and damage
separations including installation of sprinklers
through the use of appropriate security measures.
where possible.
The roof and exterior cladding of the historic
structure should be regularly inspected to prevent
4.5.2 ENERGY EFFICIENCY ACT
water ingress, the site should be properly graded
The provincial Energy Efficiency Act (Energy
for water run-off, and fire suppression systems and
Efficiency Standards Regulation) was amended
smoke and fire detectors should be in working

18
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FRONT (SOUTH) ELEVATION

REAR (NORTH) ELEVATION
1935 architectural drawings of the front (south) and rear (north) façades [courtesy: Omicron]
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Aerial view of Robson Manor with developed adjacent lot to the north. The two lots will be combined. [Google Earth]
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5.0 CONDITION REVIEW AND
CONSERVATION RECOMMENDATIONS
Recent conservation work on the exterior elevations
and interior space of Robson Manor was undertaken
around 2011. A visual condition review was
carried out during a site visit in May 2014. In
addition to the visual review of the exterior façades
and interior space of the historic structure, a paint
analysis of accessible exterior building materials
was carried out. The recommendations for the
preservation and rehabilitation of the historic

façades and interior space are based on the site
review, material samples and archival documents
that provide valuable information about the
original appearance of the historic building. The
following chapter describes the materials, physical
condition and recommended conservation
strategy for Robson Manor, based on Parks Canada
Standard and Guidelines for the Conservation of
Historic Places in Canada (2010).

Front facade with semi-circular drive
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5.1 SITE
Built in 1935 for James G. Robson by Dominion
Construction Company, Robson Manor is located
in the historic Queen’s Park neighbourhood.
Situated in its original location on the north
side of the historic Tipperary Park at the corner
of Manitoba Street and Third Street, the historic
building is surrounded by low- and high-rise
buildings on the east and north sides and single
family residences to the west.
Robson Manor is deeply set back on the eastsloping lot and accessed by a semi-circular
asphalt driveway from Third Street, which is an
important feature of the site. A four-car garage with
a hipped roof is located on the northwest side.
Later additions include two portable classrooms
and storage sheds on the north side of the historic
building.
Limited parking is situated on the east side at the
lowest point of the sloping lot and accessed via
the semi-circular driveway. A modern playground
is located on the opposite side at the southwest
corner, the highest point of the lot with ample
natural light. The landscaped front garden with
mature trees, hedges and bushes and manicured
lawn add to the prestigious appearance of the
historic Robson Manor.
As part of the proposed development scheme, the
historic house will be retained in situ. Heritage
resources within the site should be protected from

22

damage or destruction at all times. Important
landscape features will be conserved, including
the semi-circular driveway. Modular units and
sheds, and an existing four-car garage will be
removed. An existing building on the adjacent
property to the north will be demolished and the
lot consolidated with the subject lot. The proposed
three-storey structure with new educational and
service space and an underground parking facility
is carefully placed on the lot and the design is
respectful to the historic building.
A stepped granite block wall demarks the lot
boundary on the south side and returns on the
west side on Manitoba Street. The wall section
at the south-east corner consists of a granite pier
which is followed by pre-manufactured concrete
blocks that show signs of significant damage on
the east side. Here a major crack and out-ofplane movement was noted and likely caused by
extensive rootwork of a mature red cedar tree on
the subject property.
The stepped granite wall with rough-dressed blocks
is an important feature of Robson Manor. Granite
is an igneous rock type and was historically
sourced from quarries on Fox Island or Nelson
Island. Granite was widely used as a building
material, due to its abundance, intrinsic durability
and strength.
The overall condition of the granite wall is
good. Few cracks in mortar joints, deteriorated
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or missing tuck-pointing, loose granite caps on
piers, and some accumulation of moss on mortar
joints and stone surface were observed in some
locations.
The proposed development of the site includes
excavation work in close proximity to the historic
stone wall along Third Street and Manitoba Street.
This work may require the removal and reassembly
of the stone wall. A Salvage and Reinstallation Plan
is included in this chapter.

CONSERVATION RECOMMENDATION:
REHABILITATION

• Preserve the historic house in situ. Protect the
house during construction of the new addition.
• Retain driveway configuration or reinstate the
semi-circular drive as part of the rehabilitation
scheme.
• New landscaping in front of the house should
retain the grand image of the historic property.
• Conservation work of the stone wall should
follow 5.1.1 Stone Wall: Salvage and
Reinstallation Plan.

Manicured front lawn with semi-circular drive and porte-cochère.
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GRANITE BLOCK WALL

SCHEMATIC LAYOUT OF THE STONE WALL

Top: Granite wall on Manitoba Street.
Bottom: Granite pier and stepped wall on Third Street.

24

CONCRETE BLOCK RETAINING WALL

Top: Concrete block retaining wall, east side.
Bottom: Granite pier and concrete block retaining wall on Third Street.
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5.1.1 STONE WALL:
SALVAGE AND REINSTALLATION PLAN
The granite block wall surrounding Robson Manor
on Third Street and Manitoba Street is a characterdefining element and contributes to the heritage
value of the historic site. At the south-east corner a
concrete block retaining wall is extant. The Salvage
and Reinstallation Plan outlines the procedure
for the documentation, disassembly, storage,
restoration and reconstruction of the stone wall in
its original location on the subject property.
All work must comply with the Salvage and
Reinstallation Plan, the Conservation Plan for
Robson Manor (revised August 2014), and Parks
Canada’s Standards and Guidelines for the
Conservation of Historic Places in Canada, 2010.
The work will be monitored by the heritage
consultant.
PHASE 1 DOCUMENTATION

• The condition of the original granite blocks and
mortar joints will be visually reviewed.
• The existing stone wall (granite and concrete
block) including typical mortar joints will
be surveyed, site dimensions taken and
photographically documented.
• Stone blocks in-situ will be labelled and data
transposed to elevation drawing. Damaged
areas will be noted. Mortar samples will
reviewed for composition, strength, thickness,
colour and tooling.
• A copy of an itemized stone survey including
placement, condition and restoration intention
of each stone will be submitted to the City.

PHASE 2 DISASSEMBLY AND STORAGE

• Carefully deconstruct stone blocks with power
tools without damage to the stone face and
edges. Photograph each stone at time of
removal to document condition. Note pieces
damaged during removal process.
• Reusable concrete blocks and caps will be
removed where possible. If reuse of salvaged
concrete blocks is not feasible due to material
failure, samples will assist with replication.
• Reusable blocks will be packaged in protective
material as required and crated for storage.
• The salvaged blocks will be stored in a secure
and dry storage facility on or off site.
PHASE 3 RESTORATION

• Removal of mortar remnants from stone blocks.
Cleaning of biological growth and other foreign
matter with water rinse and brushing. Major
cracks and broken units can be repaired with a
mineral-based restoration mortar, e.g. Jahn M160.
• Replace granite blocks damaged beyond repair
in kind.
• Replicate concrete blocks damaged beyond
repair in kind. Provide samples for review.
Concrete block veneer will suffice for the
construction of the new retaining wall as per
structural drawings.
• Stone restoration work will be carried out by a
qualified mason.
PHASE 4 REINSTALLATION

• Transport catalogued and restored blocks to
site and install in their original location where
possible as per survey map.
• Mortar joints to closely match original.
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Proposed redevelopment scheme of the subject property and adjacent lot, which retains Robson Manor in situ (Omicron 2014).
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5.2 FORM, SCALE AND MASSING
Robson Manor features a high-styled residential
form, scale and massing, as expressed by its
two and one-half storey plus full basement. The
L-shaped layout is covered with a side gambrel
roof and a gambrel roof at the north wing. The
south-gabled façade with the front entrance of the
house also features a grand porte-cochère.
Additional architectural elements include a rear
open porch with balcony above, and a roof patio
above a one-storey extension on the east façade.
The original two and one-half storey form, scale
and massing of Robson Manor is a characterdefining element, and will be preserved. Later
interventions consist of new shed dormers on
the west and north elevations to increase the
functional space of the third floor. The recent
dormers are not visible from the street.
Presently Robson Manor utilizes four storeys from
the basement to the remodelled attic space on
the third floor for educational and administrative
purposes. The increasing number of students
requires additional space and the development
scheme will provide the necessary facilities in a
newly designed structure in contemporary design.
This design approach ensures the preservation of
the existing form, scale and massing of the historic
Robson Manor and its heritage character.

The proposed design with an underground parking
facility and a new three-storey building with a
recessed top floor is respectful to the historic
appearance of Robson Manor. The original portecochère may have to be carefully dismantled to
allow for the construction for new underground
parking and should be reinstated in its original
location. The new infill structure with an L-shaped
plan is detached from the historic house except
for a modern glass walkway on the north façade,
which will not be visible from the street. The
new addition with its contemporary architectural
expression will be distinguishable from the
heritage house and thus aligns with national
conservation recommendations.
CONSERVATION RECOMMENDATION:
REHABILITATION

• Preserve the overall form, scale and massing of
the historic building.
• Alterations to the exterior elevations of the
historic building should be minimal and
sensitive to the historic character of the house.
Architectural elements such as the portecochère may be temporarily removed and
reconstructed in their original location.
• The proposed new addition should be
distinguishable, compatible and subordinate in
its architectural expression in order to preserve
the heritage character and value of the historic
structure.
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WEST ELEVATION

EAST ELEVATION
1935 architectural drawings of the west and east façades [courtesy: Omicron].
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5.3 FOUNDATION
The full-height basement was built with a concrete
slab and poured-in-place concrete walls, which
are according to the original design drawings
typically 9¾ inch thick. The original drawings also
indicate a 12” steel “I” beam in the former billiard
room and a second “I” beam northwest staircase.
Above grade the south and east foundation walls,
and the west and north return walls are finished
with granite cladding. The east elevation features
a basement door with access to the parking lot. An
original sawdust chute on the west elevation is still
in place and closed with a steel cover. A visual
review did not reveal any major issues with the
existing foundation, but a structural assessment is
recommended.

CONSERVATION RECOMMENDATION:
REHABILITATION

Granite cladding on east elevation with new basement entrance door.

Plastered concrete wall, rear elevation.

• A structural assessment should be carried out to
determine the existing condition.
• Design structural or seismic upgrades so as to
minimize the impact to the character-defining
elements. Any structural interventions should
aim to preserve the exterior granite cladding.
• Repair cracks in the concrete foundation walls
and clean granite cladding as required.
• To ensure the prolonged preservation of
the foundations, all landscaping should be
separated from the foundations at grade by a
course of gravel, which helps prevent splash
back.
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5.4 EXTERIOR WALLS
Robson Manor features original wood-frame
construction and the design is a good example
of a Dutch Colonial Revival style residence. The
exterior walls are presumably finished with original
cedar shingles, a typical cladding for residences
of this style. However, recent interventions
included the installation of vinyl siding on top of
the original shingles while original trim elements
were retained. Vinyl cladding is not an acceptable
material for historic buildings and will be carefully
removed to reveal the original cedar shingles.
The condition of the original shingles will then be
reviewed and repairs carried out as required. This
also allows a paint analysis of the historic paint
colours on the exterior elevations.
CONSERVATION RECOMMENDATION:
RESTORATION

• Preserve the original wood-frame structure of
the historic building.
• The existing vinyl cladding should be carefully
removed with hand tools and without damage
to the historic cladding underneath.
• All exterior wood surfaces should be inspected
to determine the condition of the base material,
and should be repaired as required. If historic
fabric is too damaged to repair, then replace
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in-kind with physically and visually consistent
material to match original. New material
should match existing in material, size, profile
and thickness. All exterior surfaces should be
cleaned and any loose paint sanded down to
prepare for repainting.
• Remove paint samples to determine original
paint colour of the historic wooden siding.
• Cleaning procedures should be undertaken
with non-destructive methods. Areas with
biological growth should be cleaned using
a soft, natural bristle brush, without water,
to remove dirt and other material. If a more
intense cleaning is required, this can be
accomplished with warm water, mild detergent
(such as Simple Green) and a soft bristle
brush. High-pressure power washing, abrasive
cleaning or sandblasting should not be allowed
under any circumstances.
• Any original trim should be preserved, and new
material that is visually physically compatible
with the original should be installed when
original fabric is missing or too deteriorated to
be repaired. Combed and/or textured lumber,
fibre-cement or other cementitious boards are
not acceptable replacement materials for the
exterior façades.
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Robson Manor viewed from northwest with original rear porch, later concrete ramp, vinyl cladding, and third floor dormer.
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5.5 PORTE-COCHÈRE, REAR PORCH AND
EAST ROOF PATIO
PORTE-COCHERE & ENTRANCE

The original front porte-cochère of Robson Manor
allows vehicles to pass through while stopping for
passengers to depart or alight. It is a significant
architectural element of the house. Grouped square
timber columns consisting of paired columns
near the entrance and sets of three columns at the
corner with decorative base and capitals rise above
granite piers. Tapered beams on three sides support
the built-up roof above. A wooden balustrade
features a bottom rail, square pickets closed at
the top with wooden drilled and scroll-cut slats,
and a solid handrail. The balustrade also features
wooden piers at each corner and above the paired
columns.

Porte-cochère
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While the timber columns and granite piers
are seemingly in good condition, the wooden
balustrade shows signs of deterioration including
peeling paint, water staining and biological
growth in some locations. It should be inspected,
if the wooden elements show signs of rot. The
original wooden soffit of the porte-cochère,
presumably tongue-and-groove panels, is covered
with unsympathetic vinyl cladding that should
be removed. Later soffit-mounted light fixtures
are not original and should be replaced with
appropriate fixtures sympathetic to the historic
character of the house. The porte-cochère is a
very important heritage element of Robson Manor
and may be temporarily dismantled to allow for
the construction of the parking facility and later
reinstated in its original location.

Front entrance with brick steps.
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The recessed front entrance consists of a wide
brick stair with seven steps made of red-coloured
rowlock bricks and grey cementitious grouting.
The landing at the top is built with smooth, square
clay tiles. Both, steps and landing, are covered
with high-traffic carpet. New metal handrails
painted black were recently installed in either
side. Except for some accumulated dirt and minor
mortar deterioration, the rowlock brick steps and
tile landing are in good condition and only minor
repairs are required.

The rear porch consists of three square timber
posts with decorative base and moulding,
a simple picket balustrade with bottom and
handrail, and timber beams supporting the
balcony above. The original tongue-and-groove
soffit and overhang are again covered with vinyl
panels.

Balcony with wooden balustrade above rear porch.

Rear porch with concrete steps and ramp.

The simple balustrade design with square posts
repeats at the balcony above. The centre post is
structurally supported with a metal bracket. The
structural stability of the upper balustrade should
REAR PORCH & BALCONY
be reviewed. Restricted access to the balcony and
On the north elevation an original open porch with lack of maintenance are factors in the ongoing
balcony above is principally intact while a new
weathering of the wooden balustrade evident in
concrete ramp was constructed that required the
deteriorating paint. The built-up roof appears to be
removal of the west-facing balustrade section.
in fair condition.
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EAST ROOF PATIO

On the east façade a roof patio above an original
one-storey side elevation extension exists,
but access is restricted. The original wooden
balustrade follows the design of the porte-cochère
balustrade with bottom and top rails, wooden
posts, and square pickets with wooden drilled and
scroll-cut slats. The condition of this balustrade is
poor with deteriorating paint and moisture damage
to the wooden elements. This includes back
splash against the wooden posts and rotten wood
at the bottom panels. Due to restricted access
a close-up review was not possible. Organic
debris from large trees in close proximity to the
building accumulates on the built-up roof. A
recent intervention is a new fire escape on the east
side. Its structural support is mounted on the roof
patio and the design of this staircase required the
removal of a section of the original balustrade.
Porte-cochère

East roof patio
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Balcony above rear porch
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CONSERVATION RECOMMENDATION:
RESTORATION

• Review the condition of the original portecochère and masonry front steps, rear porch
with balcony, and eastern roof patio.
• The existing vinyl cladding covering original
wooden soffits and overhangs should be
carefully removed with hand tools and without
damage to the original tongue-and-groove
panels underneath. Investigate the condition of
the original wooden soffit and overhang panels
and repair where required as advised by the
heritage consultant.
• If temporary removal of the porte-cochère is
required, photographically document, carefully
dismantle and label each element of the
structure. Store the salvaged elements in a dry
and secure location and restore deteriorated
elements prior to reconstruction in its original
location.
• Review the structural stability of the balustrades
of the rear balcony and east roof patio. Review
the condition of the built-up roofs and improve
slope to allow rainwater drainage if necessary.
Trim adjacent trees to minimize collection of
organic debris and clogging of gutters.

• Consider interventions to the original
balustrades of the rear porch and eastern roof
patio to meet code requirements in order
to allow safe access of users and regular
maintenance. This may include the design of
code compliant clear glass panels behind the
original balustrades.
• Cleaning procedures of wooden elements
should be undertaken with non-destructive
methods. Areas with biological growth should
be cleaned using a soft, natural bristle brush
and mild water rinse to remove dirt and other
material. High-pressure power washing,
abrasive cleaning or sandblasting should not be
allowed under any circumstances.
• Any elements that are too damaged to repair
will be replaced in-kind with physically and
visually consistent material to match original.
• Combed and/or textured lumber, fibrecement or other cementitious materials are
not acceptable replacement materials for the
exterior heritage elements on the house.
• New interventions on the rear (north) side, such
as a walkway connecting the historic building
with the new structure may be considered and
the design reviewed by the heritage consultant.
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5.6 WINDOWS & WINDOW TRIM
Robson Manor retained most of its original
fenestration and features a variety of original
windows including leaded glass windows with
angled bottom frame and transoms in the main
stairwell. This window configuration features
stained glass with shield motif. Further doublehung wood-sash windows with multi-paned upper
sashes and triple-assembly first-storey windows
with fixed, segmental arched central window sash
flanked by double-hung wooden-sash windows are
extant. The former billiard room features a variety
of assemblies including large double-hung wood
sash windows with multi-pane upper sashes on
the front and east façades, and original leaded and
stained glass hopper windows on the north façade.
The windows in the former dance hall consist of
narrow hopper windows.
The north gable features a pair of horizontal
twelve-paned windows. All original wood frame
windows are character-defining elements of the
historic house, and should be preserved. All
original wood trim has been retained, and the
original wood sash windows appear to be in fair
to good condition. It seems that missing wood
window shutters were replicated and installed on
the street façade and on one wood-sash window
on the west façade. These window shutters were
part of the original design and further investigation
is recommended to verify the condition of the
existing shutters.
Weathering and peeling paint of window sashes
and sills are visible in many locations, and in
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some instances split sills are evident. The original
wood-sash windows are in repairable condition
and should be restored. New window units
sympathetic in their design are installed on the
recently rehabilitated third floor. These include
single-hung wood-sash windows with multipaned upper sashes in the shed dormers and an
awning window in the west gable. The new woodsash windows are in good condition and can be
retained.
CONSERVATION RECOMMENDATION:
RESTORATION

• Preserve and restore all original wood windows,
sills and trim in their original locations.
• Inspect for condition and complete detailed
window inventory to determine extent of
recommended repairs using in kind repair
techniques where feasible.
• Review condition of existing shutters and
determine if reuse if feasible.
• Retain historic glass, where possible. Where
broken glass exists in historic wood-sash
windows, the broken glass should be replaced.
Replacement glass to be single glazing, and
visually and physically compatible with
existing.
• Overhaul, tighten and reinforce joints. Repair
frame, trim and counterbalances. Each window
should be made weather tight by re-puttying
and weather-stripping as necessary.
• Window repairs should be undertaken by
a restoration contractor skilled in heritage
restoration.
• Prime and repaint, based on colour schedule
devised by Heritage Consultant.
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Deteriorating paint on wood sill and sash.

Original wood-sash window with shutters.

New wood-sash window in rear dormer.

Leaded and stained glass window in main stairwell.
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5.7 DOORS & DOOR TRIM

SIDE AND REAR DOORS

The original side entrance on the west façade
is extant and consists of an original multi-pane,
Robson Manor features an original multi-pane,
oak door with bevelled glass and brass letter slot,
oak front door with multi-pane sidelights. All
surrounding wood trim, clay tile landing and
glass elements have a bevelled finish. The original
rowlock brick steps. Later interventions included a
hardware including Art-deco inspired face plate,
reverse door swing direction, a panic bar and new
interior glass door knobs, and the original brass
metal handrails on the brick stair. The door is in
number plate reading “101” mounted on the
good condition and will be retained and repaired
bottom rail of the front door are in place. However, as necessary. The brick steps are in fair condition
the swing direction of the door was reversed to
and require replacement of missing bricks,
meet code requirements, and the original lock is
cleaning and repointing.
still visible in the original frame. The original wide
wooden trim with moulding is also extant. The
The original nine-paned, oak doors with
historic oak door, side elements and frames show
bevelled glass and surrounding trim providing
signs of weathering, particularly at the bottom.
access to the rear porch and balcony above are
The original front door assembly and surrounding
extant. The doors were upgraded to meet code
trim are character-defining elements of the historic
requirements.
house, and should be preserved. As part of the
rehabilitation scheme, the original front door
The east façade received a new basement ood
assembly and associated hardware and number
door with outward swing, which replaced the
plate will be retained and repaired.
original multi-pane, oak door. Also a new exit door
FRONT DOOR ASSEMBLY

Original front door assembly.
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with one glass panel on the rehabilitated third floor
provides access to the recently constructed fire
escape stair and replaced an original horizontal
twelve-paned window. Both doors are not
sympathetic to the historic character of the house
and should be replaced with more suitable doors.
CONSERVATION RECOMMENDATION:
RESTORATION

• Retain door openings in their original locations.
• Restore original multi-pane, wooden front door
with multi-pane sidelights and original side
and rear doors. Upgrade doors to meet code
requirements.
• All original oak doors should be stained and
varnished.
• Any new doors should be visually compatible
with the historic character of the house.

Original wood door, west entrance.

Example of original door trim and later vinyl cladding.

Multi-pane door to roof patio, east elevation.

New door to fire escape, third floor.
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5.8 ROOF & RAINWATER DRAINAGE

CONSERVATION RECOMMENDATION:
REHABILITATION

The original side gambrel roof with rear gambrel
roof, gabled front entrance, and Dutch roofs on
the east, north and west façades are principally
intact. New shed dormers were recently built on
the west and north elevations. These alterations
are not visible from the street and increase the
functional space on the top floor. The original
roof cover was cedar shingles (“No. 1 Perfection
Shingles” according to the architectural drawings)
and consists now of grey asphalt shingles, which
show some signs of deterioration and weathering.
The roof in its original configuration is a characterdefining element, and should be preserved. The
additional dormers and can be retained.
The original tongue-and-groove roof soffits and
the original fascia and bargeboards are covered
with vinyl cladding. The later cladding should be
removed and the original materials restored. New
aluminum gutters and downspouts are installed
and are in good working order. Some organic
debris is collecting in the gutters and clogging the
downspouts.

• Preserve the roof structure in its current
configuration including later shed dormers.
• The existing vinyl cladding should be carefully
removed with hand tools and without damage
to the historic wooden roof elements. All
exterior wood roof elements should be
inspected to determine the condition of the
base material, and should be repaired as
required. If historic fabric is too damaged to
repair, then replace in-kind with physically and
visually consistent material to match original.
All exterior surfaces should be cleaned and
any loose paint sanded down to prepare for
repainting.
• Cleaning procedures should be undertaken
with non-destructive methods. Areas with
biological growth should be cleaned using
a soft, natural bristle brush, without water,
to remove dirt and other material. If a more
intense cleaning is required, this can be
accomplished with warm water, mild detergent
(such as Simple Green) and a soft bristle
brush. High-pressure power washing, abrasive

Missing vinyl panels exposing original T&G soffit; aluminum gutter.

Vinyl bargeboard.
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cleaning or sandblasting should not be allowed
under any circumstances.
• Any original wooden roof elements should be
preserved, and new material that is visually
physically compatible with the original should
be reinstated when original fabric is missing
or in areas of new construction. Combed and/
or textured lumber, fibre-cement or other
cementitious boards are not acceptable
replacement materials for the exterior façades.
• If required, roofing membrane and shingles
may be rehabilitated. Cedar roof shingles are
the preferred material, but Duroid shingles may
be acceptable.
• Inspect condition of existing rainwater disposal
system and repair or replace as required.
Ensure that organic debris is removed and
rainwater can flow freely. Ensure proper
drainage from the site is maintained at all
times. Paint all drainage system elements that
are to be retained according to colour schedule
devised by Heritage Consultant. If gutters and
downspouts are to be replaced, closely match
wall shingle colour.

Internal chimney with corbelling and asphalt roofing shingles.

5.9 CHIMNEY
The house features two original brick chimneys,
one internal in the north wing and one external on
the rear façade. Both chimneys are built with red
bricks and corbelling at the top. The condition of
the existing metal flashings should be reviewed.
The visual review noted growth of moss and
environmental dirt on both chimneys. Further
investigation of the condition of the mortar joints
should be carried out and repairs undertaken
where necessary. The chimneys will be retained
and restored.
CONSERVATION RECOMMENDATION:
RESTORATION

• Preserve both brick chimneys in situ.
• Review materials condition once scaffolding
is in place and clean brickwork. Remove
biological growth and environmental dirt with
soft bristle brushes and mild water rinse. Do
not use abrasive cleaning methods such as
sandblasting.
• Repoint to match existing profile, colour and
mortar consistency. Repair metal flashings.

Metal flashing at external chimney.
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5.10 FIRE ESCAPE
A new fire escape stair was recently added to the
east elevation and provides a second means of
egress from the classrooms on the remodelled third
floor. It has a minimal visual impact on the historic
character of the building when viewed from the
street as mature trees conceal the exterior stair.
The installation required the removal of an original
balustrade section of the eastern roof patio. As the
new fire escape is in very good condition, it can be
retained if desired.
CONSERVATION RECOMMENDATION:
RETENTION OR REPLACEMENT

• The existing fire escape stair can be retained,
or replaced if desired. Heritage Consultant
to review proposed design drawings if
replacement is considered.

42

East roof patio with removed original balustrade section.
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Northeast elevations of Robson Manor with new fire escape stair, new dormer on the third floor, and modular classrooms.
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5.11 EXTERIOR COLOUR SCHEDULE
Part of the restoration process is to finish the
building in historically appropriate paint colours.
The following preliminary colour scheme has been
derived by the Heritage Consultant, based on onsite paint sampling that were accessible during the
site review and microscopic paint analysis. The
colours have been matched to Benjamin Moore’s
Historical True Colours Palette.

Further onsite analysis is required for final colour
confirmation once access is available. Prior to final
paint application, samples of these colours should
be placed on the building to be viewed in natural
light. Final colour selection can then be verified.
Matching to any other paint company products
should be verified by the Heritage Consultant.

PRELIMINARY COLOUR SCHEDULE
Benjamin Moore’s Historical True Colours Palette
BM Oxford Ivory VC-1

BM Vancouver Green VC-20

Benjamin Moore Historical True Colours
Colour
Code
Finish

Location
Cedar shingles

Oxford Ivory

VC-1

Acrylic Latex Eggshell

Wooden columns, posts, balustrades, soffits

Oxford Ivory

VC-1

Acrylic Latex Semi-gloss

Window sashes

Vancouver Green

VC-20

Acrylic Latex Eggshell

Window frames, trim, sills

Oxford Ivory

VC-1

Acrylic Latex Eggshell

Wood shutters

Vancouver Green

VC-20

Acrylic Latex Eggshell

Bargeboards, fascia boards, moulding

Oxford Ivory

VC-1

Acrylic Latex Semi-gloss

Oak doors

As per existing finish

-

-

Gutters, downspouts

to closely match Oxford Ivory

VC-1

-

New metal handrails

Gloss Black

VC-35

Acrylic Latex Eggshell

Brick chimneys, brick steps

unpainted

-

-

Concrete foundation

to match concrete colour

-

-

Fire escape stair

Retain as is or revise in consultation with Heritage Consultant

-

-
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CONSERVATION RECOMMENDATION:
RESTORATION

• Restore the original finish, hue and placement
of applied colour.
• Complete all basic repairs and restoration,
and remove surface dust and grime before
preparing, priming and painting. Be sure that
all surfaces to be painted are thoroughly dry.
• Scrape and sand painted surfaces only as deep
as necessary to reach a sound base. Do not
strip all previous paint except to repair basematerial decay.
• Remove deteriorated paint that is not adhered
to the wood.

• Remove dust and dirt with the gentlest method
possible such as low-pressure (hose pressure)
water washing, with soft natural brushes or
putty knives.
• Paint all areas of exposed wood elements
with primer. Select an appropriate primer for
materials being painted (e.g. if latex paint is
used over original oil paint, select an oil-based
primer).
• Re-apply colours using architectural trim
wrap, in which colour is applied to give a
three-dimensional appearance to the surfaces
by wrapping the applied colour around their
edges.
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1935 SECOND FLOOR PLAN, DOMINION CONSTRUCTION [COURTESY: OMICRON]
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6.0 CONSERVATION RECOMMENDATIONS INTERIOR ELEMENTS
6.1 CONSERVATION STRATEGY
Robson Manor retains a high level of historic
integrity including interior architectural features
that date to the original construction. These
features are specifically listed as character-defining
elements and include:
• original room configurations
• main floor front parlour with mahogany trim,
tiled fireplace and coved, plaster ceilings with
plaster medallions
• main floor dining room with mahogany
panelling and cast plaster ceiling
• main entry hall with French doors with
bevelled glass and rosettes between the panes
• quarterpace, front hall staircase with turned
balusters and oak wainscoting
• other rooms with oak and fir trim
• Art Deco style chandeliers and wall sconces
• oak floors with inlay patterns
• original cast iron radiators with fir radiator
covers
• two mosaic-tiled bathrooms on the second
floor with original fixtures
• original doors and hardware
This is not an exhaustive list of interior heritage
elements. The overall conservation strategy is for
the preservation and restoration of interior heritage
features while undertaking necessary interior work
with minimal impact on these elements.

Parks Canada’s Standards and Guidelines for the
Conservation of Historic Places in Canada provide
a list of considerations for the conservation of
interior heritage features that are identified as
character-defining elements:
HEALTH, SAFETY AND SECURITY CONSIDERATIONS

• Upgrading interior features to meet health,
safety and security requirements, in a manner
that preserves the existing feature and
minimizes impact on its heritage value.
• Working with code specialists to determine the
most appropriate solution to health, safety and
security requirements with the least impact on
the character-defining elements and overall
heritage value of the historic building.
• Exploring all options for modifications to
existing interior features to meet functional
requirements prior to considering removal or
replacement.
• Removing or encapsulating hazardous
materials, such as friable asbestos insulation,
using the least-invasive abatement methods
possible, and only after thorough testing has
been conducted.
• Installing sensitively designed fire-suppression
systems that retain character-defining elements
and respect heritage value.
Proposed interior alterations should be reviewed
by the Heritage Consultant before work
commences.
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BASEMENT PLAN

CLASSROOM 2
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LOWER HALL

CLASSROOM 1
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6.2 BASEMENT
An original oak staircase from the central
hallway leads to the full-height basement level
with a basically intact layout. Another original
service staircase at the northwest corner is also
in place. Historically the basement was divided
into a primary space used for entertainment
purposes including a lower hall, dance hall and
billiard room, and a service area in the rear with
laundry, sawdust storage and boiler room.
The basement was partially rehabilitated in the
past and the main interior heritage features are
located in the lower hall and former billiard room
(now Classroom 1).

LOWER HALL

The lower hall features some interior elements
including wainscotting, oak door frames, and
hardwood floor.
CLASSROOM 1 (former Billiard Room)
The former billiard room contains original built-in
shelves with a granite fireplace in the centre and
floor-to-ceiling oak wainscotting.
CLASSROOM 2 (former Dance Hall)
The interior finishes of the former dance hall were
completely removed in the past including the
floor-to-ceiling mahogany cladding as indicated
in the original architectural drawings. The only
surviving elements are oak baseboards and coved
ceiling.
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EXAMPLES OF INTERIOR FEATURES
• Reception with oak floor and coat
checks
• Art Deco style chandeliers
• Coved plaster ceiling
• Plaster medallions
• Oak floor with inlay patterns
• Cast iron radiators
• Quarterpace, front hall staircase with
turned balusters
• French doors with bevelled glass
• Mahogany wainscotting (some damage)

50
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6.3 MAIN FLOOR
Robson Manor features on the first and second
floors important interior elements that date to the
original construction. These include among others
original wood floors with inlay patterns, wood
wainscotting and plaster ceiling finishes, Art Deco
style chandeliers and wall scones, built-in dining
room china cabinet and sideboard, original cast
iron radiators with fir radiator covers, wooden
doors with glass door knobs and surrounding
trim. Later interventions were carried out in some
locations to improve the functional needs or code
requirements.

living room are intact including inlaid oak floor,
mahogany wainscotting on the south and east
walls, plastered cove ceiling and three plaster
medallions. An original fireplace on the north side
with tiled breast and hearth, wooden mantle and
mahogany trim. Also fir radiator covers are in situ.
(former Dining Room)
The former dining room preserved mahogany
wainscotting and trim, plaster cove and a plaster
medallion. The mahogany wainscotting shows
some damage and should be restored. No original
light fixtures are extant.
CLASSROOM 2

(former Office)
The office at the southwest corner features an
original light fixtures and oak wainscotting

OFFICE

On the main floor, important interior heritage
features include the mostly intact original room
configuration.

(former Kitchen)
The former staff room was completely converted
to a kitchen and no original interior features are
extant.

STAFF ROOM
ENTRANCE HALL

The entrance hall retained the original inlaid oak
floor, oak wainscotting and original light fixtures.
The front hall staircase with turned balusters and
wainscotting of blonde-coloured wood is an
important interior feature. Characteristic are also
French oak doors with bevelled glass to each side
leading to the former living room and the former
dining room. The front entry door assembly is an
important feature and described in Section 5.7
Doors & Door Trim.

(former Cloakroom)
The original oak floor and coat checks survived,
but other wall finishes and the ceiling are presently
covered with faux wood panels. These should be
removed and the original finishes restored to their
original appearance.

RECEPTION

WASHROOMS

(former Living Room)
Several original features of the former main
CLASSROOM 1

The washrooms were remodelled and do not have
interior heritage features.
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EXAMPLES OF INTERIOR FEATURES
• Oak doors, trim baseboard, wainscotting, floor
• Plaster ceiling with crown moulding
• Art Deco style chandeliers and wall sconces, doorknobs
• Mosaic-tiled bathrooms with original fixtures
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6.4 SECOND FLOOR
The second floor was originally designed with
six bedrooms and adjoining walk-in-closets, two
maid’s bedrooms with walk-in-closets, two main
bathrooms and one smaller rear bathroom, and a
linen room. Three staircases existed on this floor
consisting of the main stairwell from the entrance
hall, a rear service staircase, and a staircase to the
attic, which was later remodelled to classrooms
and the staircase enclosed. Instead the rear
staircase was remodelled provides now access to
the third floor (former attic) and a new exterior fire
escape was built on the east side.
The original layout of the second floor is
principally extant except for the removal of some
partition walls between adjoining bedrooms and
walk-in-closets to increase the sizes of classrooms.
The linen room was converted to a modern
bathroom and the rear bathroom modernized.
Throughout the second floor all original oak
doors with original hardware and door knobs,
surrounding oak trim, oak floors, and original
cast-iron radiators are in situ. The second floor is
sprinklered.
UPPER HALL

Original interior elements of the upper hall consist
of oak wainscotting and oak floor with inlay,
plaster cove and ceiling, ceiling lights fixtures and
two scones. The second handrail of the original
staircase was added later.

CLASSROOM 1 (combined old BR no. 1 and 2)
The original oak floors of this classroom are
covered with laminated flooring while the original
oak trim was retained.
BATHROOMS

The original design and finishes of the two main
bathrooms are basically intact. Original elements
of the eastern bathroom consist of a pedestal sink
and tub, three-coloured floor tiles with border, and
polychrome wall tiles with border. Art Deco style
wall and ceiling light fixtures are also original. The
adjoining bathroom features original pedestal sink
and shower, polychrome floor and wall tiles with
borders, and Art Deco style wall and ceiling light
fixtures.
(combined old BR no. 3 and 4)
The combined former bedrooms feature oak floors
with inlays and trim.
CLASSROOM 2

(combined old BR no. 5 and old
Maiden’s BR no. 8)
The combined former bedrooms feature oak floors
with inlays and trim.
CLASSROOM 3

LIBRARY

(combined old BR no. 6 and Maiden’s BR

no. 7)
Merging the former bedroom no. 6 with the maids’
bedroom no. 7 and closet created a new library. A
section of the interior brick chimney is visible. The
original inlaid oak floor and trim of bedroom no.
6 was retained while original light fixtures were
replaced with modern fixtures.
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6.5 THIRD FLOOR
The former attic space was recently rehabilitated
and received two new shed dormers to increase
the functional space for educational purposes.
New skylights in the hallway were installed to
provide additional natural light. The skylights are
not visible from the street and can be retained.
The only significant heritage features of the third
floor are windows, which are described in Section
5.6 Windows & Window Trim. All interior elements
are new.
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6.6 CONSERVATION RECOMMENDATIONS –
INTERIOR ELEMENTS

CONSERVATION RECOMMENDATION:
PRESERVATION & RESTORATION

• The existing layout of the main and second
floors should be preserved.
The proposed interior design should aim to
•
The configuration of the basement and attic
preserve or restore character-defining elements in
space may be rehabilitated.
their original locations. Only if interventions are
•
Original interior finishes, light fixtures, doors
required to satisfy structural, electrical, mechanical
including hardware and door knobs and
or code requirements or to meet modern user
surrounding trim, original wall and floor tiles,
needs, they should be careful designed and interior
original bathroom fixtures and other interior
features salvaged and reinstated in their original
character-defining elements should be retained
locations.
and restored where required.
• Remove later wall and ceiling finishes that are
The primary conservation strategy should be to
not sympathetic to the historic character of the
minimize interventions that could potentially
interior and restore to original appearance.
damage character-defining elements and surviving
• Proposed interventions to the floor plans and
interior features.
original features should be reviewed by the
Heritage Consultant.
• Review and repair fire suppression system as
required.
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7.0 MAINTENANCE PLAN
A Maintenance Plan should be adopted by the
property owner, who is responsible for the longterm protection of the heritage features of the
historic building. The Maintenance Plan should
include provisions for:
• Copies of the Maintenance Plan and this
Conservation Plan to be incorporated into the
terms of reference for the management and
maintenance contract for the building;
• Cyclical maintenance procedures to be
adopted as outlined below;
• Record drawings and photos of the building
to be kept by the management / maintenance
contractor; and
• Records of all maintenance procedures to be
kept by the owner.
A thorough maintenance plan will ensure the
integrity of Robson Manor is preserved. If
existing materials are regularly maintained and
deterioration is significantly reduced or prevented,
the integrity of materials and workmanship of the
building will be protected. Proper maintenance is
the most cost effective method of extending the life
of a building, and preserving its character-defining
elements. The survival of historic buildings in good
condition is primarily due to regular upkeep and
the preservation of historic materials.

• Routine, cyclical, non-destructive actions
necessary to slow the deterioration of a historic
place. It entails periodic inspection; routine,
cyclical, non-destructive cleaning; minor
repair and refinishing operations; replacement
of damaged or deteriorated materials that are
impractical to save.
The assumption that newly renovated buildings
become immune to deterioration and require
less maintenance is a falsehood. Rather,
newly renovated buildings require heightened
vigilance to spot errors in construction where
previous problems had not occurred, and where
deterioration may gain a foothold.
Routine maintenance keeps water out of the
building, which is the single most damaging
element to a heritage building. Maintenance also
prevents damage by sun, wind, snow, frost and all
weather; prevents damage by insects and vermin;
and aids in protecting all parts of the building
against deterioration. The effort and expense
expended on an aggressive maintenance will not
only lead to a higher degree of preservation, but
also over time potentially save large amount of
money otherwise required for later repairs.

7.2 PERMITTING
7.1 MAINTENANCE GUIDELINES
Once the project is completed, any repair
A maintenance schedule should be formulated that activities, such as simple in-kind repair of
adheres to the Standards and Guidelines for the
materials, should be exempt from requiring
Conservation of Historic Places in Canada (2010).
municipal permits. Other more intensive activities
As defined by the Standards and Guidelines,
will require the issuance of a Heritage Alteration
maintenance is defined as:
Permit.
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7.3 ROUTINE AND CYCLICAL CLEANING
Following the Standards and Guidelines for the
Conservation of Historic Places in Canada, be
mindful of the principle that recommends “using
the gentlest means possible”. Any cleaning
procedures should be undertaken on a routine
basis and should use non-destructive methods.
Exterior elements are usually easily cleaned,
simply with a soft, natural bristle brush, without
water, to remove dirt and other material. If a
more intensive cleaning is required, this can be
accomplished with warm water, mild detergent
and a soft bristle brush. High-pressure washing,
sandblasting or other abrasive cleaning should not
be undertaken under any circumstances.
7.4 REPAIRS AND REPLACEMENT OF
DETERIORATED MATERIALS
Interventions such as repairs and replacements
must conform to the Standards and Guidelines.
The building's character-defining elements –
characteristics of the building that contribute
to its heritage value (and identified in the
Statement of Significance) such as materials,
form, configuration, etc. - must be conserved,
referencing the following principles to guide
interventions:
• An approach of minimal intervention must be
adopted - where intervention is carried out it
will be by the least intrusive and most gentle
means possible.

• Repair rather than replace character-defining
elements.
• Repair character-defining elements using
recognized conservation methods.
• Replace 'in kind' extensively deteriorated or
missing parts of character-defining elements.
• Make interventions physically and visually
compatible with the historic place.
7.5 INSPECTIONS
Inspections are a key element in the maintenance
plan, and should be carried out by a qualified
person or firm, preferably with experience in the
assessment of heritage buildings. These inspections
should be conducted on a regular and timely
schedule. The inspection should address all aspects
of the building including exterior, interior and
site conditions. It makes good sense to inspect
a building in wet weather, as well as in dry, in
order to see how water runs off – or through – a
building.
From this inspection, an inspection report should
be compiled that will include notes, sketches and
observations. It is helpful for the inspector to have
copies of the building's elevation drawings on
which to mark areas of concern such as cracks,
staining and rot. These observations can then
be included in the report. The report need not
be overly complicated or formal, but must be
thorough, clear and concise. Issues of concern,
taken from the report should then be entered
in a log book so that corrective action can be
documented and tracked.
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An appropriate schedule for regular, periodic
inspections would be twice a year, preferably
during spring and fall. The spring inspection should
be more rigorous since in spring moisture-related
deterioration is most visible, and because needed
work, such as painting, can be completed during
the good weather in summer. The fall inspection
should focus on seasonal issues such as weathersealants, mechanical (heating) systems and
drainage issues. Comprehensive inspections should
occur at five-year periods, comparing records
from previous inspections and the original work,
particularly in monitoring structural movement and
durability of utilities. Inspections should also occur
after major storms.

LOG BOOK
The maintenance log book is an important
maintenance tool that should be kept to record
all maintenance activities, recurring problems
and building observations and will assist in the
overall maintenance planning of the building.
Routine maintenance work should be noted
in the maintenance log to keep track of past
and plan future activities. All items noted on
the maintenance log should indicate the date,
problem, type of repair, location and all other
observations and information pertaining to each
specific maintenance activity. Each log should
include the full list of recommended maintenance
and inspection areas noted in this Maintenance Plan,
to ensure a record of all activities is maintained.

7.6 INFORMATION FILE
The building should have its own information file
where an inspection report can be filed. This file
should also contain the log book that itemizes
problems and corrective action. Additionally,
this file should contain building plans, building
permits, heritage reports, photographs and other
relevant documentation so that a complete
understanding of the building and its evolution is
readily available, which will aid in determining
appropriate interventions when needed. The file
should also contain a list outlining the finishes and
materials used, and information detailing where
they are available (store, supplier). The building
owner should keep on hand a stock of spare
materials for minor repairs.
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A full record of these activities will help in
planning future repairs and provide valuable
building information for all parties involved in
the overall maintenance and operation of the
building, and will provide essential information
for long term programming and determining of
future budgets. It will also serve as a reminded to
amend the maintenance and inspection activities
should new issues be discovered or previous
recommendations prove inaccurate.
The log book will also indicate unexpectedly
repeated repairs, which may help in solving more
serious problems that may arise in the historic
building. The log book is a living document that
will require constant adding to, and should be
kept in the information file along with other
documentation noted in section 7.6 Information
File.
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7.7 MAINTENANCE SCHEDULE
Water, in all its forms and sources (rain, snow,
frost, rising ground water, leaking pipes, backsplash, etc.) is the single most damaging element
to historic buildings.
The most common place for water to enter a
building is through the roof. Keeping roofs repaired
or renewed is the most cost-effective maintenance
option. Evidence of a small interior leak should
be viewed as a warning for a much larger and
worrisome water damage problem elsewhere and
should be fixed immediately.
INSPECTION CHECKLIST

The following checklist considers a wide range
of potential problems specific to Robson Manor,
such as water/moisture penetration, material
deterioration and structural deterioration.
EXTERIOR INSPECTION

Foundation / Perimeter Wall
• Moisture: Is rising damp present?
• Is there back splashing from ground to
structure?
• Is any moisture problem general or local?
• Is spalling from freezing present? (Flakes or
powder?)
• Is efflorescence present?
• Are there shrinkage cracks in the foundation?
• Are there movement cracks in the foundation?
• Is crack monitoring required?

Windows
• Is there glass cracked or missing?
• Are the seals of double glazed units effective?
• If the glazing is puttied has it gone brittle and
cracked? Fallen out? Painted to shed water?
• If the glass is secured by beading, are the beads
in good condition?
• Is there condensation or water damage to the
paint?
• Are the sashes easy to operate? If hinged, do
they swing freely?
• Is the frame free from distortion?
• Do sills show weathering or deterioration?
• Are drip mouldings/flashing above the windows
properly shedding water?
• Is the caulking between the frame and the
cladding in good condition?
Doors
• Do the doors create a good seal when closed?
• Do locks and latches work freely?
• If glazed, is the glass in good condition? Does
the putty need repair?
• Are door frames wicking up water? Where?
Why?
• Are door frames caulked at the cladding? Is the
caulking in good condition?
Roof
• Are there water blockage points?
• Is the leading edge of the roof wet?
• Are there blisters or slits in the membrane?
• Are flashings well positioned and sealed?
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INTERIOR INSPECTION

Basement
• Are there signs of moisture damage to the
walls? Is masonry cracked, discoloured,
spalling?
• Is wood cracked, peeling rotting? Does it
appear wet when surroundings are dry?
• Are there signs of past flooding, or leaks from
the floor above? Is the floor damp?
• Are walls even or buckling or cracked? Is the
floor cracked or heaved?
MAINTENANCE PROGRAMME

INSPECTION CYCLE
Daily
• Observations noted during cleaning (cracks;
damp, dripping pipes; malfunctioning
hardware; etc.) to be noted in log book or
building file.
Semi-annually
• Semi-annual inspection and report with special
focus on seasonal issues.
• Thorough cleaning of drainage system to cope
with winter rains and summer storms
• Check condition of weather sealants (Fall).
• Clean the exterior using a soft bristle broom/
brush.
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Annually (Spring)
• Inspect concrete for cracks, deterioration.
• Inspect metal elements, especially in areas that
may trap water.
• Inspect windows for paint and glazing
compound failure, corrosion and wood decay
and proper operation.
• Complete annual inspection and report.
• Touch up worn paint on the building's exterior.
• Routine cleaning, as required.
Five-Year Cycle
• A full inspection report should be undertaken
every five years comparing records from
previous inspections and the original work,
particularly monitoring structural movement
and durability of utilities.
• Repaint windows every five to fifteen years.
Ten-Year Cycle
• Check condition of roof every ten years after
last replacement.
Twenty-Year Cycle
• Confirm condition of roof and estimate
effective lifespan. Replace when required.
Major Maintenance Work (as required)
• Replacement of deteriorated building materials
as required.
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APPENDIX:
INTRODUCTION
RESEARCH SUMMARY
RESEARCH SUMMARY
NAME: John G. and Jean Robson Residence;
Robson Manor; “Rosegarth”
ADDRESS: 101 Third Street, New Westminster
ORIGINAL OWNER: John Goodfellow Robson
and Jean Robson
CONSTRUCTION DATE: 1935
DESIGNER: Sydney Arnold Lake, Dominion
Construction
CONTRACTOR: Dominion Construction Company
SOURCES
• Heritage Resource Inventory: Vol. 2, August 15,
1986, revised March 1989, page 62.
• J.D. Scott, “Once in the Royal City,” page 127.
• For Dominion Construction: Donald Luxton,
“Building the West: The Early Architects of
British Columbia,” Talonbooks, Vancouver,
2007, 2nd ed.: Bentall Archives; Bentall, The
Charles Bentall Story; Business Leaders of the
Century, pp.38-39 (Business in Vancouver
Supplement to Issue 529A, 1999); Sean
Rossiter, “The Company That Built Vancouver”
(Western Living, June, 1986, pp.32 h-p); CVA
Plans; and Vancouver building permits.

HISTORIC PHOTOGRAPH
• NWPL #1088 - 1976
BC VITAL EVENTS
• Marriage: Groom Name: Robson, James
Goodfellow; Bride Name: Law, Jeannie
Robinson; Date: October 25, 1911; Vancouver;
Registration Number: 1911-09-066272.
• Death: Robson, Jean Robertson; Age: 68; Date:
May 7, 1956; New Westminster; Registration
Number: 1956-09-005623
• Death: Robson, James Goodfellow; Age: 71;
Date: March 21, 1959; New Westminster;
Registration Number: 1959-09-004279.
• Death: Lake, Sydney Arnold; Age: 61; Date:
March 17, 1945; Vancouver; Registration
Number: 1945-09-659080.
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LETTER OF INTENT

SITE ACQUISITION AND SCHOOL EXPANSION
NEW WESTMINSTER, BC
June 5, 2014

Prepared by
Norman Laube, BComm, RI, CPM
Omicron Canada Inc.
On Behalf of Urban Academy Society
604 209 2115
nlaube@omicronaec.com
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EXECUTIVE SUMMARY
Urban Academy (UA) is a thriving independent school located in the Queens Park neighbourhood of
New Westminster, BC. Since being formed in 2001, the school has purchased the 8,000 sqft Robson
Manor at 101 Third Street in 2006 and leased nearby space for its Senior School program in 2013. The
school now serves 160 students with 22 staff with planned measured growth to 250 students by 2016
(with 29 staff) and 450 students by 2022 (with 41 staff).
UA is led by an experienced Board of Directors with exceptional education and financial experience.
Head of School, Ms. Cheryle Beaumont, has 37 years of exemplary leadership in education in British
Columbia. Prior to joining UA, Ms. Beaumont was Superintendent of Schools of the Langley School
District and formerly the Principal of New Westminster Secondary.
Through its formal strategic planning process, UA identified the need to grow its facilities to
accommodate the projected growth and to provide the stability of a fully owned campus. To support
this vision, UA engaged the services of Omicron Canada Inc., (Omicron) independent school facility
advisors, designers and builders.
Omicron has programmed the future school and explored siting options. The result of this work
concluded that the optimal solution was to acquire the adjacent 8,700 sqft property at 228 Manitoba
Street to develop an additional 43,000 sqft of building with underground parking.
UA now has the property at 228 Manitoba Street under contract to complete in July 2014 and has the
owner’s consent to apply for civic approvals to develop the new facility on the Third Street and
Manitoba street properties.
UA is targeting September 2016 to be fully operational in the new facility.
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SITE ACQUISITION AND SCHOOL EXPANSION PROJECT
Urban Academy (UA) has reached the stage in its growth that it requires a larger school facility to
accommodate its growing student body and to offer the appropriate learning spaces. The Five Year
Strategic Plan prepared by the school`s Board of Directors supports the acquisition and development of
an expanded school facility. In support of this Plan, UA has engaged the services of Omicron Canada Inc.
– experts in private school planning, funding, design and construction. Omicron has assisted UA to
develop a master facilities plan and to Offer to Purchase the adjacent property to its owned Robson
Manor facility in the Queens Park neighborhood of New Westminster.
UA has worked with Omicron to prepare the design and budget for the project as well as assisting with
securing debt and equity funding. The total project is budgeted at $14.4m with 70% of the cost being
provided by bank financing and 30% from a combination of Parent Equity and a Community Bond.

Aerial view of existing Robson Manor and proposed new building

URBAN ACADEMY OFFERING
Urban Academy (UA) offers an academically-enriched, engaging, arts-infused education that focuses on
the development of the entire child. This education philosophy is unique in the Greater Vancouver area
and has contributed to the success and growth of the school. UA offers programming from Junior
Kindergarten (age 4) to Grade 12. UA’s two key approaches to education are arts-infusion and inquirybased learning. Both approaches are incorporated to keep students engaged in their studies, and
support their achievement of academic excellence.
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This unique offering has attracted students not only from New Westminster (40%) but also from
Vancouver, Richmond, Burnaby, Coquitlam, Port Coquitlam, Port Moody and Surrey. Current
enrollment is 150 students from JK to Grade 12 with projected growth to 166 students in September
2014, 190 students in September 2015 and 250 students in September 2016 (the projected completion
of the new school). Ultimate school size is targeted to be 450 students offering 2 classes per grade per
school year.

Robson Manor Junior Campus - owned property at 101 Third Street, New Westminster

Uptown Senior Campus - leased facility at 601 Eighth Avenue, New Westminster

URBAN ACADEMY STORY
Our School
Urban Academy is a vibrant and growing private school located in the City of New Westminster. It has
grown steadily over the last decade to its current enrollment of 150 students in a Junior Kindergarten to
Grade 12 program. Our present school development has students located on two separate sites in
order to accommodate our enrollment. The Junior School (JK-grade 5) is at 101 Third Street in Robson
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Manor, a lovely heritage site in historic Queen’s Park. Our Senior School is nearby in a leased facility at
601 Eighth Avenue. Our goal is to develop the Robson Manor site to bring both schools together again
in one location and to grow the school to the full enrollment of 450 students.
What Makes Urban Academy Special?
At Urban Academy we want students to remain excited about their education and understand that
curriculum, when linked to real world learning, is incredibly real, relevant and valuable. We want
students in their early years to understand who they are as individuals, what their motivations are and
how they impact others through their own social and emotional development. We want our students in
their middle and high school years to continue to seek knowledge and partner their interests and
passions with creative learning.
Urban Academy focuses on a strong academic program for students delivered through two key
approaches to instruction that ensure students are deeply engaged and demonstrating excellence in
their achievement: Inquiry-Based learning and Arts-Infused learning. We believe that children develop
their talents and natural abilities best and most deeply through creative inquiry and by examining
concepts across a variety of curricular disciplines. We believe that the Fine Arts foster intellectual
development that extends a student's capacity to learn in all academic disciplines. We know our
students retain their learning when they are directly involved in developing it.
Arts-Infused Learning
There is a growing body of evidence that indicates learning through the arts not only motivates
students, but also adds emotional, physical, cognitive and social benefits. Approaching traditional
subjects with components of drama, visual arts and music offers a more comprehensive approach,
stimulating children to remain truly engaged in their studies. All of our students, from Junior
Kindergarten to Grade 12, receive instruction in Visual Arts, Music, Drama and French from trained
specialists in each of those areas. There is a significant focus in the school on the creative process and
the application of creative thought to learning. Arts-Infused learning is the delivery of the arts and the
application of artistic inquiry to every academic discipline. Every area of study, even mathematics and
the sciences, offers the opportunity to extend learning by connecting the elements of creative thought
to the learning outcome under study. Students construct meaning on a larger concept through an art
form or medium. Using the creative process students connect art and a subject discipline, meeting the
learning objectives in both. This approach to learning is highly successful and most effective. Some
recent examples of work with students using Arts-Infused instruction include:





Grade 7 study of Ancient Egypt – students applied their learning of the culture to create a
fashion show. They produced clothing representative of that civilization, including the masks
and the jewelry.
Grade 2 study of sequencing and patterning in Mathematics-students used music to learn to
develop pattern, recognize its repetition and create their own patterns.
Grade 7 Mathematics study of fractions, decimal and percent – students created Op Art to
represent their learning of these concepts.
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All grades have used dramatic “Tableau” as an artistic method to demonstrate their
understanding of concepts in Social Studies, Science and Language Arts.
All grades have created “Soundscapes” to provide an auditory interpretation of a piece of
artwork or a story or poem,

Inquiry-Based Learning
“Tell me and I’ll forget; show me and I may remember; involve me and I’ll understand.”
Involving students in developing their own learning is the premise of Inquiry-based learning. Being
involved in making connections among concepts allows students to acquire skills and attitudes that
permit them to seek resolution to questions and issues while constructing new knowledge. We want
our students to learn how to learn. We believe this is critical to a future for them that will hold jobs and
careers not yet even imagined.
Our students undertake four broad areas or topics of Inquiry every year and teachers plan their
instruction and deliver the lessons through those vehicles of inquiry. Inquiry-Based instruction uses a
big concept or question as the framework with which to acquire current specific knowledge and see the
connections between disparate pieces of information. The work undertaken in our Kindergarten classes
are a good example of how the Inquiries are used as vehicles to instruct and create meaning for
students. Two areas of inquiry at present for them are: Helping Hands and Growing Together. They are
studying sustainability in food production and so, are examining where their food comes from, who
helps get it to them, how it is prepared and how choices are made in our culture regarding food. They
are also learning about impact of their families and the cultures their families come from. Literacy,
Mathematics, Social Studies and Science are all covered and connected as they learn about: geography
(both of their families and their food sources), recipe-writing, planting vegetables and caring for the
school garden.
Demonstrating the Learning
Arts-infused and Inquiry-based learning are very compatible partners in the teaching and learning
environment. Staff has worked to develop their own skills at delivering instruction in these ways and
have reached out for professional development to continue to enhance their knowledge.
We work with connections in the Fine Arts community to deliver our Arts-Infused approach. ArtStarts is
a not-for-profit organization, located in Vancouver that is devoted to enhancing education through the
arts. They have worked with us to develop our teachers’ professional skills in delivering instruction
through the creative and artistic process. They are a source of information, resources and a networking
conduit to the educational community of artists.
Our students not only learn and develop their creativity in both product and thinking, they share it
through gallery displays, Showcase Nights, “Artastic" (a wonderful exhibition of art and inquiry-based
projects)," Celebration of Learning" (Student-led conferences for parents at report card time that
demonstrate student learning through inquiry) and many other events which allow them to share their
skills. Our largest fundraiser of the year is a Gala and every class produces art to be auctioned at the
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event. The art has become a much sought-after commodity and the community looks forward to the
competition, hoping to go home with one of the pieces that were developed and donated by our
students.
Our youngest students in Junior Kindergarten and Kindergarten start out their academic careers in
classrooms that use the Reggio-Emilia approach to Early Childhood Education. Reggio-Emilia delivery
encourages children to explore, discover and question. The student is the communicator, the teacher is
the guide, the parent is the partner and the environment is the third teacher. This works very well with
a Fine Arts school focus and an Inquiry-based method of instruction that they will continue to
experience as they get older.
Our approach to education is unique in the independent school world of BC. We are the only
independent school offering a focus on the Fine Arts and an Arts-infused approach to delivering the
curricular objectives of the Ministry of Education. Families who come to us are drawn to the school’s
culture of passion, confidence and the development of personal potential that we strive to provide for
every student.
Our school’s foundational principles and practice of education are based on a deep respect, compassion
and caring for all children. We have a profound regard and appreciation for the importance of
community and the values for which the school stands. We want our students to demonstrate their
natural energy and enthusiasm for learning throughout their entire school career. Our students are
taught to face challenges with confidence, persistence and creativity. We spend significant time
teaching them to focus on their personal potential, to become powerful thinkers and leaders as they
learn to contribute to their community, their families and their friendships. We have high expectations
for them regarding personal conduct and service. We cultivate confidence and courage as the pathway
to success.

A Successful School Becoming More Successful!
Urban Academy is ideally situated in beautiful and picturesque Queen’s Park in the City of New
Westminster. The Board purchased Robson Manor in 2005 to accommodate the school’s growing
enrollment. Robson Manor is a heritage mansion that was home to one of New Westminster’s
successful business families in the 1930’s. The heritage aspect of the site and the surrounding
community is a draw for those interested in the school. We are the only private K-12 school in the City
of New Westminster and all other private schools in the greater Metro area are a significant distance
away, involving a complex commute for young families. Approximately 40% of our families are from
New Westminster, with the remainder coming to us from Burnaby, Coquitlam, the Tri-Cities, Vancouver
Richmond and Surrey. We market extensively in Burnaby, Coquitlam and the Tri-Cities and the
enrollment pattern demonstrates that we are a private school of choice in those communities as well as
our own. We have a professional and experienced Director of Marketing and Admissions who works
closely with the Head of School on recruitment and selection of families and students. The Head of
School is personally involved in the Admissions process for each child and approves or declines every
formal application to ascertain suitability and their capacity to manage the financial commitment.

168

Families satisfy our requirement for their financial commitment before we engage the child in their
studies and we expect each of our families to contribute to the school through volunteer hours, Parent
Auxiliary support and fundraising events.
We also admit select International students, provided they are a fit for the school and have the capacity
to be successful. We have signed agreements outlining responsibilities and obligations with
international placement agents that we trust. We work in partnership with them to place the
appropriate students in our program.
Our combined enrollment of both Junior and Senior Schools for September 2014 is projected to be 166.
With 135 of those students located in classrooms at Robson Manor in September, we have outgrown
our school. Additional appropriate space is needed in order to meet the enrollment demand and to
continue to offer the excellent programming we have become known for.
The school has been doubling a primary class in each of our last two years of enrollment. This was a
deliberate decision aimed at achieving the Board’s strategic goal of the optimum size of 450 students. It
was designed to do so in a manner that consolidates and solidifies the very fine educational program
offered to our students. For September 2014 we will have again met our enrollment plan of doubling
another primary class. In 2014 the enrollment is projected to reach 166 , in 2015 we will reach 190 and
in 2016 we will attain 250 with full enrollment being achieved by 2020.
Full development of the potential enrollment is constrained until we have a school large enough to
support all of the students. As with all school communities, the acquisition and development of a
school building fosters confidence and commitment on the part of families registering. We anticipate
that this will be the case again for Urban Academy. The school experienced that same outcome in the
year Robson Manor was purchased. Enrollment increased as soon as families saw the commitment of
the Board to purchase the building.

Planning for the Future
The plan for school expansion centers on developing the Robson Manor site. The heritage cachet, the
Queen’s Park location and the geographic placement of the school are critical factors in the school’s
success and ability to be competitive in attracting families. The development of this site into a larger
school involves the acquisition of the property directly behind the school (228 Manitoba St.) and the
consequent construction of new classroom space on the resulting adjoining property. The heritage
aspect of the siting of the school will be maintained with the new construction connected to Robson
Manor. Such a plan maximizes space for our students on the property and allows for the full build-out
of the school in a steady pattern of enrollment growth. At the same time, this will enhance the beauty
and integrity of the heritage nature of the neighborhood and the original building. The proposed design
supports the delivery of our Fine Arts focus as well as the Arts-Infused and Inquiry-Based methods of
instruction.
Once the school is able to move into new classroom space, the enrollment pattern will increase to
accommodate more spaces for Kindergarten and Grade One students. The plan allows for provision of a
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solid secondary program for our current senior students as we prepare to bring the doubled classes up
through the intermediate and senior grades.

Our Competition in the Market
The Head of School maintains oversight and careful analysis on our closest competitors and our
corresponding advantages in the marketplace to attract and retain students. Families are drawn to a
school for specific reasons and not all families are available for every school, regardless of the
programming and quality of the institution. In our marketing strategy we consider and cultivate the
specific criteria that delineate us from our closest competitors; programming, non-denominational
status and practice, cost, location and the niche we offer of Arts-Infused, Inquiry-Based instruction. The
priority we place on the school's values as a part of thoughtfully shaping children’s character and
personal potential through their development is carefully explained and fully marketed. It is a
significant factor in a family's consideration of Urban Academy.
Our closest competitor is the public system. We are fortunate to be located in a school district that is
growing in terms of student enrollment and in a greater geographic region that continues to support
strong enrollment with a fairly significant birth rate. We recognize that there are families who want a
private education for their children and may well never consider the public system. However, there are
also many families who want an excellent education for their children and will register where they can
achieve that goal, public or private. Programs and schools of choice in the public system are our closest
competitors: French Immersion, Sports Academies and Fine Arts programs. Faith-based schools are
prevalent in the region, however, do not tend to present as much competition for us. Our families are
usually very clear with us regarding their desire for a secular education. Stratford Hall and
Meadowridge are our closest private school competitors, although both are located a considerable
distance away in other communities. Both are International Baccalaureate (IB) schools, requiring a
specific admission process for the student. For families looking for a non-faith-based education that is
not IB, Urban Academy is the option in the Metro area that is bounded by Surrey, Coquitlam, Burnaby
and New Westminster.

Governance and Stewardship
Urban Academy is a Group I Independent School, operated as a not-for-profit, non-denominational
institution by the Urban Academy Society Board of Directors. It is compliant with all of the statutory
requirements of the BC Society’s Act and the Independent School Act of British Columbia. The school is
a member of the Independent Schools Association of British Columbia (ISABC) and takes full advantage
of the opportunities for professional growth and mentorship offered by that respected organization.
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The Board of Directors is comprised of ten directors with the Head of School as the eleventh member
serving in an ex-officio capacity. The Urban Academy Society is a closely-held society and has been in
operation for twelve years.
The Board of Directors has strong leadership, with a depth and range of skills critical to leading the
organization with wisdom and clarity. The Board Chair and her Executive are committed to providing
the fiduciary guidance and stewardship necessary to achieve the goals the Board has set out in their
Strategic Plan. They continue to attend to succession planning in a thoughtful and deliberate manner to
ensure the future health of the school. They have consciously and carefully developed a Board able to
guide the school in its growth.
The Head of School has been in place since 2013 and has an extensive professional background in the
field of education at every level of administrative leadership. She has been a successful educator,
school principal and Superintendent of Schools in the public system in a career spanning 37 years and
three public school districts. She is committed to the future development of Urban Academy, to the
Board’s Strategic Plan and to the success of the school. She has the vision, capacity, experience and
strength of purpose necessary to fulfill the school community’s dream of the expanded school of 450
students, providing an exemplary education for students.
The Board’s fiscal management has been prudent and careful, yet mindful of the investments needed to
provide for the school of the future. Tuition fees are regularly examined and adjusted, as recently as the
2013-14 school year. The Advancement Program of the school has shown remarkable progress and
growth over the initial three years it has been in place. The Advancement Program works with the
community to encourage support for the school through the Annual Appeal, special events and
sponsorship of methods of giving. The Advancement Program ensures that funds raised are directed to
the areas of the school identified by the Head of School as a priority and the initiatives are aligned with
the Board’s Strategic Plan.

Summary
Urban Academy is focused on the critical and important work of educating children in an effective,
powerful and respectful manner. We have students who are excited about their learning, passionate
about discovery and strong in their academics. This is the direct result of an engaging and creative
learning environment. We value our parent community as partners in educating their children.
Together, we model the values and behaviors we expect in our students.
The Board, the Head of School and the entire school community are excited about the future of Urban
Academy. We have an amazing opportunity to further develop Urban Academy and bring it to full
fruition in a school building that is appropriately and professionally designed to deliver our unique
program. We have demonstrated that we are building a community of learners in an educational
environment families want for their children. We have a Board focused on building an exemplary
school, an experienced and successful Head of School and a community supportive of the direction
provided. The future is very bright for Urban Academy.
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BOARD OF DIRECTORS
Urban Academy is fortunate to have a committed and passionate Board as leaders of the school. They
contribute countless hours to ensure the school upholds its commitment to excellence. The Board has
prepared a Five Year Strategic Plan that includes securing owned facilities that can accommodate a
student count of 450. Through guidance, expertise and hands-on participation, the following board
members ensure that Urban Academy has a strong and stable leadership group behind it.
Deborah McKenzie - Chair
Occupation: Interior Designer
Number of Years at UA: 9
Number of Children: 3
Deborah is an entrepreneur in the interior design and home renovation industry with
more than 20 years of experience consulting on significant residential and
commercial development projects. Deborah brings a strong organizational discipline
to her work and has a passion for bringing together talent and expertise to achieve
strategic growth for healthy, long-term community development. The McKenzie family has been part of
the Urban Academy community for 9 years with 3 daughters currently in Kindergarten, Grade 5, and
Grade 8. Deborah has always played an active role at UA by being passionately involved in committee
and volunteer work since 2005. Deborah joined the Board of Directors in 2010 and is now serving her
3rd year as Chair of the Board.
Laura Bradley - Vice Chair
Occupation: Clinical Director
Number of Years at UA: 6
Number of Children: 1
Laura has 21 years of counselling, group facilitation, and community education
experience in both a not-for-profit capacity, and in her own private practice where she
is the clinical director and senior therapist. She also has fifteen years of managerial
experience. Laura has had a lifelong interest in the Arts, and graduated in 1998 from
the Theatre and Film program at the Gastown Actors' Studio. She loves the power of
theatrical performances to bring relevant or important issues or topics to the
foreground in a way that an audience might not have considered. Laura has a daughter in Grade 4, and
this is the sixth year the family has been at Urban Academy; this is Laura’s fourth year serving on the
board of directors, and her second year as Vice-Chair.
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Elizabeth Fletcher, BComm, Chartered Professional Accountant (CA) - Treasurer
Occupation: Chartered Accountant, BC Hydro
Number of Years at UA: 6
Number of Children: 1
Elizabeth is a seasoned professional with over thirty years’ experience in financial
services delivery and senior management. She has held leadership roles in several
organizations, including Chief Financial Officer of a TSX listed publicly regulated utility
based in Vancouver. In her current business role, she manages a project budget in
excess of $800 million. Throughout her career, she has actively supported the non-profit sector, acting
as director for organizations such as the Community Living Society, the HR MacMillan Space Centre, and
the ALS Society of B.C. Her son, currently in Grade 4, has been a student at Urban Academy since
2008. Elizabeth joined the Board of UA as Treasurer in 2011.
Jennifer Danielson – MLT (CSMLS), BSc (MLS) - Secretary
Occupation: Technical Coordinator, Quality & Utilization Management at BC
Provincial Blood Coordinating Office
Number of Years at UA: 3
Number of Children: 1
Jennifer is a laboratory technologist with experience in health care, research and
biotechnology industries, bringing a knowledge of quality systems and project
management to the Board. Her support of non-profit organizations has included
front-line volunteering, committee work and previous board membership. Her family has been part of
the Urban Academy community since 2011 and their daughter attends the school in Grade 2. Jennifer
joined the Urban Academy Governance Committee in early 2012, and joined the Board later that same
year as Secretary.
Brian Drummond - Member at Large/Founder
Occupation: Actor
Number of Years at UA: 12
Number of Children: 2 enrolled; 1 graduated
Brian, along with his wife Laura, are two of the Founding members of Urban
Academy. A graduate of one of the top Theatre Schools in Canada, Studio 58, Brian
has been a professional performer for over 25 years. He is known as one of the top
Voice Actors in North America, having voiced 1000's of characters in 100's of
animated TV episodes and films. A champion of the Arts, Brian has served as a task force committee
member with the Union of BC Performers, has participated on numerous finance, facility & marketing
committees at Urban Academy, and as a board member at Urban Academy since its inception in 2001.
Brian & his wife Laura have 3 children, two in grade 8 & 11, and one from Urban Academy's first
Graduating Class of 2013.
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Jeremy Poole - B.A., LLB - Member at Large
Occupation: Partner, Alexander Holburn Beaudin & Lang LLP
Number of Years at UA: 4
Number of Children: 1
Jeremy is a partner with the Vancouver law firm Alexander Holburn Beaudin & Lang
LLP. He has almost 20 years of legal experience including representation of public
school boards in litigated disputes. Jeremy was previously a board member and the
treasurer of a non-profit society that raised funds within the legal community for children focused
charities and he brings legal perspective and acumen to the board of Urban Academy. His son started at
Urban Academy in Kindergarten and is currently in Grade 4. Jeremy joined the board in November of
2013. As a Lawyer he is pleased to bring risk management oversight to the Board and is particularly
interested in helping the school achieve its long term growth and facility requirements.
Donna Tays Clarke – B.A., BCTC (Education) - Member at Large, Founder,
Advancement Director
Occupation: Realtor- Re/Max Advantage Realty
Number of years at UA: 12+
Number of Children: 2
Donna is a business woman, a Licensed Realtor of 28 years specializing in New
Westminster properties, a Certified Teacher and former Miss New Westminster
(1976). She is a Co-Founder of Urban Academy and dedicated Board and Society
member since the school’s inception having held positions on Facilities (property acquisition,
maintenance & development), Finance and most recently the Advancement department. Donna brings
her wealth of local connections, valued relationships and strategic negotiating skills to UA in practical,
diverse and creative ways.
Jennifer Thompson – B.A. (Econ), M.A. (Econ) - Member at Large
Occupation: President, Thompson Planning
Number of Years at UA: 3
Number of Children: 2
Jennifer is an entrepreneur with 20+ years of experience in both the private and
public sectors in Canada. She has participated actively in the not-for-profit sector
since becoming a member of the Leadership Vancouver class of ’99, and brings a
wealth of strategic, communication and planning skills to the Urban Academy Board.
Her family has been with Urban Academy for three years and they have two children at the school in
Grades 2 and 4. Jennifer is the most recent addition to the Board, having joined in March 2014.
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Heather Hall - Member at Large
Occupation: Police Officer
Number of Years at UA: 2
Number of Children: 1
I joined the RCMP as a constable and am currently a Mental Health Liaison officer. As
such, I participate on a wide variety of committees and sit on the Board of the
Canadian Mental Health Association. I am passionate about education, which is why I
participate in a meaningful way as a Board Member at Urban Academy. Being part of
the transformation of Urban Academy from where it is today to the inspired picture of its future, while
ensuring adherence to the schools mission vision and values, is the most rewarding thing about being a
board member.
Ted Hamilton – Member at Large
Occupation: Composer and Musician
Number of Years at UA: 4
Number of Children: 1
I am passionate to ensure the “arts infused” curriculum is the driving force of the
future growth of this unique and wonderful school.
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HEAD OF SCHOOL
Cheryle Beaumont, B.Ed., M.Ed.
Cheryle Beaumont is an education visionary. Her distinguished 37
year career in education includes teaching, principal, superintendent,
chief executive officer, chief education officer and now head of
school. She has a Bachelor of Education from the University of
Saskatchewan, and her Masters of Educational Leadership from
Simon Fraser University.
Prior to joining Urban Academy, Ms Beaumont served for seven years
as the Chief Executive Officer and Chief Education Officer for the
Langley School District. In her dual roles, Cheryle reported to The
Board of School Trustees, a publicly elected board of seven trustees representing the City and Township
of Langley. The district has over 19,000 students, approximately 2200 employees and an annual
operating budget of $160M. The Langley School District offers a diversity of choice in programs
including a Fine Arts School, International Baccalaureate, Fundamental Schools, French Immersion,
Distributed Learning, Sports Academies and Adult Education.
In addition to her education duties, Ms Beaumont teaches Board Governance for Vantage Point and has
worked with a diverse range of boards and organizations on board effectiveness and stewardship. With
her spare time, she sits on the Board of Green Thumb Theatre in Vancouver, is a Community Leader for
The Minerva Foundation and serves on advisory committees for the Vancouver Foundation and the
Vancouver Board of Trade.
Ms Beaumont is passionate about the educational model of Urban Academy – arts infused and inquiry
based learning – and looks forward to working with the Board of Directors and leading the staff team to
grow the school to its stable long-term student body of 450.
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PROJECT TEAM
In support of the Strategic Plan goal of securing a permanent facility for up to 450 students, the Board
has assembled the following team:
Project Lead – Cheryle Beaumont is Head of School and is leading the team to program, acquire, design,
build and finance the land and building to accommodate 450 students.
Communications Lead – Deborah McKenzie is Chair of the Board of Directors and is leading the
interaction with the school`s families, the City of New Westminster and other stakeholders.
Community Bond Lead – Jeremy Poole is a Member at Large and a practicing lawyer. Jeremy is
coordinating a Community Bond offering for the families and friends of Urban Academy.
Financing Lead – Elizabeth Fletcher is Urban Academy`s Treasurer and a Chartered Accountant.
Elizabeth is preparing the financial modeling to support the equity and debt requirements of expansion
project and on-going operation of the school.
Finance Project Committee – Kurt Wipp is a former Board member of UA and heads the Amur Financial
Group a tertiary market lender with $100 million under management. Iain McIntyre is Director and
Regional Leader for a Schedule 1 Bank. Kurt and Iain are supporting Jeremy and Elizabeth with the
Community Bond raise and securing financing.
Site Acquisition Lead – Norman Laube is VP Development Services at Omicron Canada Inc. a leading
development, design and construction firm. Norman specializes in assisting private schools with master
planning, site acquisition, funding, approvals, design and construction of their facilities. He is leading
the delivery team for the Urban Academy expansion project. Appendix 1 provides a sampling of the
private schools that Omicron has recently assisted.
Architect – Paul Grant, AIBC is Lead Architect with Omicron. Paul has programmed, planned and
designed more than 100 schools over the past 40 years and is the design architect and architect of
record for the Urban Academy project.
Heritage Consultant – Donald Luxton of Donald Luxton and Associates is providing heritage advice on
the restoration of Robson Manor and the interface between the new building and the existing.
Landscape Architect – Sharp & Diamond Landscape Architects – Ken Larsson – are providing the project
landscape design and maintenance plan.
Traffic Consultant – MMM Consultants are providing the traffic impact assessment.
Builder – Korey Roberts is Director of Construction with Omicron where he is responsible to deliver $100
million of projects annually. Korey recently completed the construction of the Stratford Hall Middle
School and will provide all project and construction management for the Urban Academy project.
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FACILITY STRATEGY
UA has been actively reviewing market options to expand the school over the past several years.
Options considered have included expanding the facility at Robson Manor; leasing market space;
acquiring adjacent property and expanding; selling Robson Manor and acquiring a new site. To assist
with review of options, UA engaged Omicron to evaluate the options and to help make a decision on the
optimal route. The matrix evaluation resulted in the following outcomes:
1. Expand on Robson Manor Site – it is feasible to add additional space on the existing site but
there is not sufficient room to add the approximate 43,000 sqft of additional space required
to accommodate a school of 450 students;
2. Leasing Market Space – there are no options available that meet access and safety
requirements for a school use of this size. There are no surplus public school sites available;
3. Acquiring Adjacent Property – this option allows for expanding on the existing site and
building a facility to the optimal size. This option is currently being pursued;
4. Sell Robson Manor and Acquire a New Site – the timing logistics of selling and trying to find
a new optimal site and keep operational is not feasible.

Given this analysis, the Board has chosen Option 3 and has Offered to Purchase the adjacent property at
228 Manitoba Street. Purchasers Conditions are to be removed on June 26, 2014 and Purchase Close is
July 25, 2014.

1 - Robson Manor 101 Third Street – 27,000 sqft lot and 10,000 sqft school building; 2 – 228 Manitoba – 8,700 sqft lot with 8 suite apartment
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FACILITY REQUIREMENTS
Omicron’s architects have worked with UA to define the programmatic requirements for the school over
the long term. Based on a strategy of optimal class sizes for “inquiry based learning” of 10 students per
teacher for Junior Kindergarten, 16 students for grades K-4 and 18 students for grades 5-12 and a
maximum school size of 450 students a total facility area requirement of 51,000 sqft is required (the
8,000 sqft usable Robson Manor space plus 43,000 sqft usable in the new building With a current
enrollment of 150 students, a student count of 250 is estimated for September 2016 (when the
expanded school is expected to be complete and ready for occupancy) with steady growth beyond
averaging between 25 and 45 new students per year (after factoring in attrition) to a full occupancy of
450 students in 2022.

COMMUNICATIONS STRATEGY
UA, led by Board Chair Deborah Mckenzie, has a proactive communications strategy that is building
momentum of the project timeline. Starting in February 2014, monthly newsletters to all school families
have been issued outlining the process and steps involved to achieve success for the facilities initiative.
Stakeholder relationship building is also well under way with several meetings with immediate
neighbors and with the City of New Westminster Planning and Heritage Advisory staff and Mayor and
Council.

DESIGN OF NEW SCHOOL
Omicron Architecture has prepared a design of the new building that carefully augments the heritage
stature of the Robson Manor building by infilling around Robson Manor and fully utilizing the 228
Manitoba property. The end result is a 3-storey plus underground parking building that also offers a full
size gymnasium and drama space partially underground. The combined spaces have been planned to
accommodate the full enrollment of 450 students. The preliminary new building area is summarized as
follows:
Level 64.0 GYM LEVEL:
Level 68.0 PARKING LEVEL:
Level 71.0 FIRST FLOOR:
Level 75.0 SECOND FLOOR:
Level 79.0 THIRD FLOOR:
Total Improved Area:
Underground Parking

8,866 sqft (824 sqm)
4,013 sqft (373 sqm)
8,479 sqft (788 sqm)
12,616 sqft (1172 sqm)
9,415 sqft (875 sqm)
43,390 sqft (4032 sqm)
11,115 sqft (1,033 sqm)

The design of the new Urban Academy building aims to retain the cachet of the existing Robson Manor as
a school, while simultaneously providing for the future growth of the institution within a simple yet
complementary architectural foil.
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The design concept allows for the exterior walls of the new building to reflect and enhance the presence
of Robson Manor as the heart of the facility, with the extensive glazing also providing a high degree of
transparency between the two buildings.
The design of the school grounds are intended to reflect the mature nature of the institution with the
modern introduction of soft landscaping such as living walls and green roofs, further enhancing the
responsible and aesthetically engaging manner in which the new building engages the street and adjacent
properties.
The massing of the new building has been modulated to exist within the context of the neighborhood by
locating the high-volume program components such as the gymnasium, music room and drama theatre
below grade, thereby keeping the overall building height at a level contiguous with the surrounding
properties.
Urban Academy will benefit from a significant increase in car parking stalls and secure bicycle storage, of
which all will be underground to avoid any conflict with the visual aspects of the school grounds and
proposed landscaped areas.
The circulation space throughout the building will serve a dual purpose of being easily accessible as well
as provide a stunning backdrop for potential gallery spaces allowing students to display their work for
visiting families and outside communities.
The heritage aspects of Robson Manor in terms of the building’s original qualities will be fully maintained
and controlled by professional heritage consultants. A conservation plan is currently in progress to
preserve the natural beauty and history for both interior and exterior elements of Robson Manor
throughout the design and construction process.
The new addition ultimately aims to support the rapidly growing community of Urban Academy and meet
the requirements for their increasingly successful arts-infused and fine arts curriculum.
With the current expansion plans for the school in place, this modern lightweight design will compliment
Robson Manor and furthermore allow for all students, old and new, to work and learn together in an
outstanding facility both practically and aesthetically.

PROJECT MANAGEMENT AND DESIGN-BUILD CONTRACT
UA has engaged Omicron Architecture Engineering Construction Ltd. to project manage, master plan,
obtain approvals, design and construct the new facility and the heritage upgrade to the existing Robson
Manor. Omicron is an experienced design-builder of independent schools having successfully
completed new schools for Stratford Hall and Southpointe Academy and are currently assisting
Vancouver Christian School, White Rock Christian Academy and Lions Gate Christian Academy with new
school projects.
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PROJECT SCHEDULE
Due to the success of the school and enrollment growth, the project schedule is targeting a September
2016 opening and occupancy of the new school building. Critical milestones include:







March – June 2014 – Bond committed by school families and bank financing secured
July 2014 - New property acquisition
April to December 2014 – Design and costing
January 2015 approval by New Westminster
March 2015 - Construction commences
August 2016 – completion and occupancy

CONCLUSION
Urban Academy is a thriving private school with a unique offering in the education sector. Strong
enrollment demand requires the school to expand and be ready with a new building for the September
2016 school year. A highly effective Board of Directors, along with an exemplary education leader in the
Head of School, is a driving the school successfully forward. Partnering with Omicron Canada Inc –
market leaders in the project management, design and construction of private schools – provides a
strong team to create the new school.
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OMICRON CANADA INC – INDEPENDENT SCHOOL PROJECTS
Stratford Hall School – Vancouver

$12 million, 34,000 sqft Middle Years Program building. Site acquisition, approvals, design and
construction by Omicron. Occupied 2013.

Primary Year Program 18,000 sqft plus roof top playground. Open 2009. Site acquisition, design and
construction by Omicron.
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Southpointe Academy – Delta

70,000 sqft $15m K-12 independent school completed 2011. Site acquisition, planning, approvals,
design and construction by Omicron.
Vancouver Christian School

70,000 sqft K-12 independent school. Site options, funding, design and construction by Omicron.
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Lions Gate Christian Academy - North Vancouver

Reuse, renovation and expansion of former elementary school to K-12 independent school. Planning,
design and construction by Omicron.

White Rock Christian Academy - Surrey

Renovation and expansion of former church and school to K-12 school for 600 students. Planning, site
acquisition, funding, design and construction by Omicron.
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Appendix #3:
Architectural and Draft Landscape Plans

Doc # 584017

Page 11

185

7ROOIUHH
7
)
ZZZRPLFURQDHFFRP

)LIWK)ORRU7KUHH%HQWDOO&HQWUH
%XUUDUG6WUHHW
32%R[9DQFRXYHU%&
9;/&$1$'$

&2168/7$17

,668('
 'DWH

5HPDUNV
,668(')25+(5,7$*(
5(9,7$/,=$7,21$*5((0(17
0,125$0(1'0(1772&20081,7<
3/$1



,668(')25'3

,668(')25'3



(; 7(5 ,2 5 3(5 63(& 7,9 (5 (1 ' (5 ,1 *

' 5$ : ,1 * /,67

30

186

& 2 9 (5
35 2 -( & 7,1 )2 5 0 $ 7,2 1
6,7(& 2 1 7(; 7 3/$ 1
* <0 /(9 (/3/$ 1
3$ 5 . ,1 * /(9 (/3/$ 1
0 $ ,1 )/2 2 5 3/$ 1
6(& 2 1 ' )/2 2 5 3/$ 1
7+ ,5 ' )/2 2 5 3/$ 1
5 2 2 )3/$ 1
)/2 2 5 3/$ 1 6
)/2 2 5 3/$ 1 6
)/2 2 5 3/$ 1 6
0 $ ,1  6(& 2 1 ' )/2 2 5 $ 5 ($ 3/$ 1
* <0  3$ 5 . ,1 * /(9 (/6$ 5 ($ 3/$ 1
7+ ,5 ' )/2 2 5 $ 5 ($ 3/$ 1
(/(9 $ 7 ,2 1 6
6(& 7,2 1 6
(; 7(5 ,2 5 3(5 63(& 7 ,9 (6
(; 7(5 ,2 5 3(5 63(& 7 ,9 (6

/$ 1 ' 6& $ 3(
/ 
/ 
/ 
/ 
/ 
/ 

& 2 9 (5 6+ ( (7 ' 5 $ : ,1 * /,67
* 5 2 8 1 ' /(9 (//$ 1 ' 6& $ 3(3/$ 1
5 2 2 )' (& . 3/$ 1  /,9 ,1 * : $ //
3/$ 1 70 $ 7(5 ,$ / /,67
/$ 1 ' 6& $ 3( ' (7 $ ,/6
/$ 1 ' 6& $ 3( ' (7 $ ,/6

8 UEDQ $ FDGHP \LVDFTX LULQ J   0 DQ LWRED6WUHHW WK HDSDUWP HQ WE X LOGLQ JFX UUHQ WO\VLWX DWHGEHK LQ GWK HH[LVWLQ JVFK RR OVLWH LQ RUGHUWRDFFRP P RGDWHDVFK RROWK DWVSDQ V
DFURVVERWK VLWHVDQ GFRQ Q HFWVZ LWK 5 RE VRQ 0 DQ RU7K LVSURYLGHVWK HHVVHQ WLDOVSDFHUHTX LUHGIRUFODVVUR RP VDQ GRX WGR RUSOD \JURX Q G DUHDVRIIHULQ JDQ RSSRUWX Q LW\IRUDQ
HVWDEOLVK HGVFK RROWRUHP DLQ LQ 1 HZ : HVWP LQ VWHU
7K HGHVLJQ FRQ FHSWDOORZ VIR UWK HH[WHULR UZ DOOVRIWK HQ HZ EX LOGLQ JWRUHIOHFWDQ GHQ K DQ FHWK HSUHVHQ FHRI5 REVRQ 0 DQ RUDVWK HK HDUWRIWK HIDFLOLW\Z LWK WK HH[WHQ VLYHJOD]LQ J
DOVRSUR YLGLQ JD K LJK GHJUHHRIWUDQ VSDUHQ F\EHWZ HHQ WK HWZ REX LOGLQ JV
7K HGHVLJQ RIWK HVFK RROJURX Q GVDUHLQ WHQ GHGWRUHIOHFWWK HP DWX UHQ DWX UHRIWK HLQ VWLWX WLRQ Z LWK WK HP RGHUQ LQ WURG X FWLRQ RIVRIWODQ GVFDSLQ JVX FK DVOLYLQ JZ DOOVDQ GJUHHQ
URRIVIX UWK HUHQ K DQ FLQ JWK HUHVSRQ VLEOHDQ GDHVWK HWLFDOO\HQ JD JLQ JP DQ Q HULQ Z K LFK WK HQ HZ EX LOGLQ JHQ JDJHVWK HVWUHHWDQ GDG MDFHQ WSURSHUWLHV
7K HP DVVLQ JRIWK HQ HZ EX LOGLQ JK DVEHHQ P RG X ODWHGWR H[LVWZ LWK LQ WK HFRQ WH[WR IWK HQ HLJK ERX UK R RGE\ORFDWLQ JWK HK LJK YR OX P HSURJ UDP FRP SR Q HQ WVVX FK DVWK H
J\P Q DVLX P P X VLFURRP DQ GGUDP D WK HDWUHE HORZ JUDGHWK HUHE\NHHSLQ JWK HRYHUDOOEX LOGLQ JK HLJK WDWD OHYHOFRQ WLJX RX VZ LWK WK HVX UURX Q GLQ JS URSHUWLHV
8 UEDQ $ FDGHP \Z LOOEHQ HILWIURP DVLJQ LILFDQ WLQ FUHDVHLQ FDUSDUNLQ JVWDOOVDQ GVHFX UHELF\FOHVWRUDJHRIZ K LFK DOOZ LOOEHX Q GHUJURX Q GWRDYRLGDQ \FRQ IOLFWZ LWK WK HYLVX DO
DVSHFWVRIWK HVFK RROJ URX Q GVDQ GSURSRVHGODQ GVFDS HGDUHDV7K HFLUFX ODWLRQ VSD FHWK URX JK R X WWK HEX LOGLQ JZ LOOVHUYHD GX DOSX USRVHRIEHLQ JHDVLO\DFFHVVLEOHDVZ HOODV
SURYLGHD VWX Q Q LQ J EDFNGURS IRUSRWHQ WLDOJDOOHU\VSDFHVDOORZ LQ JVWX GHQ WVWRGLVSOD\WK HLUZ RUNIR UYLVLWLQ JIDP LOLHVDQ GRX WVLGHFRP P X Q LWLHV
7K HK HULWDJHDVSHFWVRI5 RE VRQ 0 DQ R ULQ WHUP VRIWK HEX LOGLQ JsVRULJLQ DOTX DOLWLHVZ LOOEHIX OO\P DLQ WDLQ HGDQ GFR Q WUROOHGE\SURIHVVLRQ DOK HULWDJHFRQ VX OWDQ WV$ FRQ VHUYDWLRQ
SODQ LVFX UUHQ WO\LQ SURJUHVVWRSUHVHUYHWK HQ DWX UD OEHDX W\DQ GK LVWRU\IRUE RWK LQ WHULRUDQ GH[WHULRUHOHP HQ WVRI5 REVRQ 0 DQ RUWK URX JK RX WWK HGHVLJQ DQ GFRQ VWUX FWLRQ
SURFHVV
: LWK RQ O\RQ HD ERYHJUDGHFRQ Q HFWLRQ IURP WK HQ HZ E X LOGLQ J WR5 RE VRQ 0 DQ R USURSR VHGRQ WK HVHFRQ GIORR UYLDD JODVVFRQ Q HFWLQ JFRUULGRUD OOJUDG HVVX UURX Q GLQ J 5 REVRQ
0 DQ RULQ FOX G LQ JWK HP DLQ HQ WUDQ FHWRWK HH[LVWLQ JEX LOGLQ JDQ GWK HH[LVWLQ JSRUWHFRFK HUHZ LOOUHP DLQ X Q FK DQ JHG
7K HQ HZ DGG LWLRQ X OWLP DWHO\DLP VWRVX SSRUWWK HUDSLG O\JURZ LQ J FRP P X Q LW\RI8 UEDQ $ FDGHP \DQ G P HHWWK HUHTX LUHP HQ WVIRUWK HLULQ FUHDVLQ JO\VX FFHVVIX ODUWVLQ IX VHGDQ G
ILQ HDUWVFX UULFX OX P : LWK WK HFX UUHQ WH[SDQ VLRQ SODQ VIRUWK HVFK RROLQ SODFHWK LVP RGHUQ OLJK WZ HLJK WG HVLJQ Z LOOFR P SOLP HQ W5 REVRQ 0 DQ RUDQ GIX UWK HUP RUHD OORZ IRUDOO
VWX GHQ WVROG DQ GQ HZ WR Z RUNDQ GOHD UQ WRJHWK HULQ DQ RX WVWDQ GLQ JIDFLOLW\ERWK SUDFWLFDOO\DQ GDHVWK HWLFDOO\

&KHFNHG

20,&521$5&+,7(&785((1*,1((5,1*&216758&7,21/7'
7KLVGUDZLQJLVDFRS\ULJKWLQVWUXPHQWRIVHUYLFHDQGUHPDLQV
WKHSURSHUW\RIWKH&RQVXOWDQW$OOLQIRUPDWLRQVKRZQRQWKLV
GUDZLQJLVFRS\ULJKWPDWHULDODQGLVIRUXVHRQWKHQDPHG
SURMHFWRQO\,QIRUPDWLRQFRQWDLQHGKHUHLQPD\QRWEHXVHGRU
UHSURGXFHGLQDQ\ZD\ZLWKRXWZULWWHQSHUPLVVLRQ
'UDZLQJVVKDOOQRWEHVFDOHG7KH&RQWUDFWRUVKDOOYHULI\DQG
EHUHVSRQVLEOHIRUDOOGLPHQVLRQVGDWXPDQGHOHYDWLRQV

SHUWLQHQWWRH[HFXWLQJWKHZRUN'LVFUHSDQFLHVDQGYDULDWLRQV
VKDOOEHUHSRUWHGWRWKH&RQVXOWDQWSULRUWRFRPPHQFLQJ
FRQVWUXFWLRQ,QDOOFDVHVWKHODWHVWLVVXHRIWKHGUDZLQJVKDOO
EHXVHGLQWKHH[HFXWLRQRIWKHZRUN7KH&RQWUDFWRUVKDOO
HQVXUHWKDWDOOSUHYLRXVLVVXHVRIWKLVGUDZLQJDUHPDUNHG
6XSHUVHGHGZLWKUHIHUHQFHWRWKHODWHVWLVVXHDQGXVHGIRU
UHIHUHQFHSXUSRVHVRQO\

$OOZRUNVKDOOFRQIRUPWRWKHODWHVWHGLWLRQVRIORFDO
%XLOGLQJ&RGHVMXULVGLFWLRQDOFRGHVDQGORFDORUGLQDQFHV
'UDZLQJVKHHWQXPEHUVDUHSUHIL[HGDVIROORZV
$ $UFKLWHFWXUDO
( (OHFWULFDO
6 6WUXFWXUDO
)3 )LUH3URWHFWLRQ
0 0HFKDQLFDO+9$&
/ /DQGVFDSH
3 3OXPELQJ
& &LYLO

&KHFNHU

3URMHFW1XPEHU

&29(5

&KHFNHG

7+,5'675((71(::(670,1,67(5%&

&?8VHUV?VVFKXOVRQ?'RFXPHQWV?B8$B$5&+B&(1BVVFKXOVRQUYW

$ 5 & + ,7(& 7 8 5 $ /
$   
$   
$   
$   
$   
$   
$   
$   
$   
$   
$   
$   
$   
$   
$   
$   
$   
$   
$   

85%$1$&$'(0<
$'',7,21

' (6,* 1 5$ 7,2 1 $ /(
7K HGHVLJ Q RIWK HSURSRVHG8 UEDQ $ FD GHP \EX LOGLQ JDW    UG6WUHHWLQ 1 HZ : HVWP LQ VWHUDLP VWRUHWDLQ WK HFDFK HWRIWK HH[LVWLQ J5 REVR Q 0 DQ RUD VDVFK RR OZ K LOH
VLP X OWDQ HRX VO\SURYLGLQ JIRUWK HIX WX UHJURZ WK RIWK HLQ VWLWX WLRQ Z LWK LQ DVLP SOH\HWFRP SOHP HQ WDU\DUFK LWHFWX UDOIRLO

$SSURYHU



$

352 -( & 7 & 2 1 7$ & 7 6
2 : 1 (5
85%$1$&$'(0<
7+,5'675((7
1(::(670,1,67(5%&

7ROOIUHH
7
)
ZZZRPLFURQDHFFRP

)LIWK)ORRU7KUHH%HQWDOO&HQWUH
%XUUDUG6WUHHW
32%R[9DQFRXYHU%&
9;/&$1$'$

&2168/7$17

3+21(
(0$,/


DGPLQ#XUEDQDFDGHP\FD

$ 5 & + ,7(& 78 5 $ /
20,&521$5&+,7(&785((1*,1((5,1*&216758&7,21/7'
),)7+)/2257+5((%(17$//&(175(
%855$5'679$1&289(5%&9;/
3$8/*5$17
$5&+,7(&720,&521
3+21( 
(0$,/
3*5$17#20,&521$(&&20

,668('
 'DWH

675 8 & 78 5 $ /
20,&521$5&+,7(&785((1*,1((5,1*&216758&7,21/7'
),)7+)/2257+5((%(17$//&(175(
%855$5'679$1&289(5%&9;/

5HPDUNV



,668(')25+(5,7$*(
5(9,7$/,=$7,21$*5((0(17
0,125$0(1'0(1772&20081,7<
3/$1



,668(')25'3

6758&785$/(1*,1((520,&521
3+21( 
#20,&521$(&&20
(0$,/

0 (& + $ 1 ,& $ /
20,&521$5&+,7(&785((1*,1((5,1*&216758&7,21/7'
),)7+)/2257+5((%(17$//&(175(
%855$5'679$1&289(5%&9;/

352 -(& 7$ 1 ' % 8 ,/' ,1 * & 2 ' (' $ 7$ 
352-(&7,1)250$7,21
%8,/',1*1$0(

85%$1$&$'(0< 52%6210$125

/(*$/$''5(66

/273/$1$1'/27(;&(377+(($67)((73/$1$//2)%/2&.
*52831:'3/$1

&,9,&$''5(66

7+,5'671(::(670,1,67(5%&
0$1,72%$675((71(::(670,167(5%&

=21,1*86(

3&'7+,5'675((7&2035(+(16,9('(9(/230(17',675,&76 35,9$7(6&+22/ &+,/'&$5(
5008/7,3/(':(//,1*',675,&76 /2:5,6(

(/(& 75 ,& $ /
20,&521$5&+,7(&785((1*,1((5,1*&216758&7,21/7'
),)7+)/2257+5((%(17$//&(175(
%855$5'679$1&289(5%&9;/

+':'

+$5':22'

$/7

$/7(51$7(

+25,=

+25,=217$/

$3352;

$3352;,0$7(

+0

+2//2:0(7$/

$/80

$/80,180

+3

+,*+32,17

$%

$1&+25%2/7

+$&

+($7,1* $&&2175$&725

$&2867

$&2867,&$/

,'&

,16,'(',0(16,21&/($5

$63+

$63+$/7

,'

,16,'(',$0(7(5

$9*

$9(5$*(

,168/

,168/$7,21

%6

%27+6,'(6

,17

,17(5,25

%/. *

%/2&.,1*

-7

-2,17

%'

%2$5'

-$1

-$1,725

%/'*

%8,/',1*

%0

%($0

/$9

/$9$725<

%2

%277202)

/%)

3281'63(5)227

%27

%27720

/3

/2:32,17

&2175

&2175$&725

0$;

0$;,080

&/*

&(,/,1*

07/

0(7$/

&21&

&21&5(7(

0,1

0,1,080

&217

&217,18286

0(&+

0(&+$1,&$/

&-

&21752/-2,17

0,6&

0,6&(//$1(286

&2/

&2/801

07'

02817('

&08

&21&5(7(0$6215<81,7

02

0$6215<23(1,1*

&/5

&/($5

1,&

127,1&2175$&7

&75

&(17(5

12

180%(5

&:

&203/(7(:,7+

176

127726&$/(

'1

'2:1

2'

2876,'(',$0(7(5

',$

',$0(7(5

2+

29(5+($'

':*

'5$:,1*

233

23326,7(

'6

'2:163287

2&

21&(17(5

'5

'225

231 *

'%/

'28%/(

3%&

3/80%,1*&2175$&725

'7/'(7

'(7$,/

3/$6/$0

3/$67,&/$0,1$7(

/$0

$

*5,'%8%%/(

'21$/'/8;721$1'$662&,$7(6,1&
*5$19,//(675((79$1&289(5%&9&9

($&+)$&(

317

3$,17

(;+$867)$1

3/

3/$7(

VTP $&5(6  $3352;

%8,/',1*,1)250$7,21
85%$1$&$'(0<

52%6210$125

%8,/',1*$*(

1(:

FD

%8,/',1*+(,*+7

 72522)
 0$,1)/225
+(,*+7 P

 725,'*(
 0$,1)/225
+(,*+7 P

'(7$,/%8%%/($1'&$//287

3+21(
(0$,/

/$ 1 ' 6& $ 3(

)/2256$%29(*5281'





%8,/',1*6(&7,21

6+$53 ',$021'/$1'6&$3($5&+,7(&785(,1&
+(0/2&.679$1&289(5%&9+9

)/2256%(/2:*5281'





:$//6(&7,21

.(1/$56621
/$1'6&$3($5&+,7(&7
3+21( 
(0$,/
NHQ#VKDUSGLDPRQGFRP

$


$


$



'(7$,/6(&7,21

$

$ 


'21$/'#'21$/'/8;721&20

(/(9$7,21

%8,/',1*6,7(&29(5$*(

VTP


)/225$5($$%29(*5281'

VTP

VTP

*5266)/225$5($

VTP

VTP

VTP

)/225$5($5$7,2







81'(5*5281'3$5.,1*$5($

VTP

727$/3$5.,1*63$&(6



5(*8/$53$5.,1*63$&(6





(/(9

/2$',1*63$&(6



6(&85(%,.(3$5.,1*$5($

VTP

(;,67,1*1(:(/(9$7,21 '$780 ,13/$1

6(&85(%,.(3$5.,1*63$&(6



&(,/,1*(/(9$7,21(;,67,1*1(:

$57,&/(

%8,/',1*&2'(,1)250$7,21
(/(9
'(6&5,372,1

(/(9
'(6&5,372,1

*5283$83726,;6725(<6$1<$5($635,1./(5('

(:

($&+:$<

3/<: '

3/<:22'

(:&

(/(&75,&:$7(5&22/(5

35

3$,5

(/&

(/(&75,&$/&2175$&725

36)

35(66('67((/)5$0(

(;,67

(;,67,1*

5$'

5$',86

),5(3527(&7,21

635,1./(5('

(;3

(;3$16,21

5(4 '

5(48,5('

675((76)$&,1*

7:2

(/(&

(/(&75,&$/

5(,1)

5(,1)25&('

(48,3

(48,30(17

5(6,/

5(6,/,(17

5(48,5(0(176

($

($&+

50

5220

$&&(66,%/(:$6+522063529,'('
%8,/',1*,6(48,33(':,7+$1(/(9$725
$872'22523(1(5$70$,1(175$1&(

(/

(/(9$7,21

52

528*+23(1,1*

(4

(48$/

578

)%2

)851,6+%<2:1(5

5:/

5$,1:$7(5/($'(5

)'

)/225'5$,1

67/

67((/

)'1

)281'$7,21

6863&/*

6863(1'('&(,/,1*

))(

),1,6+)/225(/(9$7,21

6,0

6,0,/$5

522)72381,7

)/5

)/225

63(& 6

63(&,),&$7,216

)55

),5(5(6,67$1&(5$7,1*

64

648$5(

)855

)855,1*

6+7*

6+($7+,1*

)7*

)227,1*

67'

67$1'$5'

)3

),5(3522)

6758&7

6758&785$/

),1,6+ ('

7%&

72%(&21),50('

*$

*$8*(

72

7232)

*&

*(1(5$/&2175$&725

720

7232)0$6215<

*&&

*(1(5$/&216758&7,21&2175$&725

726

7232)67((/

*$/9

*$/9$1,=('

7<3

7<3,&$/

),1

*/$66

812

81/(66127('27+(5:,6(

*<3

*<3680

86

81'(56,'(

*5'

*5$'(

9&7

9,1</&20326,7,217,/(

+7

+(,*+7

:

:,7+

+&

+2//2:&25(

:'

:22'

*/

VTP
VTP

(/(9$7,21 '$780 ,16(&7,21

/(9(/1$0(

(/(9

VTP

VTP


VTP

3$5.,1*63$&(6)253(56216
:',6$%,/,7<


VTP


727$/

)/225$5($%(/2:*5281'

&203$&73$5.,1*63$&(6

23(1,1*

()

6,7($5($

'21$/'/8;721
5HI



/$0,1$7(

()

6,7(,1)250$7,21

%8,/',1*$5($
.(<('127(6



:

)D

:$//)855,1*7$*

'2257$*



&216758&7,217<3(

$

7,7/(%8%%/(

6&$/(   

121&20%867,%/(

=21,1*,1)250$7,21
=21,1*

7,7/(# 5 ()



60


3&'50

5(48,5('352326('1257+<$5'6(7%$&. 

00

5(48,5('352326('($67<$5'6(7%$&.

00

5(48,5('352326('6287+<$5'6(7%$&.

00

5(48,5('352326(':(67<$5'6(7%$&.

00

5(48,5(663(&,$/$77(17,21

3/

3523(57</,1(



/($'(5

',0(16,216/($'(56
',0(16,21$5(7$.(1)520)$&(
2)678'72)$&(2)678'

&KHFNHG

&KHFNHU

3URMHFW1XPEHU

20,&521$5&+,7(&785((1*,1((5,1*&216758&7,21/7'
7KLVGUDZLQJLVDFRS\ULJKWLQVWUXPHQWRIVHUYLFHDQGUHPDLQV
WKHSURSHUW\RIWKH&RQVXOWDQW$OOLQIRUPDWLRQVKRZQRQWKLV
GUDZLQJLVFRS\ULJKWPDWHULDODQGLVIRUXVHRQWKHQDPHG
SURMHFWRQO\,QIRUPDWLRQFRQWDLQHGKHUHLQPD\QRWEHXVHGRU
UHSURGXFHGLQDQ\ZD\ZLWKRXWZULWWHQSHUPLVVLRQ
'UDZLQJVVKDOOQRWEHVFDOHG7KH&RQWUDFWRUVKDOOYHULI\DQG
EHUHVSRQVLEOHIRUDOOGLPHQVLRQVGDWXPDQGHOHYDWLRQV

SHUWLQHQWWRH[HFXWLQJWKHZRUN'LVFUHSDQFLHVDQGYDULDWLRQV
VKDOOEHUHSRUWHGWRWKH&RQVXOWDQWSULRUWRFRPPHQFLQJ
FRQVWUXFWLRQ,QDOOFDVHVWKHODWHVWLVVXHRIWKHGUDZLQJVKDOO
EHXVHGLQWKHH[HFXWLRQRIWKHZRUN7KH&RQWUDFWRUVKDOO
HQVXUHWKDWDOOSUHYLRXVLVVXHVRIWKLVGUDZLQJDUHPDUNHG
6XSHUVHGHGZLWKUHIHUHQFHWRWKHODWHVWLVVXHDQGXVHGIRU
UHIHUHQFHSXUSRVHVRQO\

$OOZRUNVKDOOFRQIRUPWRWKHODWHVWHGLWLRQVRIORFDO
%XLOGLQJ&RGHVMXULVGLFWLRQDOFRGHVDQGORFDORUGLQDQFHV
'UDZLQJVKHHWQXPEHUVDUHSUHIL[HGDVIROORZV
$ $UFKLWHFWXUDO
( (OHFWULFDO
6 6WUXFWXUDO
)3 )LUH3URWHFWLRQ
0 0HFKDQLFDO+9$&
/ /DQGVFDSH
3 3OXPELQJ
& &LYLO

7+,5'675((71(::(670,1,67(5%&

$%29(),1,6+)/225

+ (5,7$ * (

30

187

&?8VHUV?VVFKXOVRQ?'RFXPHQWV?B8$B$5&+B&(1BVVFKXOVRQUYW

$))

6<0 % 2 //( * (1 '

85%$1$&$'(0<
$'',7,21

$ %%5(9 ,$ 7,2 1 6

(/(&75,&$/(1*,1((520,&521
3+21( 
#20,&521$(&&20
(0$,/

,668(')25'3

0(&+$1,&$/(1*,1((520,&521
3+21( 
(0$,/
#20,&521$(&&20

352-(&7,1)250$7,21

&KHFNHG

$SSURYHU



$

7ROOIUHH
7
)
ZZZRPLFURQDHFFRP

)LIWK)ORRU7KUHH%HQWDOO&HQWUH
%XUUDUG6WUHHW
32%R[9DQFRXYHU%&
9;/&$1$'$

&2168/7$17

,668('
 'DWH

1 2 5 7+ : ( 67 9 ,( : )5 2 0
52 <$ /$ 9 (1 8 (



,668(')25'3

9 ,( : 2 )5 2 % 62 1 0 $ 1 2 5 )52 0  5 ' 67 5( (7

1 2 5 7+ ($ 679 ,(: ' 2 : 1
0 $ 1 ,72 % $ 675((7

1 2 5 7+ ($ 679 ,(: ' 2 : 1
0 $ 1 ,72 % $ 675((7

62 8 7+ : ( 67 9 ,( : ' 2 : 1
0 $ 1 ,72 % $ 675((7

1 2 57 + 9 ,(: )52 0
52 <$ /$ 9 (1 8 (

30

188

&?8VHUV?VVFKXOVRQ?'RFXPHQWV?B8$B$5&+B&(1BVVFKXOVRQUYW

62 8 7 + 9 ,(: )52 0
1 (,* + % 2 8 5,1 * 352 3(5 7<

1 2 5 7+ : ( 67 9 ,( : )52 0  5 ' 67 5( (7

85%$1$&$'(0<
$'',7,21

($ 679 ,(: 2 )5 2 % 62 1 0 $ 1 2 5

62 8 7+ 9 ,( : 2 )5 2 % 62 1 0 $ 1 2 5
)52 0  5 ' 67 5( (7

,668(')25'3

62 8 7+ 9 ,( : 2 )5 2 % 62 1 0 $ 1 2 5

,668(')25+(5,7$*(
5(9,7$/,=$7,21$*5((0(17
0,125$0(1'0(1772&20081,7<
3/$1

&KHFNHG

&KHFNHU

3URMHFW1XPEHU

20,&521$5&+,7(&785((1*,1((5,1*&216758&7,21/7'
7KLVGUDZLQJLVDFRS\ULJKWLQVWUXPHQWRIVHUYLFHDQGUHPDLQV
WKHSURSHUW\RIWKH&RQVXOWDQW$OOLQIRUPDWLRQVKRZQRQWKLV
GUDZLQJLVFRS\ULJKWPDWHULDODQGLVIRUXVHRQWKHQDPHG
SURMHFWRQO\,QIRUPDWLRQFRQWDLQHGKHUHLQPD\QRWEHXVHGRU
UHSURGXFHGLQDQ\ZD\ZLWKRXWZULWWHQSHUPLVVLRQ
'UDZLQJVVKDOOQRWEHVFDOHG7KH&RQWUDFWRUVKDOOYHULI\DQG
EHUHVSRQVLEOHIRUDOOGLPHQVLRQVGDWXPDQGHOHYDWLRQV

SHUWLQHQWWRH[HFXWLQJWKHZRUN'LVFUHSDQFLHVDQGYDULDWLRQV
VKDOOEHUHSRUWHGWRWKH&RQVXOWDQWSULRUWRFRPPHQFLQJ
FRQVWUXFWLRQ,QDOOFDVHVWKHODWHVWLVVXHRIWKHGUDZLQJVKDOO
EHXVHGLQWKHH[HFXWLRQRIWKHZRUN7KH&RQWUDFWRUVKDOO
HQVXUHWKDWDOOSUHYLRXVLVVXHVRIWKLVGUDZLQJDUHPDUNHG
6XSHUVHGHGZLWKUHIHUHQFHWRWKHODWHVWLVVXHDQGXVHGIRU
UHIHUHQFHSXUSRVHVRQO\

$OOZRUNVKDOOFRQIRUPWRWKHODWHVWHGLWLRQVRIORFDO
%XLOGLQJ&RGHVMXULVGLFWLRQDOFRGHVDQGORFDORUGLQDQFHV
'UDZLQJVKHHWQXPEHUVDUHSUHIL[HGDVIROORZV
$ $UFKLWHFWXUDO
( (OHFWULFDO
6 6WUXFWXUDO
)3 )LUH3URWHFWLRQ
0 0HFKDQLFDO+9$&
/ /DQGVFDSH
3 3OXPELQJ
& &LYLO

6,7(&217(;73+2726

&KHFNHG

7+,5'675((71(::(670,1,67(5%&

: (679 ,(: 2 )5 2 % 62 1 0 $ 1 2 5

5HPDUNV



$SSURYHU



$

7ROOIUHH
7
)
ZZZRPLFURQDHFFRP

)LIWK)ORRU7KUHH%HQWDOO&HQWUH
%XUUDUG6WUHHW
32%R[9DQFRXYHU%&
9;/&$1$'$

&2168/7$17

n

1257+

,668('
 'DWH









&

)
/,

&(
/$
3
1
72

5HPDUNV



,668(')25+(5,7$*(
5(9,7$/,=$7,21$*5((0(17
0,125$0(1'0(1772&20081,7<
3/$1



,668(')25'3









(
(/
3(

( 7
,6
5 (1
: 70
/2 $5

$3





7
((
75
6




7+
5
67
'
,5



,668(')25'3



( 7
,6
5 (1
: 70
/2 $5 

$3

0

(7
5(
67
$
%
2
,7
$1

5.
3$
5
&$

352 -( & 76,7(

(
18
9(
$
/
<$
52

(
,6 7
5 (1
* + 70
+, $5

$3


7+
7
((

85%$1$&$'(0<
$'',7,21

5
67
'
,5

30

189

&?8VHUV?VVFKXOVRQ?'RFXPHQWV?B8$B$5&+B&(1BVVFKXOVRQUYW

5

8(
(1
$9
/
$
2<


$

6,7(& 2 1 7(; 73/$ 1

&KHFNHG

6&$/( 

&KHFNHU

3URMHFW1XPEHU

20,&521$5&+,7(&785((1*,1((5,1*&216758&7,21/7'
7KLVGUDZLQJLVDFRS\ULJKWLQVWUXPHQWRIVHUYLFHDQGUHPDLQV
WKHSURSHUW\RIWKH&RQVXOWDQW$OOLQIRUPDWLRQVKRZQRQWKLV
GUDZLQJLVFRS\ULJKWPDWHULDODQGLVIRUXVHRQWKHQDPHG
SURMHFWRQO\,QIRUPDWLRQFRQWDLQHGKHUHLQPD\QRWEHXVHGRU
UHSURGXFHGLQDQ\ZD\ZLWKRXWZULWWHQSHUPLVVLRQ
'UDZLQJVVKDOOQRWEHVFDOHG7KH&RQWUDFWRUVKDOOYHULI\DQG
EHUHVSRQVLEOHIRUDOOGLPHQVLRQVGDWXPDQGHOHYDWLRQV

SHUWLQHQWWRH[HFXWLQJWKHZRUN'LVFUHSDQFLHVDQGYDULDWLRQV
VKDOOEHUHSRUWHGWRWKH&RQVXOWDQWSULRUWRFRPPHQFLQJ
FRQVWUXFWLRQ,QDOOFDVHVWKHODWHVWLVVXHRIWKHGUDZLQJVKDOO
EHXVHGLQWKHH[HFXWLRQRIWKHZRUN7KH&RQWUDFWRUVKDOO
HQVXUHWKDWDOOSUHYLRXVLVVXHVRIWKLVGUDZLQJDUHPDUNHG
6XSHUVHGHGZLWKUHIHUHQFHWRWKHODWHVWLVVXHDQGXVHGIRU
UHIHUHQFHSXUSRVHVRQO\

$OOZRUNVKDOOFRQIRUPWRWKHODWHVWHGLWLRQVRIORFDO
%XLOGLQJ&RGHVMXULVGLFWLRQDOFRGHVDQGORFDORUGLQDQFHV
'UDZLQJVKHHWQXPEHUVDUHSUHIL[HGDVIROORZV
$ $UFKLWHFWXUDO
( (OHFWULFDO
6 6WUXFWXUDO
)3 )LUH3URWHFWLRQ
0 0HFKDQLFDO+9$&
/ /DQGVFDSH
3 3OXPELQJ
& &LYLO

6,7(&217(;73/$1

&KHFNHG

7+,5'675((71(::(670,1,67(5%&

7
((

8(
(1
$9

/
<$
52

$SSURYHU



$

(/




(; ,67,1 * 6 72 5 (<
+ 2 8 6(
(/









(/



n

33

1257+

(;,67%2//$5'







(; ,67,1 * 6 72 5 (<
$ 3$ 5 70 (1 7 % 8 ,/' ,1 *

(/





2
35









(
,1
/
7<





5
3(

(/




(/




(/








0+
5,0(/ 

(;,67%2//$5'6



*

(/

(/

&














(/

(; ,67,1 * 6 72 5(<
5 (<
+ 2 8 6(

ISSUED
# Date

%





CONSULTANT

$
(/

(/






(/








(/

 ; 
 5 2

3

$3





(/








(/










(/

(/




(/




(/




(/




(/



(/


5


URBAN ACADEMY
ADDITION

5





('
$3
6&
'
1
/$ 5 ($
$

(/




(/


(/

(; ,67 ,1 *  67 2 5 (<
$ 3$ 5 70 (1 7 % 8 ,/' ,1 *




(/




(/

(;,67+(5,7$*(6721(
:$//72%(5(6725('









52

<$

$
/

9(

8(
1

101 THIRD STREET, NEW WESTMINISTER, BC





(/

(/











(/

1 (: : (67 0 ,1 6 7(5
7(1 1 ,6 & /8 %



(/




(/






(/

(/



/,1(2)(;,67,1*
3$9,1*
(;,67
&%

(/








(/


190

C:\Users\sschulson\Documents\1014030_UA_ARCH_CEN_sschulson.rvt














(;,67,1*5(7$,1,1*:$//





(/












(/

(

(/
(;,67
/%

(/

(/

(/

(/












(;,6775((

/,1

5

(/

1
:
2
' 3(
3 2
0 /
6
5$ 




(/



2
35


7<
5
3(



(/

7








287'225
6($7,1*$5($




('
$3
6&
1'
/$ 5 ($
$




5

(/









((





75




(;,67,1*6721(
52$':$<

13/08/2014 10:20:25 AM








(/

(/


(/

6
'




(; ,67,1 * 3$ 5 .,1 * /2 7

(/

(/






5

6721(:$//72
0$7&+(;,67

33

6,7(3/$ 1

($








(/







(/
(;,67$63+$/7
3$7+:$<

5
$

(/

(/

('

(/

(/
(;,67
6,'(:$/.

(/

('

(' 
$3 

6&
1' $
/$ 5(
$



$3
6&
1'
/$ 5 ($
$ 



(/








+(5,7$*(
/$1'6&$3('
$5($

(;,6775((
(;,67&21&
6,'(:$/.








(;,67+(5,7$*(6721(
:$//72%(5(6725('

1(:$63+$/7
3$7+:$<

$

1(:&+$,1/,1.
)(1&,1*$/21*
3523(57</,1(





(/




+
)+

(/

(;,67
&%

/,1(2)(;,67,1*
'5,9(:$<

0+
5,0(/ 



0$,1)/225
(/ 

(/

(/











+$5'685)$&(
3/$<$5($
P[P

('





(/




1(:&5266:$/.

&21&
&85%

5

(/





(/
&21&&85%
&87

1(:&21&6,'(:$/.

(/

$3
6&
1'
/$ 5 ($
$








(/

&21&&85%
&87

1'

$3
6&

(;,67,1*5(7$,1,1*:$//

(/

(
,1
/
7<




1(:&21&
6,'(:$/.

7 ,33( 5 $ 5 <3$ 5 .

GH ZDO
 VL




5
3(

(/
1(:75((72
0$7&+(;,67,1*

33




2
35

(;,67+(5,7$*(6721(
:$//72%(5(6725('

6721(:$//72
0$7&+(;,67

0+
5,0(/ 

/$




O









(;,673/$<*5281'
(48,30(1772%(
5(86('

ISSUED FOR DP



GH ZDO
 VL

O

1(:6721(:$//
720$7&+(;,67










(/

&%

1
:
2
'
3

(/




(/

(/





$0
5









(/










(/

(/

(/




(; ,67,1 * 6 72 5(<
$ 3$ 5 70 (1 7 % 8 ,/' ,1 *





(/






//
$ 
: 
2 
7 / 
(



'
(/





7




2%

,668(')25'3

(;,67,1*5(7$,1,1*:$//
725(0$,1




0

,7
$1

((



(/










75

,668(')25+(5,7$*(
5(9,7$/,=$7,21$*5((0(17
0,125$0(1'0(1772&20081,7<
3/$1

(/

$
5(
$
('
$3
6&
1'




0$,1)/225
(/ 

(/



6
$

Remarks



(;,67*$69$/9(

/$

(/

0+



1(:6,'(:$/. &85%
72&,7<2)1(::(670,167(5
081,&,3$/67$1'$5'6



Toll-free 1 877 632 3350
T. 604 632 3350
F. 604 632 3351
www.omicronaec.com

Fifth Floor, Three Bentall Centre
595 Burrard Street
PO Box 49369 Vancouver, BC
V7X 1L4 CANADA




6&$/( 

Checked:

Checker

Project Number

OMICRON ARCHITECTURE ENGINEERING CONSTRUCTION LTD.
This drawing is a copyright instrument of service and remains
the property of the Consultant. All information shown on this
drawing is copyright material and is for use on the named
project only. Information contained herein may not be used or
reproduced in anyway without written permission.
Drawings shall not be scaled. The Contractor shall verify and
be responsible for all dimensions, datum, and elevations

pertinent to executing the work. Discrepancies and variations
shall be reported to the Consultant prior to commencing
construction. In all cases, the latest issue of the drawing shall
be used in the execution of the work. The Contractor shall
ensure that all previous issues of this drawing are marked
"Superseded", with reference to the latest issue, and used for
reference purposes only.

All work shall conform to the latest editions of local
Building Codes, jurisdictional codes and local ordinances.
Drawing sheet numbers are prefixed as follows:
A = Architectural
E = Electrical
S = Structural
FP = Fire Protection
M = Mechanical/HVAC
L = Landscape
P = Plumbing
C = Civil

SITE PLAN

Checked:

Approver

10 14 030

A1.1.1



12 n
5
7+

$

%

$

&





$

$

'









7ROOIUHH
7
)
ZZZRPLFURQDHFFRP

)LIWK)ORRU7KUHH%HQWDOO&HQWUH
%XUUDUG6WUHHW
32%R[9DQFRXYHU%&
9;/&$1$'$

3523(57</,1(

&2168/7$17





672 5 
%
P|

,668('
 'DWH

5HPDUNV



,668(')25+(5,7$*(
5(9,7$/,=$7,21$*5((0(17
0,125$0(1'0(1772&20081,7<
3/$1



,668(')25'3

* <0 1 $ 6,8 0
%
P|

0 8 6,& 5 2 2 0
%


P|

672 5 
%
P|

35 $ & 7,& (5 2 2 0
%

35 $ & 7,& (5 2 2 0

P|

%
P|

%

%

P|

P|

672 5 
%
P|


672 5 $ * (
%

(/(9 $ 72 5

)(0 $ /(& + $ 1 * (
5220

9 (67,% 8 /(
%

P|


P|

0 $ /(& + $ 1 * (
5220

%

%

P|

P|

$

83

* <0 67 2 5 $ * (
%

/$1',1*
(/ 

P|

67$ ,5 
83

+ & : & 

67$

6+2:(5

67$ ,5 

6+2:(5

%
)/225(/ 

67$

P|

,668(')25'3


$

3523(57</,1(



9 (67,% 8 /(


672 5 $ * (
%;;
P|



85%$1$&$'(0<
$'',7,21

$

30

191

&?8VHUV?VVFKXOVRQ?'RFXPHQWV?B8$B$5&+B&(1BVVFKXOVRQUYW

52 % 62 1 0 $ 1 2 5
)2 8 1 ' $ 7,2 1 /( 9 (/


$


$

/(9 (/ * <0





$

$

&KHFNHG

6&$/( 

&KHFNHU

3URMHFW1XPEHU

20,&521$5&+,7(&785((1*,1((5,1*&216758&7,21/7'
7KLVGUDZLQJLVDFRS\ULJKWLQVWUXPHQWRIVHUYLFHDQGUHPDLQV
WKHSURSHUW\RIWKH&RQVXOWDQW$OOLQIRUPDWLRQVKRZQRQWKLV
GUDZLQJLVFRS\ULJKWPDWHULDODQGLVIRUXVHRQWKHQDPHG
SURMHFWRQO\,QIRUPDWLRQFRQWDLQHGKHUHLQPD\QRWEHXVHGRU
UHSURGXFHGLQDQ\ZD\ZLWKRXWZULWWHQSHUPLVVLRQ
'UDZLQJVVKDOOQRWEHVFDOHG7KH&RQWUDFWRUVKDOOYHULI\DQG
EHUHVSRQVLEOHIRUDOOGLPHQVLRQVGDWXPDQGHOHYDWLRQV

SHUWLQHQWWRH[HFXWLQJWKHZRUN'LVFUHSDQFLHVDQGYDULDWLRQV
VKDOOEHUHSRUWHGWRWKH&RQVXOWDQWSULRUWRFRPPHQFLQJ
FRQVWUXFWLRQ,QDOOFDVHVWKHODWHVWLVVXHRIWKHGUDZLQJVKDOO
EHXVHGLQWKHH[HFXWLRQRIWKHZRUN7KH&RQWUDFWRUVKDOO
HQVXUHWKDWDOOSUHYLRXVLVVXHVRIWKLVGUDZLQJDUHPDUNHG
6XSHUVHGHGZLWKUHIHUHQFHWRWKHODWHVWLVVXHDQGXVHGIRU
UHIHUHQFHSXUSRVHVRQO\

$OOZRUNVKDOOFRQIRUPWRWKHODWHVWHGLWLRQVRIORFDO
%XLOGLQJ&RGHVMXULVGLFWLRQDOFRGHVDQGORFDORUGLQDQFHV
'UDZLQJVKHHWQXPEHUVDUHSUHIL[HGDVIROORZV
$ $UFKLWHFWXUDO
( (OHFWULFDO
6 6WUXFWXUDO
)3 )LUH3URWHFWLRQ
0 0HFKDQLFDO+9$&
/ /DQGVFDSH
3 3OXPELQJ
& &LYLO

*<0/(9(/3/$1

&KHFNHG

7+,5'675((71(::(670,1,67(5%&



n

/,1(2):$//$%29(

2 )),& (

$SSURYHU



$



$

%

12 n
5
7+

$

&





$

$

7ROOIUHH
7
)
ZZZRPLFURQDHFFRP

)LIWK)ORRU7KUHH%HQWDOO&HQWUH
%XUUDUG6WUHHW
32%R[9DQFRXYHU%&
9;/&$1$'$

'

3523(57</,1(

&2168/7$17













'5$0 $
& /$ 66 5 2 2 0
%

5(75$&7$%/(7,(5('
7+($75(6($7,1*
6($76



,668('
 'DWH

1RFRORUVFKHPHDVVLJQHGWRYLHZ

P|

5HPDUNV



,668(')25+(5,7$*(
5(9,7$/,=$7,21$*5((0(17
0,125$0(1'0(1772&20081,7<
3/$1



,668(')25'3

23(172*<0%(/2:

83
5

83

/,1(2))/22529(5

/,1(2)%$6.(7%$//
&2857%(/2:

5(75$&7$%/(6($7,1*
6725$*(326,7,21

672 5 $ * (

9 (67,% 8 /(

%

%

P|

(/(9 $ 72 5
0 $ & + ,1 (5 2 2 0

&

/
2



&

/
2



&

/
2


'1

(/(9 $ 72 5

%
P|

$

83
',63/$<&$6(



/2 % % <
%
P|
83





&/($5

&/($5

)(0 $ /(: & 

0 $ /(: & 

%

%

P|

P|

3523(57</,1(


$

,668(')25'3

P|



0 (& + $ 1 ,& $ /
%
P|

67$ ,5 
67%

67$ ,5 



67%

672 5 $ * (

9 (67,% 8 /(

'1

%
P|

%

5 (& (,9 ,1 *

P|

%
P|

$5($72%(5(&21),*85('
72$&&2002'$7(&211(&7,1*'225
%(7:((11(:6&+22/ 52%6210$125
$63(5+(5,7$*(&2168/7$17
5(&200(1'$7,216

67$ ,5 
83

81 '(5*52 81 '
3$ 5 . ,1 *

67$

83

/2$',1*%$<

3$5.,1*

727$/3$5.,1*67$//6
/2$',1*%$<

  U HD U ZDOO

  V LGH ZDOO

([


([


([


([



&


$



30

192

&?8VHUV?VVFKXOVRQ?'RFXPHQWV?B8$B$5&+B&(1BVVFKXOVRQUYW

'



$

/(9 (/ 3$ 5 . ,1 *
6&$/( 





$

$



&KHFNHG

$

&KHFNHU

3URMHFW1XPEHU

20,&521$5&+,7(&785((1*,1((5,1*&216758&7,21/7'
7KLVGUDZLQJLVDFRS\ULJKWLQVWUXPHQWRIVHUYLFHDQGUHPDLQV
WKHSURSHUW\RIWKH&RQVXOWDQW$OOLQIRUPDWLRQVKRZQRQWKLV
GUDZLQJLVFRS\ULJKWPDWHULDODQGLVIRUXVHRQWKHQDPHG
SURMHFWRQO\,QIRUPDWLRQFRQWDLQHGKHUHLQPD\QRWEHXVHGRU
UHSURGXFHGLQDQ\ZD\ZLWKRXWZULWWHQSHUPLVVLRQ
'UDZLQJVVKDOOQRWEHVFDOHG7KH&RQWUDFWRUVKDOOYHULI\DQG
EHUHVSRQVLEOHIRUDOOGLPHQVLRQVGDWXPDQGHOHYDWLRQV

7+,5'675((71(::(670,1,67(5%&

85%$1$&$'(0<
$'',7,21

5(*8/$567$//6
&203$&767$//6
+&67$//6

SHUWLQHQWWRH[HFXWLQJWKHZRUN'LVFUHSDQFLHVDQGYDULDWLRQV
VKDOOEHUHSRUWHGWRWKH&RQVXOWDQWSULRUWRFRPPHQFLQJ
FRQVWUXFWLRQ,QDOOFDVHVWKHODWHVWLVVXHRIWKHGUDZLQJVKDOO
EHXVHGLQWKHH[HFXWLRQRIWKHZRUN7KH&RQWUDFWRUVKDOO
HQVXUHWKDWDOOSUHYLRXVLVVXHVRIWKLVGUDZLQJDUHPDUNHG
6XSHUVHGHGZLWKUHIHUHQFHWRWKHODWHVWLVVXHDQGXVHGIRU
UHIHUHQFHSXUSRVHVRQO\

$OOZRUNVKDOOFRQIRUPWRWKHODWHVWHGLWLRQVRIORFDO
%XLOGLQJ&RGHVMXULVGLFWLRQDOFRGHVDQGORFDORUGLQDQFHV
'UDZLQJVKHHWQXPEHUVDUHSUHIL[HGDVIROORZV
$ $UFKLWHFWXUDO
( (OHFWULFDO
6 6WUXFWXUDO
)3 )LUH3URWHFWLRQ
0 0HFKDQLFDO+9$&
/ /DQGVFDSH
3 3OXPELQJ
& &LYLO

3$5.,1*/(9(/3/$1

&KHFNHG

$SSURYHU



$

$



%



&

'





)2 5 & 2 1 7,1 8 $ 7 ,2 1 5 ( )(5 72 ' : * $ 

$




$

$



672 5 $ * (




Fifth Floor, Three Bentall Centre
595 Burrard Street
PO Box 49369 Vancouver, BC
V7X 1L4 CANADA

9 (67,% 8 /(

%

CONSULTANT

%

P|

Toll-free 1 877 632 3350
T. 604 632 3350
F. 604 632 3351
www.omicronaec.com

P|


(/(9 $ 72 5
0 $ & + ,1 (5 2 2 0


$

&

/
2




'1

$

P|

/2 % % <



',63/$<&$6(






/
2
&

(/(9 $ 72 5

%




/
2
&

%



P|







&/($5

&/($5

)(0 $ /(: & 

0 $ /(: & 

%

%

P|

P|

3523(57</,1(



0 (& + $ 1 ,& $ /
%
P|

67$ ,5 
67%

ISSUED
# Date

Remarks

67$ ,5 



67%




672 5 $ * (

9 (67,%
 8 /(

'1

%

5 (& (,9 ,1 *

%

P|

P|

%



P|





81 '(5*52 81 '
3$ 5 . ,1 *



83



$5($72%(5(&21),*85('
72$&&2002'$7(&211(&7,1*'225
%(7:((11(:6&+22/ 52%6210$125
$63(5+(5,7$*(&2168/7$17
5(&200(1'$7,216

67$ ,5 
67$

LOADING BAY



3$5.,1*
5(*8/$567$//6
&203$&767$//6
+&67$//6







UP

727$/3$5.,1*67$//6

ISSUED FOR DP



/2$',1*%$<

  U HD U ZDOO





  V LGH ZDOO

Ex
30





Ex
30



)/225(/ 

D
68

Ex
34

Ex
32


C
30

$








$



/2:(5)/225
(/ 

81(;&$9$7('





$

$

&203$&7
3$5.,1*
67$//



&203$&7
3$5.,1*
67$//

&203$&7
3$5.,1*
67$//

6(&85(67$//6



&203$&7
3$5.,1*
67$//







)2 5 6 ,7(3/$ 1 ,1 )2
5 ()( 5 7 2 ' : * $ 
(/ 





% ,. (672 5 $ * (
5220





&203$&7
3$5.,1*
67$//








&203$&7
3$5.,1*
67$//









&85%&87
(/ 









6721(&/$'',1*
720$7&+(;,67


&21&5(7(
6,'(:$/.



5$0383
6/23(



)/225(/ 
75(1&+
'5$,1

/,1(2)%($0
$%29(

$

6721(:$//72
0$7&+(;,67



$










2+'225


C:\Users\sschulson\Documents\1014030_UA_ARCH_CEN_sschulson.rvt



&85%&87


(/ 









(/ 

193

12/08/2014 5:08:17 PM



101 THIRD STREET, NEW WESTMINISTER, BC















URBAN ACADEMY
ADDITION






















$

Checked:


$$

/(9 (/  3$ 5. ,1 * * $ 5 $ * (

OMICRON ARCHITECTURE ENGINEERING CONSTRUCTION LTD.
This drawing is a copyright instrument of service and remains
the property of the Consultant. All information shown on this
drawing is copyright material and is for use on the named
project only. Information contained herein may not be used or
reproduced in anyway without written permission.
Drawings shall not be scaled. The Contractor shall verify and
be responsible for all dimensions, datum, and elevations

pertinent to executing the work. Discrepancies and variations
shall be reported to the Consultant prior to commencing
construction. In all cases, the latest issue of the drawing shall
be used in the execution of the work. The Contractor shall
ensure that all previous issues of this drawing are marked
"Superseded", with reference to the latest issue, and used for
reference purposes only.

All work shall conform to the latest editions of local
Building Codes, jurisdictional codes and local ordinances.
Drawing sheet numbers are prefixed as follows:
A = Architectural
E = Electrical
S = Structural
FP = Fire Protection
M = Mechanical/HVAC
L = Landscape
P = Plumbing
C = Civil

Checker

Project Number

6&$/( 

PARKING GARAGE PLAN

Checked:

Approver

10 14 030

A2.0.2.A





$

$

%

$

&





$

$

'

3523(57</,1(

12 n
5
7+











7ROOIUHH
7
)
ZZZRPLFURQDHFFRP

)LIWK)ORRU7KUHH%HQWDOO&HQWUH
%XUUDUG6WUHHW
32%R[9DQFRXYHU%&
9;/&$1$'$



&2168/7$17

23(172'5$0$
&/$665220
%(/2:

,668('
 'DWH

5(75$&7$%/(7,(5('
7+($75(6($7,1*
6($76

23(172*<0
%(/2:

5HPDUNV



,668(')25+(5,7$*(
5(9,7$/,=$7,21$*5((0(17
0,125$0(1'0(1772&20081,7<
3/$1



,668(')25'3



/,1(2)'(/7$
75866$%29(

*/$66
*8$5'5$,/

'1
5

'1

' $ 7$ 5 2 2 0
%
P|
)/225
(/ 



$ 9 & 2 1 75 2 /
5220

672 5 $ * (



P|
83
5



P|



* $ 5 % $ * (
5 (& <& /,1 *

$

9 (67,% 8 /(

P|

& 2 5 5 ,' 2 5

$

67&
83

P|





67$ ,5 

&

(/(9 $ 72 5

'1



)(0 $ /(: & 

0 ((7,1 * 5 2 2 0



P|

P|



67$ ,5 


P|



67&

)/225(/ 



5220

P|

83

,668(')25'3

0 $ /(: & 

3523(57</,1(



P|



 















'1
)/225(/ 

& /$ 66 5 2 2 0

  V LGH ZDOO

/$1',1*
(/ 

  V LGH ZDOO


P|

+$5'685)$&(
3/$<$5($

& 2 5 5 ,' 2 5
&
P|



)2/',1**/$66
:$//

)2/',1**/$66
:$//






$

& /$ 66 5 2 2 0

*5((1:$//

;%5$&,1*

$

)2/',1**/$66
:$//

)/225(/ 


$
&?8VHUV?VVFKXOVRQ?'RFXPHQWV?B8$B$5&+B&(1BVVFKXOVRQUYW

67$


P|

:,1'2:6,//
#$))

83

/$1',1*
(/ 


3523(57</,1(

194

30

67$ ,5 
& /$ 66 5 2 2 0


$

6,7(*5$',1*$5281'52%6210$125
72%(5(7$,1('$63(5(;,67,1*&21',7,216
(;&(37$6$'9,6('%<+(5,7$*(&2168/7$17

/,1(2)&$123<
$%29(

*5((1:$//

6/
23
(


$

7+,5'675((71(::(670,1,67(5%&

85%$1$&$'(0<
$'',7,21


P|

83

/(9 (/ 0 $ ,1 )/2 2 5
6&$/( 

&KHFNHG








$

$

$

20,&521$5&+,7(&785((1*,1((5,1*&216758&7,21/7'
7KLVGUDZLQJLVDFRS\ULJKWLQVWUXPHQWRIVHUYLFHDQGUHPDLQV
WKHSURSHUW\RIWKH&RQVXOWDQW$OOLQIRUPDWLRQVKRZQRQWKLV
GUDZLQJLVFRS\ULJKWPDWHULDODQGLVIRUXVHRQWKHQDPHG
SURMHFWRQO\,QIRUPDWLRQFRQWDLQHGKHUHLQPD\QRWEHXVHGRU
UHSURGXFHGLQDQ\ZD\ZLWKRXWZULWWHQSHUPLVVLRQ
'UDZLQJVVKDOOQRWEHVFDOHG7KH&RQWUDFWRUVKDOOYHULI\DQG
EHUHVSRQVLEOHIRUDOOGLPHQVLRQVGDWXPDQGHOHYDWLRQV

SHUWLQHQWWRH[HFXWLQJWKHZRUN'LVFUHSDQFLHVDQGYDULDWLRQV
VKDOOEHUHSRUWHGWRWKH&RQVXOWDQWSULRUWRFRPPHQFLQJ
FRQVWUXFWLRQ,QDOOFDVHVWKHODWHVWLVVXHRIWKHGUDZLQJVKDOO
EHXVHGLQWKHH[HFXWLRQRIWKHZRUN7KH&RQWUDFWRUVKDOO
HQVXUHWKDWDOOSUHYLRXVLVVXHVRIWKLVGUDZLQJDUHPDUNHG
6XSHUVHGHGZLWKUHIHUHQFHWRWKHODWHVWLVVXHDQGXVHGIRU
UHIHUHQFHSXUSRVHVRQO\

$OOZRUNVKDOOFRQIRUPWRWKHODWHVWHGLWLRQVRIORFDO
%XLOGLQJ&RGHVMXULVGLFWLRQDOFRGHVDQGORFDORUGLQDQFHV
'UDZLQJVKHHWQXPEHUVDUHSUHIL[HGDVIROORZV
$ $UFKLWHFWXUDO
( (OHFWULFDO
6 6WUXFWXUDO
)3 )LUH3URWHFWLRQ
0 0HFKDQLFDO+9$&
/ /DQGVFDSH
3 3OXPELQJ
& &LYLO

&KHFNHU

3URMHFW1XPEHU

0$,1)/2253/$1

&KHFNHG

$SSURYHU



$





$

%

$

&

$





$

$

'


3523(57</,1(

12 n
5
7+











7ROOIUHH
7
)
ZZZRPLFURQDHFFRP

)LIWK)ORRU7KUHH%HQWDOO&HQWUH
%XUUDUG6WUHHW
32%R[9DQFRXYHU%&
9;/&$1$'$



&2168/7$17

)8 78 5 (
$ & $ ' (0 ,& 63$ & (

,668('
 'DWH





P|

-$ 1 ,72 5
& 2 5 5 ,' 2 5

5HPDUNV



,668(')25+(5,7$*(
5(9,7$/,=$7,21$*5((0(17
0,125$0(1'0(1772&20081,7<
3/$1



,668(')25'3

672 5 $ * (





P|

P|

&

672 5 $ * (

P|
23(5$%/(*/$66
:$//


P|

23(5$%/(*/$66
:$//

67$ ,5 
67'

0 $ /(: & 







)/225(/ 

P|

$
'1

& 2 5 5 ,' 2 5
P|

0 ((7,1 * 5 2 2 0

/$1',1*
(/ 

83

& /$ 66 5 2 2 0





P|

P|

3523(57</,1(



&
83

)(0 $ /(: & 

67$ ,5 

,668(')25'3

(/(9 $ 72 5



67'

P|


6/23(


'1

)/225(/ 

&211(&7,21%5,'*(

/,1(2))/225
$%29(

$5($72%(5(&21),*85('
72$&&2002'$7(&211(&7,1*
%5,'*(%(7:((11(:6&+22/
52%6210$125$63(5
+(5,7$*(&2168/7$17
5(&200(1'$7,216

&

/
2

& 2 5 5 ,' 2 5
&
P|

)8 78 5 (
$ & $ ' (0 ,& 63$ & (


$

P|

85%$1$&$'(0<
$'',7,21

*5((1:$//


$

*5((1:$//
'1


$

67%
83

&$123<
%(/2:


*5((1:$//


$

30

195

&?8VHUV?VVFKXOVRQ?'RFXPHQWV?B8$B$5&+B&(1BVVFKXOVRQUYW

67$ ,5 

7+,5'675((71(::(670,1,67(5%&






$

/(9 (/  6(& 2 1' )/2 2 5

&KHFNHG

6&$/( 

20,&521$5&+,7(&785((1*,1((5,1*&216758&7,21/7'
7KLVGUDZLQJLVDFRS\ULJKWLQVWUXPHQWRIVHUYLFHDQGUHPDLQV
WKHSURSHUW\RIWKH&RQVXOWDQW$OOLQIRUPDWLRQVKRZQRQWKLV
GUDZLQJLVFRS\ULJKWPDWHULDODQGLVIRUXVHRQWKHQDPHG
SURMHFWRQO\,QIRUPDWLRQFRQWDLQHGKHUHLQPD\QRWEHXVHGRU
UHSURGXFHGLQDQ\ZD\ZLWKRXWZULWWHQSHUPLVVLRQ
'UDZLQJVVKDOOQRWEHVFDOHG7KH&RQWUDFWRUVKDOOYHULI\DQG
EHUHVSRQVLEOHIRUDOOGLPHQVLRQVGDWXPDQGHOHYDWLRQV

SHUWLQHQWWRH[HFXWLQJWKHZRUN'LVFUHSDQFLHVDQGYDULDWLRQV
VKDOOEHUHSRUWHGWRWKH&RQVXOWDQWSULRUWRFRPPHQFLQJ
FRQVWUXFWLRQ,QDOOFDVHVWKHODWHVWLVVXHRIWKHGUDZLQJVKDOO
EHXVHGLQWKHH[HFXWLRQRIWKHZRUN7KH&RQWUDFWRUVKDOO
HQVXUHWKDWDOOSUHYLRXVLVVXHVRIWKLVGUDZLQJDUHPDUNHG
6XSHUVHGHGZLWKUHIHUHQFHWRWKHODWHVWLVVXHDQGXVHGIRU
UHIHUHQFHSXUSRVHVRQO\

&KHFNHU

3URMHFW1XPEHU

$OOZRUNVKDOOFRQIRUPWRWKHODWHVWHGLWLRQVRIORFDO
%XLOGLQJ&RGHVMXULVGLFWLRQDOFRGHVDQGORFDORUGLQDQFHV
'UDZLQJVKHHWQXPEHUVDUHSUHIL[HGDVIROORZV
$ $UFKLWHFWXUDO
( (OHFWULFDO
6 6WUXFWXUDO
)3 )LUH3URWHFWLRQ
0 0HFKDQLFDO+9$&
/ /DQGVFDSH
3 3OXPELQJ
& &LYLO

6(&21')/2253/$1

&KHFNHG

$SSURYHU



$





$

%

$

&

$





$

$

'

3523(57</,1(

12 n
5
7+









7ROOIUHH
7
)
ZZZRPLFURQDHFFRP

)LIWK)ORRU7KUHH%HQWDOO&HQWUH
%XUUDUG6WUHHW
32%R[9DQFRXYHU%&
9;/&$1$'$





&2168/7$17

)8 78 5 (
$ & $ ' (0 ,& 63$ & (

,668('
 'DWH


P|

5HPDUNV



,668(')25+(5,7$*(
5(9,7$/,=$7,21$*5((0(17
0,125$0(1'0(1772&20081,7<
3/$1



,668(')25'3



/,1(2)%($0$%29(

& 2 5 5 ,' 2 5
&
P|

'1

& 2 5 5 ,' 2 5


0 $ /(: & 

P|


672 5 $ * (


P|


$

(/(9 $ 72 5
)(0 $ /(: &  672 5 




P|





P|

P|

5 2 2 )' (& .

67$ ,5 

,668(')25'3

$

-$ 1 


P|

3523(57</,1(



67(



'1
/,1(2)522)$%29(
&211(&7,1*&255,'25
%(/2:

& 2 5 5 ,' 2 5
&

)8 78 5 (
$ & $ ' (0 ,& 63$ & (

P|

67)
P|

&

/
2



$


*5((1:$//

$

5 2 2 )' (& .

30

196

&?8VHUV?VVFKXOVRQ?'RFXPHQWV?B8$B$5&+B&(1BVVFKXOVRQUYW

$

*5((1:$//

3/$17('$5($

67$ ,5 
67&
&$123<%(/2:


*5((1:$//

7+,5'675((71(::(670,1,67(5%&



/,1(2)522)$%29(



85%$1$&$'(0<
$'',7,21

'1


$


$

/(9 (/ 7+ ,5' )/2 2 5
6&$/( 

&KHFNHG



20,&521$5&+,7(&785((1*,1((5,1*&216758&7,21/7'
7KLVGUDZLQJLVDFRS\ULJKWLQVWUXPHQWRIVHUYLFHDQGUHPDLQV
WKHSURSHUW\RIWKH&RQVXOWDQW$OOLQIRUPDWLRQVKRZQRQWKLV
GUDZLQJLVFRS\ULJKWPDWHULDODQGLVIRUXVHRQWKHQDPHG
SURMHFWRQO\,QIRUPDWLRQFRQWDLQHGKHUHLQPD\QRWEHXVHGRU
UHSURGXFHGLQDQ\ZD\ZLWKRXWZULWWHQSHUPLVVLRQ
'UDZLQJVVKDOOQRWEHVFDOHG7KH&RQWUDFWRUVKDOOYHULI\DQG
EHUHVSRQVLEOHIRUDOOGLPHQVLRQVGDWXPDQGHOHYDWLRQV

SHUWLQHQWWRH[HFXWLQJWKHZRUN'LVFUHSDQFLHVDQGYDULDWLRQV
VKDOOEHUHSRUWHGWRWKH&RQVXOWDQWSULRUWRFRPPHQFLQJ
FRQVWUXFWLRQ,QDOOFDVHVWKHODWHVWLVVXHRIWKHGUDZLQJVKDOO
EHXVHGLQWKHH[HFXWLRQRIWKHZRUN7KH&RQWUDFWRUVKDOO
HQVXUHWKDWDOOSUHYLRXVLVVXHVRIWKLVGUDZLQJDUHPDUNHG
6XSHUVHGHGZLWKUHIHUHQFHWRWKHODWHVWLVVXHDQGXVHGIRU
UHIHUHQFHSXUSRVHVRQO\

&KHFNHU

3URMHFW1XPEHU

$OOZRUNVKDOOFRQIRUPWRWKHODWHVWHGLWLRQVRIORFDO
%XLOGLQJ&RGHVMXULVGLFWLRQDOFRGHVDQGORFDORUGLQDQFHV
'UDZLQJVKHHWQXPEHUVDUHSUHIL[HGDVIROORZV
$ $UFKLWHFWXUDO
( (OHFWULFDO
6 6WUXFWXUDO
)3 )LUH3URWHFWLRQ
0 0HFKDQLFDO+9$&
/ /DQGVFDSH
3 3OXPELQJ
& &LYLO





$

$

7+,5')/2253/$1

&KHFNHG

$SSURYHU



$



$

$



%

$





&

$

$

'

3523(57</,1(

12 n
5
7+





7ROOIUHH
7
)
ZZZRPLFURQDHFFRP

)LIWK)ORRU7KUHH%HQWDOO&HQWUH
%XUUDUG6WUHHW
32%R[9DQFRXYHU%&
9;/&$1$'$



&2168/7$17



5HPDUNV



,668(')25+(5,7$*(
5(9,7$/,=$7,21$*5((0(17
0,125$0(1'0(1772&20081,7<
3/$1



,668(')25'3



6/23(

,668('
 'DWH

6/23(




6/23(

$



3523(57</,1(

6/23(

$

,668(')25'3





6/23(




$



30

197

&?8VHUV?VVFKXOVRQ?'RFXPHQWV?B8$B$5&+B&(1BVVFKXOVRQUYW

$

522)3$7,2
%(/2:



7+,5'675((71(::(670,1,67(5%&

85%$1$&$'(0<
$'',7,21

6/23(



$


$


$

/(9 (/  52 2 )

&KHFNHG

6&$/( 

3URMHFW1XPEHU



20,&521$5&+,7(&785((1*,1((5,1*&216758&7,21/7'
7KLVGUDZLQJLVDFRS\ULJKWLQVWUXPHQWRIVHUYLFHDQGUHPDLQV
WKHSURSHUW\RIWKH&RQVXOWDQW$OOLQIRUPDWLRQVKRZQRQWKLV
GUDZLQJLVFRS\ULJKWPDWHULDODQGLVIRUXVHRQWKHQDPHG
SURMHFWRQO\,QIRUPDWLRQFRQWDLQHGKHUHLQPD\QRWEHXVHGRU
UHSURGXFHGLQDQ\ZD\ZLWKRXWZULWWHQSHUPLVVLRQ
'UDZLQJVVKDOOQRWEHVFDOHG7KH&RQWUDFWRUVKDOOYHULI\DQG
EHUHVSRQVLEOHIRUDOOGLPHQVLRQVGDWXPDQGHOHYDWLRQV

SHUWLQHQWWRH[HFXWLQJWKHZRUN'LVFUHSDQFLHVDQGYDULDWLRQV
VKDOOEHUHSRUWHGWRWKH&RQVXOWDQWSULRUWRFRPPHQFLQJ
FRQVWUXFWLRQ,QDOOFDVHVWKHODWHVWLVVXHRIWKHGUDZLQJVKDOO
EHXVHGLQWKHH[HFXWLRQRIWKHZRUN7KH&RQWUDFWRUVKDOO
HQVXUHWKDWDOOSUHYLRXVLVVXHVRIWKLVGUDZLQJDUHPDUNHG
6XSHUVHGHGZLWKUHIHUHQFHWRWKHODWHVWLVVXHDQGXVHGIRU
UHIHUHQFHSXUSRVHVRQO\

$OOZRUNVKDOOFRQIRUPWRWKHODWHVWHGLWLRQVRIORFDO
%XLOGLQJ&RGHVMXULVGLFWLRQDOFRGHVDQGORFDORUGLQDQFHV
'UDZLQJVKHHWQXPEHUVDUHSUHIL[HGDVIROORZV
$ $UFKLWHFWXUDO
( (OHFWULFDO
6 6WUXFWXUDO
)3 )LUH3URWHFWLRQ
0 0HFKDQLFDO+9$&
/ /DQGVFDSH
3 3OXPELQJ
& &LYLO

522)3/$1

&KHFNHU

&KHFNHG

$SSURYHU



$

7ROOIUHH
7
)
ZZZRPLFURQDHFFRP

)LIWK)ORRU7KUHH%HQWDOO&HQWUH
%XUUDUG6WUHHW
32%R[9DQFRXYHU%&
9;/&$1$'$

&2168/7$17

,668('
 'DWH



$

$

%

&





$

$

'



$

%

$

3523(57</,1(

&





$

$

'

5HPDUNV



,668(')25+(5,7$*(
5(9,7$/,=$7,21$*5((0(17
0,125$0(1'0(1772&20081,7<
3/$1



,668(')25'3

3523(57</,1(



















5 2 2 0 /( * ( 1 '



$576
%8,/',1*23(5$7,216
23(172*<0%(/2:

&,5&8/$7,21

0 8 6,& 5 2 2 0





'5$0 $
& /$ 66 5 2 2 0
* <0 1 $ 6,8 0

(/(&75,&$/
*(1(5$/,16758&7,21

83

*(1(5$/6725$*(
0(&+$1,&$/
086,&
287'225/($51,1*
3$5.,1*
3+<6,&$/('8&$7,21

(/(9

83

67$ ,5 



9 (67,% 8 /(

* <0 67 2 5 $ * (
)(0 $ /(& + $ 1 * ( 0 $ /(& + $ 1 * (
5220
5220
67$ ,5 

672 5 $ * (

6(59,&(6



'1

$

(/(9$725



672 5 $ * (



$



83

83

/2 % % <
83

)(0 $ /(: &  0 $ /(: & 

67$ ,5 

0 (& + $ 1 ,& $ /

67$ ,5 



,668(')25'3



3523(57</,1(



3523(57</,1(

)/225(/ 

'1

5 (& (,9 ,1 *

)/225(/ 

672 5 $ * (
83
$5($72%(5(&21),*85('
72$&&2002'$7(&211(&7,1*'225
%(7:((11(:6&+22/ 52%6210$125
$63(5+(5,7$*(&2168/7$17
5(&200(1'$7,216

/2$',1*%$<
83

  UHDUZ DO O

  VLGHZ DO O







([


([


5 2 % 62 1 0 $ 1 2 5
)2 8 1 ' $ 7,2 1 /( 9 (/

'


([


([


&


81 '(5*52 81 '
3$ 5 . ,1 *












7<3



85%$1$&$'(0<
$'',7,21



&203$&73$5.,1*67$//6


% ,. (672 5 $ * (
5220
%,.(6725$*(63$&(6





&203$&7
3$5.,1*
67$//

7<3










$

$

5$0383



3523(57</,1(

3523(57</,1(


$

   /(9 (/ * <0



6&$/( 

$

   /(9 (/  3$ 5 .,1 *
6&$/( 

30

198

&?8VHUV?VVFKXOVRQ?'RFXPHQWV?B8$B$5&+B&(1BVVFKXOVRQUYW







&KHFNHG

&KHFNHU

3URMHFW1XPEHU

20,&521$5&+,7(&785((1*,1((5,1*&216758&7,21/7'
7KLVGUDZLQJLVDFRS\ULJKWLQVWUXPHQWRIVHUYLFHDQGUHPDLQV
WKHSURSHUW\RIWKH&RQVXOWDQW$OOLQIRUPDWLRQVKRZQRQWKLV
GUDZLQJLVFRS\ULJKWPDWHULDODQGLVIRUXVHRQWKHQDPHG
SURMHFWRQO\,QIRUPDWLRQFRQWDLQHGKHUHLQPD\QRWEHXVHGRU
UHSURGXFHGLQDQ\ZD\ZLWKRXWZULWWHQSHUPLVVLRQ
'UDZLQJVVKDOOQRWEHVFDOHG7KH&RQWUDFWRUVKDOOYHULI\DQG
EHUHVSRQVLEOHIRUDOOGLPHQVLRQVGDWXPDQGHOHYDWLRQV

SHUWLQHQWWRH[HFXWLQJWKHZRUN'LVFUHSDQFLHVDQGYDULDWLRQV
VKDOOEHUHSRUWHGWRWKH&RQVXOWDQWSULRUWRFRPPHQFLQJ
FRQVWUXFWLRQ,QDOOFDVHVWKHODWHVWLVVXHRIWKHGUDZLQJVKDOO
EHXVHGLQWKHH[HFXWLRQRIWKHZRUN7KH&RQWUDFWRUVKDOO
HQVXUHWKDWDOOSUHYLRXVLVVXHVRIWKLVGUDZLQJDUHPDUNHG
6XSHUVHGHGZLWKUHIHUHQFHWRWKHODWHVWLVVXHDQGXVHGIRU
UHIHUHQFHSXUSRVHVRQO\

$OOZRUNVKDOOFRQIRUPWRWKHODWHVWHGLWLRQVRIORFDO
%XLOGLQJ&RGHVMXULVGLFWLRQDOFRGHVDQGORFDORUGLQDQFHV
'UDZLQJVKHHWQXPEHUVDUHSUHIL[HGDVIROORZV
$ $UFKLWHFWXUDO
( (OHFWULFDO
6 6WUXFWXUDO
)3 )LUH3URWHFWLRQ
0 0HFKDQLFDO+9$&
/ /DQGVFDSH
3 3OXPELQJ
& &LYLO

)/2253/$16

&KHFNHG

7+,5'675((71(::(670,1,67(5%&







$SSURYHU



$

7ROOIUHH
7
)
ZZZRPLFURQDHFFRP

)LIWK)ORRU7KUHH%HQWDOO&HQWUH
%XUUDUG6WUHHW
32%R[9DQFRXYHU%&
9;/&$1$'$

&2168/7$17

$

%



&





$

$

'




$

$



%

$

&


$





$

$

,668('
 'DWH

'

5HPDUNV



,668(')25+(5,7$*(
5(9,7$/,=$7,21$*5((0(17
0,125$0(1'0(1772&20081,7<
3/$1



,668(')25'3

3523(57</,1(

3523(57</,1(





$















5 2 2 0 /( * ( 1 '



$576
%8,/',1*23(5$7,216
23(172'5$0$
7+($75(%(/2:

&,5&8/$7,21

)8 78 5 (
$ & $ ' (0 ,& 63$ & (

(/(&75,&$/
*(1(5$/,16758&7,21





23(172*<0%(/2:

*(1(5$/6725$*(
0(&+$1,&$/
086,&
287'225/($51,1*

& 2 5 5 ,' 2 5

* $ 5 % $ * (
5 (& <& /,1 *

83

(/(9

$

/$1',1*(/ 

0 $ /(: &  )(0 $ /(: & 

83



0 ((7,1 * 5 2 2 0 5 2 2 0

0 $ /(: & 



'1

67$ ,5 

67$ ,5 

'1

67$ ,5 

)/225
(/ 



6(59,&(6

0 ((7,1 * 5 2 2 0
& 2 5 5 ,' 2 5 & /$ 66 5 2 2 0

(/(9
83

'1
)/225(/ 

  VLGHZ DO O


$





$5($72%(5(&21),*85('
72$&&2002'$7(&211(&7,1*
%5,'*(%(7:((11(:6&+22/
52%6210$125$63(5
+(5,7$*(&2168/7$17
5(&200(1'$7,216

  VLGHZ DO O


$

& /$ 66 5 2 2 0

)8 78 5 (
$ & $ ' (0 ,& 63$ & (





$

$

)/225(/


& /$ 66 5 2 2 0

83

67$ ,5 

+$5'685)$&(
3/$<$5($

& 2 5 5 ,' 2 5

'1

)(0 $ /(: & 

/,1(2))/225
$%29(

& /$ 66 5 2 2 0

3+<6,&$/('8&$7,21

,668(')25'3



$






672 5 $ * (

3523(57</,1(



3$5.,1*

& 2 5 5 ,' 2 5

3523(57</,1(

'1

'1

83

83

67$ ,5 
67$ ,5 


/$1',1*(/ 



/,1(2)&$123<
$%29(

67%





$


$





/$1'6&$3('$5($

+(5,7$*(6721(:$//


6/23('1

$
+(5,7$*(6721(:$//



6/23(83



$


3523(57</,1(


$

   /(9 (/  0 $ ,1 )/2 2 5
6&$/( 


$

   /(9 (/  6(& 2 1 ' )/2 2 5
6&$/( 

30

199

&?8VHUV?VVFKXOVRQ?'RFXPHQWV?B8$B$5&+B&(1BVVFKXOVRQUYW

3523(57</,1(

&KHFNHG

&KHFNHU

3URMHFW1XPEHU

20,&521$5&+,7(&785((1*,1((5,1*&216758&7,21/7'
7KLVGUDZLQJLVDFRS\ULJKWLQVWUXPHQWRIVHUYLFHDQGUHPDLQV
WKHSURSHUW\RIWKH&RQVXOWDQW$OOLQIRUPDWLRQVKRZQRQWKLV
GUDZLQJLVFRS\ULJKWPDWHULDODQGLVIRUXVHRQWKHQDPHG
SURMHFWRQO\,QIRUPDWLRQFRQWDLQHGKHUHLQPD\QRWEHXVHGRU
UHSURGXFHGLQDQ\ZD\ZLWKRXWZULWWHQSHUPLVVLRQ
'UDZLQJVVKDOOQRWEHVFDOHG7KH&RQWUDFWRUVKDOOYHULI\DQG
EHUHVSRQVLEOHIRUDOOGLPHQVLRQVGDWXPDQGHOHYDWLRQV

SHUWLQHQWWRH[HFXWLQJWKHZRUN'LVFUHSDQFLHVDQGYDULDWLRQV
VKDOOEHUHSRUWHGWRWKH&RQVXOWDQWSULRUWRFRPPHQFLQJ
FRQVWUXFWLRQ,QDOOFDVHVWKHODWHVWLVVXHRIWKHGUDZLQJVKDOO
EHXVHGLQWKHH[HFXWLRQRIWKHZRUN7KH&RQWUDFWRUVKDOO
HQVXUHWKDWDOOSUHYLRXVLVVXHVRIWKLVGUDZLQJDUHPDUNHG
6XSHUVHGHGZLWKUHIHUHQFHWRWKHODWHVWLVVXHDQGXVHGIRU
UHIHUHQFHSXUSRVHVRQO\

$OOZRUNVKDOOFRQIRUPWRWKHODWHVWHGLWLRQVRIORFDO
%XLOGLQJ&RGHVMXULVGLFWLRQDOFRGHVDQGORFDORUGLQDQFHV
'UDZLQJVKHHWQXPEHUVDUHSUHIL[HGDVIROORZV
$ $UFKLWHFWXUDO
( (OHFWULFDO
6 6WUXFWXUDO
)3 )LUH3URWHFWLRQ
0 0HFKDQLFDO+9$&
/ /DQGVFDSH
3 3OXPELQJ
& &LYLO

)/2253/$16

&KHFNHG

7+,5'675((71(::(670,1,67(5%&



85%$1$&$'(0<
$'',7,21



&$123<
%(/2:

$SSURYHU



$

7ROOIUHH
7
)
ZZZRPLFURQDHFFRP

)LIWK)ORRU7KUHH%HQWDOO&HQWUH
%XUUDUG6WUHHW
32%R[9DQFRXYHU%&
9;/&$1$'$

&2168/7$17

$


$

%

$

&


$





$

$

%


'

'



$

3523(57</,1(

&

$





$

$

,668('
 'DWH

3523(57</,1(













5 2 2 0 /( * ( 1 '





5HPDUNV



,668(')25+(5,7$*(
5(9,7$/,=$7,21$*5((0(17
0,125$0(1'0(1772&20081,7<
3/$1



,668(')25'3

$576
%8,/',1*23(5$7,216
6/23(

&,5&8/$7,21

)8 78 5 (
$ & $ ' (0 ,& 63$ & (





(/(&75,&$/
*(1(5$/,16758&7,21

/,1(2)%($0$%29(

*(1(5$/6725$*(
0(&+$1,&$/
086,&

& 2 5 5 ,' 2 5

6/23(
'1

287'225/($51,1*
3$5.,1*
3+<6,&$/('8&$7,21

)(0 $ /(: & 

67$ ,5 



3523(57</,1(



(/(9


6/23(

$

522)3$7,2

'1



&211(&7,1*&255,'25
%(/2:

,668(')25'3

672 5 $ * (

6(59,&(6



3523(57</,1(


$

"

6/23(

0 $ /(: & 





6/23(

)8 78 5 (
$ & $ ' (0 ,& 63$ & (


'1
*5((1:$//

$

6/23(






$





$

$

5 2 2 )' (& .

522)3$7,2
%(/2:

*5((1:$//



&$123<%(/2:




67$ ,5 




$


$


$







3523(57</,1(

   /(9 (/ 7+ ,5' )/2 2 5
6&$/( 


$

   /(9 (/ 52 2 )
6&$/( 

30

200

&?8VHUV?VVFKXOVRQ?'RFXPHQWV?B8$B$5&+B&(1BVVFKXOVRQUYW

3523(57</,1(

&KHFNHG

&KHFNHU

3URMHFW1XPEHU

20,&521$5&+,7(&785((1*,1((5,1*&216758&7,21/7'
7KLVGUDZLQJLVDFRS\ULJKWLQVWUXPHQWRIVHUYLFHDQGUHPDLQV
WKHSURSHUW\RIWKH&RQVXOWDQW$OOLQIRUPDWLRQVKRZQRQWKLV
GUDZLQJLVFRS\ULJKWPDWHULDODQGLVIRUXVHRQWKHQDPHG
SURMHFWRQO\,QIRUPDWLRQFRQWDLQHGKHUHLQPD\QRWEHXVHGRU
UHSURGXFHGLQDQ\ZD\ZLWKRXWZULWWHQSHUPLVVLRQ
'UDZLQJVVKDOOQRWEHVFDOHG7KH&RQWUDFWRUVKDOOYHULI\DQG
EHUHVSRQVLEOHIRUDOOGLPHQVLRQVGDWXPDQGHOHYDWLRQV

SHUWLQHQWWRH[HFXWLQJWKHZRUN'LVFUHSDQFLHVDQGYDULDWLRQV
VKDOOEHUHSRUWHGWRWKH&RQVXOWDQWSULRUWRFRPPHQFLQJ
FRQVWUXFWLRQ,QDOOFDVHVWKHODWHVWLVVXHRIWKHGUDZLQJVKDOO
EHXVHGLQWKHH[HFXWLRQRIWKHZRUN7KH&RQWUDFWRUVKDOO
HQVXUHWKDWDOOSUHYLRXVLVVXHVRIWKLVGUDZLQJDUHPDUNHG
6XSHUVHGHGZLWKUHIHUHQFHWRWKHODWHVWLVVXHDQGXVHGIRU
UHIHUHQFHSXUSRVHVRQO\

$OOZRUNVKDOOFRQIRUPWRWKHODWHVWHGLWLRQVRIORFDO
%XLOGLQJ&RGHVMXULVGLFWLRQDOFRGHVDQGORFDORUGLQDQFHV
'UDZLQJVKHHWQXPEHUVDUHSUHIL[HGDVIROORZV
$ $UFKLWHFWXUDO
( (OHFWULFDO
6 6WUXFWXUDO
)3 )LUH3URWHFWLRQ
0 0HFKDQLFDO+9$&
/ /DQGVFDSH
3 3OXPELQJ
& &LYLO

)/2253/$16

&KHFNHG

7+,5'675((71(::(670,1,67(5%&


$

85%$1$&$'(0<
$'',7,21









$

*5((1522)
%(/2:

$SSURYHU



$

(; 7(5,2 5 (/( 9 $ 7,2 1 .(<1 2 7(6






$

$

$

%

3523(57</,1(



&






'













3523(57</,1(

$














*(50$1&216758&7,216<67(06683(53$1(/
&2/285+21(<



*5((1:$//



&857$,1:$//



/(9(/522)



&$67,13/$&(&21&5(7(:$//6
&2/2851$785$/&21&5(7(
,17(*5$//<:$7(53522)('

&2168/7$17

,668('
 'DWH

5HPDUNV



3$,17('0(7$/,168/$7(''225
&2/285



,668(')25+(5,7$*(
5(9,7$/,=$7,21$*5((0(17
0,125$0(1'0(1772&20081,7<
3/$1



'28%/(*/$=(':,1'2:



,668(')25'3



(;,67,1*0$125+286(



+($9<7,0%(5522)



7(03(5('*/$66*8$5'5$,/



*/$66%/2&.



5$1'20&2856(*5$1,7(:$//

52%6210$125
/(9(/7+,5')/225

7ROOIUHH
7
)
ZZZRPLFURQDHFFRP

)LIWK)ORRU7KUHH%HQWDOO&HQWUH
%XUUDUG6WUHHW
32%R[9DQFRXYHU%&
9;/&$1$'$



/(9(/6(&21')/225



/(9(/0$,1)/225



/(9(/3$5.,1*









$

"

,668(')25'3


/(9(/*<0

: (67(/(9 $ 7,2 1



"

"

6&$/( 




$

$












































3523(57</,1(







/(9(/522)



/(9(/7+,5')/225



/(9(/6(&21')/225



/(9(/0$,1)/225



30

201

&?8VHUV?VVFKXOVRQ?'RFXPHQWV?B8$B$5&+B&(1BVVFKXOVRQUYW

52%6210$125
3257(&2&+(5(
%(<21'


$

125
7+ (/(9 $ 7,2 1
57+
6&$/( 

&KHFNHG

&KHFNHU

3URMHFW1XPEHU

20,&521$5&+,7(&785((1*,1((5,1*&216758&7,21/7'
7KLVGUDZLQJLVDFRS\ULJKWLQVWUXPHQWRIVHUYLFHDQGUHPDLQV
WKHSURSHUW\RIWKH&RQVXOWDQW$OOLQIRUPDWLRQVKRZQRQWKLV
GUDZLQJLVFRS\ULJKWPDWHULDODQGLVIRUXVHRQWKHQDPHG
SURMHFWRQO\,QIRUPDWLRQFRQWDLQHGKHUHLQPD\QRWEHXVHGRU
UHSURGXFHGLQDQ\ZD\ZLWKRXWZULWWHQSHUPLVVLRQ
'UDZLQJVVKDOOQRWEHVFDOHG7KH&RQWUDFWRUVKDOOYHULI\DQG
EHUHVSRQVLEOHIRUDOOGLPHQVLRQVGDWXPDQGHOHYDWLRQV

7+,5'675((71(::(670,1,67(5%&




85%$1$&$'(0<
$'',7,21




SHUWLQHQWWRH[HFXWLQJWKHZRUN'LVFUHSDQFLHVDQGYDULDWLRQV
VKDOOEHUHSRUWHGWRWKH&RQVXOWDQWSULRUWRFRPPHQFLQJ
FRQVWUXFWLRQ,QDOOFDVHVWKHODWHVWLVVXHRIWKHGUDZLQJVKDOO
EHXVHGLQWKHH[HFXWLRQRIWKHZRUN7KH&RQWUDFWRUVKDOO
HQVXUHWKDWDOOSUHYLRXVLVVXHVRIWKLVGUDZLQJDUHPDUNHG
6XSHUVHGHGZLWKUHIHUHQFHWRWKHODWHVWLVVXHDQGXVHGIRU
UHIHUHQFHSXUSRVHVRQO\

$OOZRUNVKDOOFRQIRUPWRWKHODWHVWHGLWLRQVRIORFDO
%XLOGLQJ&RGHVMXULVGLFWLRQDOFRGHVDQGORFDORUGLQDQFHV
'UDZLQJVKHHWQXPEHUVDUHSUHIL[HGDVIROORZV
$ $UFKLWHFWXUDO
( (OHFWULFDO
6 6WUXFWXUDO
)3 )LUH3URWHFWLRQ
0 0HFKDQLFDO+9$&
/ /DQGVFDSH
3 3OXPELQJ
& &LYLO

(/(9$7,216

&KHFNHG

$SSURYHU



$







$

$

$

'

&

3523(57</,1(












*(50$1&216758&7,216<67(06683(53$1(/
&2/285+21(<



*5((1:$//



&857$,1:$//

$




(; 7(5,2 5 (/( 9 $ 7,2 1 .(<1 2 7(6












&2168/7$17



/(9(/522)

3523(57</,1(



%

7ROOIUHH
7
)
ZZZRPLFURQDHFFRP

)LIWK)ORRU7KUHH%HQWDOO&HQWUH
%XUUDUG6WUHHW
32%R[9DQFRXYHU%&
9;/&$1$'$

+$7&+('$5($,1',&$7(6
$3352;,0$7(287/,1(2)
(;,67,1*1(,*+%285,1*
$3$570(17%8,/',1*

52%6210$125
%(<21'

/(9(/7+,5')/225

/(9(/6(&21')/225







3$,17('0(7$/,168/$7(''225
&2/285



'28%/(*/$=(':,1'2:



(;,67,1*0$125+286(



+($9<7,0%(5522)



7(03(5('*/$66*8$5'5$,/



*/$66%/2&.



5$1'20&2856(*5$1,7(:$//





/(9(/0$,1)/225



/(9(/3$5.,1*



&$67,13/$&(&21&5(7(:$//6
&2/2851$785$/&21&5(7(
,17(*5$//<:$7(53522)('

,668('
 'DWH

5HPDUNV



,668(')25+(5,7$*(
5(9,7$/,=$7,21$*5((0(17
0,125$0(1'0(1772&20081,7<
3/$1



,668(')25'3



,668(')25'3



"

($ 67(/(9 $ 7,2 1
6&$/( 









$

$




























3523(57</,1(

"
















3523(57</,1(







"

/(9(/522)



/(9(/7+,5')/225



/(9(/6(&21')/225



/(9(/0$,1)/225



/(9(/3$5.,1*



30

202

&?8VHUV?VVFKXOVRQ?'RFXPHQWV?B8$B$5&+B&(1BVVFKXOVRQUYW

52%6210$125

62 8 7+ (/(9 $ 7,2 1


$

6&$/( 

&KHFNHG

&KHFNHU

3URMHFW1XPEHU

20,&521$5&+,7(&785((1*,1((5,1*&216758&7,21/7'
7KLVGUDZLQJLVDFRS\ULJKWLQVWUXPHQWRIVHUYLFHDQGUHPDLQV
WKHSURSHUW\RIWKH&RQVXOWDQW$OOLQIRUPDWLRQVKRZQRQWKLV
GUDZLQJLVFRS\ULJKWPDWHULDODQGLVIRUXVHRQWKHQDPHG
SURMHFWRQO\,QIRUPDWLRQFRQWDLQHGKHUHLQPD\QRWEHXVHGRU
UHSURGXFHGLQDQ\ZD\ZLWKRXWZULWWHQSHUPLVVLRQ
'UDZLQJVVKDOOQRWEHVFDOHG7KH&RQWUDFWRUVKDOOYHULI\DQG
EHUHVSRQVLEOHIRUDOOGLPHQVLRQVGDWXPDQGHOHYDWLRQV

7+,5'675((71(::(670,1,67(5%&

$

85%$1$&$'(0<
$'',7,21



SHUWLQHQWWRH[HFXWLQJWKHZRUN'LVFUHSDQFLHVDQGYDULDWLRQV
VKDOOEHUHSRUWHGWRWKH&RQVXOWDQWSULRUWRFRPPHQFLQJ
FRQVWUXFWLRQ,QDOOFDVHVWKHODWHVWLVVXHRIWKHGUDZLQJVKDOO
EHXVHGLQWKHH[HFXWLRQRIWKHZRUN7KH&RQWUDFWRUVKDOO
HQVXUHWKDWDOOSUHYLRXVLVVXHVRIWKLVGUDZLQJDUHPDUNHG
6XSHUVHGHGZLWKUHIHUHQFHWRWKHODWHVWLVVXHDQGXVHGIRU
UHIHUHQFHSXUSRVHVRQO\

$OOZRUNVKDOOFRQIRUPWRWKHODWHVWHGLWLRQVRIORFDO
%XLOGLQJ&RGHVMXULVGLFWLRQDOFRGHVDQGORFDORUGLQDQFHV
'UDZLQJVKHHWQXPEHUVDUHSUHIL[HGDVIROORZV
$ $UFKLWHFWXUDO
( (OHFWULFDO
6 6WUXFWXUDO
)3 )LUH3URWHFWLRQ
0 0HFKDQLFDO+9$&
/ /DQGVFDSH
3 3OXPELQJ
& &LYLO

(/(9$7,216

&KHFNHG

$SSURYHU



$











$

$

$

$

$


%

&









0 ((7,1 * 5 2 2 0

/(9(/522)



/(9(/7+,5')/225



/(9(/6(&21')/225



/(9(/0$,1)/225



)8 78 5 (
$ & $ ' (0 ,& 63$ & (

& /$ 66 5 2 2 0

* $ 5 % $ * (
5 (& <& /,1 *
& 2 5 5 ,' 2 5

67$ ,5 

67$ ,5 
8 1 ' ( 5 * 5 2 8 1 '% ,. (672 5 $ * (
3$ 5 . ,1 *
5220

/2 % % <
/(9(/3$5.,1*



/(9(/522)



/(9(/7+,5')/225



/(9(/6(&21')/225



/(9(/0$,1)/225



/(9(/3$5.,1*

5HPDUNV



,668(')25+(5,7$*(
5(9,7$/,=$7,21$*5((0(17
0,125$0(1'0(1772&20081,7<
3/$1



,668(')25'3

9 (67,% 8 /(



/(9(/*<0



6(& 7,2 1  
6&$/( 





$

$

$

%





&

6(& 7,2 1  


$

6&$/( 

'







/(9(/522)





$

$


















)8 78 5 (
$ & $ ' (0 ,& 63$ & (
/(9(/6(&21')/225



)8 78 5 (
$ & $ ' (0 ,& 63$ & (

)8 78 5 (
$ & $ ' (0 ,& 63$ & (
)8 78 5 (
$ & $ ' (0 ,& 63$ & (

& /$ 66 5 2 2 0
81 '(5*52 81 '
3$ 5 . ,1 *

/(9(/0$,1)/225



/(9(/3$5.,1*



& 2 5 5 ,' 2 5

/(9(/522)



/(9(/7+,5')/225



/(9(/6(&21')/225



/(9(/0$,1)/225



/(9(/3$5.,1*



/(9(/*<0



& 2 5 5 ,' 2 5

& 2 5 5 ,' 2 5
'5$0 $
& /$ 66 5 2 2 0

/(9(/*<0

3523(57</,1(

/(9(/7+,5')/225

3523(57</,1(

5 2 2 )' (& .

,668(')25'3


$

/2 % % <

81 '(5*52 81 '
3$ 5 . ,1 *



0 8 6,& 5 2 2 0

$


%






$

$

&

'





81 '(5*52 81 '
3$ 5 . ,1 *







/(9(/6(&21')/225



6(& 7,2 1  









/(9(/0$,1)/225





)8 78 5 (
$ & $ ' (0 ,& 63$ & (

& 2 5 5 ,' 2 5

81 '(5*52 81 '
3$ 5 . ,1 *

(175<726(&85(
%,.(6725$*(


)8 78 5 (
$ & $ ' (0 ,& 63$ & (

0 (& + $ 1 ,& $ /

/(9(/522)



/(9(/7+,5')/225



/(9(/6(&21')/225



/(9(/0$,1)/225



/(9(/3$5.,1*



/(9(/*<0



* <0 1 $ 6,8 0



6&$/( 







/(9(/7+,5')/225

/(9(/3$5.,1*

$


$

$

6(& 7,2 1  
6&$/( 

30

203

&?8VHUV?VVFKXOVRQ?'RFXPHQWV?B8$B$5&+B&(1BVVFKXOVRQUYW

/(9(/522)


$

3523(57</,1(


$

6(& 7,2 1  
6&$/( 

85%$1$&$'(0<
$'',7,21


$

3523(57</,1(

6(& 7,2 1  
6&$/( 

3523(57</,1(


$

&KHFNHG

&KHFNHU

3URMHFW1XPEHU

20,&521$5&+,7(&785((1*,1((5,1*&216758&7,21/7'
7KLVGUDZLQJLVDFRS\ULJKWLQVWUXPHQWRIVHUYLFHDQGUHPDLQV
WKHSURSHUW\RIWKH&RQVXOWDQW$OOLQIRUPDWLRQVKRZQRQWKLV
GUDZLQJLVFRS\ULJKWPDWHULDODQGLVIRUXVHRQWKHQDPHG
SURMHFWRQO\,QIRUPDWLRQFRQWDLQHGKHUHLQPD\QRWEHXVHGRU
UHSURGXFHGLQDQ\ZD\ZLWKRXWZULWWHQSHUPLVVLRQ
'UDZLQJVVKDOOQRWEHVFDOHG7KH&RQWUDFWRUVKDOOYHULI\DQG
EHUHVSRQVLEOHIRUDOOGLPHQVLRQVGDWXPDQGHOHYDWLRQV

SHUWLQHQWWRH[HFXWLQJWKHZRUN'LVFUHSDQFLHVDQGYDULDWLRQV
VKDOOEHUHSRUWHGWRWKH&RQVXOWDQWSULRUWRFRPPHQFLQJ
FRQVWUXFWLRQ,QDOOFDVHVWKHODWHVWLVVXHRIWKHGUDZLQJVKDOO
EHXVHGLQWKHH[HFXWLRQRIWKHZRUN7KH&RQWUDFWRUVKDOO
HQVXUHWKDWDOOSUHYLRXVLVVXHVRIWKLVGUDZLQJDUHPDUNHG
6XSHUVHGHGZLWKUHIHUHQFHWRWKHODWHVWLVVXHDQGXVHGIRU
UHIHUHQFHSXUSRVHVRQO\

$OOZRUNVKDOOFRQIRUPWRWKHODWHVWHGLWLRQVRIORFDO
%XLOGLQJ&RGHVMXULVGLFWLRQDOFRGHVDQGORFDORUGLQDQFHV
'UDZLQJVKHHWQXPEHUVDUHSUHIL[HGDVIROORZV
$ $UFKLWHFWXUDO
( (OHFWULFDO
6 6WUXFWXUDO
)3 )LUH3URWHFWLRQ
0 0HFKDQLFDO+9$&
/ /DQGVFDSH
3 3OXPELQJ
& &LYLO

7+,5'675((71(::(670,1,67(5%&



,668('
 'DWH

* <0 67 2 5 $ * (
/(9(/*<0

$

&2168/7$17



* <0 1 $ 6,8 0
672 5 $ * (

7ROOIUHH
7
)
ZZZRPLFURQDHFFRP

)LIWK)ORRU7KUHH%HQWDOO&HQWUH
%XUUDUG6WUHHW
32%R[9DQFRXYHU%&
9;/&$1$'$



3523(57</,1(

)8 78 5 (
$ & $ ' (0 ,& 63$ & (

& 2 5 5 ,' 2 5

& 2 5 5 ,' 2 5





3523(57</,1(

3523(57</,1(



672 5 $ * (



'

3523(57</,1(

$

6(&7,216

&KHFNHG

$SSURYHU



$

7ROOIUHH
7
)
ZZZRPLFURQDHFFRP

)LIWK)ORRU7KUHH%HQWDOO&HQWUH
%XUUDUG6WUHHW
32%R[9DQFRXYHU%&
9;/&$1$'$

&2168/7$17

,668('
 'DWH

5HPDUNV
,668(')25+(5,7$*(
5(9,7$/,=$7,21$*5((0(17
0,125$0(1'0(1772&20081,7<
3/$1



,668(')25'3

30

204

&KHFNHG

&KHFNHU

3URMHFW1XPEHU

20,&521$5&+,7(&785((1*,1((5,1*&216758&7,21/7'
7KLVGUDZLQJLVDFRS\ULJKWLQVWUXPHQWRIVHUYLFHDQGUHPDLQV
WKHSURSHUW\RIWKH&RQVXOWDQW$OOLQIRUPDWLRQVKRZQRQWKLV
GUDZLQJLVFRS\ULJKWPDWHULDODQGLVIRUXVHRQWKHQDPHG
SURMHFWRQO\,QIRUPDWLRQFRQWDLQHGKHUHLQPD\QRWEHXVHGRU
UHSURGXFHGLQDQ\ZD\ZLWKRXWZULWWHQSHUPLVVLRQ
'UDZLQJVVKDOOQRWEHVFDOHG7KH&RQWUDFWRUVKDOOYHULI\DQG
EHUHVSRQVLEOHIRUDOOGLPHQVLRQVGDWXPDQGHOHYDWLRQV

SHUWLQHQWWRH[HFXWLQJWKHZRUN'LVFUHSDQFLHVDQGYDULDWLRQV
VKDOOEHUHSRUWHGWRWKH&RQVXOWDQWSULRUWRFRPPHQFLQJ
FRQVWUXFWLRQ,QDOOFDVHVWKHODWHVWLVVXHRIWKHGUDZLQJVKDOO
EHXVHGLQWKHH[HFXWLRQRIWKHZRUN7KH&RQWUDFWRUVKDOO
HQVXUHWKDWDOOSUHYLRXVLVVXHVRIWKLVGUDZLQJDUHPDUNHG
6XSHUVHGHGZLWKUHIHUHQFHWRWKHODWHVWLVVXHDQGXVHGIRU
UHIHUHQFHSXUSRVHVRQO\

$OOZRUNVKDOOFRQIRUPWRWKHODWHVWHGLWLRQVRIORFDO
%XLOGLQJ&RGHVMXULVGLFWLRQDOFRGHVDQGORFDORUGLQDQFHV
'UDZLQJVKHHWQXPEHUVDUHSUHIL[HGDVIROORZV
$ $UFKLWHFWXUDO
( (OHFWULFDO
6 6WUXFWXUDO
)3 )LUH3URWHFWLRQ
0 0HFKDQLFDO+9$&
/ /DQGVFDSH
3 3OXPELQJ
& &LYLO

(;7(5,253(563(&7,9(6

&KHFNHG

7+,5'675((71(::(670,1,67(5%&

&?8VHUV?VVFKXOVRQ?'RFXPHQWV?B8$B$5&+B&(1BVVFKXOVRQUYW

85%$1$&$'(0<
$'',7,21

,668(')25'3



$SSURYHU



$

7ROOIUHH
7
)
ZZZRPLFURQDHFFRP

)LIWK)ORRU7KUHH%HQWDOO&HQWUH
%XUUDUG6WUHHW
32%R[9DQFRXYHU%&
9;/&$1$'$

&2168/7$17

,668('
 'DWH

5HPDUNV
,668(')25+(5,7$*(
5(9,7$/,=$7,21$*5((0(17
0,125$0(1'0(1772&20081,7<
3/$1



,668(')25'3

30

205

&KHFNHG

&KHFNHU

3URMHFW1XPEHU

20,&521$5&+,7(&785((1*,1((5,1*&216758&7,21/7'
7KLVGUDZLQJLVDFRS\ULJKWLQVWUXPHQWRIVHUYLFHDQGUHPDLQV
WKHSURSHUW\RIWKH&RQVXOWDQW$OOLQIRUPDWLRQVKRZQRQWKLV
GUDZLQJLVFRS\ULJKWPDWHULDODQGLVIRUXVHRQWKHQDPHG
SURMHFWRQO\,QIRUPDWLRQFRQWDLQHGKHUHLQPD\QRWEHXVHGRU
UHSURGXFHGLQDQ\ZD\ZLWKRXWZULWWHQSHUPLVVLRQ
'UDZLQJVVKDOOQRWEHVFDOHG7KH&RQWUDFWRUVKDOOYHULI\DQG
EHUHVSRQVLEOHIRUDOOGLPHQVLRQVGDWXPDQGHOHYDWLRQV

SHUWLQHQWWRH[HFXWLQJWKHZRUN'LVFUHSDQFLHVDQGYDULDWLRQV
VKDOOEHUHSRUWHGWRWKH&RQVXOWDQWSULRUWRFRPPHQFLQJ
FRQVWUXFWLRQ,QDOOFDVHVWKHODWHVWLVVXHRIWKHGUDZLQJVKDOO
EHXVHGLQWKHH[HFXWLRQRIWKHZRUN7KH&RQWUDFWRUVKDOO
HQVXUHWKDWDOOSUHYLRXVLVVXHVRIWKLVGUDZLQJDUHPDUNHG
6XSHUVHGHGZLWKUHIHUHQFHWRWKHODWHVWLVVXHDQGXVHGIRU
UHIHUHQFHSXUSRVHVRQO\

$OOZRUNVKDOOFRQIRUPWRWKHODWHVWHGLWLRQVRIORFDO
%XLOGLQJ&RGHVMXULVGLFWLRQDOFRGHVDQGORFDORUGLQDQFHV
'UDZLQJVKHHWQXPEHUVDUHSUHIL[HGDVIROORZV
$ $UFKLWHFWXUDO
( (OHFWULFDO
6 6WUXFWXUDO
)3 )LUH3URWHFWLRQ
0 0HFKDQLFDO+9$&
/ /DQGVFDSH
3 3OXPELQJ
& &LYLO

(;7(5,253(563(&7,9(6

&KHFNHG

7+,5'675((71(::(670,1,67(5%&

&?8VHUV?VVFKXOVRQ?'RFXPHQWV?B8$B$5&+B&(1BVVFKXOVRQUYW

85%$1$&$'(0<
$'',7,21

,668(')25'3



$SSURYHU



$

7ROOIUHH
7
)
ZZZRPLFURQDHFFRP

)LIWK)ORRU7KUHH%HQWDOO&HQWUH
%XUUDUG6WUHHW
32%R[9DQFRXYHU%&
9;/&$1$'$

&2168/7$17

,668('
 'DWH



,668(')25'3

)$ //(4 8 ,1 2 ;  30

&?8VHUV?VVFKXOVRQ?'RFXPHQWV?B8$B$5&+B&(1BVVFKXOVRQUYW

206

30

7+,5'675((71(::(670,1,67(5%&

,668(')25'3

,668(')25+(5,7$*(
5(9,7$/,=$7,21$*5((0(17
0,125$0(1'0(1772&20081,7<
3/$1

85%$1$&$'(0<
$'',7,21

)$ //(4 8 ,1 2 ;   $ 0

5HPDUNV



)$ //(4 8 ,1 2 ;  30
&KHFNHG

&KHFNHU

3URMHFW1XPEHU

20,&521$5&+,7(&785((1*,1((5,1*&216758&7,21/7'
7KLVGUDZLQJLVDFRS\ULJKWLQVWUXPHQWRIVHUYLFHDQGUHPDLQV
WKHSURSHUW\RIWKH&RQVXOWDQW$OOLQIRUPDWLRQVKRZQRQWKLV
GUDZLQJLVFRS\ULJKWPDWHULDODQGLVIRUXVHRQWKHQDPHG
SURMHFWRQO\,QIRUPDWLRQFRQWDLQHGKHUHLQPD\QRWEHXVHGRU
UHSURGXFHGLQDQ\ZD\ZLWKRXWZULWWHQSHUPLVVLRQ
'UDZLQJVVKDOOQRWEHVFDOHG7KH&RQWUDFWRUVKDOOYHULI\DQG
EHUHVSRQVLEOHIRUDOOGLPHQVLRQVGDWXPDQGHOHYDWLRQV

SHUWLQHQWWRH[HFXWLQJWKHZRUN'LVFUHSDQFLHVDQGYDULDWLRQV
VKDOOEHUHSRUWHGWRWKH&RQVXOWDQWSULRUWRFRPPHQFLQJ
FRQVWUXFWLRQ,QDOOFDVHVWKHODWHVWLVVXHRIWKHGUDZLQJVKDOO
EHXVHGLQWKHH[HFXWLRQRIWKHZRUN7KH&RQWUDFWRUVKDOO
HQVXUHWKDWDOOSUHYLRXVLVVXHVRIWKLVGUDZLQJDUHPDUNHG
6XSHUVHGHGZLWKUHIHUHQFHWRWKHODWHVWLVVXHDQGXVHGIRU
UHIHUHQFHSXUSRVHVRQO\

$OOZRUNVKDOOFRQIRUPWRWKHODWHVWHGLWLRQVRIORFDO
%XLOGLQJ&RGHVMXULVGLFWLRQDOFRGHVDQGORFDORUGLQDQFHV
'UDZLQJVKHHWQXPEHUVDUHSUHIL[HGDVIROORZV
$ $UFKLWHFWXUDO
( (OHFWULFDO
6 6WUXFWXUDO
)3 )LUH3URWHFWLRQ
0 0HFKDQLFDO+9$&
/ /DQGVFDSH
3 3OXPELQJ
& &LYLO

6+$'2:678'<

&KHFNHG

$SSURYHU



$

SHARP & DIAMOND LANDSCAPE ARCHITECTURE INC. DOES
NOT GUARANTEE THE EXISTENCE, LOCATION, AND
ELEVATION OF UTILITIES AND / OR CONCEALED STRUCTURES
AT THE PROJECT SITE.
THE CONTRACTOR IS RESPONSIBLE FOR DETERMINING THE
EXISTENCE, LOCATION, AND ELEVATION OF ALL UTILITIES
AND / OR CONCEALED STRUCTURES, AND IS RESPONSIBLE
FOR NOTIFYING THE APPROPRIATE COMPANY, DEPARTMENT

URBAN ACADEMY ADDITION

OR PERSON(S) OF ITS INTENTION TO CARRY OUT ITS
OPERATIONS.

NEW WESTMINSTER, BRITISH COLUMBIA
ISSUED FOR NWDP - AUGUST 6TH, 2014

ARCHITECT:
OMICRON
CONTACT NAME: STEFAN SCHULSON
FIFTH FLOOR THREE BENTALL CENTRE
595 BURRARD STREET, PO BOX 49369
VANCOUVER, BRITISH COLUMBIA, V7X 1L4
EMAIL: SSchulson@omicronaec.com
PH: (604) 632-3351

LANDSCAPE ARCHITECT:
SHARP & DIAMOND LANDSCAPE ARCHITECTURE INC.
CONTACT NAME: KEN LARSSON / TAKASHI TOMONO
2305 HEMLOCK ST.,
VANCOUVER, BRITISH COLUMBIA, V6H 2V1
EMAIL: ken@sharpdiamond.com / takashi@sharpdiamond.com
PH: (604) 681-3303

DRAWING INDEX
SHEET No.

ALL LANDSCAPE ARCHITECTURAL DRAWINGS IN THIS PACKAGE SHALL BE READ IN CONJUNCTION WITH ALL
OTHER LANDSCAPE ARCHITECTURAL DRAWINGS, DETAILS, SPECIFICATIONS, AND OTHER CORRESPONDANCE
THAT MAY BE ISSUED DURING THE COURSE OF THE CONTRACT.

SHEET NAME

L 0.0

COVER SHEET AND DRAWING LIST

L 1.1

GROUND LEVEL LANDSCAPE PLAN

L 1.2

ROOF DECK PLAN AND LIVING WALL ELEVATIONS

L 2.1

PLANT LIST / IMAGES

L 3.1

DETAILS - HARDSCAPE / SITE FURNISHING

L 3.2

DETAILS - SOFTSCAPE

IF A DISCREPANCY OCCURS BETWEEN THE DRAWINGS AND THE SPECIFICATIONS OR ANY OTHER DOCUMENT
ASSOCIATED WITH THE PROJECT, THE CONFLICT SHALL BE REPORTED IN WRITING TO THE LANDSCAPE ARCHITECT
TO OBTAIN CLARIFICATION AND APPROVAL BEFORE PROCEEDING WITH WORKS.
THE CONTRACTOR SHALL VISIT THE SITE TO VERIFY THE TRUE EXISTING CONDITIONS. ANY UNCLEAR ISSUES SHALL
BE CLARIFIED WITH THE LANDSCAPE ARCHITECT. NO CLAIM SHALL BE ALLOWED FOR EXTRAS WHICH MAY ARISE
THROUGH NEGLECT OF THIS ADVICE.
ALL EXISTING INFORMATION IS BASED ON AVAILABLE RECORDS AND SHALL NOT BE CONSTRUED TO BE
COMPLETE OR ACCURATE.
LAYOUT OF HARDSCAPE, SITE FURNITURE, SOIL, PLANTING, AND ALL OTHER MATERIALS IS TO BE STAKED OUT
AND APPROVED BY THE LANDSCAPE ARCHITECT PRIOR TO INSTALLATION.
ALL PLANTING SHALL BE IN ACCORDANCE WITH BC LANDSCAPE STANDARD, LATEST EDITION.
THE CONTRACTOR IS RESPONSIBLE FOR DETERMINING THE EXISTENCE, LOCATION, AND ELEVATION OF ALL
UTILITIES AND CONCEALED STRUCTURES, AND IS RESPONSIBLE FOR NOTIFYING THE APPROPRIATE COMPANY,
DEPARTMENT OR PERSON(S) OF ITS INTENTION TO CARRY OUT ITS OPERATIONS.

1

ISSUED FOR NWDP

No.

ISSUED FOR.....

14-08-06
YY-MM-DD

REVISIONS

SHARP & DIAMOND LANDSCAPE ARCHITECTURE INC. DOES NOT GUARANTEE THE EXISTENCE, LOCATION, AND
ELEVATION OF UTILITIES OR CONCEALED STRUCTURES AT THE PROJECT SITE.
FINAL SELECTION AND APPROVAL OF ALL STREET TREES TO BE DONE BY THE DISTRICT OF NEW WESTMINSTER.
ALL PUBLIC REALM DETAILS TO THE SATISFACTION OF THE GENERAL MANAGER OF ENGINEERING SERVICES IN
CONSULTATION WITH THE DIRECTOR OF PLANNING.

URBAN ACADEMY
ADDITION
101 Third Street
New Westminster, British Columbia
Scale:

As Shown

Drawn:
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Reviewed:
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PROPERTY LINE

SHARP & DIAMOND LANDSCAPE ARCHITECTURE INC. DOES
NOT GUARANTEE THE EXISTENCE, LOCATION, AND

4.396
[14'-5 1/8"]

ELEVATION OF UTILITIES AND / OR CONCEALED STRUCTURES
AT THE PROJECT SITE.

EL 79 - THIRD FLOOR

THE CONTRACTOR IS RESPONSIBLE FOR DETERMINING THE
EXISTENCE, LOCATION, AND ELEVATION OF ALL UTILITIES
AND / OR CONCEALED STRUCTURES, AND IS RESPONSIBLE
FOR NOTIFYING THE APPROPRIATE COMPANY, DEPARTMENT
OR PERSON(S) OF ITS INTENTION TO CARRY OUT ITS
OPERATIONS.

FUTURE
ACADEMIC SPACE
162

6.49
[21'-3 1/2"]

75 - SECOND FLOOR

333.56 m²

CORRIDOR
C-302
95.05 m²

VEL 71 - MAIN FLOOR
CORRIDOR
124

MALE W.C.

9.12
m²

JAN.

171

163

10.47 m²

3.25
m²

STAIR 2
ST-2E

WEST ELEVATION WITH LIVING WALL - 1:75

FEMALE W.C. STOR.
170

129

10.42 m²

3.25
m²

0

5m

STORAGE
166

ROOF DECK

8.65
m²

CORRIDOR
C-301

FUTURE
ACADEMIC SPACE

98.16 m²

ST-1F
121.76 m²

8.234
[27'-0 1/8"]

STAIR 3
ST-3C

ISSUED FOR NWDP

No.

ISSUED FOR.....

14-08-06
YY-MM-DD

REVISIONS

4
[13'-1 1/2"]

ROOF DECK

1

OUTDOOR LEARNING SPACE
LIVING WALL

URBAN ACADEMY
ADDITION

3RD LEVEL PLAN

NORTH ELEVATION WITH LIVING WALL - 1:75

0

5m

101 Third Street
New Westminster, British Columbia
Scale:

0

5

10

15

20 m

As Shown

Drawn:
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Reviewed:

SCALE 1:150

KL

Project No.

06-391

ROOF DECK PLAN
AND LIVING WALL

L1.2

PLANT LIST
TREES
QTY.

BOTANICAL NAME

COMMON NAME

SIZE

SPACING

3

Acer palmatum 'Osakazuki'

Osakazuki Japanese Maple

8cm cal., B&B

as shown

10

Acer rubrum 'Scarlet Sentinel'

Scarlet Sentinel Red Maple

8cm cal., B&B

as shown

1

Cercidiphyllum japonicum

Katsura Tree

8cm cal., B&B

as shown

SHARP & DIAMOND LANDSCAPE ARCHITECTURE INC. DOES
NOT GUARANTEE THE EXISTENCE, LOCATION, AND
ELEVATION OF UTILITIES AND / OR CONCEALED STRUCTURES
AT THE PROJECT SITE.

Acer palmatum 'Osakazuki'

Osakazuki Japanese Maple

Acer rubrum Scarlett Sentinal

Red Maple

Compact Strawberry Bush

Spiraea bumalda 'Goldflame'

'Goldflame' Spiraea

SHRUBS

COMMON NAME

SIZE

SPACING

0

Arbutus unedo 'Compacta'

Compact Strawberry Bush

#5 pot

36" o.c

0

Blechnum spicant

Deer Fern

#2 pot

24" o.c

0

Cornus stolonifera

Red Osier Dogwood

#5 pot

36" o.c

0

Polystichum munitum

Western Sword Fern

#2 pot

24" o.c

0

Ribes sanguineum

Flowering currant

#2 pot

24" o.c

0

Rosmarinus officinalis

Rosemary

#2 pot

24" o.c

0

Spiraea x bumalda 'Goldflame'

Goldflame Spiraea

#2 pot

24" o.c

0

Sarcoccoca ruscifolia

Sweet box

#3 pot

36" o.c

0

Vaccinium ovatum

Evergreen Huckleberry

#3 pot

36" o.c

GROUND COVERS AND VINES
QTY.
BOTANICAL NAME

COMMON NAME

SIZE

SPACING

0

Arctostaphylos uva-ursi

Kinnikinnick

4"(10cm) pot

18" o.c

0

Epimedium grandiflorum 'Lilafee'

Bishop's Hat

#1 pot

24" o.c

0

Fragaria chiloensis

Beach Strawberry

4"(10cm) pot

15" o.c

0

Thymus pseudolanguinosus

Wooly Thyme

4"(10cm) pot

15" o.c

0

Oxalys oregana

Wood Sorrel

4"(10cm) pot

15" o.c

PERENNIALS AND GRASSES AND BULBS
QTY.
BOTANICAL NAME

COMMON NAME

SIZE

SPACING

0

Allium giganteum 'Globemaster'

Giant Globemaster Onion

4"(10cm) pot

12" o.c

0

Achillea Millefolium 'Terra Cotta'

Terra Cotta Yarrow

4"(10cm) pot

12" o.c

Cercidiphyllum japonicum

THE CONTRACTOR IS RESPONSIBLE FOR DETERMINING THE
EXISTENCE, LOCATION, AND ELEVATION OF ALL UTILITIES

Katsura Tree

TREES

Arbutus unedo 'Compacta'

SHRUBS
QTY.
BOTANICAL NAME

AND / OR CONCEALED STRUCTURES, AND IS RESPONSIBLE
FOR NOTIFYING THE APPROPRIATE COMPANY, DEPARTMENT

Ribes sanguineum

Flowering Current

Polystichum munitum

Vaccinium ovatum

Western Sword Fern

Evergreen Huckleberry

Sarcococca hookeriana 'Humilis'

Cornus stolonifera

Himalayan Sweet Box

Red Osier Dogwood

OR PERSON(S) OF ITS INTENTION TO CARRY OUT ITS
OPERATIONS.

Blechnum spikant

Deer Fern

1

ISSUED FOR NWDP

No.

ISSUED FOR.....

14-08-06
YY-MM-DD

0

Calamagrostis acutiflora 'Karl Foerster' Feather Reed Grass

#1 pot

24" o.c

0

Hemerocallis 'Stella D'oro'

Stella D'Oro Daylily

4"(10cm) pot

12" o.c

0

Lavendula angstifolia 'Hidecote'

English Lavender

#1 pot

24" o.c

0

Salvia officinalis

Common Sage

#2 pot

24" o.c

0

Stipa tenuissima

Mexican Feather Grass

#2 pot

24" o.c

0

Rudbeckia hirta 'Goldstrum'

Goldsturm Black Eyed Susan

4"(10cm) pot

12" o.c

LIVING WALL (SYSTEM SUPPLIER TO BE DETERMINED)
QTY.
BOTANICAL NAME
COMMON NAME

SIZE

SPACING

0

Heuchera micrantha 'Palace Purple'

Purple Coral Bells

4"(10cm) pot

URBAN ACADEMY
ADDITION

0

Sedum acre

Goldmoss Stonecrop

4"(10cm) pot

101 Third Street
New Westminster, British Columbia

0

Sedum album

White Stonecrop

4"(10cm) pot

Scale:

REVISIONS

Fragaria chiloensis

Thymus pseudolanguinosus

Oxalis oregana

Salvia officinalis

Oreganum

Rosmarinus officinalis

Coastal Strawberry

Wooly Thyme

Wood Sorrel

Garden Sage

Oregano varieties

Rosemary

0

Sedum angelina

Angelina Stonecrop

4"(10cm) pot

Drawn:

210

Sharp & Diamond Landscape Architecture Inc.

Reviewed:

Rubeckia fulgida "Goldsturm'

Black-eyed Susans

Hemorocallis 'Stella d'Oro'

Stella d'Oro Daylily

Achillea millefolium Terra Cotta

Terra Cotta Yarrow

PERENNIALS, GROUND COVERS, AND VINES

Calamagrostis acutiflora 'Karl Foerster'

Feather Reed Grass

Stipa tennuissima

Mexican Feather Grass

Lavendula angustifolia 'Hidecote'

English Lavender

As Shown
TT
KL

0

Sedum reflexum 'Blue Spruce'

Blue Spruce Stonecrop

4"(10cm) pot

Project No.

0

Sempervivum tectorum

Hens and Chicks

4"(10cm) pot

PLANT MATERIAL AND LIST

NOTES:
1) In case of discrepancy between plant numbers on this list and on the plan, the latter shall prevail.
2) All planting shall be in accordance with BC Landscape Standard, latest edition.
3) All planting beds to be mulched with 2" (50mm) of Answer Garden Products 'Humus builder' or approved equal.

06-391

L2.0

SHARP & DIAMOND LANDSCAPE ARCHITECTURE INC. DOES
NOT GUARANTEE THE EXISTENCE, LOCATION, AND

PEDESTRIAN UNIT PAVER, AS SPECIFIED

ELEVATION OF UTILITIES AND / OR CONCEALED STRUCTURES
AT THE PROJECT SITE.

JOINTING SAND, AS SPECIFIED

3:1
MAX

SAND BEDDING LAYER, AS SPECIFIED

PLANTING BED, AS
PER DETAILS

HRYDRAPRESSED PAVERS
ON PEDESTALS

COMPACTED GRANULAR BASE, AS SPECIFIED

150 MIN

COMPACTED SUBGRADE, AS
SPECIFIED

ROOT BARRIER, AS SPECIFIED,
HYDROTECH ROOT STOP OR
PRE-APPROVED EQUIVALENT

EXISTENCE, LOCATION, AND ELEVATION OF ALL UTILITIES
AND / OR CONCEALED STRUCTURES, AND IS RESPONSIBLE
FOR NOTIFYING THE APPROPRIATE COMPANY, DEPARTMENT
OR PERSON(S) OF ITS INTENTION TO CARRY OUT ITS
OPERATIONS.

DRAIN MAT, AS SPECIFIED, OVER
ARCHITECTURAL SPECIFIED PROTECTION
BOARD AND WATER PROOFING

NOTES:
1. ABOTTSFORD CONCRETE STANDARD SERIES PAVER, COLOUR: SHADOW BLEND
SIZE: 8-7/8” x 4-7/16” x 2-3/8”, PATTERN: RUNNING BOND

01

THE CONTRACTOR IS RESPONSIBLE FOR DETERMINING THE

STRUCTURAL SLAB, REFER TO
ARCHITECT

PROP UNIT PAVING, ON GRADE, TYP.

03

Scale: 1:10

PROP. HYDRAPRESSED SLAB PAVING, ON SLAB, TYP.
Scale: 1:10

PEDESTRIAN UNIT PAVER, AS SPECIFIED
300

JOINTING SAND, AS SPECIFIED
3/4-1.5" DIA. DECORATIVE COBBLE
SAND BEDDING LAYER, AS SPECIFIED

PERMALOC GEOEDGE, AS SPECIFIED

COMPACTED GRANULAR BASE, AS SPECIFIED

PLANTING BED, AS PER DETAILS

DRAIN MAT, AS SPECIFIED, OVER
ARCHITECTURAL SPECIFIED PROTECTION
BOARD AND WATER PROOFING
STRUCTURAL SLAB, REFER TO ARCHITECT

DRAIN MAT, AS SPECIFIED, OVER
ARCHITECTURAL SPECIFIED PROTECTION
BOARD AND WATER PROOFING
STRUCTURAL SLAB, REFER TO
ARCHITECT

NOTES:
1. ABOTTSFORD CONCRETE STANDARD SERIES PAVER, COLOUR: SHADOW BLEND
SIZE: 8-7/8” x 4-7/16” x 2-3/8”, PATTERN: RUNNING BOND

02

04

PROP. UNIT PAVING, ON SLAB, TYP.

PROP. DRAIN COBBLES STRIP, ON SLAB, TYP.
Scale: 1:10

Scale: 1:10

1

ISSUED FOR NWDP

-

ISSUED FOR.....

14-08-06
YY-MM-DD

REVISIONS

761mm

120mm DIA CUSTOM STAINLESS STEEL
BOLLARD, AS SPECIFIED

UNIT PAVERS

URBAN ACADEMUY
ADDITION

PAVING TYPE 4, 500mm CIP
CONCRETE BAND

101 Third Street
New Westminster, British Columbia
Scale:

211

Sharp & Diamond Landscape Architecture Inc.

COMPACTED GRANULAR BASE,
AS SPECIFIED
ADDITIONAL CONCRETE FOOTING BELOW
CONCRETE BAND AT EACH BOLLARD LOCATION,
REFER TO ENGINEER FOR FOOTING
REQUIREMENTS

CUSTOM STEEL BOLLARD, TYP.
Scale: 1:10

TT

Reviewed:

RS

Project No.
MODEL: MLB 1055, SURFACE MOUNT
SUPPLIER: MAGLIN (1.855.904.0330)

05

As Shown

Drawn:

06

BENCH

MODEL: MRC 1403, SURFACE MOUNT
SUPPLIER: MAGLIN (1.855.904.0330)

07

RECYCLE UNIT

06-391

LANDSCAPE DETAILS
HARDSCAPE / SITE FURNISHING

L3.1

C
L

51mm x 204mm TIMBER OR X-POTENTIAL DEADMAN
SPACING AS SPECIFIED O.C. DISTANCE
-REFER TO PLANT SCHEDULE

STAINLESS STEEL WIRE AND TURNBUCKLE

SHARP & DIAMOND LANDSCAPE ARCHITECTURE INC. DOES

PLANT CENTRE

NOT GUARANTEE THE EXISTENCE, LOCATION, AND

TREE ROOTBALL
C
L

ELEVATION OF UTILITIES AND / OR CONCEALED STRUCTURES

C
L

GALVANIZED STEEL STRAP BOLTED TO WOOD

AT THE PROJECT SITE.

SHRUB PLANTING, GRID PATTERN
Scale: 1:25

THE CONTRACTOR IS RESPONSIBLE FOR DETERMINING THE
EXISTENCE, LOCATION, AND ELEVATION OF ALL UTILITIES
AND / OR CONCEALED STRUCTURES, AND IS RESPONSIBLE
FOR NOTIFYING THE APPROPRIATE COMPANY, DEPARTMENT

TRIANGULAR SPACING AS SPECIFIED O.C. DISTANCE
-REFER TO PLANT SCHEDULE

OR PERSON(S) OF ITS INTENTION TO CARRY OUT ITS
OPERATIONS.

PLANT CENTRE
SPECIES AS PER PLANTING PLAN

SHRUB PLANTING, IRREGULAR PATTERN
INSTALL TOP OF ROOTBALL 150mm ABOVE SOIL; CUT AND LAY BAC
BURLAP; WATER AND FERTILIZE AS SPECIFIED; BACK FILL TREE PIT A
SURROUNDING AREA WITH SOIL; ENSURE 50mm OF SOIL COVER OV
ROOTBALL

Scale: 1:25

BULB PLANTING AT CENTRE OF ANNUAL "TRIANGLE"
EQUIDISTANT FROM EACH PLANT O.C.

INSTALL MULCH TO 50mm DEPTH
CREATE TREE SAUCER, 1.25m DIAMETER, BY COMPACTING SOIL
TO 150mm WIDTH x 100mm HEIGHT ABOVE FINISHED GRADE OF
SOIL
PLANTING BED TO 450mm DEPTH
51mm x 204mm TIMBER OR X-POTENTIAL DEADMAN

PROP. TREE PLANTING, ON SLAB, TYP.
Scale: 1:25

SPECIES AS PER PLANTING PLAN
PLANT SHRUB AT THE SAME GRADE AS NURSERY; WATER AND
FERTILIZE AS SPECIFIED; ENSURE POSITIVE DRAINAGE
THROUGHOUT PLANTING BED

INSTALL MULCH TO 50mm DEPTH

INSTALL MULCH TO 50mm DEPTH
BULB PLANTING, MINIMUM 75mm COVER

ROOTBARRIER AS SPECIFIED

GROWING MEDIUM TO 450mm DEPTH

GROWING MEDIUM TO 450mm DEPTH

VOIDING AS REQUIRED

DRAIN MAT, AS SPECIFIED, OVER ARCHITECTURAL
SPECIFIED PROTECTION BOARD AND WATER PROOFING

DRAIN MAT, AS SPECIFIED, OVER ARCHITECTURAL
SPECIFIED PROTECTION BOARD AND WATER PROOFING

STRUCTURAL SLAB, REFER TO ARCHITECT

STRUCTURAL SLAB, REFER TO ARCHITECT

DRAIN MAT, AS SPECIFIED, OVER ARCHITECTURAL
SPECIFIED PROTECTION BOARD AND WATER PROOFING

01

SPECIES AS PER PLANTING PLAN
PLANT SHRUB AT THE SAME GRADE AS NURSERY; WATER AND
FERTILIZE AS SPECIFIED; ENSURE POSITIVE DRAINAGE
THROUGHOUT PLANTING BED

STRUCTURAL SLAB, REFER TO
ARCHITECT

03

PROP. SHRUB PLANTING, ON SLAB, TYP.

05

Scale: 1:25

PROP. GROUND COVER PLANTING, ON SLAB, TYP.
Scale: 1:25

SPECIES AS PER PLANTING PLAN

MINIMUM 2 TREE STAKES PER TREE, STAKES
TO BE CLEAR OF ROOTBALL

1

ISSUED FOR NWDP

-

ISSUED FOR.....

14-08-06
YY-MM-DD

REVISIONS

INSTALL TOP OF ROOTBALL 150mm ABOVE SOIL; CUT
AND LAY BACK 1/3 OF BURLAP; WATER AND FERTILIZE
AS SPECIFIED; BACK FILL TREE PIT AND SURROUNDING
AREA WITH SOIL; ENSURE 50mm OF SOIL COVER OVER
ROOTBALL

SPECIES AS PER PLANTING PLAN
PLANT SHRUB AT THE SAME GRADE AS NURSERY; WATER AND
FERTILIZE AS SPECIFIED; ENSURE POSITIVE DRAINAGE
THROUGHOUT PLANTING BED

INSTALL MULCH TO 50mm DEPTH

SOD AS PER SPECIFICATIONS

INSTALL MULCH TO 50mm DEPTH
GROWING MEDIUM TO 450mm DEPTH
ROOTBALL TO REST ON COMPACTED BACKFILL
SCARIFY EXISTING SUBGRADE AS SPECIFIED
2% MIN
2% MIN

EXISTING GRADE

PROP. TREE PLANTING, ON GRADE, TYP.
Scale: 1:25

TOP DRESS WITH 50mm TURF BLEND
GROWING MEDIUM AS SPECIFIED

SCARIFY EXISTING SUBGRADE AS SPECIFIED

GROWING MEDIUM TO 450mm DEPTH

EXISTING SUBGRADE

DRAIN MAT, AS SPECIFIED, OVER ARCHITECTURAL
SPECIFIED PROTECTION BOARD AND WATER PROOFING
STRUCTURAL SLAB, REFER TO ARCHITECT

04
02

GROWING MEDIUM TO 450mm DEPTH

PROP. SHRUB PLANTING, ON GRADE, TYP.
Scale: 1:25

06

PROP. SOD, ON SLAB, TYP.
Scale: 1:25

URBAN ACADEMUY
ADDITION
101 Third Street
New Westminster, British Columbia
Scale:

As Shown

Drawn:

TT

Reviewed:

KL
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Sharp & Diamond Landscape Architecture Inc.

Project No.

06-391

LANDSCAPE DETAILS
SOFTSCAPE

L3.2

Urban Academy - CPTED Elements

Building Design
•

Minimize hidden / obscured corners along building façade

•

No exterior stairs on new facility

•

Exterior exit stair from Robson Manor to be reconfigured with access control gate

•

Exterior building lights

•

Site lighting incorporated into landscape design

•

Timers on interior lights

Lighting

Building security
•

Locks on all exterior doors

•

Alarm system during closed hours

Landscape Design
•

Low shrubs in central green space

•

Low height granite wall

•

Trees with high crown to be selected for site perimeter planting

•

All fencing to have high transparency

•

Clearly defined property boundary

URBAN ACADEMY
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Appendix #4:
Site Context Map

Doc # 584017

Page 12
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Corporatton of the City of

NEW WESTMINSTER

157
NA0_1983_UTM_Zone_1 ON

City of New Westminster

This map Is a user geoorated 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.

CNW GIS Services
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Appendix #5:
Sustainability Report Card

Doc # 584017

Page 13
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217

1

0

Needs to be included
on plans.

218
7

1

1

1

1

0

0

1

Needs to be indicated on
landscape plans.

Needs to be indicated
on landscape and/or
architectural plans.

219
4

0

1

Existing trees are not
being retained.

Planters for food are to
be shown on plans;
Limited habitat
opportunities;
Increase in hard
surface areas.

220
0

1

0

0

4

4

Please show on plans

Small portion of roof is
planted - minimal
impact on heat island
effect, etc.

Require more details
in order to evaluate.

Please show on plans

Provide % moving
forward.

221

1

1

29/46 = 63%

N/A

222
1

2

4

3

Driveway configuration
is shown on plans as
being different from
the historic layout.

N/A

223

2

2

14/17 = 82%

Green wall does not
count as a
communal garden.

224

0

1

0

6

N/A

Point deducted for not
really supporting local
businesses.

Decrease in tax base.

225

3

2

1
Provides limited and
very specific use
office space.

Supports walking to
the school but not
to local businesses,
nor does it broaden
the current retail
mix.

226

13/26 = 50%
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