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NEW WESTMINSTER DESIGN PANEL
Tuesday, January 28, 2014 3:00 p.m.
Committee Room No. 2

Minutes
MEMBERS PRESENT:
Ken Falk
Cheryl Fu
Keith Ross
Steve Wong

- AIBC Representative
- AIBC Representative
- BC Society of Landscape Architects
- BC Society of Landscape Architects

REGRETS:
Tom Morton
Jay Hiscox
Richard Vallee

- Chair, Development Industry Representative (UDI)
- Vice Chair, AIBC Representative
- AIBC Representative

GUESTS:
Mr. Stuart Lyon
Mr. Jonathan Losee
Mr. Wayne Fougere
Ms. Mary Chan-Yip

- Architect
- Landscape Architect
- Architect
- Landscape Architect

STAFF:
James Hurst
Jackie Teed
Barry Waitt
Lauren Blake

- Planner
- Manager, Development Services
- Planner
- Committee Clerk

The meeting was called to order at 3:17 p.m.
1.0

ADDITIONS TO AGENDA

1.1

Acting Chair for the January 28, 2014 meeting
MOVED and SECONDED
THAT Keith Ross be appointed as acting Chair.
CARRIED.
All members of the Panel present voted in favour of the motion.
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2.0

ADOPTION OF MINUTES

2.2

Adoption of the Minutes of December 10, 2013
MOVED and SECONDED
THAT the minutes of the December 10, 2013 New Westminster Design Panel
meeting be adopted.
CARRIED.
All members of the Panel present voted in favour of the motion.

3.0

REPORTS AND INFORMATION

3.1

Design Principles for Iconic Towers
To seek comments from the Design Panel on the “Design Principles for Iconic
Towers” approved in principle by Council on December 9, 2013.
Ms. Jackie Teed, Manager, Planning, reviewed the eight principles of the “Design
Principles for Iconic Towers”, and noted that the relevant development applications
will be required to comply with these as well as any other relevant existing design
guidelines. The principles will be applied to the Downtown Area, as well as to
additional prominent locations, such as the tallest building in neighbourhood village
centres, or the first building that is seen when entering New Westminster. Ms. Teed
requested that the Panel provide feedback on the eight principles that have been
outlined in the report.
Discussion ensued and the Panel provided the following comments:
 Regarding the fourth principle, the Panel questioned if the character should
be specified as “modern.” Ms. Teed clarified that the character should be
specified as “contemporary.”
 The Panel suggested that the principles include adding colour as a
component of design.
 As buildings in New Westminster are traditionally angled at 45 degrees, the
Panel suggested that iconic buildings could be situated at a different angle.
 Public amenities could be added as a principle of iconic buildings, such as the
incorporation of public art.
 Regarding the fifth principle, the Panel felt it was too prescriptive and
suggested making a general reference to high-quality materials instead of
specific materials.
 Regarding the seventh principle, the Panel suggested it refer to general
landscaping, as opposed to specific items.
 The Panel suggested the principles could incorporate energy efficiency, to
encourage efficient and environmentally conscious building practices and
standards.
 Entry points will be important for defining New Westminster as a city.
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While the Panel noted that the streetscape and landscaping can add to the
iconic character of the city, it was suggested that the principles could be
simplified with regards to references to the streetscape.
As the principles will apply to the entire city, the Panel suggested that specific
sites be identified where iconic towers could be developed.

Procedural note: Ms. Teed left the meeting at 3:37 p.m.
3.0

DESIGN REVIEWS

4.1

660 Quayside Dr (Larco)
REZ00102
An application has been initiated by the City to rezone the site from Central Business
Districts (Restricted) (C-4a) to Comprehensive Development District
(CD -55) in order to establish a Comprehensive Development Master Plan to guide
future development of the site.
Mr. Barry Waitt, Planner, introduced and provided a presentation on the project. Mr.
Waitt noted that this is a City initiated rezoning that has been developed in response
to changing community values and as a key project for implementing the City’s
waterfront vision plan.
Mr. Waitt reviewed the history of the project, including the currently approved plan
that was brought forward to Council in 2005. Mr. Waitt noted that while this is the
currently approved project, there have been substantial changes made to enhance
the economic viability of the project, increase the sustainability of the location, as
well as to address concerns that were raised during the Downtown parking study
consultation.
Mr. Waitt reviewed the planning principles that have guided the project, and
presented the new concept plan. The concept consists of three slender towers
between 28 and 45 stories with 800 residential units, as well as a two acre public
park, 80 public parking stalls, a 9 meter wide esplanade, a child care facility for a
minimum of 40 children, and a potential 150 room hotel. Mr. Waitt noted that if the
hotel is included as part of project, the number of residential units will decrease by
75 units.
Mr. Waitt reiterated the City’s goals with respect to the project and noted the
following information:
 This will be a family friendly location, as it will provide child care facilities,
three room townhomes for families, and child friendly elements in the design
of the public park.
 The project will support tourism and commerce, with commercial retail units
located at the street level and the potential hotel providing accommodations
for Anvil Centre patrons.
 Front Street will be redeveloped with larger sidewalks, mews and a new street
scape to provide an attractive and active street front.
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The waterfront will be made more accessible by providing new pedestrian and
bicycle routes, making improvements to Begbie Street and introducing an
access point for pedestrians, bicycles and emergency vehicles at Sixth Street.

Discussion ensued and the Panel provided the following comments:
 The Panel appreciated that the project will provide underground parking and
two acres for a public park.
 The project may bring additional business to the River Market. However, the
Panel noted that the commercial use in the area seems scattered, with the
Fraser River Discovery Centre in between the project and the River Market.
 It was suggested that a walking green could provide connectivity from this
development to developments to the eastern part of the city (e.g. the
Sapperton Green development).
 The Panel expressed concern regarding vehicular access to the site along
Quayside Drive. The Panel suggested that Quayside Drive be realigned to
run along the railroads to avoid it impeding on the esplanade.
 The Panel noted that David Lam Park in Vancouver may serve as an
inspiration for this project.
MOVED AND SECONDED
THAT the Panel support the proposal with consideration given to the road alignment
along the railway rather than the waterfront.
CARRIED.
All members of the Panel present voted in favour of the motion.
4.2

57 Sixth Street

REZ00097
SDP00196
Rezoning and Special Development Permit applications have been received for
57 Sixth St to allow 282 residential units and approximately 7,400 square feet of
commercial space. GBL Architects Inc.
Mr. Waitt introduced the project, noting that this will consist of 282 rental units, with
commercial space located in the podium. Mr. Waitt noted that the project will be
located in the Albert Crescent precinct, which focuses on ground and family oriented
housing.
Mr. Stuart Lyon, Architect, provided an overview of the site, including the site’s
relationship to existing towers in the area, as well how the development can relate to
towers that may be constructed in the future. The proposed building has been
situated in the eastern portion of the site, to maintain existing views, and also so the
podium may be used for roof decks.
Mr. Lyon reported that the project will have two and a half levels of parking, with 180
total parking spaces. There will be a gate to separate commercial and residential
parking. There will also be a loading area on the site, as that is a requirement for
the commercial space. The loading site may also be used by tenants of the building.
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Mr. Lyon noted that the developer will provide a curb and sidewalk on Victoria
Street, as there is not currently those amenities at that location.
Speaking to the design of the building, Mr. Lyon noted that the tower has a nonsquare design to allow for six corner units, as opposed to the standard four corner
units of a square-design building. Mr. Lyon reviewed the different steps of the
building, and noted that the building has been designed to have a terrace feel. The
building will contain a red brick masonry façade, to reflect the heritage characteristic
of New Westminster. The tower will be a combination of metal panelling and a
lightweight cement material, as well as utilize 40% clear vision glazing, for both
sustainability and the comfort of the tenants.
Mr. Jonathan Losee, Landscape Architect, spoke to the landscaping of the project.
Mr. Losee reported that the project aims to be consistent with other developments in
the area, and will continue the vibrancy and urban detailing of existing developments
in the area. Mr. Losee noted that the landscaping of the tower will be detail oriented,
using paving patterns, benches and bicycle parking located both entrances to the
towers. Units that face the street edge will be recessed and located on a raised
podium to separate the public and private space. Mr. Losee noted that a hedge and
fence can be added to create a useable front porch area. On the lower level of the
podium will be an open amenity space, which could possibly contain a playground
and/or open landscape area. At grade-level, there will be landscaped terraces and
an open garden located outside an amenity room. On the upper level of the podium,
there will be an additional amenity space containing a large open space that is
available to all tenants of the building.
In response to questions from the Panel, Mr. Lyon noted that there will be multiple
tenants using the commercial space located along Sixth Street, to maximize the
flexibility of the space. Each commercial space will have its own entrance.
Discussion ensued and the Panel provided the following comments:
 The tower is in an ideal location on the site, and provides the units with the
maximum amount of light.
 The location of the tower provides ideal separation and is a proper scale with
respect to existing towers in the area.
 The massing of the project is appropriate, and the massing of the podium has
been handled well.
 The spacing for the project is good, and the Panel was appreciative that the
project took future development into consideration.
 The commercial space located along Sixth Street should maintain a
commercial shop front feel, and provide additional entries for individual
businesses.
 The Panel suggested raising the townhomes located on Victoria Street,
especially units on the northeast corner, above the sidewalk grade.
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The Panel noted that they would like to see the project again to examine a
material board, and for additional information the street and landscaping of
the project.

MOVED AND SECONDED
THAT the project be received for information and the comments noted above be
considered.
CARRIED.
All members of the Panel present voted in favour of the motion.
4.3

430 Boyd Street

REZ00073
DPQ00055
Development Permit and Rezoning applications have been received for 430 Boyd
Street in order to allow an 80 unit townhouse development. Fougere Architecture.

Jim Hurst, Planner, introduced the project and noted that this is the second time the
project is being presented to the Panel. Mr. Hurst requested the Panel provide
comments regarding buffers for the project, as Council stated during the
Queensborough Public Hearing that buffers are required in Queensborough
Developments.
Mr. Wayne Fougere, Architect, reviewed the comments provided by the Panel at the
November 25 meeting. Mr. Fougere provided the following information regarding
changes that have been made to the project:
 An additional colour has been added to the feature set to enliven the project.
 The colour set has been blended throughout the project to decrease the
monochromatic look of the project.
 Vertical accents and additional gables have been added.
 Additional drywall and glazing has been added as additional sound buffers.
 A flowering pear tree has been inserted at the end of the path that bisects the
project.
Mr. Fougere spoke to the possibility of adding a berm to surround the project to act
as an additional buffer for the site. Mr. Fougere noted that the addition of a berm
would require additional units to be eliminated from the project.
Ms. Mary Chan-Yip reviewed the landscaping of the project and noted the following
information:
 Heavily planted coniferous trees have been added along the northern corner
of the site to provide an additional buffer.
 A water feature has been added to the first amenity area at the entrance of
the project.
 A fence has been added to the children’s play area for additional security.
 A trellis element has been introduced overtop of the garage doors to provide
additional greenery to the project.
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The ditch located along Derwent Way is not a fish bearing but is nutrient
bearing. Native species have been introduced to enhance the nutrients of the
ditch.

In response to questions from the Panel, Mr. Fougere and Ms. Chan-Yip provided
the following information:
 The fencing along Derwent Way is a four foot black metal fence, with hedging
located behind the fence.
 The space located between buildings seven and eight is a public space.
Some units have direct access to the space from their front doors.
The Panel provided the following comments regarding the project:
 The project has been improved and enlivened by the changes made.
 The garbage area could be screened off to reduce its visibility.
 The Panel suggested adding a berm underneath the half-circle on Duncan
Street.
 Low shrubs could be introduced along Derwent Way.
Regarding the Panel’s suggestion to add a berm on Duncan Street and shrubbery
along Derwent Way, Mr. Hurst noted that trucks that are travelling north along
Derwent Way must remain visible to trains that are travelling along Duncan Street.
A lack of visibility may result in the additional use of train whistles. Speaking to the
suggestion of planting low shrubs along Derwent Way, Mr. Fougere clarified that
there has been no agreement made regarding off-site planting.
MOVED and SECONDED
THAT the Panel support the project with consideration for berming on the Duncan
Street Boulevard subject to traffic sight lines and additional planting along the
riparian edges of the site.
CARRIED.
All members of the Panel present voted in favour of the motion.
5.0

NEW BUSINESS

6.0

UNFINISHED BUSINESS

7.0

CORRESPONDENCE

8.0

NEXT MEETING
February 25, 2014 (in Committee Room No. 2)

9.0
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ON MOTION, the meeting was adjourned at 5:51 p.m.
Certified Correct,

Keith Ross
Acting Chair
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MEMORANDUM
To:

Chair and Members

Date:

February 4, 2014

From:

Stephanie Lam
Legislative Services

File:

516930

Subject: Committee Orientation Package

Dear Committee Members –
Congratulations on your appointment!
Attached, for your reference, are materials to accompany your Committee Orientation,
which will occur at the first committee meeting of the year.
Please review all of the accompanying material, and ensure that you bring your
completed FOI form to your meeting.
At the meeting, a Commissioner for taking Affidavits will be present to conduct your
Oath of Office.
If you have any questions with respect to the Committee Orientation process, please do
not hesitate to give our department a call at 604 527 4523. Thank you.

Sincerely,

Stephanie Lam
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CITY OF NEW WESTMINSTER

RULES OF CONDUCT: ADVISORY COMMITTEES &
BODIES OF COUNCIL
The following instructions are guide the function of the advisory committees and bodies
of Council. These guidelines are provided as a supplement to a committee’s specific
Terms of Reference or Bylaw, to the Council Procedure Bylaw and to any relevant
legislation.
Amended
January 2013

The Guiding Principles establish the intent of forming a committee and define the
expectations for the general conduct of the members and the committees as a whole.
1. Advisory Committees are created by Council to provide information and advice to
Council on issues of interest to the public to assist Council in its decision making
process.
2. Council will provide a clear mandate for each committee in order to create timely
resolutions and responses to emerging issues. The mandate will be presented in
the terms of reference, or governing bylaw.
3. Advisory Committee members will work towards consensus, flexibility, and
inclusiveness with good will, commitment, cooperation, and respect for all
parties.
4. Committees must provide a variety of perspectives and expertise on issues
and act as a forum for information sharing and education.
5. Council will select committee members based on appropriate skills and expertise
to ensure well-qualified, committed members.
6. Council and Committees will commit to clear communication between Council,
Committees, staff, and the community.
7. Committees will function in an open and transparent manner, with respectful
listening and committee rules fairly and equitably applied.
8. Committees need to recognize that there are demands on staff time and
resources and that the commitment of those resources is the responsibility of
Council.
9. The City Council and staff recognize and appreciate the invaluable service that
committee members provide to their community.
10. Council representatives to external agencies will provide regular reports on
agency activities to Council by Council report or by circulating the minutes.
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OPERATION WITHIN MANDATE:
Committees are created by the Mayor and Council to deal with detailed information
concerning specific issues which would otherwise absorb the time and attention of
Council. By fulfilling this role, committees enable Council to perform its legislative
function more effectively and efficiently. A committee must therefore operate in
accordance with the specific mandate and terms of reference or bylaw approved for it
by Council. The Local Government Act provides that all proceedings of a committee
are subject to the approval of Council (except if certain powers are delegated by
bylaw).
Committees may seek changes to their mandate, terms of reference or bylaw by making
recommendations to Council for such changes.
COUNCIL & STAFF INVOLVEMENT
The Mayor is an ex-officio member of all committees and is entitled to vote at all
meetings. Any Council member and the Chief Administrative Officer can attend any
meeting, but only committee members may vote.
RESOURCES FOR COMMITTEES
Committee budgets and the allocation of resources, including staff time, is the
responsibility of Council. Should a committee wish to take on a project or issue that will
require more than the allocated resources, a request must be presented to Council for
consideration.
MEETING TIMES
The number of meetings held are per the terms of reference/bylaw and the meeting
dates are set based on availability of Council, the Chair, staff and resources (ex: room
bookings). The schedule will be presented to members at the first committee meeting of
the year in order to allow for feedback with respect to attendance. The schedule will be
available to the public on the City’s website at www.newwestcity.ca.
OPEN MEETINGS
The Local Government Act requires that all meetings of advisory committees and
bodies established by Council be open to the public.
Before a meeting or part of a meeting is closed to the public, the committee must state
by resolution:
a)
the fact that the meeting (or portion of meeting) is to be closed; and
b)
the basis under section 90 (1) or (2) of the Community Charter (attached) on
which the meeting is to be closed.
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MINUTES:
Amended
January 2013

The recording secretary will provide a draft copy of the minutes to Committee members
with the next agenda package, which is to be delivered to members electronically
approximately five days prior to the meeting date. Once the draft minutes are complete,
the recording secretary will forward a draft copy (watermarked and PDF format), to
Mayor and Council, with a copy to clerks@newwestcity.ca, for information.
Adopted minutes of committee meetings must be signed by the Chair and Recording
Secretary, and the original minutes placed in the appropriate committee binder in the
Legislative Services Office.
Once the minutes have been adopted, the Committee Secretary will forward an
unsigned copy for posting to the City’s website. The minutes will be posted to the web
within one week of adoption.
RECOMMENDATIONS TO COUNCIL:
Any committee decision requiring action or preparation of a report by staff, or an
expenditure of funds, shall be submitted to Committee of the Whole for ratification, in
the form of a recommendation taken from the minutes of the committee meeting. A
recommendation that Committee members attend workshops, seminars or conferences
is an exception to this process. These committee recommendations should be
forwarded, in an approved memo format, to the City Administrator for approval/denial or
referral to Council.
Any proposed communication with outside bodies, setting out a position or making a
substantive request, must be requested in the form of a recommendation to Council
taken from the minutes of the committee. An advisory committee cannot undertake
such communication on its own. The Family Court Committee is an exception to this
rule, provided such communications are in accordance with the Youth Justice and
Family Court Act.
VOTING:

Amended
January 2013

When making decisions, a committee member must first make a motion for
consideration by the group (the MOVER); this motion must then be seconded by
another committee member (the SECONDER). Following the motion made by the
mover and seconder, discussion regarding the recommendation may ensue amongst
the group. Concluding discussion, the Chair will call for a vote. In order for a vote to be
passed (unless otherwise specified in the terms of reference, bylaw, or legislation), 50%
plus one of the attendees must vote in favour by a show of hands; otherwise, the vote is
defeated. Members who vote in opposition may request to have their name recorded in
the minutes. Please note, a tie vote is a lost vote.
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When voting, there are no abstentions (with the exception of the Board of Variance, the
Library Board, and the Police Board) ; if one does not clearly convey their voting intent
to the Chair, their vote will be noted in favour of the motion.
CONFLICT OF INTEREST:
Should a member consider that he or she is not entitled to participate in the discussion
of a matter, or vote on a question in respect of a matter because the member has a
direct or indirect pecuniary interest in the matter or for any other reason, the member
should declare this and state the general nature of why the member considers this to be
the case (which shall be noted in the minutes). The member should then leave the
meeting room for the duration that the matter is under consideration.
PRESENTATIONS TO COUNCIL:
Committees may make presentations to Council by submitting a written request to
Council to be heard at either a Committee of the Whole meeting or a Council meeting,
or at the request of Council. A committee’s role is to provide information, expertise, and
advice to assist Council in remaining informed on the issues and in making decisions on
those issues. If a member opposes a committee decision, the appropriate expression of
that dissent is the recording of it in the minutes (see VOTING). The dissenting
member(s) is free to prepare a minority report for inclusion with the committee’s report
to Council. Members are strongly encouraged to work through the committee if there
are dissenting views they wish to bring to Council’s attention.
REPORTS TO COUNCIL
A standing committee can prepare a written report to Council through Committee of the
Whole (CW), but the report must be presented to Council by the Director of the
Department. The report can; however, contain the signature of the staff liaison and
Committee Chair. Such reports must be submitted to the City Clerk’s Office in
accordance to the agenda publication deadlines.
QUORUM:
Amended
May 2012

Unless otherwise stipulated in Terms of Reference or bylaws, a quorum shall be half the
currently appointed voting members plus one. A committee cannot take action if a
quorum is not present. If members remain to discuss issues, notes of that discussion
may be taken for information purposes, but they are not minutes and they cannot be
adopted by the committee at a later meeting.
Committee members shall be responsible for advising staff of whether or not they are
able to attend a meeting.
CHAIR:
Subject to specific terms of reference or bylaw, a Council member appointed to the
committee shall be Chair.
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OPERATING PROCEDURES:
The Procedure Bylaw provides that committees are bound by Council’s rules of conduct
with the following exceptions:
1. There is no limit on the number of times a member may speak.
The Chair shall provide committee members with guidance concerning these rules, and
if there is any question or challenge of meeting procedures, the Chair shall make the
final determination.
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References: Section 90-93 of the Community Charter
Division 3 — Open Meetings
General rule that meetings must be open to the public

89

(1) A meeting of a council must be open to the public, except as
provided in this Division.
(2) A council must not vote on the reading or adoption of a bylaw when
its meeting is closed to the public.

Meetings that may or must be closed to the public

90

(1) A part of a council meeting may be closed to the public if the
subject matter being considered relates to or is one or more of the
following:
(a) personal information about an identifiable individual who
holds or is being considered for a position as an officer,
employee or agent of the municipality or another position
appointed by the municipality;
(b) personal information about an identifiable individual who
is being considered for a municipal award or honour, or who
has offered to provide a gift to the municipality on condition
of anonymity;
(c) labour relations or other employee relations;
(d) the security of the property of the municipality;
(e) the acquisition, disposition or expropriation of land or
improvements, if the council considers that disclosure could
reasonably be expected to harm the interests of the
municipality;
(f) law enforcement, if the council considers that disclosure
could reasonably be expected to harm the conduct of an
investigation under or enforcement of an enactment;
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(g) litigation or potential litigation affecting the
municipality;
(h) an administrative tribunal hearing or potential
administrative tribunal hearing affecting the municipality,
other than a hearing to be conducted by the council or a
delegate of council;
(i) the receipt of advice that is subject to solicitor-client
privilege, including communications necessary for that
purpose;
(j) information that is prohibited, or information that if it
were presented in a document would be prohibited, from
disclosure under section 21 of the Freedom of Information
and Protection of Privacy Act;
(k) negotiations and related discussions respecting the
proposed provision of a municipal service that are at their
preliminary stages and that, in the view of the council,
could reasonably be expected to harm the interests of the
municipality if they were held in public;
(l) discussions with municipal officers and employees
respecting municipal objectives, measures and progress
reports for the purposes of preparing an annual report
under section 98 [annual municipal report];
(m) a matter that, under another enactment, is such that
the public may be excluded from the meeting;
(n) the consideration of whether a council meeting should
be closed under a provision of this subsection or subsection
(2);
(o) the consideration of whether the authority under section
91 [other persons attending closed meetings] should be
exercised in relation to a council meeting.
(2) A part of a council meeting must be closed to the public if the
subject matter being considered relates to one or more of the following:
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(a) a request under the Freedom of Information and
Protection of Privacy Act, if the council is designated as
head of the local public body for the purposes of that Act in
relation to the matter;
(b) the consideration of information received and held in
confidence relating to negotiations between the municipality
and a provincial government or the federal government or
both, or between a provincial government or the federal
government or both and a third party;
(c) a matter that is being investigated under the
Ombudsperson Act of which the municipality has been
notified under section 14 [ombudsperson to notify
authority] of that Act;
(d) a matter that, under another enactment, is such that
the public must be excluded from the meeting.
(e) a review of a proposed final performance audit report
for the purpose of providing comments to the auditor
general on the proposed report under section 23 (2) of the
Auditor General for Local Government Act.
(3) If the only subject matter being considered at a council meeting is
one or more matters referred to in subsection (1) or (2), the applicable
subsection applies to the entire meeting.
Other persons attending closed meetings

91

(1) If all or part of a meeting is closed to the public, the council may
allow one or more municipal officers and employees to attend or
exclude them from attending, as it considers appropriate.
(2) If all or part of a meeting is closed to the public, the council may
allow a person other than municipal officers and employees to attend,
(a) in the case of a meeting that must be closed under
section 90 (2), if the council considers this necessary and
the person
(i) already has knowledge of the confidential
information, or
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(ii) is a lawyer attending to provide legal advice in
relation to the matter, and
(b) in other cases, if the council considers this necessary.
(3) The minutes of a meeting or part of a meeting that is closed to the
public must record the names of all persons in attendance.
Requirements before meeting is closed

92

Before holding a meeting or part of a meeting that is to be closed to
the public, a council must state, by resolution passed in a public
meeting,
(a) the fact that the meeting or part is to be closed, and
(b) the basis under the applicable subsection of section 90
on which the meeting or part is to be closed.

Application of rules to other bodies

93

In addition to its application to council meetings, this Division and
section 133 [expulsion from meetings] also applies to meetings of the
following:
(a) council committees;
(b) a municipal commission established under section 143;
(c) a parcel tax roll review panel established under section
204;
(d) a board of variance established under section 899 of the
Local Government Act;
(e) an advisory body established by a council;
(f) a body that under this or another Act may exercise the
powers of a municipality or council;
(g) a body prescribed by regulation.
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Policy Title:

SOCIAL MEDIA

Issue Date:

January 2012

Revised Date:

October 2013

Prepared by:

JOAN BURGESS, Director of Human Resources

Document #:

179625

1.

Purpose
The purpose of this policy is to provide a framework for public communication using
electronic social media tools. This policy provides appropriate and reasonable
guidelines, direction and awareness for social media usage at the City of New
Westminster and sets forth the City’s expectations and requirements concerning such
participation.
This policy is intended to:
•
•
•
•
•
•

2.

Ensure effective online communication while adhering to legal requirements,
particularly Freedom of Information and Protection of Privacy Legislation.
Ensure that you understand your responsibilities to the City and your co-workers.
Protect the privacy, confidentiality, interest and reputation of employees and the
City.
Ensure a respectful workplace free from harassment and discrimination.
Establish a standard for professional and respectful online communication.
Protect the City’s confidential business information.

Definitions
a) Social media is defined as freely accessible online tools used to produce, post and
interact using text, images, video and/or audio to communicate, share, collaborate
or network with others. Social media includes, but is not limited to, personal
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websites, blogs, wikis, online forums, message boards, email groups, social networks
(e.g. Facebook, Twitter, LinkedIn, YouTube, etc) and any other similar online tools.
The absence or lack of explicit reference to specific social media does not limit the
extent of the application of this Policy.
b) Personal information is defined as information about an identifiable individual, but
does not include contact information. Personal information includes, among other
things, an individual’s name, email address or username if it includes the individual’s
name, a portion of their name, or is a pseudonym that is attributable to an
identifiable individual by using other readily available information; home address or
email; appearance and image; educational and employment history; and personal
opinions.
c) Contact information means information to enable an individual to contact an
individual at a place of business, such as business name, business title, business
address, business telephone number, business email, etc.
3.

Scope
This Policy applies to all persons associated with and employed by the City of New
Westminster, elected officials and Boards, and to all aspects of the employment
relationship (Regular Full-Time, Regular Part-Time, Temporary, Auxiliary, Seasonal,
Volunteer, Contractor, etc).
This Policy applies to all social media using any type of Internet-enabled device, whether
work issued or personal.

4.

Related Policies and Procedure
This policy is applied in conjunction with the following City Policies which include but are
not limited to:
•
•
•
•
•

Code of Conduct Policy
Conflict of Interest Policy
Respectful Workplace and Human Rights Policy
Record Management Policy
Email/Internet Policy
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This policy is governed by the following legislation which includes but are not limited to:
•
•
5.

BC Human Rights Code
BC Freedom of Information and Protection of Privacy legislation

Social Media Usage
Guidelines
•
•
•
•
•
•
•

•

All information placed on social media sites is considered public information similar
to information published on City pages.
All communications on behalf of the City should adhere to the highest professional
standards of communication.
Social media sites will not be the primary distribution method for City information.
Information that the City posts on social media sites should be duplicates that can
be retrieved on our Internet or traditional media sources and will not be considered
a record of the City.
The City will monitor its’ social media sites and will remove any material that uses
ethnic slurs, personal insults, obscenity, or engage in any objectionable or
inflammatory conduct that are contrary to Canadian law.
Consideration will be made to forwarding these types of postings to the City’s
Human Resources Department and/or the Police Service for possible investigation.
The City will post a disclaimer on its’ social media sites informing users that they are
providing personal information to the site and the City and that the City does not
have ownership or control of the information because this information resides with
the social media service.
The City will post a disclaimer if the social media site is hosted outside of Canada.

Social Media User Responsibilities
•
•

•

You are expected to use common sense, caution and good judgment when
participating in social media and conduct ourselves in a way which reflects positively
on the City.
Social media usage, even when anonymous or conducted under a pseudonym, must
be in compliance with the BC Human Rights Code, BC Criminal Code, BC Freedom of
Information and Protection of Privacy legislation, copyright and patent laws as well
as must be in accordance with the City’s Code of Conduct Policy, Conflict of Interest
Policy, Respectful Workplace and Human Rights Policy and Email/Internet Policy.
When making work-related postings as a representative of the City, you must not
post anonymously or use a pseudonym; you should use your work email address,
identify yourself by name and your role at the City.
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•

•
•
•
•
•
•
•
•

When commenting online about work-related issues in a personal capacity, you
should use a private email address, identify yourself by name, your role at the City
and make every effort to make it clear that you are speaking for yourself, not as a
representative of the City.
You are personally responsible for the content of anything you send, receive,
download or post on social media sites.
You should be aware that communication made through social media is public, even
if posted anonymously, or to a limited group of individuals, and can exist online in
perpetuity or in individual computers even if the original posting is removed.
You should ensure that any comment on City matters is appropriate to your position
and does not conflict with your role at the City.
You should not disclose any City information or content that you are not specifically
authorized to disclose.
You should not use the City’s logo or trademarks when using social media unless
specifically authorized.
You should be aware that your connection to the City may be indirect or even
implicit based upon the use of your name and your association with the City.
Your participation in social media should in no way harm the City’s reputation or the
reputation of any persons associated with and employed by the City of New
Westminster, elected officials and/or Boards.
You will be held accountable for off-duty conduct on social media sites if it
negatively impacts the City.

Access to Social Media
•
•

Only designated persons should access and use social media during work hours as
part of your job duties.
You are permitted to access social media sites using your work computer for
personal use only outside of work hours (e.g. prior to the start of your shift, after
the end of your shift, on coffee and/or lunch breaks).

Unacceptable Uses of Social Media
•
•
•
•

Social media activities should not interfere with work commitments and/or job
performance.
Persons who do not have social media job responsibilities are not permitted to
access social media sites using their work computer for personal use during work
hours.
Work computers should not be used to view or transmit sexual and/or pornographic
images, offensive or illegal material.
Any behavior or conduct that would not be appropriate in the physical work
environment is also not appropriate in the virtual online environment.
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Duty of Fidelity
•
•
•

You must not breach your duty of fidelity (loyalty) to the City.
The duty of fidelity states that you are under a duty to serve the City with good faith,
loyalty and fidelity and not deliberately do something which may harm the City.
You will have breached your duty of fidelity if you engage or even threaten to
engage in conduct which is detrimental to the City’s legitimate business interests or
reputation, regardless whether the City is named directly or identifiable in any other
manner.

Privacy
•
•
•
•

You should not share or disclose personal information such as comments, posts,
photographs or video about co-workers without their express consent because this
breaches the co-worker’s privacy.
The City may post images of you performing your work and/or participating in City
events or functions as these images are City records.
You should not post or report on conversations that are meant to be private or
internal to the City.
You should not cite or reference employees, members of City Council, contractors,
suppliers, partners or customers without their approval, even if such persons are not
directly identified.

Respectful Communications
•

•

•

•
•

You have the right to a respectful and harassment free workplace. If you encounter
harassment on a social media site from the general public or a City employee, you
should report this to your supervisor immediately for appropriate action under the
City’s Respectful Workplace and Human Rights Policy and/or Criminal Law.
The City’s Respectful Workplace and Human Rights Policy prohibits unlawful
harassment and discrimination and applies to all social media communications
whether such communications are posted during work hours, personal time at work,
or at home where you are identified as a City employee.
Social media sites are not appropriate forums to engage in differences of opinion
with respect to work-related issues, engage in criticism of management or coworkers (constructive or not), or address concerns regarding the performance or
competence of employees.
You are prohibited from posting threatening comments and from the harassment
and bullying of co-workers, customers and others when using social media.
You are prohibited from posting insubordinate, derogatory, defamatory,
discriminatory, or otherwise offensive comments in social media sties about the City
and any persons associated with and employed by the City of New Westminster,
elected officials and/or Boards, even if such persons are not directly identified.
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•

•

Comments that would otherwise be inappropriate because they are considered
insubordinate, constitute harassment, result in a poisoned work place, or have
potentially negative consequences for the City should not be posted on social media
sites.
You must respect your audience and should not use ethnic slurs, personal insults,
obscenity, or engage in any objectionable or inflammatory conduct that would not
be acceptable in the workplace.

Confidential Business Information
•
•

•
•

You must not breach your duty of confidentiality to the City.
Social media discussions, comments and posts, including textual or visual material
(both during work time and personal time) should not disclose confidential business
information belonging to the City and any persons associated with and employed by
the City of New Westminster, elected officials and/or Boards.
Confidential information includes any non-public financial or operational
information, and anything else that is of value to the City that is not already public.
You must not use City identifiers, such as logos or trademarks without the express
consent of the City.

6. Monitoring
•
•
•
•
•

7.

The City reserves the right to monitor Internet use and the use of social media to
ensure Policy compliance.
The City retains ownership of all computer systems and data.
Social media usage on the City’s network, computers or electronic devices is neither
private nor confidential and may be monitored or recorded without any further
notice by the City as per the City’s Email/Internet Policy.
The City reserves the right to investigate social media sites if any matter comes to its
attention which it considers may constitute a potential breach of this Policy.
The City reserves the right, at any time and without any further notice, to revoke,
limit or alter your rights to access any Internet use, including the use of social media,
on your work computer or electronic devices.

Consequences of Non-Compliance
•

Any breach or violation of this policy or the components contained herein, or any
breach of law, will be treated as misconduct regardless if it occurred during work
hours or otherwise and whether committed on City equipment or communication
systems or otherwise.
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•
•
•
•

8.

Any person suspected of breaching this Policy shall be required to cooperate with
any investigation.
Misconduct will be reviewed and investigated without any further notice and may
result in disciplinary action being taken up to and including dismissal from
employment, legal action, and/or seeking restitution.
The City reserves the right to require the removal of certain posts or content which
is deemed by the City to constitute a breach of this Policy or if it is necessary to
ensure compliance with applicable laws.
Failure to comply with any such request may result in further disciplinary action
being taken.

Responsibilities
•
•

Overall management of this Policy is the responsibility of the Director of Human
Resources.
This Policy will be reviewed periodically by the Director of Human Resource and will
be amended or updated to ensure that it is current and relevant.
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PERMISSION FORM
From time to time, the City is asked to forward to committee, board, commission, panel, or
task force members, information regarding City business not necessarily related to your
appointment, for example, invitations to workshops, forums, discussions, projects or other
City and non-City events.
In order to deliver this type of information to you we need
permission to use your personal information as listed below.
________________________________________________________________
I, ________________________

(Please print)

as member of the __________________________

committee, board, commission, panel, or task force, agree that the City of New Westminster
may use my personal contact information listed on this form to deliver to me information
regarding, but not limited to; invitations, workshops, forums, discussions or other projects or
functions not necessarily related to my appointment on the above-noted committee, board,
commission, panel, or task force. This consent will cease when I am no longer a member of
the above-noted committee, board, commission, panel or task force.
Date: _____________________________
Check all that apply:
Name
Home email address
Home mailing address
Home phone
Personal Cell Phone
Work email address
Work phone

□
□
□
□
□
□
□

Signature of Member: _________________________________

Received by: ___________________________________ Date: ______________________
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2014 Boards-Commissions-Committees-Panels Meeting Schedule
Note: Committee year runs February 1 – January 31

Boards/Commissions/Committees/Panels

Meeting
Times

Meeting
Day

2014 Meeting Dates

Access Ability Advisory Committee
(formerly Special Services and Access
Committee)

3:00 p.m.

Thursday

February 27, April 3, June 12, September
11, October 30

ACTBiPED

6:30 p.m.

Tuesday

Advisory Planning Commission

5:30 p.m.
or
6:30 p.m.

Tuesday

Amateur Sports Grant Program
Committee

4:30 p.m.

Arts Commission

4:30 p.m.

Arts and Culture Grant Committee

4:15 p.m.

Board of Variance

2:30 p.m.

Child Care Grant Program Committee
Community Grant Committee

TBA
1:30 p.m.

Community Heritage Commission

6:00 p.m.

Wednesday

Community & Social Issues Committee

5:30 p.m.

Tuesday

Downtown New Westminster Parking
Commission

11:30 a.m.

Wednesday

Economic Development Advisory
Committee

8:00 am

Friday

Thursday

Friday

March 19, May 21, September 24,
November 19, January 14 (2015)
January 21, February, 18, March 18, April
15, May 20, June 17, July 15, August 19,
September 16, October, 21, November 18,
December 2
TBA
January 16, March 20, May 8, June 12,
September 11, November 13
TBA
January 31, February 28, March 28, April
25, May 30, June 27, July 25, August 22,
September 26, October 31, November 28
TBA
TBA
January 8, February 5, March 5, April 2,
May 7, June 4, July 2, August 6,
September 3, October 8, November 5,
December 3
January 7, March 4, May 6, June 3,
September 2, October 7, November 4
TBA

February 7, April 4, June 6, August 1,
October 3, December 5
March 19, June 11, October 8, January 7
(2015)

Emergency Advisory Committee

5:00 p.m.

Wednesday

Environment Advisory Committee

6:30 p.m.

Wednesday

February 19, April 9, June 18, October 1,
December 3

Electrical Utility Commission

12:00 p.m.
(closed)
1:30 p.m.
(regular)

Tuesday

January 21, March 18, April 15, May 20,
June 17, July 15, September 16, October
21, November 18, December 16

Family Court Committee

1:00 p.m.

Wednesday

Heritage Grant Program Committee

2:30 p.m.

Intelligent City Advisory Committee

3:00 p.m.

February 26, April 9, June 18, September
17, October 29
TBA
January 23, February 20, March 20, April
17 May 15, June 26, July 17, August 21,
September 18, October 16, November 20,
December 18
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International Relations Task Force

TBA

TBA
February 25, March 25, April 22, May 27,
September 23, October 28, November 25
February 20, March 27, April 17, May 15,
June 19, July 17, September 18, October
16, November 20, December 18
February 26, March 26, April 23, May 28,
June 25, September 24, October 22,
November 25, January 28 (2015)

Library Board

5:00 p.m.

Tuesday

Massey Performing Arts Centre Task
Force

5:00 p.m.

Thursday

Multiculturalism Advisory Committee

5:30 p.m.

Wednesday

Municipal Police Board

4:30 p.m.
(regular)
6:00 p.m.
(closed)

Tuesday

Neighbourhood Traffic Advisory
Committee

5:30 p.m.

Wednesday

New Westminster Design Panel

3:00 p.m.

Tuesday

New Westminster Resident’s
Associations

7:00 p.m.

Wednesday

Parks and Recreation Committee

5:00 p.m.

Public Art Advisory Committee

5:00 p.m.

Railway Community Advisory Panel

1:00 p.m.

Remembrance Day Committee

10:00 a.m.

January 30, February 27, April 24, June
26, September 25, November 27, January
29 (2015)
February 6, March 6, April 3, May 1, June
Thursday
5, September 4, October 2, November 6,
December 4, January 8 (2015)
March 12, June 11, September 10,
Wednesday
December 10
Tuesday
TBA

Resident’s Association Forum

12:30 p.m.

Wednesday

TBA
February 12 (6:30 p.m. start time), April
16, June 11, September 17, November 12
February 25, March 25, April 22, May 27,
June 24, July 22, August 26, September
23, October 28, November 25, December
9
TBA

Thursday

Seniors Advisory Committee

2:00 p.m.

Thursday

Wait for Me Daddy Memorial Task
Force

2:30 p.m.

Wednesday

Youth Advisory Committee

5:00 p.m.

Thursday

February 19, May 21, September 10,
November 19
February 13, March 13, April 10, May 8,
June 12, July 10, September 11, October
9, November 13, December 11
January 15, February 19, April 23, May
28, June 25, July 23, August 20,
September 24, October 15, November, 19
January 23, February 27, March 27, April
24, May 22, June 26, October 2

For more information on City Boards, Commissions, Committees, Task Forces and Panels contact the Legislative Services Department at 604 527
4523.
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the New Westminster
Design Panel

Date: February 25, 2014

From:

Barry Waitt,
Senior Planner

File:

Subject:

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

REZ00095
SDP00194

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

Site Characteristics:

Top Vision Developments Inc.
Central Business Districts (C-4 )
Comprehensive Development District (813 – 823 Carnarvon
Street (CD-52)
Downtown Development Permit Area #1
Mixed-Use High Density:
 Mixed use (commercial and/or residential) throughout
Downtown, outside of Columbia Historic Mixed-Use
 Retail, office, service or residential
 Any combination of the above (can be one use or
multiple uses)
Frontage: 198 feet ( 60.3 metres)
Depth: 132 feet (40.2 metres)
Site Area 26,104 sq. ft. (2,425 sq. m.)
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An application for a rezoning and Special Development Permit was received for the
subject site in June 2013. The following description from the preliminary report to
Council summarizes the initial development proposal:
“A 25 storey mixed use commercial multi – unit residential development is
proposed for the subject site. The proposed density of 6.49 exceeds what is
permitted under the current C-4 Central Business District, which accommodates
higher density development. It is noted, however, that the proposal includes an
office component, which is a valued employment generating land use for the
downtown, as well as an innovative energy system, which goes beyond what is
typically provided by developers. The first five storeys of the building are
occupied by parking and commercial floor space, including over 21,000 square
feet of office space and 10,000 square feet of ground level retail space. A
highlight of this development is that it will feature an innovative energy recycling
and load balance system known as “smartforme.”
Since that time, there have been 3 additional reports to Council, two of which discussed
the issue of above grade parking, while the third report dealt with a request from the
developer to change office space to residential units. This request was not supported by
Council. The project has also been previously considered by the Advisory Planning
Commission and the New Westminster Design Panel. Issues that have been discussed in
these reports and at these meetings included:
1.
2.
3.
4.
5.

Above grade parking and the massing of the podium.
The relationship of the building to Carnarvon Street.
Maintaining the office space contained in the original proposal.
The provision of more parking than the parking study indicated was warranted.
The viability of the office space.

SITE CONTEXT
The subject site is currently occupied by a vacant building, an automotive repair shop and
the lower end of the dog park. The subject site slopes steeply down toward the
southwest. The Shops in New Westminster and the three residential towers of Plaza 88
are located across Carnarvon Street, with low scale commercial service buildings and the
upper end of the dog park across Victoria Street. Multi unit residential towers on a
commercial podium are located to the west, while low scale commercial buildings are to
the east. A site context map is attached as Appendix A.

Page 2
Page 2
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OFFICIAL COMMUNITY PLAN CONSIDERATIONS
The proposal is in conformance with the OCP land use designation of Mixed-Use High
Density and is within the Downtown Development Permit Area. The subject site is within
the Tower Precinct in the Downtown Community Plan. With the New Westminster
SkyTrain station at its core, this precinct is becoming highly urbanized as residential
towers with townhouses and rowhouses at the base replace vacant and underutilized sites.
PROPOSAL
Arising from considerable input from the APC and the NWDP, staff and Council, the
applicant has made a number of changes to the proposed development. They are:
1. The podium has been reduced from five storeys above grade to two
storeys above grade along Carnarvon Street. This has been achieved by
proposing three levels and a partial fourth level below grade for parking
and storage and by reducing the parking to be provided.
2. The building setback has been increased to five feet along Carnarvon
Street.
3. The proposed amount of office space has been reduced from 21,748 sq. ft.
to 7,931 sq. ft.
4. Five levels of residential have been added, increasing the number of units
from 195 to 250 units. With the lowering of much of the podium below
grade, the overall building height only increases by approximately two
storeys and 20 feet.
5. The applicant has been encouraged to explore providing less parking per
unit than was proposed in order to address the concerns about above
grade parking and the massing of the podium. The proposed parking has
now been reduced.
While a number of concerns and comments were expressed regarding the development
through the committee input stage in addition to the supplementary reports to Council,
the most significant was the above grade parking and the massing of the podium,
combined with how the building interacts with Carnarvon Street. Concerns were also
expressed by the Advisory Planning Commission regarding the viability of the office
space at the same time as the architect was challenged attempting to make the office
space work as a land use screen on the same levels as the parking.
The applicant has now reduced the above grade podium to two storeys along Carnarvon
Street and one storey along Victoria Street. The parking on the first level is screened by
commercial retail units, with the parking on the second level screened by office space.
Page 3
Page 3
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The reduction in proposed office space appears necessary in order to address the massing
of the podium and the above grade parking.
New Development Statistics:
Commercial Floor Area:
Office Floor Area:
Residential Floor Area:
Total Gross Floor Area:

10,746 sq. ft.
7,931 sq. ft.
186,354 sq. ft.
199,746 sq. ft.

Floor Space Ratio:

7.66

Building Height:

83.4 metres (273 feet)

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

43
84
108
9
6
250

Parking Required:
Parking Provided:

369 spaces
270 spaces

SUSTAINABILITY REPORT CARD
A Sustainability Report Card has been received for this proposal, which is attached
below. The proposal is generally supportive of the City’s sustainability objectives, in that
an innovative energy saving system is being proposed. The following table summarizes
key sustainability attributes:
Environment
Social and Cultural
Highlights of the proposal:
1. Smartforme energy
1. Variety of unit types
program
provided
2. Private green space
3.

2. Accessible green roof
3.

Economic
1. Employment
generating office space
included
2.
3.
Page 4
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Items not pursued in the proposal:
1. Construction waste
1. No rental units
disposal
2. EnergyStar rated
2. Insufficient adaptable
appliances
housing units
3. End-of –trip bicycle
3.
facilities

1.
2.
3.

NEW WESTMINSTER DESIGN PANEL CONSIDERATIONS
This project was considered by the design panel on November 28, 2013. At that time, the
following comments were provided:













Appreciation for the massing and general form of the project.
The tower is in a suitable location, and there is appropriate spacing between the
various towers.
The roof podium and garden amenities are excellent.
Concern expressed about florescent lights shining out of the north side of the
parkade. It was noted that the parkade will require more attention.
Carnarvon Street is tightly packed and has not allowed for consideration of
outdoor cafes.
Parking is limited and there has not been consideration for a residential loading
area.
Victoria Street would benefit from having a pedestrian walkway.
A public art instillation will liven up Carnarvon Street, which was noted as being
grim. The Panel expressed concern regarding the public art installation not being
more defined at this point.
The slope of Carnarvon Street has not been addressed, and there has not been
consideration for how the tower touches the ground at that point.
There was concern with the urban interface along Carnarvon, and it was noted
that the urban design can be further developed.
The architecture could benefit from being further developed.

The design panel is requested to comment on the applicant’s response to the above
comments, the alterations to the project affecting the podium and the proposed increase in
building height.

__________________
Barry Waitt
Senior Planner
Page 5
Page 5

35

APPENDIX A
SITE CONTEXT MAP
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This map is a user generated static output from an Internet mapping site and
is for reference only. Data layers that appear on this map may or may not be
accurate, current, or otherwise reliable.
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APPENDIX B

DEVELOPMENT PLANS
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INTRODUCTION

Rezoning Proposal

Purpose of the Report

The objective of this proposal is to support a rezoning
from C-4: Central Business District to Comprehensive
Development District to enable a 27-storey tower with a
FSR of 7.61 (6.9 Residential, 0.4 Commercial, and 0.3
2I¿FH SURYLGLQJDSSUR[LPDWHO\XQLWVLQD
square foot building with an area exemption included
DERXWVTXDUHIRRWXQGHU=RQLQJ%\ODZ6HFWLRQ
120.82) associated indoor and outdoor amenity space,
10,476 square feet of ground level retail, and 7,931
VTXDUHIHHWRIFRPPHUFLDORI¿FHVSDFH

Downtown New Westminster is rapidly emerging as a
prominent place to be, and live, in the Lower Mainland,
and an increasingly desirable neighborhood where the
demand for new housing, and new forms of community,
is high. Top Vision Development, represented by Lu
Tang Architecture, is proud to be part of this urban
renaissance and presents this Rezoning Concept
Report for three parcels on the 800-block of Carnarvon
Street. Consistent with the goals and policies of the
Downtown Community Plan (this project is located
in the Tower Precinct character area), this Report
supports a pending rezoning application to construct a
27-storey residential tower with a 2-storey commercial
podium (rezoning the property from C-4: Central
Business District zoning to a proposed Comprehensive
Development District zoning). Should the City of New
Westminster be in favor of this proposal, Top Vision
would then (acting under the direction of the City)
move towards the next stages of a formal Application
for Rezoning and Development Permit and prepare
for consultation with members of the local Residents
Association and the community in general.
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PROPOSED DEVELOPMENT
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EXISTING DEVELOPMENT

FUTURE DEVELOPMENT
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VIEW A - from ground level / amenity of 828 Agnes street
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VIEW B - from second level 833 Agnes street
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VIEW C - from second level entrance of 814 Royal Ave
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VIEW D - from second level entrance of 814 Royal Ave

VIEW E - from second level of 813 Agnes st.
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REZONING RATIONALE
The existing zoning on the parcel, C-4: Central Business
District recognizes this area’s character as a pedestrianoriented commercial and residential area and Downtown
New Westminster’s role as a Regional Town Centre.
This character and potential is further envisioned
in the recent Downtown Community Plan (DCP)
update which envisions the area, part of the Tower
Precinct, as a livable and sustainable high-density
neighbourhood, with new housing choices supported
by rapid transit and diverse community amenities. The
location of this project, within close walking distance
of the New Westminster SkyTrain station and the
GRZQWRZQZDWHUIURQWDQGVKRSSLQJGLVWULFWV¿WVWKH
vision of the DCP well. Future homes enabled by this
project will allow more future downtown residents
to reduce transportation costs (and impacts), enjoy
local amenities, and support local businesses (while
the additional commercial use enabled by this project
will add to the critical mass of downtown businesses
establishing themselves in this precinct). And the
support of a new park, dedicated to commemorating the
community-building contributions of the early Chinese
Canadian community, will ensure nearby open-space
and a well-balanced block.
Key highlights of proposed project that support the
City’s vision for new development and the evolution of
the Tower Precinct include:
Housing Choice:
7KHSURSRVHGSURMHFWZLOODGGXQLWVRIPDUNHW
residential housing (43 studios, 84 one-bedroom, 87
two-bedroom units, 21 two-bedroom plus den, 8 threebedroom, 1 three-bedroom plus den, and 6 townhouse
units) - to downtown New Westminster, which we
believe is a unit mix that is well-suited to current market
demands (particularly for smaller, more affordable
units). The project will increase housing choices in the
high-demand downtown area and within close walking
distance to SkyTrain and other downtown amenities,
where affordable living can be maximized.
Commercial Vitality:
The proposed project will add approximately 18,407
square feet of new commercial space, the majority of it
FRQ¿JXUHGWRSURYLGHIRUUHWDLODQGRI¿FHXVHWKDWFDQ
be an anchor for this part of downtown and provide
CARNARVON GARDEN
Development Ltd

valuable employment opportunities. *URXQGÀRRU
pedestrian-oriented CRUs will provide opportunities
for smaller retailers and more retail diversity along the
street. A corner unit is ideal for a café or similar use and
both activates the corner and the adjacent lane.
The increase in residential population enabled by this
project will also help support established (and new)
businesses throughout downtown New Westminster and
increase the employment pool to support the city’s role
as a major business center in the region.
(QHUJ\(I¿FLHQF\DQG6XVWDLQDELOLW\
The proposed project is intended to conform to, or
surpass, City standards for new development. The
building will introduce energy metering throughout the
individual suites. And the project increases housing
choice and supply to where it matters the most: in a
dense, walkable neighbourhood and in close proximity
to rapid transit – reducing the need for car ownership
and enabling the easy adoption of a more sustainable
lifestyle while helping the City to meet its long-term
sustainability goals.
This project also features an innovative energy recycling
and load balance system known as “Smartforme”.
Smartforme is based on the application of high
performance European air to water heat pump
technology, coupled with dynamic low voltage in suite
quick response radiators that deliver exceptional
consumer comfort in all seasons.
Transit and Pedestrian-Oriented Development
The proposed project is ideally located in close
proximity to the New Westminster SkyTrain station, the
central business district and the downtown waterfront,
locating higher-density development where transit
and pedestrian networks enable car-free or car-light
OLIHVW\OHV LQFUHDVLQJDIIRUGDELOLW\DQGGHFUHDVLQJWUDI¿F
impacts) and new residents add to the critical mass
needed to ensure an active street life and complete
community.
Contextual Density
7KHSURSRVHGSURMHFW¿WVZLWKLQDGLVWULFWLQFUHDVLQJO\
characterized by tall buildings and high-density
residential and commercial uses and activity. The
project site itself is surrounded by tall buildings and the
increased height sought by this proposal is consistent
and contextual with the surrounding area. The proposed
SURMHFWDOVR¿WVZLWKLQDUHDVZLWKVKDGRZDQGYLHZ

impacts already created by previous projects.
Cultural Heritage
The proposed project site is located in an area
with historic and contemporary ties to the Chinese
Canadian community and this project seeks to provide
an appropriate commemoration to the value of this
community within the City of New Westminster. Within
the project itself, a contemporary and modern artistic
gesture is planned and adjacent to the project is a
planned Chinese Memorial Park.
Safety and Security (CPTED):
This project is designed in conformance with the basic
principles of Crime Prevention through Environmental
Design (CPTED) to ensure that the development
contributes to a safe and secure neighborhood.
7KHLQFUHDVHGUHVLGHQWLDOGHQVLW\DQGJURXQGÀRRU
pedestrian-oriented retail provide the basic foundation
for ‘eyes on the street’ (active surveillance) which, in
turn, will be enhanced with pedestrian-level lighting and
retail uses that ‘turn the corner’ to ensure that activity
is not limited only to Carnarvon Street as well as active
video surveillance of low activity areas (such as the
parking garage).
Passive surveillance will also be enabled with a design
that provides clear sightlines and ample transparency at
lower levels. Landscaped areas will not be accessible
beyond secured access points and the building itself will
be secured from unauthorized trespassers (using key
entry at entrances), providing a clear boundary between
public and private spaces.
Parking and Access
The proposed project will contain approximately
270 indoor parking stalls (in a mix of below and
aboveground parking levels). All parking is interior to
the building and/or screened from view from the outside
(see above). Access to parking at leval 2 is from Victoria
street and access to other levels is from the R.O.W. on
the west side of property.
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DESIGN RATIONALE
Throughout the design process, the design and planning
team have made considerable effort to ensure that
the proposed project makes a positive contribution
to the surrounding urban environment and balances
respect for the established character of the area with
a contemporary form and design. This section details
key considerations and features of the proposed project
design.
The basic form of development is a 27-storey mixedXVHEXLOGLQJZLWKDVWRUH\UHVLGHQWLDOWRZHUDERYH
a 2-storey primarily commercial podium. The podium
will be built to the sidewalk (with a setback at the
west property line of 6 feet to allow for a wider, more
SHGHVWULDQIULHQGO\VLGHZDON WRPDNHHI¿FLHQWXVHRI
the site and to ensure that the development creates the
type of street wall that is appropriate (and typical) for a
major downtown commercial area without overwhelming
or overshadowing the street. At street-level, along
Carnarvon and at the corners, there will be smallscale Commercial Retail Units (CRUs) appropriate in
size for street-level retail shops typical in downtown
New Westminster, and ideal to activate the street and
match the character of a local shopping district. Above
WKHVWUHHWOHYHO&58VDFRPPHUFLDOÀRRUSODWHFDQ
DFFRPPRGDWHRUEHUHFRQ¿JXUHGWRDFFRPPRGDWHD
EDQNDQGRI¿FHVSDFHV7KHSRGLXPZLOODOVRFRQWDLQ
2 storeys of above-grade parking (in addition to the
3 below-grade levels) which will be screened by the
commercial spaces along Carnarvon Street and the
patterned facade on the west side and a art wall on the
north. At the western corner, a glazed vertical element,
2 storeys in height, with double-level townhouses above
(creating the effect of a 4 storeys corner element)
provides strong and notable corner punctuation. At the
top of the podium, a landscaped roof provides outdoor
space for residents and reduces storm water runoff from
the proposed project. Pedestrian access is provided
along the Carnarvon Street.

TOWER SITING
The tower itself is contemporary in style and uses
contemporary materials (concrete, metal panels,
architectural concrete and spandrel glass The tower
is modest in height, considering the context of the
area (Tower Precinct) and the mass of the tower
component is broken down through vertical articulation
(interchanging balcony and glassed-in elements) and
horizontal articulation, a high-degree of transparency,
DQDUURZSUR¿OHDORQJ&DUQDUYRQ6WUHHWDQGVHWEDFN
XSSHUÀRRUVRQWKHVRXWKHDVWVLGH7KHWRZHULVVLWHGWR
PLQLPL]HYLHZFRQÀLFWVDQGVKDGRZLQJ ZLWKDSDUWLFXODU
emphasis on minimizing shadowing on the adjacent
park) and maintains a consistent spacing with nearby
WRZHUV7KHWRZHUDOVRHPSOR\VDEDVLFµY¶FRQ¿JXUDWLRQ
WRPRUHHI¿FLHQWO\FDSWXUHZDWHUYLHZVWRWKHVRXWKIRU
WKHPDMRULW\RIXQLWV7KHEDVLFWRZHUÀRRUSODWHVDUH
approximately 7,309 square feet in size.

The proposed project design has also been informed
E\DGHVLUHWRLPSURYHHQHUJ\HI¿FLHQF\DQGOLYDELOLW\
of future residents. Deep overhang balconies minimize
solar heat gain and reduced vision glass is used
strategically to reduce heat loss in the winter.

º]»*VUÄN\YH[PVU
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GINKGO BILOBA 'PRINCETON SENTRY'
MALUS X 'JEFSPIRE'

PRINCETON SENTRY MAIDENHAIR TREE
PURPLE SPIRE COLUMNAR CRABAPPLE

6CM CAL; 2M STD; B&B
5CM CAL; 1.5M STD; B&B

10
58
4

BUXUS SEMPERVIRENS 'SUFFRUTICOSA'
ILEX CRENATA 'CONVEXA'
TAXUS BACCATA 'FASTIGIATA'

DWARF ENGLISH BOXWOOD
JAPANESE HOLLY
COLUMNAR IRISH YEW

#2 POT;25CM
#2 POT; 30CM
#3 POT; 80CM

PENNISETUM ORIENTALE
STIPA TENUISSIMA

ORIENTAL FOUNTAIN GRASS
MEXICAN FEATHER GRASS

#1 POT
#1 POT

ASTILBE x JAPONICA 'PEACH BLOSSOM
ECHINACEA PURPUREA 'GUAVA ICE'

FALSE SPIREA; PINK
PURPLE CONEFLOWER
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15CM POT

SHRUB

GRASS
75
21
PERENNIAL
77
8

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

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

ASIAN WONDER BAMBOO; NON INVASIVE
JAPANESE HOLLY
FIREPOWER HEAVENLY BAMBOO
OSO EASY 'MANGO SALSA' ROSE; RUBY RED
DOUBLE PLAY ARTISIT SPIRAEA; FUSCHIA
COLUMNAR IRISH YEW

#3 POT; 50CM
#2 POT; 30CM
#3 POT; 50CM
#2 POT; 40CM
#2 POT; 40CM
#3 POT; 80CM

CAREX 'ICE DANCE'
CAREX 'THE BEATLES'
HAKONECHLOA MACRA 'BEN KAZE'
HELICTOTRICHON SEMPERVIRENS
MISCANTHUS SINENSIS 'ADAGIO'
PANICUM VIRGATUM 'ROTSTRAHLBUSCH'
PENNISETUM ORIENTALE

FROSTED SEDGE
THE BEATLES SPRING SEDGE
JAPANESE FOREST GRASS
BLUE OAT GRASS
MAIDEN GRASS
RED SWITCH GRASS
ORIENTAL FOUNTAIN GRASS

#1 POT
#1 POT
#1 POT
#1 POT
#1 POT
#1 POT
#1 POT

ASTILBE x JAPONICA 'PEACH BLOSSOM
ECHINACEA PURPUREA 'GUAVA ICE'

FALSE SPIREA; PINK
PURPLE CONEFLOWER

15CM POT
15CM POT

CYRTOMIUM FORTUNEI

FORTUNE'S COLD HARDY HOLLY FERN

#2 POT; 45CM

SHRUB
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CNTA STANDARDS. BOTH PLANT SIZE AND CONTAINER SIZE ARE THE MINIMUM ACCEPTABLE SIZES. * REFER TO SPECIFICATIONS FOR DEFINED CONTAINER
MEASUREMENTS AND OTHER PLANT MATERIAL REQUIREMENTS. * SEARCH AND REVIEW: MAKE PLANT MATERIAL AVAILABLE FOR OPTIONAL REVIEW BY
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APPROVAL FROM THE LANDSCAPE ARCHITECT PRIOR TO MAKING ANY SUBSTITUTIONS TO THE SPECIFIED MATERIAL. UNAPPROVED SUBSTITUTIONS WILL BE
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STANDARD - DEFINITION OF CONDITIONS OF AVAILABILITY. ALL LANDSCAPE MATERIAL AND WORKMANSHIP MUST MEET OR EXCEED BC LANDSCAPE
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SYRINGA RETICULATA 'IVORY SILK'

IVORY SILK JAPANESE TREE LILAC

5CM CAL; 1.5M STD; B&B

27
70

NANDINA DOMESTICA 'FIREPOWER'
TAXUS BACCATA 'FASTIGIATA'

FIREPOWER HEAVENLY BAMBOO
COLUMNAR IRISH YEW

#3 POT; 50CM
#3 POT; 80CM

11
8
6
32
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9
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CAREX 'THE BEATLES'
HAKONECHLOA MACRA 'BEN KAZE'
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APPROVAL FROM THE LANDSCAPE ARCHITECT PRIOR TO MAKING ANY SUBSTITUTIONS TO THE SPECIFIED MATERIAL. UNAPPROVED SUBSTITUTIONS WILL BE
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STANDARD - DEFINITION OF CONDITIONS OF AVAILABILITY. ALL LANDSCAPE MATERIAL AND WORKMANSHIP MUST MEET OR EXCEED BC LANDSCAPE
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OBJECTIVES
The City of New Westminster will ensure that new development supports a vibrant, pleasant, and
people oriented downtown. The guidelines for Downtown are based upon the following
objectives for development:


Reflect the context of New Westminster and unique characteristics such as history, views
and topography.



If building in the Columbia Street Historic District, form, height and character will be
evaluated based on adjacencies to heritage assets. If building outside the historic district
but next to a heritage asset, factors such as sympathetic design and materials must be
considered.



Support the protection and revitalization of heritage buildings and the neighbourhood’s
heritage character.



Provide safe and pleasant streets and public spaces where pedestrians feel comfortable
and welcome.



Create a positive, people oriented connection between new buildings and the street,
between public and private spaces.



Promote excellence in architectural design and creativity in the architectural form,
massing and character of new development.



Protect important public views, and ensure light and air penetration to the street.



Promote a vibrant and diverse local economy through the encouragement of attractive
and functional commercial areas.



Guide the development of new buildings which conserve energy, materials and water.



Encourage new habitat and a greened built environment which supports ecological cycles
and reconnects people with nature.



Minimize negative impacts on air quality and the water quality of the Fraser River.



Maximize opportunities for rooftop features which generate energy, minimize runoff and
create multipurpose green spaces.



Promote sustainable modes of transport (e.g., walking, cycling, transit).

GUIDELINES
1. BUILDING FORM AND MASSING
The massing and form of buildings should showcase high level design and creativity, respecting
the pedestrian scale and heritage assets of the Downtown.
a.

Vary the shape, massing, and exterior finishes of buildings in order to avoid a repetitive
appearance when the development is viewed as a whole. Extra attention should be paid to
doorways and corners.

b.

Create focal points and prominence in building design at the corners of street intersections.
Gateway elements are encouraged at visually prominent intersections.

c.

Design the building with continuity throughout. Design elements or key proportions from
the tower may extend through the podium and be reflected at street level.
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d.

Provide a consistent and cohesive colour palette utilizing colours appropriate to a New
Westminster context. Consider the heritage colour palette in the older buildings of New
Westminster.

e.

Quality, natural materials that are historic to New Westminster are encouraged.

f.

Contribute to the unique character of the city through clear architectural references. While it
is important not to mimic heritage buildings, the use of traditional materials, proportions and
details that help reinforce New Westminster as a historic place are encouraged.

g.

Buildings located adjacent to heritage assets must ensure the form, massing and design of
the building is sympathetic to the heritage building.

h.

The spacing of towers and units should be staggered so that private views are directed past
neighbouring high-rise developments.

i.

Locate the portion of commercial buildings below 12 metres (40 feet) in height close to the
edge of the sidewalk. Special attention should be given to the first 3 or 4 storeys to reinforce
the pedestrian scale.

j.

Provide a minimum 4.5 metre (15 foot) setback from the edge of the top of a podium
fronting a pedestrian oriented street. This does not apply to lanes or narrow streets intended
primarily for access, utilities and servicing.

k.

Reinforce the scale and character of heritage buildings through ensuring the top edge of the
heritage façade forms the edge of the podium of the building. The setback from the edge of
a street front heritage façade should be at least 4.5 metres (15 feet).

l. When designing point towers:
• Integrate the design of the podium with the tower.
• Shape buildings above the 7th storey as tall and slender towers that respect views,
and provide for light and air penetration to the street.
m. Reinforce the conclusion of the building design through special consideration of the form,
massing and detail of the top several floors and roof of the building. Provide organized
rooftops that are attractive when seen from above as well as the street. Rooftop mechanical
and service equipment should be screened in a way that incorporates it as an integral part of
the building’s architectural design.
n.

Provide some variety and unique characteristics of each building where there are multiple
buildings in one development to reinforce individual building identity.

o.

Creativity in the design of the building and landscaping is encouraged to promote interest
and whimsy in the Downtown.

p.

Interior sidewalls, created as a result of construction/redevelopment phasing, should be
designed to complement the overall appearance of development, and should not appear
temporary or unfinished.

3. SOLAR ORIENTATION AND ENERGY EFFICIENCY OF BUILDINGS
The intent is to maximize energy conservation opportunities through application of passive
design principles. These principles lead to buildings designed to require less energy input to cool
in hotter months and heat in colder months. Further, the intent is also to limit the energy
consumed by buildings by encouraging use of alternative energy sources and the use of high
quality durable materials with a long lifespan.
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a.

Orient and mass buildings to maximize opportunities for passive solar heating and cooling,
solar hot water and photovoltaics, and natural lighting and ventilation. Where possible,
situate the long axis of major building elements in the east-west direction.

b.

Site and orient buildings to take advantage of prevailing winds for cross ventilation.
Buildings should have units with exterior ventilation (operable windows) on two sides to
encourage passive cooling through cross ventilation.

c.

Building massing that promotes units with potential for exterior ventilation on two sides is
strongly encouraged.

d.

Incorporate the use of roofing materials and colours with a high “albedo” (e.g., materials
that reflect heat energy from the sun) to reduce the absorption of heat into the building and
reduce the “heat island effect.”

e.

Use exterior shading devices to manage heat gain from solar exposure. These may be
adjustable, such as fixed awnings or retractable canopies, or fixed, such as projecting roofs,
deep balconies, light shelves, fixed fins and similar features into building design to shade
during the summer but provide solar access in winter.

f.

Limit the amount of glazing, especially on west and southwest exposures, where midafternoon summer sun is difficult to shade effectively. Maximize glazing on building
facings with limited sunlight exposure. For mid- and low-rise facades, a maximum of 50%
glazing is permitted. Above 3 storeys, glazing of less than 60% is encouraged.

g.

Encourage glazing technologies that allow daylight penetration into buildings and minimize
heat conduction.

h.

Produce 10% of the building’s annual energy demand from on-site renewable sources (solar,
geo-exchange [earth energy]). “Solar ready” design is encouraged to extend energy
production later.

i.

Select exterior materials with low embodied energy and long lifespan to minimize energy
used in building construction.

4. COMMERCIAL STREET FRONT
The orientation and design of commercial buildings should add to the street vitality and safety by
promoting active, street level uses and informal surveillance of the area.
a.

Locate uses to reinforce a vibrant, safe pedestrian experience. Encourage retail and service
activity on the first floor immediately adjacent to the sidewalk on important commercial
streets.

b.

Ensure a direct relationship between commercial activities and the pedestrian. Where
commercial activities front the street level there should be:
• Clear or tinted (not reflective or opaque) windows on the street
• Prominent doorways
• Architectural building detail at the pedestrian eye level
• Visual interest including lighting, awnings, landscaping containers, and/or creative
use of colour
• Varied store fronts (large storefronts without fenestration detailing are strongly
discouraged)
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c.

Signage should not create visual clutter.

d.

Outdoor seating, cafes, tables or outdoor displays are encouraged to promote street activity,
where possible.

e.

Provide a separate, safe, covered entrance for residents where residential and commercial
uses are in the same building. The residential entrance should be located on the less
prominent street if possible and not interrupt a continuous commercial street front.

f.

Large blank walls that front streets, including retaining walls, are strongly discouraged. If
unavoidable, they should be mitigated by:
• Using different textures, materials and colours on the wall to articulate the surface
and make it more visually appealing.
• Murals or other forms of public art.
• Installing a trellis or living, green wall.
• Providing a raised or terraced planter bed with adequate area to plant landscaping that
can grow to screen the wall.
• Incorporating the wall into a patio or sidewalk café area.

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

Provide for the comfort and interest of pedestrians on the sidewalk and in public spaces
through lighting, signage, seating and continuous weather protection such as canopies and
awnings.

b.

Provide high quality and pleasant public streetscapes with sidewalk details such as
interesting tree grates, paving inlays, stamps, or colour, and are consistent with existing
sidewalk patterns.

c.

Provide easy access that is suitable for all ages and abilities from the street to building
entrances and for important walkways within the development. Provide smooth, non-skid
walking surfaces and gentle grades. There may be changes in the grade of walkways from
individual units to the public street.

d.

Provide shielded, down lighting to ensure the safety and comfort of pedestrians on the
public sidewalk. Provide for security and ambient lighting but minimize light pollution.

e.

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

f.

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

g.

Provide street trees in public right-of-ways along streets to soften the urban environment
and reduce the scale of the street to a more human level.

h.

Ensure lanes and narrow streets are pleasantly designed and safe by indicating an edge
between the public street and private land. Consider interesting paving details that delineate
pedestrian circulation and drainage patterns. Provide opportunities for visual oversight and
lighting from buildings onto narrow streets or lanes.
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i.

Incorporate the principles of Crime Prevention Through Environmental Design (CPTED)
such as lighting, visibility or natural surveillance, control of trespass, prevention of blind
spots or hiding places, clear access, and safe parking garages. Seek professional evaluation
for large or complicated proposals.

j.

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

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

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

b.

Provide high quality, interesting, and durable outdoor spaces. Coordinate the design of all
elements including lighting, paving, outdoor furniture, and garbage receptacles. The design
of the gathering area should be integrated with the site and building.

c.

Incorporate public art in all open spaces where ever possible.

d.

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

e.

Locate outdoor spaces to capture the sun and create an inviting gathering space. Suitable
overhangs, canopies and trees for shade and rain protection should be incorporated.

f.

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

g.



a playground suitable for a variety of ages and that is visible from residential units



benches and/or tables



landscaping



a patio to encourage social interaction

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

9. PUBLIC VIEW CORRIDORS
Care should be taken to avoid disrupting views to Downtown’s primary element, the Fraser
River, as well as to Mt. Baker.
a.

When a development occurs along a significant street (Fourth Street, Sixth Street and Eighth
Street), the applicant will provide a view impact analysis evaluating how the proposal
affects views to the Fraser River and Mt. Baker.

10. LIGHT AND AIR PENETRATION
Ensuring adequate light and air circulation of new development and minimizing its negative
impact on existing buildings is important in the urban context of Downtown.
a.

Provide for light and air penetration through a minimum separation between towers of 27
metres (89 feet). For the purposes of the guidelines a tower is deemed as a building 7 storeys
or higher.

b.

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

c.

Provide a shade/shadowing study and view analysis for all buildings.
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11. NOISE
Due to the proximity to rail, SkyTrain and the truck route in the Downtown, new development
needs to consider noise abatement techniques to enhance the livability of residential units.
a.

b.

An array of design and construction techniques should be used to buffer residential units
from noise, including:


orienting outdoor areas and bedrooms away from noise sources



using alternate ventilation (to provide an alternative to opening windows)



using concrete construction



using glass block walls or acoustically rated glazing



using sound absorptive materials and sound barriers on balconies

Provide a report prepared by qualified persons trained in acoustics and current techniques of
noise measurements demonstrating that the noise levels in residential units meet CMHC
levels.

12. PLANTS AND LANDSCAPE
Abundant landscaping should be used to maximize the ‘green-ness’ of Downtown and soften the
urban landscape.
a.

Make substantial use of landscaping and contribute to a green Downtown. Use landscaping
in all areas including walkways, patios, public spaces or other hard surfaces, and include
setbacks from the property line.

b.

Provide landscaped (“green”) roofs on all concrete podiums to manage runoff, add visual
appeal, improve energy efficiency and reduce heat island effects, and provide amenity
value.

c.

Landscaping integrated into the building roofline, patio and podium edges, and along the
building facade at grade is encouraged to soften building edges, provide a degree of privacy,
and reduce summertime solar gain. Landscaping should provide only a partial screen to
enable surveillance of the street, transparency of commercial frontages, and to provide for
safety.

d.

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

e.

Provide good quality plants and support long-term maintenance through using professional
standards. Specify these or higher standards on the landscape plan:


Plant material in the specified container size must meet the BC Landscape Standard
of the BC Nursery Trades Association



All trees shall be staked in accordance with the BC Landscape Standards.

f.

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

g.

Choose plants that are species native to the area and:


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

h.

Design and place landscaping to facilitate year round moderation of the internal building
climate. Appropriate deciduous trees on the south and west side of buildings will shade in
summer and allow sunlight through in winter.

i.

Communal gardens and private balcony or roof gardens are encouraged, to provide residents
with space to garden and grow food. Edible decorative landscaping is also encouraged.

j.

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

k.

Design landscapes, including planters and decorative landscape areas, to incorporate lowimpact storm water features that retain and/or infiltrate run-off in order to treat it to storm
water quality objectives set out in the applicable storm water management plan, or as
required to meet Water Quality Objectives for the receiving water body.

13. PARKING
The location and design of parking structures should avoid negative impacts on the pedestrian
environment and to adjacent properties.
a.

Development should support vibrant, safe streets by ensuring people oriented uses in
buildings front prominent sidewalks where substantial pedestrian use is expected. Parking
structures and parking lots will be designed to be unobtrusive to the pedestrian environment.

b.

Above ground open air parking lots will be strongly discouraged.

c.

Parking structures are strongly encouraged to be located below ground. Where below
ground structures are not possible, above ground parking structures should be located
behind active, street level uses.

d.

Above ground parking structures that dominate the pedestrian environment are not
permitted. Attention and detail should be given to the design of the structure, including:


Decorative grating applied to any face of the structure fronting a street



Creative use of colour



Colourful landscaping

e.

Soften the views and reduce the visual scale of parking from the sidewalk and street with
landscaping. Ensure that landscaping supports public safety through allowing visual
surveillance of parking areas.

f.

Provide access to parking and utilities from a lane or narrow street and ensure a continuous
pedestrian interface and neighbourhood quality on the primary street. Where lane access is
available, access to parking areas or structures from a street will generally not be permitted.

g.

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

h.

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

i.

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

j.

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

Plant trees and shrubs throughout any surface parking areas to intercept precipitation, reduce
surface heating, enhance appearance and protect pedestrians from the elements. The use of
native plants is preferred.

l.

Design parking and other paved areas to minimize negative impacts on surface runoff
volume and quality. Use an appropriate selection of strategies such as the following:



Install oil/water separators for high traffic areas.
Direct runoff to landscaped filter strips, bio-swales, and bio-filtration strips.

14. RECYCLING, GARBAGE AND COMPOST RECEPTACLES
The location of recycling, garbage and compost receptacles should be given thoughtful design to
encourage the reduction of solid waste and promote sustainability within individual
developments.
a. Encourage the installation or provision of space for a 3-stream (compost, recyclable,
waste) collection facility in all residential units and food service establishments, and/or in
common areas in buildings to ensure that centralized organics collection facilities are inplace once organics collection is mandatory in the coming years.
b. Ensure the 3-stream collection facility is located in a secure, well designed, screened area
that is safely accessible by both residents and service trucks.
c. Encourage the incorporation of 3-stream separation into kitchen areas to make recycling
convenient.
d. Reduce the impact of odor from compost bins through careful location and an enclosed
design complementary to the design of the building.
e. Access to waste should be located off of lanes or secondary streets.


A visual and physical connection between residences (townhouse or apartment) and
the street with ground level units having individual front doors that are directly
accessible and visible from the street;



Large windows facing the street and useable outdoor space;



Oversight of the street from the building; and



Design of walking areas, patios, retaining walls, lighting and fences that are detailed,
decorative and reflective of the individual precinct.

a.

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

b.

If the building has a main pedestrian entrance, it should be clearly evident, directly
connected to the street and integrated within the design of the building. There should be
direct sight-line into the elevator lobby from the street.

c.

If the building has a main pedestrian entrance, provide a gateway transition feature for
walkways which are intended for use by residents, thereby delineating the private property.
Locate the feature near the sidewalk and integrate it with the design of the development.

d.

Large blank walls fronting streets, including retaining walls, are strongly discouraged. If
unavoidable, they should be mitigated by:


Using different textures, materials and colours on the wall to articulate the surface
and make it more visually appealing.
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Using murals or other forms of public art.



Installing a trellis or living, green wall.



Providing a raised or terraced planter bed with adequate area to plant landscaping that
can grow to screen the wall.



Incorporating the wall into a patio or sidewalk café area.

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

Provide for the comfort and interest of pedestrians on the sidewalk and in public spaces
through lighting, signage, seating and continuous weather protection such as canopies and
awnings.

l.

Provide high quality and pleasant public streetscapes with sidewalk details such as
interesting tree grates, paving inlays, stamps, or colour, and are consistent with existing
sidewalk patterns.

m. Provide easy access that is suitable for all ages and abilities from the street to building
entrances and for important walkways within the development. Provide smooth, non-skid
walking surfaces and gentle grades. There may be changes in the grade of walkways from
individual units to the public street.
n.

Provide shielded, down lighting to ensure the safety and comfort of pedestrians on the
public sidewalk. Provide for security and ambient lighting but minimize light pollution.

o.

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

p.

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

q.

Provide street trees in public right-of-ways along streets to soften the urban environment
and reduce the scale of the street to a more human level.

r.

Ensure lanes and narrow streets are pleasantly designed and safe by indicating an edge
between the public street and private land. Consider interesting paving details that delineate
pedestrian circulation and drainage patterns. Provide opportunities for visual oversight and
lighting from buildings onto narrow streets or lanes.

s.

Incorporate the principles of Crime Prevention Through Environmental Design (CPTED)
such as lighting, visibility or natural surveillance, control of trespass, prevention of blind
spots or hiding places, clear access, and safe parking garages. Seek professional evaluation
for large or complicated proposals.

t.

Within CPTED guidelines, minimize exterior lighting energy demand by minimizing
lighting and using high-efficiency luminaires and bulbs such as LEDs.
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8. OUTDOOR SPACES
Open spaces should be thoughtfully designed to maximize daylight and provide functional space
that is comfortable for a variety of ages and users.
h.

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

i.

Provide high quality, interesting, and durable outdoor spaces. Coordinate the design of all
elements including lighting, paving, outdoor furniture, and garbage receptacles. The design
of the gathering area should be integrated with the site and building.

j.

Incorporate public art in all open spaces where ever possible.

k.

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

l.

Locate outdoor spaces to capture the sun and create an inviting gathering space. Suitable
overhangs, canopies and trees for shade and rain protection should be incorporated.

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


a playground suitable for a variety of ages and that is visible from residential units



benches and/or tables



landscaping



a patio to encourage social interaction

n. Lower flat roofs should be structurally and architecturally designed to accommodate forms
of rooftop landscaping and outdoor activity.
9. PUBLIC VIEW CORRIDORS
Care should be taken to avoid disrupting views to Downtown’s primary element, the Fraser
River, as well as to Mt. Baker.
b.

When a development occurs along a significant street (Fourth Street, Sixth Street and Eighth
Street), the applicant will provide a view impact analysis evaluating how the proposal
affects views to the Fraser River and Mt. Baker.

10. LIGHT AND AIR PENETRATION
Ensuring adequate light and air circulation of new development and minimizing its negative
impact on existing buildings is important in the urban context of Downtown.
d.

Provide for light and air penetration through a minimum separation between towers of 27
metres (89 feet). For the purposes of the guidelines a tower is deemed as a building 7 storeys
or higher.

e.

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

f.

Provide a shade/shadowing study and view analysis for all buildings.
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11. NOISE
Due to the proximity to rail, SkyTrain and the truck route in the Downtown, new development
needs to consider noise abatement techniques to enhance the livability of residential units.
c.

d.

An array of design and construction techniques should be used to buffer residential units
from noise, including:


orienting outdoor areas and bedrooms away from noise sources



using alternate ventilation (to provide an alternative to opening windows)



using concrete construction



using glass block walls or acoustically rated glazing



using sound absorptive materials and sound barriers on balconies

Provide a report prepared by qualified persons trained in acoustics and current techniques of
noise measurements demonstrating that the noise levels in residential units meet CMHC
levels.

12. PLANTS AND LANDSCAPE
Abundant landscaping should be used to maximize the ‘green-ness’ of Downtown and soften the
urban landscape.
d.

Make substantial use of landscaping and contribute to a green Downtown. Use landscaping
in all areas including walkways, patios, public spaces or other hard surfaces, and include
setbacks from the property line.

e.

Provide landscaped (“green”) roofs on all concrete podiums to manage runoff, add visual
appeal, improve energy efficiency and reduce heat island effects, and provide amenity
value.

f.

Landscaping integrated into the building roofline, patio and podium edges, and along the
building facade at grade is encouraged to soften building edges, provide a degree of privacy,
and reduce summertime solar gain. Landscaping should provide only a partial screen to
enable surveillance of the street, transparency of commercial frontages, and to provide for
safety.

d.

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

l.

Provide good quality plants and support long-term maintenance through using professional
standards. Specify these or higher standards on the landscape plan:


Plant material in the specified container size must meet the BC Landscape Standard
of the BC Nursery Trades Association



All trees shall be staked in accordance with the BC Landscape Standards.

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

Choose plants that are species native to the area and:


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

o.

Design and place landscaping to facilitate year round moderation of the internal building
climate. Appropriate deciduous trees on the south and west side of buildings will shade in
summer and allow sunlight through in winter.

p.

Communal gardens and private balcony or roof gardens are encouraged, to provide residents
with space to garden and grow food. Edible decorative landscaping is also encouraged.

q.

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

r.

Design landscapes, including planters and decorative landscape areas, to incorporate lowimpact storm water features that retain and/or infiltrate run-off in order to treat it to storm
water quality objectives set out in the applicable storm water management plan, or as
required to meet Water Quality Objectives for the receiving water body.

13. PARKING
The location and design of parking structures should avoid negative impacts on the pedestrian
environment and to adjacent properties.
m. Development should support vibrant, safe streets by ensuring people oriented uses in
buildings front prominent sidewalks where substantial pedestrian use is expected. Parking
structures and parking lots will be designed to be unobtrusive to the pedestrian environment.
n.

Above ground open air parking lots will be strongly discouraged.

o.

Parking structures are strongly encouraged to be located below ground. Where below
ground structures are not possible, above ground parking structures should be located
behind active, street level uses.

p.

Above ground parking structures that dominate the pedestrian environment are not
permitted. Attention and detail should be given to the design of the structure, including:


Decorative grating applied to any face of the structure fronting a street



Creative use of colour



Colourful landscaping

q.

Soften the views and reduce the visual scale of parking from the sidewalk and street with
landscaping. Ensure that landscaping supports public safety through allowing visual
surveillance of parking areas.

r.

Provide access to parking and utilities from a lane or narrow street and ensure a continuous
pedestrian interface and neighbourhood quality on the primary street. Where lane access is
available, access to parking areas or structures from a street will generally not be permitted.

s.

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

t.

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

u.

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

v.

Support transportation options such as carpools, cooperative car use, parking for people with
disabilities through providing appropriately sized and conveniently located parking spaces.
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w. Plant trees and shrubs throughout any surface parking areas to intercept precipitation, reduce
surface heating, enhance appearance and protect pedestrians from the elements. The use of
native plants is preferred.
x.

Design parking and other paved areas to minimize negative impacts on surface runoff
volume and quality. Use an appropriate selection of strategies such as the following:



Install oil/water separators for high traffic areas.
Direct runoff to landscaped filter strips, bio-swales, and bio-filtration strips.

14. RECYCLING, GARBAGE AND COMPOST RECEPTACLES
The location of recycling, garbage and compost receptacles should be given thoughtful design to
encourage the reduction of solid waste and promote sustainability within individual
developments.
f. Encourage the installation or provision of space for a 3-stream (compost, recyclable,
waste) collection facility in all residential units and food service establishments, and/or in
common areas in buildings to ensure that centralized organics collection facilities are inplace once organics collection is mandatory in the coming years.
g. Ensure the 3-stream collection facility is located in a secure, well designed, screened area
that is safely accessible by both residents and service trucks.
h. Encourage the incorporation of 3-stream separation into kitchen areas to make recycling
convenient.
i. Reduce the impact of odor from compost bins through careful location and an enclosed
design complementary to the design of the building.
j. Access to waste should be located off of lanes or secondary streets.
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APPENDIX E
DESIGN GUIDELINE RESPONSE
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Nov 14, 2013
Response to Downtown Community Plan:
Using city’s Downtown community plan’s Design Guidelines, our responses are:

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

Landscaped outdoor open space is provided on roof garden on level 6 for the use of all
residents. It consists of water features, planting beds, pavers, boardwalk, patios and benches
and an urban garden. An outdoor gathering area is designated at the back, over looing the Park
below, together with BBQ and sink, etc. Further we have four roof top private gardens for the
penthouse residences, refer to detailed landscape plans.
Refer to points for public art/murals under section 1 and 4.

C:

9. Public View Corridors + Building Siting:
A:

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

10. Light and Air Penetration
A:

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

B:

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

C:

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

11. Noise
A:

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

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

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the New Westminster
Design Panel

Date: February 25, 2014

From:

Jim Hurst
Development Planner

File:

Subject:

Proposed Rezoning of 728 and 734 Ewen Avenue and a portion of 220
Campbell Street in order to allow a 37 unit Townhouse Development Preliminary Report.

REZ00094
DPQ00064

RECOMMENDATION
THAT this report be received for information

PURPOSE
An application has been received to rezone the property at 728 and 734 Ewen Avenue
and a portion of 220 Campbell Street to allow development of a 37 unit townhouse
development. This report provides preliminary information to the New Westminster
Design Panel on this application.
BACKGROUND
Agent:

Amarjit Ubhi
7732 118 Street, Delta, B.C.

Existing Zoning:

Queensborough Neighbourhood Residential
Dwelling Districts (RQ-1)

Proposed Zoning:

Queensborough Townhouse Districts (RT-3)

Official Community Plan Land Use (RMC) Residential Medium Density/ Community
Designation:
Facility
Site Characteristics:

Doc # 523636

Site Area: 1.7 acres (0.8 hectares)
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Appendices Attached to this Report

1
2

Title
Location Map
Project Plans

5
6

3

Sustainability Report Card

7

4

Official Community Plan
Designations

8

Title
Site Plan Analysis
Policy Evaluation For Proposed
Variances
Queensborough Townhouse
Comparison Chart
Advance Street Plan – Salter,
Campbell & Ewen Area

PROPOSAL
The current consolidated site area is 79,669.1 square feet (7,405.3 square metres). The
applicant proposes to acquire 4,115.97 square feet (382.63 square metres) from the
property at 220 Campbell Street and then dedicate 9,710.74 square feet (902.62 square
metres) for road for a total site area of 74,074.35 square feet (6,885.3 square metres).
The applicant proposes to build a townhouse development with 37 three-bedroom units in
9 buildings. The project would provide 74 parking spaces for residents, and 7 visitor
parking spaces. The proposed Floor Space Ratio is 0.72 and the site coverage is 35% and
the density is 21.8 units per acre (53.9 units per hectare). The buildings will have a height
of 34.8 feet (10.6 metres).
Variances are proposed for the separations between buildings on the site and to allow
tandem parking for 14 of the 37 units. The variances proposed in this application are:
Zoning Bylaw
Section

418.18
418.18
418.18
418.18
418.18
418.18
418.18
418.18
418.18
Parking Spaces
CONTEXT
Doc # 523636

Building
Number

Required
Separation
(metres)

Provided
Separation
(metres)

1–2
1–9
2–3
2–9
3–4
3–8
4–5
4–7
6–7
2, 3, 4, 7, 8

36.8 feet (11.22)
38.8 feet (11.82)
36.8 feet (11.22)
38.8 feet (11.82)
36.8 feet (11.22)
38.8 feet (11.82)
36.8 feet (11.22)
38.8 feet (11.82)
36.8 feet (11.22)
Side By Side

34.5 feet (10.52)
34.5 feet (10.52)
34.15feet (10.41)
38.8 feet (11.82)
34.15feet (10.41)
29.0 feet (7.32)
29.04 feet (7.33)
29.0 feet (7.32)
33.08 feet (10.08)
Tandem
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The subject site is zoned Queensborough Neighbourhood Residential Dwelling Districts
(RQ-1). The subject properties are currently occupied by single detached dwellings
constructed in 1936 and 1949. The property to the west of at 746 Ewen Avenue is also
the subject of a current rezoning application to construct 29 townhouse units with an
additional two units in a heritage house to be retained on that site.
To the north across Ewen Avenue and to the east beyond Campbell Street are single
detached dwellings. To the west are single detached dwellings designated in the existing
and draft community plans for future medium density residential. To the south are large
properties zoned RQ-1 that will be the subject of future subdivision applications.
Site Constraints
The site is located within the Fraser River flood plain. The site has a geodetic elevation of
six feet (1.8 meters). It is subject to regulations that limit the development at grade for
each unit to 452 square feet (42 square metres) for automobile parking and 118 square
feet (11 square metres) for an entry area. No storage or habitable floor space is allowed at
grade. The underside of the floor system for the habitable space must be clear of 11.53
feet (3.53 metres) GSC.
Sustainability Considerations
A Sustainability Report Card has been received for this proposal is generally supportive
of the City’s sustainability objectives in terms of providing family oriented units, increase
tax revenue from the property and intensifying the land use to support local businesses.
OCP Designation
In the Queensborough Official Community Plan the site is designated as (RM)
Residential – Medium Density. The plan describes this designation as:
(RM) Residential – Medium Density – this area will contain medium density multifamily residential uses such as row houses, townhouses, and low rises. Depending on the
provision of public amenities, a density bonus may be provided in order to reach the
upper limits of density in this area.
The proposed site is also designated as part of Residential Development Permit
Area #1 Ewen Avenue Multifamily. This development permit area is designated:

Doc # 523636
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…in order to provide housing in close proximity to the neighbourhood centre and help
define the axis streets leading to the centre of the neighbourhood. This area will contain
medium density, multi-family residential uses and may include community amenities
such as child care or community space (e.g., fire hall).
Advance Street Plan: Ewen and Campbell
Four Advance Street Plans for the Queensborough area are included in the
Queensborough Plan. One of those plans specifies that the properties at 728, 736 and 746
Ewen Avenue are to take their site access from a new street to be dedicated along the
southerly property line of these three properties. In order for the development at 746
Ewen Avenue to go ahead then the south access road must be dedicated by all three
properties seeking redevelopment. A portion of the property at 220 Campbell Street must
also be dedicated for this access road. In order for 746 Ewen Avenue to be developed the
coordination of all four properties is required. The site plan and architectural proposal for
728 and 736 Ewen is being presented on the same agenda as this report as the projects
must be viewed as one for these off-site works.
Proximity to Transit Services
Transit Facility
Skytrain Station
Frequent Transit
Network
Transit Stop

Service Level (min)

Distance (m)
2 km

40 meters

PROCESSING OF THIS APPLICATION
The development review process approved by Council is outlined below:
1.
2.
3.
4.

Information report to Council. July 8, 2013.
The application is circulated for review to all City Departments. Complete
Heritage evaluation of the existing house. Complete
The applicant will attend a future Queensborough Residents Association meeting
to discuss this application and may also hold a public meeting. Scheduled for
March and May.
5. The application will be considered by the Advisory Planning Commission.
Information – January 28, 2014
6. The site development and architectural design of the project will be reviewed
by the New Westminster Design Panel. Information February 25, 2014.
7. The site development and architectural design of the project will be reviewed by
the New Westminster Design Panel. Formal consideration
Doc # 523636
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8. The application will be considered by the Advisory Planning Commission. Formal
consideration
9. Staff review of the proposed amenity contribution per City policy and report to
Council.
10. The application would be brought forward for consideration by Council.
DESIGN CONSIDERATIONS
1. The proposed site plan requires variances for the separations between buildings.
The variances are limited to the separations required for site circulation. Staff
would appreciate comments from the NWDP on the suitability of the location and
relationship of the buildings on the site. Staff would appreciate a clear statement
regarding general panel support for the proposed site plan.
2. Staff would appreciate comments on the conformance with the Development
Permit Area designation.

James Hurst,
Development Planner
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LOCATION MAP
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728 and 734 Ewen Ave and 220 Campbell St

1: 2,594
0.1
NAD_1983_UTM_Zone_10N
CNW GIS Services

0

0.07

0.1 Kilometers

This map is a user generated static output from an Internet mapping site and
is for reference only. Data layers that appear on this map may or may not be
accurate, current, or otherwise reliable.
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PROJECT PLANS
DESIGN RATIONAL AND CPTED REVIEW
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MATTHEW CHENG ARCHITECT INC.
# 202-670 Evans Ave., Vancouver, B.C., Canada V6A 2K9
TEL: (604) 731-3012
CELL: (604) 649-0669

FAX: (604) 731-3908
Email: mcai@telus.net

Urban Design Rationale for a 37-Unit Townhouse Development at 728/734 Ewen Avenue,
New Westminster, BC
February 4, 2014
This application proposes a 37-unit townhouse development at 728/734 Ewen Avenue in a
manner consistent with the current OCP and Neighborhood plans’ “Medium Density Residential”
Land Use designation for the area. The development will consist of 3-bedroom units of
approximately 1380 s.f. to 1620 s.f., distributed throughout 9 three-storey buildings, each
containing 2 to 5 townhouse units on a 1.7 acre parcel of land.
Context
The Project’s site spans 466 feet in depth from Ewen Avenue to the neighbour to the south (220
Campbell Street) by 180 feet from the site’s neighbour to the west (746 Ewen Ave.) to Campbell
Street to the east. As such, the project consists of 9 separate buildings with two fronting directly
onto Ewen Avenue, three fronting directly onto Campbell Street and the others fronting onto an
internal road network to serve the development’s access.
Lining the perimeter of this property to the west/ south-west are a string of two-storey singlefamily homes, a church and a school. Whereas to the east are several two to three-storey
single-family homes across Campbell Street and a single-storey single-family home to the
south/ south-east at 220 Campbell Street. Across Ewen Avenue are a series of newer two to
three-storey single-family homes fronting onto Campbell Street and a townhouse development
just to the north-west (935 Ewen Avenue).
Vehicle and Pedestrian Circulation
The development will be accessed through one main entry at the south-west corner of the site
off of a proposed new road by the Engineering department. This single access point to the
development will secure the internal road and pedestrian network in order to provide privacy
and safety for the residents of this development and their use of its amenities.
While the internal road network will provide vehicular access to each individual townhouse unit,
these “roads” will be treated more as a pedestrian-oriented network of paths by slowing traffic
within the development through several traffic-calming methods including but not limited to
materiality. Through ground-oriented entrances to each townhouse it is believed that the use
and observation of these pathways will be increased and create an individual neighbourhood
and sense of community extending outside of the development to local amenities in the larger
surrounding community.
The internal pedestrian pathway network will be further strengthened by visually removing most
of the vehicles from sight. This will be accomplished by providing enclosed individual parking
garages for each townhouse unit. By removing the resident’s vehicles from pathways, the
pathways will be free for use by pedestrians and for other activities, while creating a safer and
more secure neighbourhood.
Through this vision of a pedestrian-oriented network of paths (or “roads”), it is believed that the
idea of a series of ground-oriented entries into each unit will facilitate and support a community
with a strong sense of a neighbourhood.
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Form and Character
The Queensborough Community Plan and design guidelines have been addressed and have
informed the design for these new townhouses by accommodating the current Flood Control
Level (FCL) at 11.6 feet (3.53m) while also providing an increase in density. These townhouses
have been designed so as to be at an appropriate scale and manner fitting of the local
surrounding context while still being financially viable to provide affordable housing within
Queensborough and New Westminster.
While the townhouses are 3 storeys in height from finished grade or, two storeys from the FCL,
the scale of these buildings has been decreased by providing useable intermediary elevated
covered entry porches along Ewen Avenue. Through the inclusion of wrap-around elevated
porches, circular windows and the extensive use of dormers, it is understood that the design of
these homes are at a scale, massing and form in keeping with the rural, maritime, and marine
homes throughout Queensborough.
The use of dormers with gabled roofs was carefully considered and deployed as a means for
decreasing the massing and scale of these new homes in consideration of the shadowing and
views of the neighbouring properties occupants. Further consideration was also given to the
architectural design of these homes by identifying that a stronger relationship and appeal would
be created by the selective introduction of circular windows and louvered vents that are
indicative of the port holes seen on local marine boats. In addition, elements such as the
inclusion of exterior planters to the underside of specific bay windows were identified as being of
some importance in local marine home design, particularly where individual garden space may
be at a premium in higher density developments such as this.
A particular effort was made so as to design every elevation as if it were the front elevation and
by removing attention from the garage entrance and at the same time giving attention to the
pedestrian entrance. This was accomplished by establishing a rythmatic alternation between
solid and void, where a void would be identified as an entry and a solid as interior living space.
Importance was placed on this relationship because of the scale and density of the local
surrounding context of single-family homes, where one can easily identify side yard space as a
separation between one residence and another.
Lastly, the materiality of these townhouses was deemed to be important to not only identify with
the local surrounding neighbourhood but also durability and affordability to the resident. It was
learned that ‘Hardi’ lap-siding would not only replicate the natural look of wood lap-siding seen
in many marine single-family homes, but would also will provide the benefit of durability and
lifespan required of long-term affordable housing today. Accompanying the lap-siding, several
other materials such as ‘Hardi’ board and batten were selected based upon their ability to
replicate natural material finishes and more importantly, their long-term performance in a wet
climate.
Landscaping
This landscape is designed as a drought tolerant landscape through the use of selected drought
tolerant plants, mulches and compost materials. The landscape will require a minimum amount
of watering after the establishment period. Some Urban Agricultural space has been proposed
in the open amenity space where productive community gardening would be encouraged.
Please refer to Landscape Plan and plant list.
Permeable paving is used wherever possible to maximize storm water infiltration.
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Sustainability
The following sustainable design features have been considered in the development:
• The development’s landscape is designed as a drought tolerant landscape through
the use of selected drought tolerant plants, mulches and compost materials. The
landscape will require a minimum amount of watering after the establishment period.
• The development will encourage sub-trades to use recycled materials, including
recycled content in steel, concrete, window frames etc., wherever feasible.
• Construction techniques during the development phase will be employed to keep
the air quality as high as possible.
• A central recycle bin will be provided during the construction phase and construction
waste will be grouped into wood, plastic, metal, drywall, etc, & will be delivered to an
appropriate transfer station for recycle.
• Exterior lighting levels will be appropriately addressed to reduce light pollution cast
onto surrounding areas.

Conclusion
We believe that the proposed land use and development for this property will enhance the
community of the immediate neighborhood within the Queensborough area and the greater
community of the City of New Westminster by providing not only the much needed medium
density ground oriented family housing that is sensitively and attractively designed, while also
relieving the historically significant downtown area from the need to over-densify to
accommodate the steadily continuing population growth.
Matthew Cheng, MAIBC
Matthew Cheng Architect Inc.
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Crime Prevention through Environment Design (CPTED)
The following measures have been incorporated in the design of this Townhouse Development:

Access Control:
x
x
x
x
x

The development’s security and Territoriality would be achieved through a visible single
point of entry.
The garbage and recycling areas are located within each unit’s parking garage to
eliminate any non-occupant individuals from accessing and scavenging through the
contents of these areas.
The mail kiosk will be located within the development where it will be observed by
multiple residents and thereby creating a passive security that will minimize, if not
eliminate any possibility of mail theft in this project.
Attention to the visibility in and out of the development from Ewen Avenue has been
carefully considered to provide motorist and pedestrians with a good level of surveillance
and safety.
The design of the exterior does not provide any possible places of victimization by
eliminating hidden corners and areas which could be conducive to the concealment of
an individual.

Lighting:
x
x

The front entry to the development and each entry doorway will be well illuminated with
an appropriate level of lighting (balance between light pollution and security).
Lighting for individual balconies, patios and porches will be individually activated and
public area lighting such as the main entry, and amenity spaces will be activated by
automatic timers, and solar sensors.

Hierarchy/Defensible Space/ Territoriality:
x

At perimeter areas around the property, private space will be clearly indicated with the
use of fencing, landscaping, and signage. The signage will indicate who and how the
users will access and use the site.

Target Hardening:
x
x

x

All unit doors will be equipped with minimum 1” deadbolts, security interlock plates, door
viewers, and 3” screws in strike-plates.
All patio, balcony and deck doors (sliding or French style) will be equipped with a pintype locking mechanism into the frame (or equivalent locking mechanism) in addition to
the primary lock. All sliding windows will also be equipped with a secondary locking
mechanism in addition to their primary locking mechanism.
All sliding patio, balcony and deck doors and windows will be equipped with lift and slide
protection along with the sliders being hung on the inside of the frame.
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Surveillance:
x
x
x

Fencing facing sidewalks will be aluminum picket fencing so that surveillance in and out
of the property is possible and so that graffiti will not be facilitated.
Landscaping materials and design have chosen so that they will not impede any sight
lines around corners, in or out of each units doorways. The selected plants will not grow
unruly.
Outside staircases have an open design to eliminate blind corners and areas of
concealment.

Matthew Cheng, MAIBC
Matthew Cheng Architect Inc.
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1

Subject Area

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

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

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

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

Environment

REQUIRED

REQUIRED

1

1

/1

/1

Score

Sediment and erosion control
will be determined by the design
and consultation of a civil engineer.

80
= _________
% of construction

60
= _________
% of demolition

Recycled material:

Explanation

APPLICANT

1

1

/1

/1

Score

Comments

STAFF

Economic

Short Description of Project:______________________________________

Page 11

Page 8
Social & Cultural

37-unit slab-on-grade townhouse project

Page 1

Environment

VERSION # 1

Categories

June 2011

Planning Division

SUSTAINABILITY
REPORT CARD

Rezoning or
Development Permit Number: ___________________________________

728/734 Ewen Avenue, New Westminster
Project Address:_______________________________________________

Date: _______________________________________________________
June 21, 2013

PROJECT TYPE: RESIDENTIAL
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6

Energy
Efﬁciency

Energy
Efﬁciency

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

5

Provides programmable thermostats in each
unit.

Habitat

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

7

Stormwater

Stormwater

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

See Metro Vancouver’s Stormwater Source
Control Design Guidelines.

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

Subject Area

4

3

VERSION # 1

REQUIRED

REQUIRED

REQUIRED

REQUIRED

Environment

728/734 Ewen Avenue, New Westminster
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2

1

1

1

3

/2

/1

/1

/1

/3

Score

Programmable thermostats wil be
provided in each dwelling unit to
control ambient temperature of
each unit.

Energy-efficient lighting will be
provided in all common areas in
addition to strategic placement
within each unit's common living
spaces, such as Living and Dining a

Will provide landscaping per BC
Landscape Standard.

Drought-tolerant plantings will be
used.

stormwater will be managed
through several different systems,
including rain-water leaders and
surface collection of rain-water in
common amenity spaces, which
will retain any surface water prior to
being filtered through draintiles and
sediment-control sumps.

Explanation

APPLICANT

2

1

1

1

3

/2

/1

/1

/1

/3

Score Comments

STAFF

June 21, 2013

Page 2

11

Waste &
Materials

Waste &
Materials

Energy
Efﬁciency

Subject Area

EARLY STAGE

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

EARLY STAGE

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

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

See www.energystar.gov under ‘Products’.

Provides EnergyStar-rated appliances.

10 Above City requirements, provides 4-stream

9

8

VERSION # 1

REQUIRED

REQUIRED

Environment
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0

2

1

1

/8

/2

/1

/1

Score

Not provided

Each unit will be provided with
storage space (3 s.f./unit) for their
individual units needs for 4-stream
recycling.

111
= ___________
sq ft

Recycling space proposed:

low-VOC materials and products
will be used in construction and
finishing of project.

EnergyStar-rated appliances will be
provided in units.

Detail type of appliance:

Explanation

APPLICANT

0

2

1

/8

/2

/1

/1

1

Score Comments

STAFF

June 21, 2013

Page 3

EARLY STAGE

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

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

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

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

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

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

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

Examples:

VERSION # 1

14

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

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

EARLY STAGE

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

13 Retains sound original trees and landscape

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

EARLY STAGE

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

12 Provides open greenspace and other greened

Environment
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Energy
Efﬁciency

Habitat

Habitat

Subject Area

/2

/3

/4

3

2

2

Score

Units will incorporate acceptable
roof over-hangs to shield upper
windows.

limited glazing will be provided to
reduce solar heat-gain in the
summer and heat-loss in the winter.

Deciduous trees and landscaping
will be used to shield
harmful/strong solar rays and
mitigate excessive heat-gain in
units in the summer time, while
providing maximum light and heat
in the winter months.

Units are designed to utilize
cross-ventilation with operable
windows at both front and rear of
units.

Site does not contain any existing
trees but will be provided with new
trees for a net gain.

A common amenity space will be
provided for children to play.

Explanation

APPLICANT

/3

3

/4

/2

2

2

Score

Comments

STAFF

June 21, 2013

Page 4

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

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

Recommended:

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

VERSION # 1

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

19 Incorporates landscaped roofs on concrete

18

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

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

EARLY STAGE

space as per City parking reduction incentive
policy.

17 Provides a co-op vehicle and assigned parking

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

EARLY STAGE

Stormwater &
Habitat

Waste &
Materials

Transportation

Alternative
Energy

as geo-exchange, solar, or district energy.

EARLY STAGE

16 Incorporates alternative energy systems, such

Building Code requirements.

Energy
Efﬁciency

Subject Area

15 Achieves building energy performance above

Environment
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0

0

0

0

2

/3

/2

/1

/4

/4

Score

Not provided.

Not provided.

Specify % of material:

Not provided.

Not provided.

Specify % of energy provided:

Low E tinted windows are being
provided on south and west
elevations.

Explanation

APPLICANT

/4

/4

0

/3

/2

/1

0

0

2

Score

NA

Comments

STAFF

June 21, 2013
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Transportation

24 Provides electric plug-ins to support use of

VERSION # 1

See BC Hydro’s Electric Vehicle Charging
Infrastructure Deployment Guidelines

Recommended: 10% of resident stalls.

electric vehicles.

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

Energy
Efﬁciency

Habitat

23 In wood-frame buildings, incorporates high-

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

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

22 Removes invasive species* and incorporates

21

Stormwater

Subject Area

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

grading for groundwater recharge and
stormwater retention/evaporation.

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

Environment

728/734 Ewen Avenue, New Westminster

/1

/1

/1

1

/1

/2

0

1

1

1

Score

% of resident stalls:
10% of the visitor stalls (1 stall) will
be provided with a monitored
pay-per-use electric plug-in stall for
an electric car.

Not provided.

The existing site will be cleared of
all vegetation. A combination of
native and non native plants will be
used to create a diverse mixture of
plants in a multi-storey habitat

Top soil will be retained for re-use
on site in central amenity space
during construction.

A minimum of 8" of top soil will be
provided.

Explanation

APPLICANT

/1

/2

/1

/1

1

0

1

/1

1

1

Score

Comments

STAFF

June 21, 2013
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TOTAL SCORE:
ENVIRONMENTAL ITEMS

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

26 CONSTRAINTS—

ENVIRONMENTAL SUSTAINABILITY ASPECTS NOT
CAPTURED ABOVE:

25 INNOVATION—

Environment

728/734 Ewen Avenue, New Westminster

Subject Area

Explanation

/51

27

Due to the sites dimensions and location
and zoning, the project has dificulty
meeting or exceeding the requirements for
sustainable amenities such as food
gardens and extensive tree provisions while
providing a density increase within the city
OCP.

This project is striving to densify a
low-density neighbourhood with
townhouses.

Score

APPLICANT

/51

27

27/48

Score Comments

STAFF

June 21, 2013
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EARLY STAGE

EARLY STAGE

EARLY STAGE

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

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

VERSION # 1

32

31

Includes affordable market housing units.

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

EARLY STAGE

29 Provides a diversity of unit sizes.

28

Provides ground-oriented units.

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

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

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

Social & Cultural

728/734 Ewen Avenue, New Westminster
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Heritage

Housing

Housing

Housing

Housing

Accessibility

Subject Area

0

4

2

0

1

0

/4

/4

/5

/1

/1

/3

Score

100

% of Total

Not provided.

All units are geared to providing
affordable multi-family homes.

All are purchase-able units that may
or may not be rented-out.

3-bedroom

Unit Type

All units will be groun-oriented.

Because of the Flood Control
Level , the site will not be able to
provide any barrier-free access to
unit living space which must be
above the flood control-level (much
higher than the finished grade.

% of adaptable units:

Explanation

APPLICANT

/1

/4

/4

0

/5

0

0

1
/1

/3

0

Score

Comments

STAFF

June 21, 2013
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EARLY STAGE

d) Other____________________

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

f) Other___________________

VERSION # 1

36

35

Heritage

Heritage

Subject Area

Amenities

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

EARLY STAGE

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

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

34 Includes references to historic site or

EARLY STAGE

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

33 Includes reuse of an existing heritage

Social & Cultural

728/734 Ewen Avenue, New Westminster

/2

2

/4

0

/2

0

/2

0

Score

A public play area in the amenity
space will be provided.

The sites lot area does not
facilitate the inclusion of any public
amenity space in addition to the
the required amenity space.

Not applicable to this site.

Not applicable to this site.

Explanation

APPLICANT

/2

2

/4

0

/2

0

/2

0

Score

Comments

STAFF

June 21, 2013
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TOTAL SCORE:
SOCIAL & CULTURAL ITEMS

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

38 CONSTRAINTS—

SOCIAL/CULTURAL SUSTAINABILITY ASPECTS
NOT CAPTURED ABOVE:

37 INNOVATION—

Social & Cultural
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Subject Area

Explanation

3
/28

/28

Score

9

The sites lot area does not facilitate the
inclusion of any public amenity space in
addition to the the required amenity space.

Score

APPLICANT
Comments

STAFF

June 21, 2013
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Land Use

42 Supports and/or is compatible with the

VERSION # 1

TOTAL SCORE:
ECONOMIC ITEMS

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

44 CONSTRAINTS—

ECONOMIC SUSTAINABILITY ASPECTS NOT
CAPTURED ABOVE:

43 INNOVATION—

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

EARLY STAGE

ongoing viability of surrounding existing
commercial or industrial employers.

Land Use

EARLY STAGE

Land Use

Employment

Subject Area

41 Redevelops a contaminated brownﬁeld site.
EARLY STAGE

supports local businesses.

40 Creates more intensive use of land that

tax base.

39 Results in net increase in the City’s property

Economic
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/3

/13

3

/4

/2

/13

This sites proximity to local shops
and community services will
increase the frequenting of these
businesses and services.

Not applicable.

/4

2

4

Score

9

/3

/4

/2

Yes, the increase in density of this
lot will facilitate the continued and
increased frequenting of local
businesses and establishments.

Yes, the increased density and
change of use of the existing lot
will increase the tax base for the
/4 existing lot.

Explanation

9

3

0

2

4

Score

APPLICANT

9/9

NA

Comments

STAFF

June 21, 2013
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APPENDIX #4

OFFICIAL COMMUNITY PLAN
DESIGNATIONS FOR 728 AND 734 EWEN AVENUE
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DRAFT LAND USE DESIGNATION FOR 726 AND 734
EWEN AVENUE
(RM) Residential – Medium Density – this area will contain medium density multifamily residential uses such as row houses, townhouses, and low rises. Depending on the
provision of public amenities, a density bonus may be provided in order to reach the
upper limits of density in this area.

DRAFT DEVELOPMENT PERMIT AREA
DESIGNATION FOR 726 AND 734 EWEN AVENUE
#1 Ewen Avenue Multi-family
The Ewen Avenue Multi-family areas, identified as Development Permit Area #1 [see
Map B], are designated in order to provide housing in close proximity to the
neighbourhood centre and help define the axis streets leading to the centre of the
neighbourhood. This area will contain medium density, multi-family residential uses and
may include community amenities such as child care or community space (e.g. fire hall).
Home based businesses facing the street are encouraged. This Development Permit Area
protects development from hazardous conditions arising from the floodplain, encourages
best practices for promoting water and energy conservation and reducing greenhouse gas
emissions. It also establishes guidelines for the form and character of multi-family
development.
Properties located within this Development Permit Area that are zoned Ewen Avenue
Comprehensive Development Districts (RM-CD-2) that develop commercial uses in
accordance with the zone must instead comply with the guidelines included in the
Queensborough Main Street Development Permit Area.
DESIGN GUIDELINES SITING

Building siting must contribute to a pedestrian scale neighbourhood character. Consider
the following:
 Orient residential units to front all streets and/or city trails and greenways
immediately adjacent to or within the development, except where the adjacent
street is a highway or truck route.
 For all corner lots and/or corner units, locate and design buildings to address all
frontages, including public and internal streets, and/or city trails and greenways.
 Use building siting to reinforce a sense of arrival at intersections that provide key
access points into the community. Enhance this effect with other special features
(e.g. publicly accessible plazas at the street corner, special roof shapes and/or
other architectural features, street furniture).
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Building siting must respect the existing neighbourhood and site context. Consider the
following:
 Consider existing buildings and outdoor spaces when siting new buildings,
including the location of windows and entrances, overlook of outdoor space,
impacts to air circulation and light penetration, etc.
 Site buildings to retain and enhance heritage assets by incorporating them into the
development of the site, wherever possible, including buildings, engineering
works and/or cultural landscapes, as well as significant landscape features (e.g.
mature vegetation and trees, distinctive landforms).
 Design new buildings in proximity to heritage assets to be compatible with their
historical context without literally imitating older building styles. In these cases,
new buildings should provide an original interpretation of the traditional building
style (i.e. draw inspiration from fundamental design characteristics) while
continuing to reinforce traditional development patterns and rhythms.
 Minimize the impact of noise and exhaust to pedestrians and neighbours. Locate
service areas and mechanical equipment (e.g. utilities, HVAC, meters) at the rear
of buildings and away from neighbouring residential uses. Minimize visibility of
service areas and mechanical equipment from streets, open spaces and neighbours
(e.g. screen, reduce service and garage opening size, use shared service areas).
CHARACTER

All buildings and developments must be designed to have a high quality, cohesive
appearance that enhances the overall quality of the community. Consider the following:
 Use an architectural approach (i.e. massing, facade treatment, detailing, materials
and colour choice) which is harmonious with the riverfront community context.
 Create a cohesive streetscape. Use a similar alignment of windowsills, building
and roof lines, cornices, and floor-to-floor spacing along the street block.
 Design all principal and accessory buildings within a development and/or all
elements of an individual building to the same architectural style. Provide enough
variety (e.g. through massing, architectural detail) to avoid a monotonous
appearance when the development is viewed as a whole and to reinforce individual
building identity.
 Coordinate lighting, outdoor furniture and garbage receptacles and design outdoor
areas (e.g. walkways, patios) and landscape elements (e.g. retaining walls, fences,
screening) to be consistent with the style, materials, colour and quality of the
overall development.
 Select project and internal street names that evoke Queensborough’s riverfront
community context and/or the legacy of its historically prominent citizens.
 Provide public art to help enrich outdoor spaces and create pedestrian scale
landmarks. Use art that highlights Queensborough’s sense of place and is unique
to each location.
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HERITAGE
Each development must follow the Standards and Guidelines for the Conservation of
Historic Places in Canada for all physical work to heritage assets. Reuse historic
industrial and agricultural artefacts on redevelopment sites (e.g. as public art).
MASSING

Building massing must contribute to a pedestrian scale neighbourhood character.
Consider the following:
 Use substantial vertical architectural features (e.g. changes in building height,
bays, high voids) to break the massing of multiple unit buildings into smaller
modules of similar scale.
 Relate the modules to the organization of interior space such that the expression of
individual units is reflected in the overall form of the building. Use horizontal
architectural elements to define floor-to-floor transitions, roofs and cornice lines.
 Design the roof to minimize the overall building mass, incorporating articulation
and variations in roof planes (e.g. dormers, gables, crenelated parapets) to break
up roof mass and reduce building scale.
 Reinforce the pedestrian scale massing by designing all buildings to have a heavier
“base” and lighter “top” that are visibly differentiated by use of material (e.g.
masonry on the base and wood siding on the top) and details (e.g. cornice
treatments at the top).
Building massing must maximize natural light and ventilation to apartment and
condominium units. Consider the following:
 Mass buildings to promote as many units as possible having exterior walls with
windows on two sides.
 Configure internal units using a wide window-wall to shallow room-depth ratio
that ensures ample daylight penetrates to the rear of the unit.
 Organize the interior space such that, wherever possible, a majority of primary
living spaces (e.g. living room, family room, kitchen) have exterior walls with
windows on two sides. As a minimum, ensure all primary living spaces and
secondary living spaces (e.g. bedroom, den, office) have at least one exterior wall
with a window.
 Take microclimate into consideration.
FACADES
The facades of all building walls that face public or internal streets, drive aisles,
pedestrian pathways, parks or open space must provide visual interest. Use architectural
elements (e.g. fenestration, vertical and/or horizontal design elements, secondary roof
elements) and/or material or colour change.
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ENTRANCES
Primary pedestrian entrances into buildings must be integrated into the design of the
building, yet be clearly expressed. Consider the following:
 Articulate massing to identify building entrances (e.g. tall voids, central mass,
recessed entry).
 Frame with a secondary roof element (e.g. porch) to identify building entrances
and protect from weather.
 Establish a hierarchy of entrances, giving grouped pedestrian entrances visual
priority, individual pedestrian entrances the next highest visual priority, and
vehicle entrances the lowest visual priority.
Building entrances must be located and designed to have a strong relationship with the
street. Consider the following:
 Make entries for residential buildings and ground-oriented units, including front
porches visible from, oriented toward and directly connected (via a short pathway
and/or stairs) to the street (public or internal), city greenway or trail, or semiprivate entry courtyard onto which the building fronts. Make any semi-private
entry courtyard visible from, oriented toward and directly connected to the public
street (via a short pathway and/or stairs).
 Distinguish entrances with an arrival feature (e.g. courtyard, gateway) at the point
where the semi-private sidewalk meets the public sidewalk. Incorporate smaller
arrival features to visibly differentiate different building entrances within a
development. Integrate the design of arrival features with the overall design of the
development.
ROOFS
Rooftops must appear clean and attractive and in keeping with the architectural style of
the building. Consider the following:
 Locate and screen mechanical and service equipment such that it appears as an
integral part of the building when viewed from any angle.
 Finish the surface of roofs with a material that is attractive and easy to maintain to
a high level of neatness.
 Design roofs to reduce the urban heat island effect.
WINDOWS
Windows must contribute to an interesting, pedestrian-scale environment. Consider the
following:
 Use windows which are of clear glass (e.g. not tinted, reflective or opaque).
 Use windows which are rectangular or square in proportion, except for accent
windows which may have a unique shape.
 Locate windows in the garage door of residential parking structures facing onto
public or internal streets or walkways, including city trails and greenways.
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Use strategies to facilitate passive heating in cooler months and reduce unwanted heat
gain in summer months. Consider the following:
 Ensure a solar heat gain coefficient of 50% or better for south-facing windows to
maximize solar gain during winter.
 Use exterior shading devices (e.g. awnings, canopies, overhangs, light shelves,
louvers) which provide shade from the high summer sun, but provide solar access
to the low winter sun. Use these devices particularly on south-facing windows.
 Provide operable windows in each residential dwelling and/or unit. Locate
operable windows to take advantage of Queensborough’s prevailing easterly
winds (i.e. winds from the east to the west) to provide cross ventilation.
 Use stack vents and light wells to provide additional light and ventilation to
primary and secondary living spaces.
 Take microclimate into consideration when locating and sizing windows.
SIGNS
Signs must be designed to be consistent with the architectural style, scale and materials of
the development and/or building and its surrounding context. Consider the following:
 Integrate signs into the detailing of the building (i.e. not applied as an
afterthought) but subordinate to the overall building composition.
 Make signs visible from the street without being visually obtrusive. Design the
size, location and information to be oriented to pedestrians.
 Use indirect lighting from fixtures that are integrated into the overall design and
character of the development and/or building.
OPEN SPACE
Each development must provide directly-accessible private outdoor space for all units.
Consider the following:
 Include balconies for above grade units and patios for ground-oriented units.
 Design roofs to provide usable outdoor space.
 Where units front onto public or internal streets and/or city trails or greenways,
use the private outdoor space to create a transition. Design this area to be spatially
well-defined and visible from the street or walkway (e.g. elevate slightly, enclose
with low hedges or an open-railing fence).
Each development must provide semi-private outdoor common space for all multi-family
developments. Use common space to create a transition from private residential areas to
the development entry at public streets. Orient private patios and entries around the semiprivate common space to facilitate neighbourly interactions and provide overlook for
children as they play.
Common outdoor space must be designed to be of a usable size and configuration.
Include a range of activities and generations. Consider the following:
 Hard and soft landscaped areas such as courtyards, patios, lawns and/or
naturalized open space.
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 Seating options such as benches, moveable chairs and/or tables. Locate seating
options suited to different weather conditions such as areas that capture the sun,
are shaded (e.g. by building canopies or trees) and/or are sheltered from wind and
rain.
 Common gardens where residents can grow flowers and food together. These
should be in addition to private garden spaces.
 Natural play elements (e.g. boulders, stepping stones, grassy slopes) in visible
locations.
Each development must provide pedestrian circulation that connects between buildings
and shared amenities, as well as directly to public streets and greenways, and other
destinations such as schools, parks, and commercial areas.
NOISE
Developments and buildings must be designed to minimize impacts from adjacent
industrial and transportation activities. Consider the following:
 Site buildings to minimize light intrusion from trucks, trains and industrial site
lighting into residential units, yards and semi-private open spaces.
 Organize internal unit configuration to locate bedrooms and, where possible, other
living areas away from industrial and goods transportation activities (i.e. truck
routes, industrial site access points, the rail line). Locate all outdoor spaces away
from noise sources.
 Employ leading edge technical approaches to noise abatement in residential
building construction (e.g. fresh air ventilation alternatives to open windows,
acoustically rated glazing) including on balconies (e.g. sound absorption materials
and/or barriers).
 Provide landscape buffers within residential development sites. Use layered
plantings of trees and shrubs.
Each application to develop residential dwellings adjacent to industrial and transportation
activities must provide a report prepared by persons qualified in acoustics and noise
measurement, demonstrating compliance with CMHC noise standards for habitable areas
(i.e. max. 35 decibels for bedrooms, max. 40 decibels for living dining and recreation
rooms, and max. 45 decibels for kitchen, bathrooms, hallways and utility rooms). This
report will be registered as a covenant on title.
LIGHTING
All public and semi-private sidewalks and open spaces must be equipped with lighting.
Consider the following:
 Use unobtrusive fixtures which are consistent with the architecture of the building
and its surrounding context.
 Use shielded down lighting that provides for security, ambient lighting and
enhances architectural and landscape details but minimizes light pollution.
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 Minimize energy used in exterior lighting by using energy efficient lighting (e.g.
LED, solar-powered) and timer-, motion- or photo activated lighting for all
exterior areas, including walkways and driveways and for security lighting.
MATERIALS & COLOURS
All principal and accessory buildings within a development must use a cohesive palette
of materials and colours that is consistently applied and contributes to the overall quality
of the community. Consider the following:
 Use a natural palette of wood, stone or brick and muted paint colour tones (e.g.
Benjamin Moore’s Historical Vancouver True Colours).
 Consistently apply materials to all sides of a building (i.e. do not emphasize the
principal facade with lesser treatment on the other facades).
 Change building materials and/or colours at interior or “reverse” corners of a
building, not at exterior corners or at changes in a facade plane.
 Use an accent colour which is harmonious with the main colours of the materials
and colours palette to unify the overall palette and to highlight architectural details
(e.g. eaves, window and door trim, railings).
 Use matte finishes or finishes with a low level of reflectivity. Reflective materials
(e.g. mirrored glass, polished stone) should be avoided.
Each development must use building and hardscape materials that are durable and
appropriate to their use, the local climate, and the urban environment. Consider the
following:
 Use high quality building materials (e.g. wood, stone, brick, or acceptable
alternative) rather than materials that are visibly simulated (e.g. vinyl siding) or
are inappropriate for an urban area (e.g. untreated or rough-sawn wood).
TRAILS & GREENWAYS
Each development which is identified on the Parks, Trails and Greenway Streets Map as
accommodating a portion of any trail or greenway must provide the trail or greenway
route (e.g. dedicate or gift land, provide a right-of-way or easement) and construct the
walkway for use by the general public.
Each development adjacent to any trail or greenway, as identified on the Parks, Trails and
Greenway Streets Map, must set buildings and other structures well back from the
walkway. Ensure the separation between private and public space is visually and
physically well-defined (e.g. planting, low fences, hedges). Ensure there are no barriers to
public access to the walkway.
ACCESSIBILITY
Endeavour to make all pathways and building entrances, public and semi-public spaces,
and special features and amenities of a site accessible by people of varying ability.
Consider the following:
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 Build sidewalks and pathways a minimum 1.8 metres (5.9 feet) wide with nonskid, uniform walking surfaces.
 Locate entrance ramps and lifts in areas that are highly visible, easy to use and
connected to the sidewalk.
 Where steps or high thresholds (e.g. related to FCL requirements) create a barrier,
provide an alternative route that is easily accessible to everyone.
 Locate site furnishings (e.g. lighting, bollards, signage, guardrails, seating) where
they will not impede easy passage for those using a mobility device (e.g.
wheelchair, scooter) or people who are visually impaired.
 Locate parking for those with ability challenges close to accessible building
entrances.
 Use light fixtures that emit white light (i.e. not orange light) in all outdoor areas.
White light facilitates better visibility.
SAFETY
Each development must provide a Crime Prevention Through Environmental Design
(CPTED) report outlining the use of CPTED strategies in the design of developments and
buildings, including open space.
TREES & PLANTING
Each development must use the BC Society of Landscape Architects’ and BC Landscape
and Nursery Association’s “BC Landscape Standard Guidelines (Latest Edition)” in
specifying, selection, site preparation, installation and maintenance of all trees and other
plant materials.
Each development must integrate trees, including shade trees. Consider the following:
 Retain existing mature trees wherever possible. Where tree removal is
unavoidable, replace with a number, species and size of trees that creates equal
value.
 Plant new trees in all public and semi-private open spaces, parking areas, private
yards, and along internal streets and pathways.
 Locate deciduous trees on the south and west side of buildings to provide shade
and minimize unwanted heat gain during summer and provide solar access and
passive solar gain during winter.
Tree species and other plant materials must be of high quality, suited to their purpose and
contribute to the overall quality of the community. Consider the following:
 Choose species that are successful in the urban environment, easy to maintain, are
non-invasive and suited to Queensborough’s high water table. Selected tree
species should also have less aggressive rooting habits.
 Use broadleaf deciduous tree species, wherever possible, for all shade trees
including internal street trees and trees in parking areas. Select species that have a
minimum mature height of 15 meters (49 feet).
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All trees must be planted so that they will successfully become established and develop a
full canopy over time. Consider the following:
 Plant trees on internal streets in a minimum 3 metres (9.8 feet) soil boulevard.
Where the boulevard is paved, plant street trees in a continuous trench finished
with a tree grate around each tree.
 Space street trees consistently and so that their canopies touch at maturity,
generally one tree every 6 to 8 metres (20 to 26 feet), depending on species.
 In parking areas, plant shade trees at an approximate ratio of one tree for every
five spaces. Plant trees in a minimum 3 metres (9.8 feet) wide continuous trench
and protect trees with bollards or tree guards.
Develop and/or enhance areas of under storey vegetation using diverse, multi-storey
planting which will support habitat for smaller wildlife, songbirds and important
pollinators such as bees, butterflies and dragonflies.
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APPENDIX # 5
SITE PLAN ANALYSIS 728/734 EWEN AVENUE
SITE
ASSESSMENT
Requirement

Bylaw

Buildings

Required
(metres)

Provided
(metres)

Building Height

418.12

all

35.0 feet (10.7)

34.8 feet (10.6)

Front Yard

418.13

5&6

15.0 feet (4.57)

16.0 feet (4.88)

Rear Yard

418.14

1&9

15.0 feet (4.57)

15.0 feet (4.57)

Side Yard – East

418.15

6,7,8,9

15.0 feet (4.57)

15.0 feet (4.57)

Side Yard – West

418.15

1,2,3,4,5,

15.0 feet (4.57)

15.0 feet (4.57)

Site Coverage

418.16

all

40%

35%

418.17
418.17
418.17
418.18
418.18
418.18
418.18
418.18
418.18
418.18
418.18
418.18

5–6
7–8
8–9
1–2
1–9
2–3
2–9
3–4
3–8
4–5
4–7
6–7

12 feet (3.66)
14 feet (4.27)
14 feet (4.27)
36.8 feet (11.22)
38.8 feet (11.82)
36.8 feet (11.22)
38.8 feet (11.82)
36.8 feet (11.22)
38.8 feet (11.82)
36.8 feet (11.22)
38.8 feet (11.82)
36.8 feet (11.22)

12 feet (3.66)
14 feet (4.27)
14 feet (4.27)
34.5 feet (10.52)
34.5 feet (10.52)
34.15feet (10.41)
38.8 feet (11.82)
34.15feet (10.41)
29 feet (7.32)
29.04 feet (7.33)
29 feet (7.32)
33.08 feet (10.08)

0.8
850 sq. ft.
(79 sq. m.)
5,327 sq. ft.
(495.1 sq. m.)

0.72
+1000 sq. ft.
(93 sq. m.)
+23,000 sq. ft.
(2137.9 sq. m.)

56 spaces
8 spaces

74 spaces
8 spaces

Separations

FSR
Minimum Unit Size

418.20
418.21

Usable Open Space

418.22

all

Parking - resident
Parking - visitor

150.8
150.8.1

all
all
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APPENDIX # 6

POLICY EVALUATION FOR PROPOSED VARIANCES
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POLICY EVALUATION FOR PROPOSED VARIANCES
Following is an evaluation of the proposed variances according to the 2008 Council
policy for considering variances.
Information Question
What is the intent of the bylaw which the applicant is seeking to have varied?
Building separations are intended to ensure adequate separations between
residential uses on the same site.
Assessment Questions
1. Is there a community benefit to the granting of the variance; beyond that
received by the owner or occupant of the property?
No.
2. Is there a hardship involved in adhering to the pertinent bylaw? A hardship
must relate to the location, size, geometry or natural attributes (e.g. slope,
floodplain, rock formation, natural vegetation) of the site and not the personal
or business circumstances of the applicant.
No
3. If the answer to question #2 is ‘No,’ but the answer to question #1 is ‘Yes,’ can
it still be demonstrated that the proposal still meets the intent of the bylaw?
Yes – The site design provides for appropriate orientation of buildings and the
variances for the most part pertain to driveways.
4. Is this the most appropriate mechanism for achieving the end result of the
proposed variance?
Yes, the other option would be a Comprehensive Development zone.
5. Is the proposed variance relatively minor?
Some of the reduced separations have been used to generate a larger common
open space. All private interior yards are a minimum of 15 feet.
Regulation Specific Criteria
Separations Between Buildings On The Same Site
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 Does the decreased setback still provide adequate space between the building and
the adjacent buildings?
Yes. Most of the variances proposed provide adequate space between the
buildings for the purpose intended.
 Does the decreased separations still provide for appropriate massing along the
street?
Yes. All of the buildings facing the street satisfy yard and separation requirements.
 Does the decreased separation create privacy issues for the adjacent buildings in
terms of windows, decks, or balconies?
No.
 Does the decreased separation create view obstruction issues?
No
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APPENDIX # 7

QUEENSBOROUGH TOWNHOUSE
COMPARISON CHART
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Number
of units

Units
Per
Acre

Floor Space
Ratio

Average
Unit Size

746 Ewen Ave.

30

23

0.74

1432 sq. ft.

728/734 Ewen Ave

37

22

0.70

843 Ewen Ave

67

25

0.82

620 Salter St.

54

24

0.73

702 Salter St

65

21

0.80

Approved Townhouse
Projects
42 South Dyke Rd.

36

23

0.77

1,450 sq. ft.

1100 Block Ewen

61

30

0.86

1,250 sq. ft.

Windsor Mews
1010 Ewen
Coopers Landing
935 Ewen
Eagle Estates
150 Pembina
Alexander Walk
1211 Ewen
303 – 307 Jardine
Street

68

29

0.91

1,360 sq. ft.
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26

0.82

1,370 sq. ft.

51

20

0.65

1,415 sq. ft.

36

24

0.72

1,320 sq. ft.

8

28

0.84

1,300 sq. ft.

Status

Current Townhouse
Applications
Information
Report
1400 sq. ft.
This
Application
1,460 sq. ft.
Council
consideration
1,325 sq. ft.
Council
consideration
1,200 sq. ft.
Council
consideration

Approved
July 2011
Approved
Dec 2010
Constructed
2005
Constructed
2005
Constructed
2007
Constructed
2007
Approved
2008
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APPENDIX # 8

ADVANCE STREET PLAN FOR THE SALTER STREET,
CAMPBELL STREET AND EWEN AVENUE AREA
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DRAFT Advance Street Plan for Queensborough
City of New Westminster

January 2013
#366972
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ADVANCE STREET PLAN FOR QUEENSBOROUGH
1.0 PURPOSE OF THE ADVANCE STREET PLAN
Queensborough’s history as an agricultural and industrial community is reflected in the
number of single detached parcels with a larger than average area. For example, a number
of single detached parcels in Queensborough are upward of 1,858.1 square metres
(20,000 square feet), as compared to the minimum lot area requirement for single
detached parcels of 371.6 square metres (4,000 square feet).
Some larger parcels are in areas where there has already been some subdivision into
minimum-sized parcels. In these areas, many decisions about how the neighbourhood
should develop have already been made. For example, the location of new streets and
lanes, which streets new houses should front onto, and from which streets houses should
take access were all likely determined at the time of subdivision.
In some cases, the previous development decisions have made it clear how the remaining
large parcels would subdivide in the future. In other cases, there are a number of ways
that the remaining large parcels could potentially subdivide. In still other cases, there are
whole blocks made up of larger parcels where these development decisions remain to be
made. The Advance Street Plan gives guidance on development decisions for those areas
falling into the last two categories.
The Advance Street Plan guides future development such that it ensures appropriate
connectivity for pedestrians, bikes and vehicles through the community. It ensures the
neighbourhood evolves in the way best suited to accessing and servicing future
development. The Advance Street Plan also provides a degree of certainty for land
owners and developers regarding the future development of the community, including a
general understanding of the scale of future right of way dedication and some of the offsite requirements expected during subdivision.
Toward this purpose, the Advance Street Plan includes development principles and
dimensioned maps of advance street plan areas. The development principles would guide
development decisions, such as which streets new houses should front onto, and from
which streets or lanes houses should take access. The Street Maps illustrate the location
and width of future street and lane rights of way, in some cases in stages.

2.0 ROLE OF THE ADVANCE STREET PLAN
The Advance Street Plan is a non statutory policy document that will be approved by
Council to regulate development in the four areas in Queensborough identified on
Diagram 1. This policy will be used in conjunction with all applicable statutory plans and
bylaws when reviewing applications for development in any of the four plan areas.

DRAFT Advance Street Plan for Queensborough
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All development applications in the Advance Street Plan areas will be evaluated in
relation to the development principles (Section 3.0) and related area street maps (Section
4.0) contained within the plan. Alternate development configurations that are deemed to
meet the intent of the Advance Street Plan may also be considered at the discretion of the
City.
Diagram 1: Queensborough Advance Street Plan Areas

3.0 DEVELOPMENT PRINCIPLES
There are six development principles for the Advance Street Plan Areas:
1. Regardless of their original frontage orientation, all parcels along Salter Street
should subdivide such that resulting parcels have frontage on Salter Street;
2. Except for those having frontage on Salter Street, single detached parcels along
all other existing and new streets should subdivide such that resulting parcels have
frontage on their respective street;
3. The principal building on each single detached parcel should be oriented toward
the street on which that parcel has frontage to create a strong street wall;
4. Multiple family developments should orient units to front onto all adjacent streets
and/or greenways to create a strong street/greenway wall;
5. Parcels having frontage on Ewen Avenue should take access from a rear lane or a
street other than Ewen Avenue;
6. Wherever possible, all other parcels should take access from a rear lane.
All parcels created through subdivision in the Advance Street Plan Areas would conform
to the development principles regarding frontage, principal building orientation and
access. Any existing properties in the Area would also be encouraged to conform with the
development principles over time.
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4.0 AREA STREET MAPS
4.1 Area #1: Phillips Street (at Salter Street)
Figure 1a depicts the extent of Advance Street Plan Area #1 which is bounded by Canil
Avenue on the northwest, Phillips Street on the northeast, Salter Street on the southeast
and Boundary Canal on the southwest. Eight parcels make up this area, including 202
through 212 Phillips, 1425 Salter and 211 Boundary.
A City right of way of irregular width separates the six Phillips parcels from 1425 Salter
and 211 Boundary. A City sanitary sewer pump station (blue dot) is located in the
northwest end of this right of way. A Canadian National Railway statutory right of way
(purple shading) is located parallel to the southeast bank of Boundary Canal and
continues across a portion of 211 Boundary. The Queensborough Perimeter Trail is
located within this right of way.
Area #1 is designated Residential – Low Density (RL) in the Queensborough Community
Plan (1995, and the update currently underway). It is bounded by areas of the same
designation to the north and east, and by Residential – Medium Density (RM) to the
south, which is developed as Single Detached Dwelling Districts (Compact Lots) (RT2D).
Figure 1a: Advance Street Plan Area #11

1

The railway right-of-way has since been removed from 211 Boundary. Despite what is depicted in Figure 1a, the
railway right-of-way extends north from Salter Street and ends at the property line of 211 Boundary and does not
extend onto that property.
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Figure 1b shows the draft Area #1 Street Map (Phase One of Two). A new “Street A”
would connect Salter Street and the western terminus of Canil Avenue using the existing
right of way. It would angle northward to accommodate the existing sanitary pump
station. Street A would have a 19.4 metre (64 foot) City right of way.2
A new “Lane A” would bisect the block created by this street configuration. This lane
would be within a 6.1 metre (20 foot) statutory right of way which would allow closure
of a portion of the lane in Phase Two development described below.
Figure 1b: Draft Area #1 Street Map (Phase One of Two)

2
Generally, for local streets that serve primarily adjacent parcels (i.e. have minimal through-traffic), a narrow street
right of way of 18.5 metres (60.1 feet) may be considered. Although the proposed new street will serve primarily
adjacent parcels, other technical considerations result in a slightly wider right of way requirement for this street.
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It is possible that the new parcels created by the Phase One subdivision could be
consolidated for further subdivision. In this case, the southeastern portion of Lane A
would be closed and a new “Lane B” would extend from Phillips Street to Street A.
Figure 1c shows the draft Area #1 Street Map (Phase Two of Two).
Figure 1c: Draft Area #1 Street Map (Phase Two of Two)

All parcels created through subdivision in Area #1 would conform to the development
principles regarding frontage, principal building orientation and access. Any existing
properties in the Area would also be encouraged to conform with the development
principles over time.
The location of new streets and lanes in relation to existing parcels (2013) is shown in
Figure 1d. As illustrated, the creation of new streets and lanes would require dedication
from adjacent parcels (existing property lines shown in heavy black). The 211 Boundary
parcel would also be required to dedicate the portion of the site formerly covered by the
CN Railway right-of-way, which is the site of the Queensborough Perimeter Trail, and is
also used by the City for maintenance of Boundary Canal. Off-site improvements would
likely also be identified at the time of subdivision of any parcels in Area #1, potentially
including but not limited to:


The addition of street trees on all new and existing streets adjacent to
development areas.
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Figure 1d: Comparison to Existing Parcels (2013) for Area #1
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4.2 Area #2: Salter Street (between Gifford and Jardine Streets)
Figure 2a depicts the extent of Advance Street Plan Area #2 which is bounded by Ewen
Avenue on the northwest, Jardine Street on the northeast, Salter Street on the southeast
and Gifford Street on the southwest. Fourteen parcels in total make up this area, including
204 through 240 Jardine, 1102 through 1134 Ewen, and 1135 Salter.
A City right of way runs in a northwest/southeast direction along the length of the rear lot
line of 204 Jardine. The City holds statutory rights of way (purple shading) on 204
through 240 Jardine which provide access to the City sanitary sewer system and pump
station (blue dot). The City also holds a narrow statutory right of way (thin purple line)
for a future public greenway which runs from the front to the rear property line along the
northeast edge of 1130/1132 Ewen.
Area #2 is designated a mixture of Residential – Low Density (RL), Residential –
Medium Density (RM) and Commercial Main Street (CM) in the Queensborough
Community Plan (1995, and the update currently underway). It is bounded by areas of the
same designation.
Figure 2a: Advance Street Plan Area #2
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Figure 2b shows the draft Advance Street Plan Area #2 Street Map. A new “Street A”
would connect Salter Street to a northeast extension of Basran Avenue. New “Lane A,”
“Lane B,” “Lane C,” and “Lane D” would bisect the blocks created by this street
configuration. Street A would have a narrow 18.5 metre (60.7 foot) right of way. The
lanes would be within a 6.1 metre (20 foot) City right of way. The extension of Basran
would have a central boulevard at the intersection with Gifford Street and would
transition to an 18.5 metre (60.1 foot) City right of way toward Street A.
A new “Lane E” would continue northeast from the end of the Basran extension to
Jardine Street. Lane E would be within a 10 metre (32.8 foot ) City right of way and
would include both a vehicle travel lane and a sidewalk which would continue the City
greenway from Basran to Jardine. Another greenway (dashed arrow) would extend
northwest from the Basran/Street A intersection to Ewen Avenue within a City held
statutory right of way along the property line of adjacent parcels. The Basran extension
and Lane E would be the dividing line between single detached residential to the
southeast and the commercial and multiple family residential to the northwest.
Figure 2b: Draft Area #2 Street Map
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All parcels created through subdivision in Area #2 would conform to the development
principles regarding frontage, principal building orientation and access. Any existing
properties in the Area would also be encouraged to conform with the development
principles over time. For example, an existing driveway from the existing multiple family
residential at 1130/1132 Ewen Avenue would connect to the Basran Avenue extension to
provide an access alternative to Ewen.
The location of new streets and lanes in relation to existing parcels (2013) is shown in
Figure 2c. As illustrated, the creation of new streets and lanes would require dedication
from adjacent parcels (existing property lines shown in heavy black). Off-site
improvements would likely also be identified at the time of subdivision of any parcels in
Area #2, potentially including but not limited to:




Improvements to Gifford Street, including an increased right of way;
Relocation of the existing City sanitary sewer pump station; and
The addition of street trees on all new and existing streets adjacent to
development areas and on the Lane E greenway extension.
Figure 2c: Comparison to Existing Parcels (2013) for Area #2
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4.3 Area #3: Ewen Avenue (1236 through 1248)
Figure 3a depicts the extent of Advance Street Plan Area #3 which is bounded by Ewen
Avenue on the northwest, and residential properties on the other three sides. Four parcels
in total make up this area, including 1236 through 1248 Ewen.
The Queensborough Community Plan (1995) indicates a split designation for each parcel
in Area #3 with Residential – Medium Density (RM) applied to approximately one-half
of the parcel adjacent to Ewen Avenue, and Residential – Low Density (RL) applied to
the remainder. In the draft land use plan for the Queensborough Community Plan update
(currently underway) all four parcels would be designated Residential – Low Density
(RL) in their entirety. Area #3 is bounded by areas designated Residential – Low Density
(RL) to the south, west and east, with Residential – Medium Density (RM) located north
across Ewen.
Figure 3a: Advance Street Plan Area #3
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Figure 3b shows the draft Area #3 Street Map (Phase One of Two). Eckert Avenue
would extend southwest and terminate in a cul-de-sac. An existing City right of way to
the southwest of the Area would be widened to create “Lane A” which would
accommodate vehicle travel. As the Eckert extension would be approximately 163 metres
(535 feet) long, Lane A would also act as a fire access lane. An existing City right of way
running parallel to the southwest edge of the Area would also be widened to create “Lane
B” which would accommodate vehicle travel. Both of these lanes would be within a 6.1
metre (20 foot) City right of way.
A new “Lane C” would be located at the south edge of the Area. Lane C would be within
a 10 metre (32.8 foot) City right of way and would include both a vehicle travel lane and
a sidewalk. This sidewalk would continue the City greenway from Basran Avenue,
southwest to the existing City right of way where it would continue southeast.
Figure 3b: Draft Area #3 Street Map (Phase One of Two)
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It is possible that the new parcels created by the Phase One subdivision could be
consolidated for further subdivision. In this case, a short new “Street A” would branch off
toward the southeast from the Eckert Avenue cul-de-sac. Street A would also end in a
cul-de-sac. Figure 3c shows the draft Area #3 Street Map (Phase Two of Two).
Figure 3c: Draft Area #3 Street Map (Phase Two of Two)

All parcels created through subdivision in Area #3 would conform to the development
principles regarding frontage, principal building orientation and access. Any existing
properties in the Area would also be encouraged to conform with the development
principles over time.
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The location of new streets and lanes in relation to existing parcels (2013) is shown in
Figure 3d. As illustrated, the creation of new streets and lanes would require dedication
from adjacent parcels (existing property lines shown in heavy black), including
dedication of a portion of the rear of three parcels for Lane A (black dashed line). Off-site
improvements would likely also be identified at the time of subdivision of any parcels in
Area #3, potentially including but not limited to:


The addition of street trees on all new and existing streets adjacent to
development areas and on the Lane C greenway extension.
Figure 3d: Comparison to Existing Parcels (2013) for Area #3
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4.4 Area #4: Campbell Street (between Salter Street and Ewen Avenue)
Figure 4a depicts the extent of Advance Street Plan Area #4 which is bounded by Ewen
Avenue on the northwest, Campbell Street on the northeast, Salter Street on the southeast
and the Queensborough Middle School and residential properties on the southwest. Ten
parcels in total make up this area, including 202 to 220 Campbell and 728 through 746
Ewen.
The City holds a statutory right of way (purple shading) for utilities and access which
runs in an northeast/southwest direction along the length of the souteast lot line of 220
Campbell. A sanitary pump station (blue dot) is located within a separate right of way on
the school parcel adjacent to the rear lot line of 218 Campbell.
In the Queensborough Community Plan (1995, and the update currently underway), Area
#4 is designated a mixture of Residential – Medium Density (RM) for parcels
approximately north of the school site and Residential – Low Density (RL) for the
remaining parcels. It is bounded by areas of the same designation and the Queensborough
Middle School.
Figure 4a: Advance Street Plan Area #4
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Figure 4b shows the draft Area #4 Street Map (Phase One of Two). A new “Street A”
would extend from Campbell Street to the southwest edge of the Area. This street would
accommodate a segment of the City greenway network and would be the dividing line
between multiple family residential to the northwest and single detached residential to the
southeast. A new “Street B” would extend along the southwest edge of the Area, from
Salter Street to Street A. Street A would be within a standard 20 metre (65.6 foot) City
right of way to accommodate the greenway. Street B would be within a narrower 18.5
metre (60.7 foot) City right of way.
A new “Lane A” and “Lane B” would bisect the block created by this street
configuration. Both of these lanes would be within a 6.1 metre (20 foot) City right of
way.
Figure 4b: Draft Area #4 Street Map (Phase One of Two)
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Over time the 202 and 206 Campbell Street parcels, one of which has a relatively new
house (c. 2004), may choose to consolidate and redevelop. In this case, Lane A would
extend to Campbell Street in a 6.1 metre (20 foot) City right of way. Figure 4c shows the
draft Area #4 Street Map (Phase Two of Two).
Once the parcels on Lawrence Street to the west of the Area redevelop as multiple family
residential, Street A and the City greenway would extend to meet Lawrence in a 20 metre
(65.6 foot) City right of way (dashed arrow). Alternatively, the extension of only the City
greenway corridor in a right of way of 6 metres (19.7 foot) to 10 metres (32.8 foot) may
be considered.
Figure 4c: Draft Area #4 Street Map (Phase Two of Two)

All parcels created through subdivision in Area #4 would conform to the development
principles regarding frontage, principal building orientation and access. Any existing
properties in the Area would also be encouraged to conform with the development
principles over time.
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The location of new streets and lanes in relation to existing parcels (2013) is shown in
Figure 4d. As illustrated, the creation of new streets and lanes would require dedication
from adjacent parcels (existing property lines shown in heavy black). Off-site
improvements would likely also be identified at the time of subdivision of any parcels in
Area #4, potentially including but not limited to:





Improvements to Campbell Street;
Improvements to Lawrence Street when parcels along Lawrence are redeveloped
as multiple family residential;
Relocation of the existing City sanitary sewer pump station; and
The addition of street trees on all new and existing streets adjacent to
development areas and on the future City greenway extension from Street A to
Lawrence.
Figure 4d: Comparison to Existing Parcels (2013) for Area #4
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Street A would be located generally at the property line boundary between the Ewen
Avenue parcels and 220 Campbell Street. The exact alignment of Street A would be
determined by the City Engineering and Development Services departments at the time of
development with the input of the affected parcel owners. Some options include: locating
the Street A right of way primarily on the southeast edge of the Ewen parcels (as in
Figure 4d); locating the right of way primarily on the 220 Campbell parcel (as in Figure
4e); or centering the right of way on the property line between 220 Campbell and
734/746 Ewen (as in Figure 4f). Alternative alignments that are deemed to meet the intent
of the Advance Street Plan may also be considered at the discretion of the City.
Figure 4e: First Alternative Alignment for Street A, Area #4

Figure 4f: Second Alternative Alignment for Street A, Area #4
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the New Westminster
Design Panel

Date: February 25, 2014

From:

Jim Hurst,
Development Planner

File:

Subject:

Proposed Rezoning of 746 Ewen Avenue and a portion of 220 Campbell
Street in Order to Allow a 30 Unit Townhouse Development Preliminary Report

REZ00077
DPQ00059

RECOMMENDATION
THAT this report be received for information

PURPOSE
An application has been received to rezone the property at 746 Ewen Avenue in order to
construct a 31 unit townhouse development. The purpose of this report is to provide
preliminary information to the New Westminster Design panel on this application.
BACKGROUND
Agent:

Amarjit Ubhi
7732 118 Street, Delta, B.C.

Existing Zoning:

Queensborough Neighbourhood Residential
Dwelling Districts (RQ-1)

Proposed Zoning:

Queensborough Townhouse Districts (RT-3A)

Official Community Plan Land Use (RM) Residential Medium Density
Designation:
Frontage: 140 feet (42.7 metres)
Site Characteristics:
Depth: 466.7 feet (142.3 metres)
Site Area: 1.5 acres (0.6 hectares)
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APPENDICIES ATTACHED TO THIS REPORT

1

Title
Location Map

6

2

Project Plans

7

3

Sustainability Report Card

8

4

Official Community Plan
Designations

9

5

Site Plan Analysis

Title
Policy Evaluation For Proposed
Variances
Queensborough Townhouse
Comparison Chart
Advance Street Plan – Salter,
Campbell & Ewen Area
Heritage Revitalization
Agreement – 746 Ewen Avenue
Preliminary Report to Council

PROPOSAL
The current site area is 65,341.4 square feet (6,073.5 square metres). The applicant
proposes to dedicate 7,571.8 square feet (703.8 square metres) for road, leaving a site
area of 57,769.6 square feet (5,369.7 square metres).The applicant proposes to build a
townhouse development with 29 three-bedroom units in six buildings and two units in the
heritage building to be retained on site for a total of 31 units. The project requires 47
parking spaces for the residents and seven visitor parking spaces for a total of 54 parking
spaces. The project would provide 62 parking spaces for the residents and six visitor
parking spaces for a total of 68 parking spaces. The proposed Floor Space Ratio is 0.83.
The proposed site coverage is 40% and the density is 23.5 units per acre (58.0 units per
hectare). The buildings have a height of 34.8 feet (10.6 metres).
The proposal would require the following variances for the easterly side yard, separations
between buildings on the same site and to allow tandem parking for 14 of the 31 units.
The variances proposed in this application are:
Zoning Bylaw
Section

Building
Number

Required
(metres)

Provided
(metres)

419.15
419.18
419.18
419.18
419.18
Parking
150.49

2
2–3
3–7
4–5
4–6

15.0 feet (4.57)
38.8 feet (11.82)
40.8 feet (12.44)
38.8 feet (11.82)
38.8 feet (11.82)

10.0 feet (3.05)
30.0 feet (11.22)
32.0 feet (11.22)
32.0 feet (11.22)
32.0 feet (11.22)

3,5,6

Side By Side

Tandem

Doc # 523087

186

City of New Westminster
February 25, 2014

-3-

CONTEXT
The subject site is zoned Queensborough Neighbourhood Residential Dwelling Districts
(RQ-1). The subject site is currently occupied by a single detached dwelling which was
constructed in 1923. The properties to the east of the subject site at 728 and 734 Ewen
Avenue are also the subject of a current rezoning application. Proposed on that
consolidated site are 37 townhouse units.
To the north across Ewen Avenue and to the east beyond Campbell Street are single
detached dwellings zoned Queensborough Neighbourhood Residential Dwelling Districts
(RQ-1). To the immediate west are single detached dwellings zoned RQ-1that are
designated in the existing and draft community plans for future development at medium
density. To the west beyond these properties are Queensborough Community Centre and
the Queensborough Elementary and Middle Schools. To the south are large properties
zoned RQ-1 that will be the subject of future subdivision applications.
Site Constraints
The site is located within the Fraser River flood plain. The site has a geodetic elevation of
six feet (1.8 meters). It is subject to regulations that limit the development at grade for
each unit to 452 square feet (42 square metres) for automobile parking and 118 square
feet (11 square metres) for an entry area. No storage or habitable floor space is allowed at
grade. The underside of the floor system for the habitable space must be clear of 11.53
feet (3.53 metres) GSC.
Sustainability Considerations
A Sustainability Report Card has been received for this proposal is generally supportive
of the City’s sustainability objectives in terms of providing family oriented units, increase
tax revenue from the property and intensifying the land use to support local businesses.
OCP Designation
In the Queensborough Official Community Plan the site is designated as (RM)
Residential – Medium Density. The plan describes this designation as:
(RM) Residential – Medium Density – this area will contain medium density multifamily residential uses such as row houses, townhouses, and low rises. Depending on the
provision of public amenities, a density bonus may be provided in order to reach the
upper limits of density in this area.
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The proposed site is also designated as part of Residential Development Permit
Area #1 Ewen Avenue Multifamily. This development permit area is designated:
…in order to provide housing in close proximity to the neighbourhood centre and help
define the axis streets leading to the centre of the neighbourhood. This area will contain
medium density, multi-family residential uses and may include community amenities
such as child care or community space (e.g., fire hall).
Advance Street Plan: Ewen and Campbell
Four Advance Street Plans for the Queensborough area are included in the
Queensborough Plan. One of those plans specifies that the properties at 728, 736 and 746
Ewen Avenue are to take their site access from a new street to be dedicated along the
southerly property line of these three properties. In order for the development at 746
Ewen Avenue to go ahead then the south access road must be dedicated by all three
properties seeking redevelopment. A portion of the property at 220 Campbell Street must
also be dedicated for this access road. In order for 746 Ewen Avenue to be developed the
coordination of all four properties is required. The site plan and architectural proposal for
728 and 736 Ewen is being presented on the same agenda as this report as the projects
must be viewed as one for these off-site works.
Proximity to Transit Services
Transit Facility
Skytrain Station
Frequent Transit
Network
Transit Stop

Service Level (min)

Distance (m)
2 km

40 meters

PROCESSING OF THIS APPLICATION
The development review process approved by Council is outlined below:
1.
2.
3.
4.

Information report to Council. July 8, 2013.
The application is circulated for review to all City Departments. Complete
Heritage evaluation of the existing house. Complete
The applicant will attend a future Queensborough Residents Association meeting
to discuss this application and may also hold a public meeting. Scheduled for
March and May.
5. The application will be considered by the Advisory Planning Commission.
Information – January 28, 2014
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6. The site development and architectural design of the project will be reviewed
by the New Westminster Design Panel. Information February 25, 2014.
7. The site development and architectural design of the project will be reviewed by
the New Westminster Design Panel. Formal consideration
8. The application will be considered by the Advisory Planning Commission. Formal
consideration
9. Staff review of the proposed amenity contribution per City policy and report to
Council.
10. The application would be brought forward for consideration by Council.
DESIGN CONSIDERATIONS
1. The proposed site plan requires variances for the separations between buildings.
The variances are limited to the separations required for site circulation. Staff
would appreciate comments from the NWDP on the suitability of the location and
relationship of the buildings on the site. Staff would appreciate a clear statement
regarding general panel support for the proposed site plan.
2. The heritage building to be retained as part of the development should set the
context for the other buildings on the site. Staff would appreciate comments on the
relationship between the heritage building and the other buildings on the site.
3. The adjacent projects at 746 Ewen and 728/734 Ewen will “flow” as one project
but be two different strata developments. On a large site there is often one section
that may be denser other parts of the project. The project at 746 Ewen has a floor
space ratio of 0.83 while the floor space ratio on the adjacent site is 0.72. Staff
would appreciate comments on the density on the 746 Ewen site.
4. Staff would appreciate comments on the conformance with the Development
Permit Area designation.

James Hurst,
Development Planner

Doc # 523087

189

APPENDIX #1

LOCATION MAP
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746 Ewen Ave and 220 Campbell St
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This map is a user generated static output from an Internet mapping site and
is for reference only. Data layers that appear on this map may or may not be
accurate, current, or otherwise reliable.
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APPENDIX #2

746 EWEN AVENUE
PROJECT PLANS
PLEASE NOTE THAT THE LANDSCAPE PLANS FOR
THIS PROJECT ARE PART OF THE PLANS FOR
728/734 EWEN REPORT PACKAGE
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MATTHEW CHENG ARCHITECT INC.
# 202-670 Evans Ave., Vancouver, B.C., Canada V6A 2K9
TEL: (604) 731-3012
CELL: (604) 649-0669

FAX: (604) 731-3908
Email: mcai@telus.net

Urban Design Rationale for a 31-Unit Townhouse Development at 746 Ewen Avenue, New
Westminster, BC
February 4, 2014
This application proposes a 31-unit townhouse development at 746 Ewen Avenue in a manner
consistent with the current OCP and Neighborhood plans’ “Medium Density Residential” Land
Use designation for the area. The development will consist primarily of 3-bedroom units of
approximately 1380 s.f. to 1620 s.f., distributed throughout 6 three-storey buildings and one
retained and restored existing home. Each building will contain between 1 to 7 townhouse units
on a 1.5 acre parcel of land.
Context
The Project’s site spans 466 feet in depth from Ewen Avenue to the neighbour to the south (220
Campbell Street) by 140 feet from the site’s neighbour to the east (734 Ewen Ave.) to the
neighbour to the west (802 Ewen Ave.). As such, the project consists of 6 separate buildings,
inclusive of the retention and restoration of one building that has been determined to have some
historical significance. Where the retained home and another townhouse building will front
directly onto Ewen Avenue and the other remaining new buildings situated to front onto an
internal road network serving as the development’s access.
Lining the perimeter of this property to the west/ south-west are a string of two-storey singlefamily homes, a church and a school. Whereas to the east are two, two-storey single-family
homes on expansive open lots (similar in lot-depth to this project) and a single-storey, singlefamily home to the south/ south-east. Across Ewen Avenue are a series of newer two to threestorey single-family homes fronting onto Campbell Street and a townhouse development just to
the north-west (935 Ewen Avenue).
Vehicle and Pedestrian Circulation
The development will be accessed through one main entry at the south-east corner of the site
off of proposed new road by the Engineering department. This single access point to the
development will secure the internal road and pedestrian network in order to provide privacy
and safety for the residents of this development and their use of its amenities.
While the internal road network will provide vehicular access to each individual townhouse unit,
these “roads” will be treated more as a pedestrian-oriented network of paths by slowing traffic
within the development through a variety of traffic-calming methods including but not limited to
materiality. Through ground-oriented entrances to each townhouse it is believed that the use
and observation of these pathways will be increased and create an individual neighbourhood
and sense of community that will extend outside of the development to local amenities in the
larger surrounding community.
The internal pedestrian pathway network will be further strengthened by visually removing most
of the vehicles from sight by way of enclosed private parking garages. By removing the
resident’s vehicles from pathways, the pathways will be free for use by pedestrians for other
activities, while creating a safer and more secure neighbourhood.
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Through this vision of a pedestrian-oriented network of paths (or “roads”), it is believed that
ground-oriented entries into each unit will facilitate and support a community with a strong
sense of a neighbourhood.
Form and Character
The Queensborough Community Plan and design guidelines have been addressed and have
informed the design for these new townhouses by accommodating the current Flood Control
Level (FCL) at 11.6 feet (3.53m) while also providing an increase in density. These townhouses
have been designed so as to be at an appropriate scale and manner fitting of the local
surrounding context while still being financially viable to provide affordable housing within
Queensborough and New Westminster.
While the townhouses are 3 storeys in height from finished grade or, two storeys from the FCL,
the scale of these buildings has been decreased by providing useable intermediary elevated
covered entry porches along Ewen Avenue. Through the inclusion of wrap-around elevated
porches, circular windows and the extensive use of dormers, it is understood that the design of
these homes are at a scale, massing and form in keeping with the rural, maritime, and marine
homes throughout Queensborough.
The use of dormers with gabled roofs was carefully considered and deployed as a means for
decreasing the massing and scale of these new homes in consideration of the shadowing and
views of the neighbouring properties occupants. Further consideration was also given to the
architectural design of these homes by identifying that a stronger relationship and appeal would
be created by the selective introduction of circular windows and louvered vents that are
indicative of the port holes seen on local marine boats. In addition, elements such as the
inclusion of exterior planters to the underside of specific bay windows were identified as being of
some importance in local marine home design, particularly where individual garden space may
be at a premium in higher density developments such as this.
A particular effort was made so as to design every elevation as if it were the front elevation and
by mitigating any attention to garage entrances, thereby drawing a stronger visual connection
with the pedestrian entrances. This was accomplished by establishing a rythmatic alternation
between solid and void, where a void would be identified as an entry and a solid as interior living
space. Importance was placed on this relationship because of the scale and density of the local
surrounding context of single-family homes, where one can easily identify side-yard space as a
separation between one residence and another.
Lastly, the materiality of these townhouses was deemed to be important to not only identify with
the local surrounding neighbourhood but also durability and affordability to the resident. It was
learned that ‘Hardi’ lap-siding would not only replicate the natural look of wood lap-siding seen
in many marine single-family homes, but would also provide the benefit of durability and the lifespan required for long-term affordable housing today. Accompanying the lap-siding, several
other materials such as ‘Hardi’ board and batten were selected based upon their ability to
replicate natural material finishes while improving upon their long-term performance in a wet
climate.
Landscaping
This landscape is designed as a drought tolerant landscape through the use of selected drought
tolerant plants, mulches and compost materials. The landscape will require a minimum amount
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of watering after the establishment period. Some Urban Agricultural space has been proposed
in the open amenity space where productive community gardening would be encouraged.
Please refer to Landscape Plan and plant list.
Permeable paving is used wherever possible to maximize storm water infiltration.

Sustainability
The following sustainable design features have been considered in the development:
• The development’s landscape is designed as a drought tolerant landscape through
the use of selected drought tolerant plants, mulches and compost materials. The
landscape will require a minimum amount of watering after the establishment period.
• The development will encourage sub-trades to use recycled materials, including
recycled content in steel, concrete, window frames etc., wherever feasible.
• Construction techniques during the development phase will be employed to keep
the air quality as high as possible.
• A central recycle bin will be provided during the construction phase and construction
waste will be grouped into wood, plastic, metal, drywall, etc, & will be delivered to an
appropriate transfer station for recycle.
• Exterior lighting levels will be appropriately addressed to reduce light pollution cast
onto surrounding areas.

Conclusion
We believe that the proposed land use and development for this property will enhance the
community of the immediate neighborhood within the Queensborough area and the greater
community of the City of New Westminster. This development will not only provide the much
needed sensitively-designed medium-density ground-oriented family housing but it will also
celebrate and pay tribute to the rich diverse history of Queensborough through the retention and
restoration of the existing home on this site.
We believe that the proposed developments sensitively designed homes combined with that of
a restored home of historical value, will provide the density required for a steadily-growing
population while not sacrificing the cultural needs of the community to retain buildings of
historical significance.
Matthew Cheng, MAIBC
Matthew Cheng Architect Inc.
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Crime Prevention through Environment Design (CPTED)
The following measures have been incorporated in the design of this Townhouse Development:

Access Control:
•
•
•
•
•

The development’s security and Territoriality would be achieved through a visible single
point of entry.
The garbage and recycling areas are located within each unit’s parking garage to
eliminate any non-occupant individuals from accessing and scavenging through the
contents of these areas.
The mail kiosk will be located within the development where it will be observed by
multiple residents and thereby creating a passive security that will minimize, if not
eliminate any possibility of mail theft in this project.
Attention to the visibility in and out of the development from Ewen Avenue has been
carefully considered to provide motorist and pedestrians with a good level of surveillance
and safety.
The design of the exterior does not provide any possible places of victimization by
eliminating hidden corners and areas which could be conducive to the concealment of
an individual.

Lighting:
•
•

The front entry to the development and each entry doorway will be well illuminated with
an appropriate level of lighting (balance between light pollution and security).
Lighting for individual balconies, patios and porches will be individually activated and
public area lighting such as the main entry, and amenity spaces will be activated by
automatic timers, and solar sensors.

Hierarchy/Defensible Space/ Territoriality:
•

At perimeter areas around the property, private space will be clearly indicated with the
use of fencing, landscaping, and signage. The signage will indicate who and how the
users will access and use the site.

Target Hardening:
•
•

•

All unit doors will be equipped with minimum 1” deadbolts, security interlock plates, door
viewers, and 3” screws in strike-plates.
All patio, balcony and deck doors (sliding or French style) will be equipped with a pintype locking mechanism into the frame (or equivalent locking mechanism) in addition to
the primary lock. All sliding windows will also be equipped with a secondary locking
mechanism in addition to their primary locking mechanism.
All sliding patio, balcony and deck doors and windows will be equipped with lift and slide
protection along with the sliders being hung on the inside of the frame.
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Surveillance:
•
•
•

Fencing facing sidewalks will be aluminum picket fencing so that surveillance in and out
of the property is possible and so that graffiti will not be facilitated.
Landscaping materials and design have chosen so that they will not impede any sight
lines around corners, in or out of each units doorways. The selected plants will not grow
unruly.
Outside staircases have an open design to eliminate blind corners and areas of
concealment.

Matthew Cheng, MAIBC
Matthew Cheng Architect Inc.
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APPENDIX #3

SUSTAINABILITY REPORT CARD
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2

1

Subject Area

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

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

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

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

Environment

REQUIRED

REQUIRED

1

1

/1

/1

Score

Sediment and erosion control
will be determined by the design
and consultation of a civil engineer.

80
= _________
% of construction

60
= _________
% of demolition

Recycled material:

Explanation

APPLICANT

1

1

/1

/1

Score

Comments

STAFF

Economic

Short Description of Project:______________________________________

Page 11

Page 8
Social & Cultural

30-unit slab-on-grade townhouse project

Page 1

Environment

VERSION # 3

Categories

June 2011

Planning Division

SUSTAINABILITY
REPORT CARD

Rezoning or
Development Permit Number: ___________________________________

746 Ewen Avenue, Queensborough, New Westminster
Project Address:_______________________________________________

Date: _______________________________________________________
June 21, 2013

PROJECT TYPE: RESIDENTIAL
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6

Energy
Efﬁciency

Energy
Efﬁciency

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

5

Provides programmable thermostats in each
unit.

Habitat

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

7

Stormwater

Stormwater

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

See Metro Vancouver’s Stormwater Source
Control Design Guidelines.

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

Subject Area

4

3

VERSION # 3

REQUIRED

REQUIRED

REQUIRED

REQUIRED

Environment

746 Ewen Avenue, Queensborough, New Westminster
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2

1

1

1

3

/2

/1

/1

/1

/3

Score

Programmable thermostats wil be
provided in each dwelling unit to
control ambient temperature of
each unit.

Energy-efficient lighting will be
provided in all common areas in
addition to strategic placement
within each unit's common living
spaces, such as Living and Dining a

Will provide landscaping per BC
Landscape Standard.

Drought-tolerant plantings will be
used.

stormwater will be managed
through several different systems,
including rain-water leaders and
surface collection of rain-water in
common amenity spaces, which
will retain any surface water prior to
being filtered through draintiles and
sediment-control sumps.

Explanation

APPLICANT

2

1

1

1

3

/2

/1

/1

/1

/3

Score Comments

STAFF

June 21, 2013

Page 2

11

Waste &
Materials

Waste &
Materials

Energy
Efﬁciency

Subject Area

EARLY STAGE

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

EARLY STAGE

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

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

See www.energystar.gov under ‘Products’.

Provides EnergyStar-rated appliances.

10 Above City requirements, provides 4-stream

9

8

VERSION # 3

REQUIRED

REQUIRED

Environment
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0

2

1

1

/8

/2

/1

/1

Score

Not provided

Each unit will be provided with
storage space (3 s.f./unit) for their
individual units needs for 4-stream
recycling.

90
= ___________
sq ft

Recycling space proposed:

low-VOC materials and products
will be used in construction and
finishing of project.

EnergyStar-rated appliances will be
provided in units.

Detail type of appliance:

Explanation

APPLICANT

0

2

1

/8

/2

/1

/1

1

Score Comments

STAFF

June 21, 2013

Page 3

EARLY STAGE

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

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

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

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

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

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

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

Examples:

VERSION # 3

14

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

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

EARLY STAGE

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

13 Retains sound original trees and landscape

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

EARLY STAGE

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

12 Provides open greenspace and other greened

Environment

746 Ewen Avenue, Queensborough, New Westminster
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Energy
Efﬁciency

Habitat

Habitat

Subject Area

/2

/3

/4

3

2

2

Score

Units will incorporate acceptable
roof over-hangs to shield upper
windows.

limited glazing will be provided to
reduce solar heat-gain in the
summer and heat-loss in the winter.

Deciduous trees and landscaping
will be used to shield
harmful/strong solar rays and
mitigate excessive heat-gain in
units in the summer time, while
providing maximum light and heat
in the winter months.

Units are designed to utilize
cross-ventilation with operable
windows at both front and rear of
units.

Site does not contain any existing
trees but will be provided with new
trees for a net gain.

A common amenity space will be
provided for children to play.

Explanation

APPLICANT

/3

3

/4

/2

2

2

Score

Comments

STAFF

June 21, 2013

Page 4

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

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

Recommended:

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

VERSION # 3

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

19 Incorporates landscaped roofs on concrete

18

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

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

EARLY STAGE

space as per City parking reduction incentive
policy.

17 Provides a co-op vehicle and assigned parking

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

EARLY STAGE

Stormwater &
Habitat

Waste &
Materials

Transportation

Alternative
Energy

as geo-exchange, solar, or district energy.

EARLY STAGE

16 Incorporates alternative energy systems, such

Building Code requirements.

Energy
Efﬁciency

Subject Area

15 Achieves building energy performance above

Environment

746 Ewen Avenue, Queensborough, New Westminster
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0

0

0

0

2

/3

/2

/1

/4

/4

Score

Not provided.

Not provided.

Specify % of material:

Not provided.

Not provided.

Specify % of energy provided:

Low E tinted windows are being
provided on south and west
elevations.

Explanation

APPLICANT

/4

/4

0

/3

/2

/1

0

0

2

Score

NA

Comments

STAFF

June 21, 2013
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Transportation

24 Provides electric plug-ins to support use of

VERSION # 3

See BC Hydro’s Electric Vehicle Charging
Infrastructure Deployment Guidelines

Recommended: 10% of resident stalls.

electric vehicles.

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

Energy
Efﬁciency

Habitat

23 In wood-frame buildings, incorporates high-

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

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

22 Removes invasive species* and incorporates

21

Stormwater

Subject Area

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

grading for groundwater recharge and
stormwater retention/evaporation.

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

Environment

746 Ewen Avenue, Queensborough, New Westminster

/1

/1

/1

1

/1

/2

0

1

1

1

Score

% of resident stalls:
10% of the visitor stalls (1 stall) will
be provided with a monitored
pay-per-use electric plug-in stall for
an electric car.

Not provided.

The existing site will be cleared of
all vegetation. A combination of
native and non native plants will be
used to create a diverse mixture of
plants in a multi-storey habitat

Top soil will be retained for re-use
on site in central amenity space
during construction.

A minimum of 8" of top soil will be
provided.

Explanation

APPLICANT

/1

/2

/1

/1

1

0

1

/1

1

1

Score

Comments

STAFF

June 21, 2013
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VERSION # 3

TOTAL SCORE:
ENVIRONMENTAL ITEMS

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

26 CONSTRAINTS—

ENVIRONMENTAL SUSTAINABILITY ASPECTS NOT
CAPTURED ABOVE:

25 INNOVATION—

Environment

746 Ewen Avenue, Queensborough, New Westminster

Subject Area

Explanation

/51

27

Due to the sites dimensions and location
and zoning, the project has dificulty
meeting or exceeding the requirements for
sustainable amenities such as food
gardens and extensive tree provisions while
providing a density increase within the city
OCP.

This project is striving to densify a
low-density neighbourhood with
townhouses.

Score

APPLICANT

/51

27

27/48

Score Comments

STAFF

June 21, 2013
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EARLY STAGE

EARLY STAGE

EARLY STAGE

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

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

VERSION # 3

32

31

Includes affordable market housing units.

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

EARLY STAGE

29 Provides a diversity of unit sizes.

28

Provides ground-oriented units.

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

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

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

Social & Cultural

746 Ewen Avenue, Queensborough, New Westminster
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Heritage

Housing

Housing

Housing

Housing

Accessibility

Subject Area

0

4

2

0

1

0

/4

/4

/5

/1

/1

/3

Score

100

% of Total

Not provided.

All units are geared to providing
affordable multi-family homes.

All are purchase-able units that may
or may not be rented-out.

3-bedroom

Unit Type

All units will be groun-oriented.

Because of the Flood Control
Level , the site will not be able to
provide any barrier-free access to
unit living space which must be
above the flood control-level (much
higher than the finished grade.

% of adaptable units:

Explanation

APPLICANT

/1

2

/4

/4

0

/5

0

0

1
/1

/3

Score

Page 8

Heritage Evaluation found the
existing houses were not
structurally sound and were
not of historic significance

NA

Comments

STAFF

June 21, 2013
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EARLY STAGE

d) Other____________________

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

f) Other___________________

VERSION # 3

36

35

Heritage

Heritage

Subject Area

Amenities

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

EARLY STAGE

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

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

34 Includes references to historic site or

EARLY STAGE

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

33 Includes reuse of an existing heritage

Social & Cultural

746 Ewen Avenue, Queensborough, New Westminster

/2

2

/4

0

/2

0

/2

0

Score

A public play area in the amenity
space will be provided.

The sites lot area does not
facilitate the inclusion of any public
amenity space in addition to the
the required amenity space.

Not applicable to this site.

Not applicable to this site.

Explanation

APPLICANT

/2

2

/4

0

/2

0

/2

Score

Page 9

NA see previous question

Comments

STAFF
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TOTAL SCORE:
SOCIAL & CULTURAL ITEMS

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

38 CONSTRAINTS—

SOCIAL/CULTURAL SUSTAINABILITY ASPECTS
NOT CAPTURED ABOVE:

37 INNOVATION—

Social & Cultural

746 Ewen Avenue, Queensborough, New Westminster

224

Subject Area

Explanation

5
/28

/28

Score

9

The sites lot area does not facilitate the
inclusion of any public amenity space in
addition to the the required amenity space.

Score

APPLICANT

5/23

Comments

STAFF

June 21, 2013
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Land Use

42 Supports and/or is compatible with the

VERSION # 3

TOTAL SCORE:
ECONOMIC ITEMS

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

44 CONSTRAINTS—

ECONOMIC SUSTAINABILITY ASPECTS NOT
CAPTURED ABOVE:

43 INNOVATION—

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

EARLY STAGE

ongoing viability of surrounding existing
commercial or industrial employers.

Land Use

EARLY STAGE

Land Use

Employment

Subject Area

41 Redevelops a contaminated brownﬁeld site.
EARLY STAGE

supports local businesses.

40 Creates more intensive use of land that

tax base.

39 Results in net increase in the City’s property

Economic

746 Ewen Avenue, Queensborough, New Westminster
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/3

/13

3

/4

/2

/13

This sites proximity to local shops
and community services will
increase the frequenting of these
businesses and services.

Not applicable.

/4

2

4

Score

9

/3

/4

/2

Yes, the increase in density of this
lot will facilitate the continued and
increased frequenting of local
businesses and establishments.

Yes, the increased density and
change of use of the existing lot
will increase the tax base for the
/4 existing lot.

Explanation

9

3

0

2

4

Score

APPLICANT

9/9

NA

Comments

STAFF

June 21, 2013
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1.2 For new multi-family building construction only, the centralized recycling storage space must also include a “Flex
Space” for storage of other reusable or recyclable materials. The required size of this space is 50% of the space
allocation for recyclable materials specified in Section 1.1.

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

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

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

Draft Metro Vancouver Recycling Space Standards

APPENDIX A

APPENDIX #4

OFFICIAL
COMMUNITY PLAN DESIGNATIONS
FOR 746 EWEN AVENUE
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LAND USE DESIGNATION
(RM) Residential – Medium Density – this area will contain medium density multifamily residential uses such as row houses, townhouses, and low rises. Depending on the
provision of public amenities, a density bonus may be provided in order to reach the
upper limits of density in this area.

DEVELOPMENT PERMIT AREA DESIGNATION

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

Building siting must contribute to a pedestrian scale neighbourhood character. Consider
the following:
 Orient residential units to front all streets and/or city trails and greenways
immediately adjacent to or within the development, except where the adjacent
street is a highway or truck route.
 For all corner lots and/or corner units, locate and design buildings to address all
frontages, including public and internal streets, and/or city trails and greenways.
 Use building siting to reinforce a sense of arrival at intersections that provide key
access points into the community. Enhance this effect with other special features
(e.g. publicly accessible plazas at the street corner, special roof shapes and/or
other architectural features, street furniture).
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Building siting must respect the existing neighbourhood and site context. Consider the
following:
 Consider existing buildings and outdoor spaces when siting new buildings,
including the location of windows and entrances, overlook of outdoor space,
impacts to air circulation and light penetration, etc.
 Site buildings to retain and enhance heritage assets by incorporating them into the
development of the site, wherever possible, including buildings, engineering
works and/or cultural landscapes, as well as significant landscape features (e.g.
mature vegetation and trees, distinctive landforms).
 Design new buildings in proximity to heritage assets to be compatible with their
historical context without literally imitating older building styles. In these cases,
new buildings should provide an original interpretation of the traditional building
style (i.e. draw inspiration from fundamental design characteristics) while
continuing to reinforce traditional development patterns and rhythms.
 Minimize the impact of noise and exhaust to pedestrians and neighbours. Locate
service areas and mechanical equipment (e.g. utilities, HVAC, meters) at the rear
of buildings and away from neighbouring residential uses. Minimize visibility of
service areas and mechanical equipment from streets, open spaces and neighbours
(e.g. screen, reduce service and garage opening size, use shared service areas).
CHARACTER

All buildings and developments must be designed to have a high quality, cohesive
appearance that enhances the overall quality of the community. Consider the following:
 Use an architectural approach (i.e. massing, facade treatment, detailing, materials
and colour choice) which is harmonious with the riverfront community context.
 Create a cohesive streetscape. Use a similar alignment of windowsills, building
and roof lines, cornices, and floor-to-floor spacing along the street block.
 Design all principal and accessory buildings within a development and/or all
elements of an individual building to the same architectural style. Provide enough
variety (e.g. through massing, architectural detail) to avoid a monotonous
appearance when the development is viewed as a whole and to reinforce individual
building identity.
 Coordinate lighting, outdoor furniture and garbage receptacles and design outdoor
areas (e.g. walkways, patios) and landscape elements (e.g. retaining walls, fences,
screening) to be consistent with the style, materials, colour and quality of the
overall development.
 Select project and internal street names that evoke Queensborough’s riverfront
community context and/or the legacy of its historically prominent citizens.
 Provide public art to help enrich outdoor spaces and create pedestrian scale
landmarks. Use art that highlights Queensborough’s sense of place and is unique
to each location.
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HERITAGE
Each development must follow the Standards and Guidelines for the Conservation of
Historic Places in Canada for all physical work to heritage assets. Reuse historic
industrial and agricultural artefacts on redevelopment sites (e.g. as public art).
MASSING

Building massing must contribute to a pedestrian scale neighbourhood character.
Consider the following:
 Use substantial vertical architectural features (e.g. changes in building height,
bays, high voids) to break the massing of multiple unit buildings into smaller
modules of similar scale.
 Relate the modules to the organization of interior space such that the expression of
individual units is reflected in the overall form of the building. Use horizontal
architectural elements to define floor-to-floor transitions, roofs and cornice lines.
 Design the roof to minimize the overall building mass, incorporating articulation
and variations in roof planes (e.g. dormers, gables, crenelated parapets) to break
up roof mass and reduce building scale.
 Reinforce the pedestrian scale massing by designing all buildings to have a heavier
“base” and lighter “top” that are visibly differentiated by use of material (e.g.
masonry on the base and wood siding on the top) and details (e.g. cornice
treatments at the top).
Building massing must maximize natural light and ventilation to apartment and
condominium units. Consider the following:
 Mass buildings to promote as many units as possible having exterior walls with
windows on two sides.
 Configure internal units using a wide window-wall to shallow room-depth ratio
that ensures ample daylight penetrates to the rear of the unit.
 Organize the interior space such that, wherever possible, a majority of primary
living spaces (e.g. living room, family room, kitchen) have exterior walls with
windows on two sides. As a minimum, ensure all primary living spaces and
secondary living spaces (e.g. bedroom, den, office) have at least one exterior wall
with a window.
 Take microclimate into consideration.
FACADES
The facades of all building walls that face public or internal streets, drive aisles,
pedestrian pathways, parks or open space must provide visual interest. Use architectural
elements (e.g. fenestration, vertical and/or horizontal design elements, secondary roof
elements) and/or material or colour change.
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ENTRANCES
Primary pedestrian entrances into buildings must be integrated into the design of the
building, yet be clearly expressed. Consider the following:
 Articulate massing to identify building entrances (e.g. tall voids, central mass,
recessed entry).
 Frame with a secondary roof element (e.g. porch) to identify building entrances
and protect from weather.
 Establish a hierarchy of entrances, giving grouped pedestrian entrances visual
priority, individual pedestrian entrances the next highest visual priority, and
vehicle entrances the lowest visual priority.
Building entrances must be located and designed to have a strong relationship with the
street. Consider the following:
 Make entries for residential buildings and ground-oriented units, including front
porches visible from, oriented toward and directly connected (via a short pathway
and/or stairs) to the street (public or internal), city greenway or trail, or semiprivate entry courtyard onto which the building fronts. Make any semi-private
entry courtyard visible from, oriented toward and directly connected to the public
street (via a short pathway and/or stairs).
 Distinguish entrances with an arrival feature (e.g. courtyard, gateway) at the point
where the semi-private sidewalk meets the public sidewalk. Incorporate smaller
arrival features to visibly differentiate different building entrances within a
development. Integrate the design of arrival features with the overall design of the
development.
ROOFS
Rooftops must appear clean and attractive and in keeping with the architectural style of
the building. Consider the following:
 Locate and screen mechanical and service equipment such that it appears as an
integral part of the building when viewed from any angle.
 Finish the surface of roofs with a material that is attractive and easy to maintain to
a high level of neatness.
 Design roofs to reduce the urban heat island effect.
WINDOWS
Windows must contribute to an interesting, pedestrian-scale environment. Consider the
following:
 Use windows which are of clear glass (e.g. not tinted, reflective or opaque).
 Use windows which are rectangular or square in proportion, except for accent
windows which may have a unique shape.
 Locate windows in the garage door of residential parking structures facing onto
public or internal streets or walkways, including city trails and greenways.
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Use strategies to facilitate passive heating in cooler months and reduce unwanted heat
gain in summer months. Consider the following:
 Ensure a solar heat gain coefficient of 50% or better for south-facing windows to
maximize solar gain during winter.
 Use exterior shading devices (e.g. awnings, canopies, overhangs, light shelves,
louvers) which provide shade from the high summer sun, but provide solar access
to the low winter sun. Use these devices particularly on south-facing windows.
 Provide operable windows in each residential dwelling and/or unit. Locate
operable windows to take advantage of Queensborough’s prevailing easterly
winds (i.e. winds from the east to the west) to provide cross ventilation.
 Use stack vents and light wells to provide additional light and ventilation to
primary and secondary living spaces.
 Take microclimate into consideration when locating and sizing windows.
SIGNS
Signs must be designed to be consistent with the architectural style, scale and materials of
the development and/or building and its surrounding context. Consider the following:
 Integrate signs into the detailing of the building (i.e. not applied as an
afterthought) but subordinate to the overall building composition.
 Make signs visible from the street without being visually obtrusive. Design the
size, location and information to be oriented to pedestrians.
 Use indirect lighting from fixtures that are integrated into the overall design and
character of the development and/or building.
OPEN SPACE
Each development must provide directly-accessible private outdoor space for all units.
Consider the following:
 Include balconies for above grade units and patios for ground-oriented units.
 Design roofs to provide usable outdoor space.
 Where units front onto public or internal streets and/or city trails or greenways,
use the private outdoor space to create a transition. Design this area to be spatially
well-defined and visible from the street or walkway (e.g. elevate slightly, enclose
with low hedges or an open-railing fence).
Each development must provide semi-private outdoor common space for all multi-family
developments. Use common space to create a transition from private residential areas to
the development entry at public streets. Orient private patios and entries around the semiprivate common space to facilitate neighbourly interactions and provide overlook for
children as they play.
Common outdoor space must be designed to be of a usable size and configuration.
Include a range of activities and generations. Consider the following:
 Hard and soft landscaped areas such as courtyards, patios, lawns and/or
naturalized open space.

232

 Seating options such as benches, moveable chairs and/or tables. Locate seating
options suited to different weather conditions such as areas that capture the sun,
are shaded (e.g. by building canopies or trees) and/or are sheltered from wind and
rain.
 Common gardens where residents can grow flowers and food together. These
should be in addition to private garden spaces.
 Natural play elements (e.g. boulders, stepping stones, grassy slopes) in visible
locations.
Each development must provide pedestrian circulation that connects between buildings
and shared amenities, as well as directly to public streets and greenways, and other
destinations such as schools, parks, and commercial areas.
NOISE
Developments and buildings must be designed to minimize impacts from adjacent
industrial and transportation activities. Consider the following:
 Site buildings to minimize light intrusion from trucks, trains and industrial site
lighting into residential units, yards and semi-private open spaces.
 Organize internal unit configuration to locate bedrooms and, where possible, other
living areas away from industrial and goods transportation activities (i.e. truck
routes, industrial site access points, the rail line). Locate all outdoor spaces away
from noise sources.
 Employ leading edge technical approaches to noise abatement in residential
building construction (e.g. fresh air ventilation alternatives to open windows,
acoustically rated glazing) including on balconies (e.g. sound absorption materials
and/or barriers).
 Provide landscape buffers within residential development sites. Use layered
plantings of trees and shrubs.
Each application to develop residential dwellings adjacent to industrial and transportation
activities must provide a report prepared by persons qualified in acoustics and noise
measurement, demonstrating compliance with CMHC noise standards for habitable areas
(i.e. max. 35 decibels for bedrooms, max. 40 decibels for living dining and recreation
rooms, and max. 45 decibels for kitchen, bathrooms, hallways and utility rooms). This
report will be registered as a covenant on title.
LIGHTING
All public and semi-private sidewalks and open spaces must be equipped with lighting.
Consider the following:
 Use unobtrusive fixtures which are consistent with the architecture of the building
and its surrounding context.
 Use shielded down lighting that provides for security, ambient lighting and
enhances architectural and landscape details but minimizes light pollution.
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 Minimize energy used in exterior lighting by using energy efficient lighting (e.g.
LED, solar-powered) and timer-, motion- or photo activated lighting for all
exterior areas, including walkways and driveways and for security lighting.
MATERIALS & COLOURS
All principal and accessory buildings within a development must use a cohesive palette
of materials and colours that is consistently applied and contributes to the overall quality
of the community. Consider the following:
 Use a natural palette of wood, stone or brick and muted paint colour tones (e.g.
Benjamin Moore’s Historical Vancouver True Colours).
 Consistently apply materials to all sides of a building (i.e. do not emphasize the
principal facade with lesser treatment on the other facades).
 Change building materials and/or colours at interior or “reverse” corners of a
building, not at exterior corners or at changes in a facade plane.
 Use an accent colour which is harmonious with the main colours of the materials
and colours palette to unify the overall palette and to highlight architectural details
(e.g. eaves, window and door trim, railings).
 Use matte finishes or finishes with a low level of reflectivity. Reflective materials
(e.g. mirrored glass, polished stone) should be avoided.
Each development must use building and hardscape materials that are durable and
appropriate to their use, the local climate, and the urban environment. Consider the
following:
 Use high quality building materials (e.g. wood, stone, brick, or acceptable
alternative) rather than materials that are visibly simulated (e.g. vinyl siding) or
are inappropriate for an urban area (e.g. untreated or rough-sawn wood).
TRAILS & GREENWAYS
Each development which is identified on the Parks, Trails and Greenway Streets Map as
accommodating a portion of any trail or greenway must provide the trail or greenway
route (e.g. dedicate or gift land, provide a right-of-way or easement) and construct the
walkway for use by the general public.
Each development adjacent to any trail or greenway, as identified on the Parks, Trails and
Greenway Streets Map, must set buildings and other structures well back from the
walkway. Ensure the separation between private and public space is visually and
physically well-defined (e.g. planting, low fences, hedges). Ensure there are no barriers to
public access to the walkway.
ACCESSIBILITY
Endeavour to make all pathways and building entrances, public and semi-public spaces,
and special features and amenities of a site accessible by people of varying ability.
Consider the following:
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 Build sidewalks and pathways a minimum 1.8 metres (5.9 feet) wide with nonskid, uniform walking surfaces.
 Locate entrance ramps and lifts in areas that are highly visible, easy to use and
connected to the sidewalk.
 Where steps or high thresholds (e.g. related to FCL requirements) create a barrier,
provide an alternative route that is easily accessible to everyone.
 Locate site furnishings (e.g. lighting, bollards, signage, guardrails, seating) where
they will not impede easy passage for those using a mobility device (e.g.
wheelchair, scooter) or people who are visually impaired.
 Locate parking for those with ability challenges close to accessible building
entrances.
 Use light fixtures that emit white light (i.e. not orange light) in all outdoor areas.
White light facilitates better visibility.
SAFETY
Each development must provide a Crime Prevention Through Environmental Design
(CPTED) report outlining the use of CPTED strategies in the design of developments and
buildings, including open space.
TREES & PLANTING
Each development must use the BC Society of Landscape Architects’ and BC Landscape
and Nursery Association’s “BC Landscape Standard Guidelines (Latest Edition)” in
specifying, selection, site preparation, installation and maintenance of all trees and other
plant materials.
Each development must integrate trees, including shade trees. Consider the following:
 Retain existing mature trees wherever possible. Where tree removal is
unavoidable, replace with a number, species and size of trees that creates equal
value.
 Plant new trees in all public and semi-private open spaces, parking areas, private
yards, and along internal streets and pathways.
 Locate deciduous trees on the south and west side of buildings to provide shade
and minimize unwanted heat gain during summer and provide solar access and
passive solar gain during winter.
Tree species and other plant materials must be of high quality, suited to their purpose and
contribute to the overall quality of the community. Consider the following:
 Choose species that are successful in the urban environment, easy to maintain, are
non-invasive and suited to Queensborough’s high water table. Selected tree
species should also have less aggressive rooting habits.
 Use broadleaf deciduous tree species, wherever possible, for all shade trees
including internal street trees and trees in parking areas. Select species that have a
minimum mature height of 15 meters (49 feet).
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All trees must be planted so that they will successfully become established and develop a
full canopy over time. Consider the following:
 Plant trees on internal streets in a minimum 3 metres (9.8 feet) soil boulevard.
Where the boulevard is paved, plant street trees in a continuous trench finished
with a tree grate around each tree.
 Space street trees consistently and so that their canopies touch at maturity,
generally one tree every 6 to 8 metres (20 to 26 feet), depending on species.
 In parking areas, plant shade trees at an approximate ratio of one tree for every
five spaces. Plant trees in a minimum 3 metres (9.8 feet) wide continuous trench
and protect trees with bollards or tree guards.
Develop and/or enhance areas of under storey vegetation using diverse, multi-storey
planting which will support habitat for smaller wildlife, songbirds and important
pollinators such as bees, butterflies and dragonflies.
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APPENDIX # 5
SITE PLAN ANALYSIS 746 EWEN AVENUE
SITE
ASSESSMENT
Requirement

Bylaw

Buildings

all

Required
(metres)
feet
35.0 feet (10.7)

Building Height

419.12

Front Yard
Front Yard

Provided
(metres)
34.8 feet (10.6)

419.13
419.13

1
2

15.0 feet (4.57)
15.0 feet (4.57)

15.0 feet (4.57)
15.0 feet (4.57)

Rear Yard
Rear Yard

419.14
419.14

4
5

15.0 feet (4.57)
15.0 feet (4.57)

16.7 feet (5.09)
16.7 feet (5.09)

Side Yard – East
Side Yard – East

419.15
419.15

2
3&4

15.0 feet (4.57)
15.0 feet (4.57)

10.0 feet (3.05)
15.0 feet (4.57)

Side Yard – West

419.15

1,5,6,7

15.0 feet (4.57)

15.0 feet (4.57)

Site Coverage

419.16

all

40%

40%

419.17
419.17
419.17
419.17
419.18
419.18
419.18
419.18
419.18

1–2
3–4
5–6
6–7
1–7
2–3
3–7
4–5
4–6

10 feet (3.04)
16 feet (4.88)
12 feet (3.66)
14 feet (4.27)
36.8 feet (11.22)
38.8 feet (11.82)
40.8 feet (12.44)
38.8 feet (11.82)
38.8 feet (11.82)

13.6 feet (4.145)
45.33 feet (11.22)
13.0 feet (3.96)
16.54 feet (11.22)
38.5 feet (11.22)
30.0 feet (11.22)
32.0feet (11.22)
32.0 feet (11.22)
32.0 feet (11.22)

0.9
850 sq. ft.
(79 sq. m.)
4767 sq. ft.
(443.1 sq. m.)

0.83
+1000 sq. ft.
(93 sq. m.)
+15,000 sq. ft.
(1,394.3 sq. m.)

48 spaces
7 spaces

62 spaces
6 spaces

Separations

FSR
Minimum Unit Size

419.20
419.21

Usable Open Space

419.22

all

Parking - resident
Parking - visitor

150.8
150.8.1

all
all
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APPENDIX # 6
POLICY EVALUATION FOR PROPOSED VARIANCES
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746 EWEN AVENUE - POLICY EVALUATION FOR PROPOSED VARIANCES
Following is an evaluation of the proposed variances according to the 2008 Council
policy for considering variances.
Information Question
What is the intent of the bylaw which the applicant is seeking to have varied?
Requirements for building separations are intended to ensure adequate
separations between residential uses on the same site.
Assessment Questions
1. Is there a community benefit to the granting of the variance; beyond that
received by the owner or occupant of the property?
No
2. Is there a hardship involved in adhering to the pertinent bylaw? A hardship
must relate to the location, size, geometry or natural attributes (e.g. slope,
floodplain, rock formation, natural vegetation) of the site and not the personal
or business circumstances of the applicant.
No
3. If the answer to question #2 is ‘No,’ but the answer to question #1 is ‘Yes,’ can
it still be demonstrated that the proposal still meets the intent of the bylaw?
Yes – The site design provides for appropriate orientation of buildings and the
variances pertain to driveways.
4. Is this the most appropriate mechanism for achieving the end result of the
proposed variance?
Yes, the other option would be a Comprehensive Development zone.
5. Is the proposed variance relatively minor?
The variances are minor.
Regulation Specific Criteria
Separations Between Buildings On The Same Site
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 Does the decreased setback still provide adequate space between the building and
the adjacent buildings?
Yes. The variances are minor.
 Does the decreased separations still provide for appropriate massing along the
street?
Yes. There is only one building at the street so there are no separation issues.
 Does the decreased separation create privacy issues for the adjacent buildings in
terms of windows, decks, or balconies?
No.
 Does the decreased separation create view obstruction issues?
No

240

APPENDIX # 7

QUEENSBOROUGH TOWNHOUSE
COMPARISON CHART
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Number
of units

Units
Per
Acre

Floor Space
Ratio

Average
Unit Size

746 Ewen Ave.

31

23

0.83

1537 sq. ft.

728/734 Ewen Ave

37

22

0.72

843 Ewen Ave

67

25

0.82

620 Salter St.

54

24

0.73

702 Salter St

65

21

0.80

Approved Townhouse
Projects
42 South Dyke Rd.

36

23

0.77

1,450 sq. ft.

1100 Block Ewen

61

30

0.86

1,250 sq. ft.

Windsor Mews
1010 Ewen
Coopers Landing
935 Ewen
Eagle Estates
150 Pembina
Alexander Walk
1211 Ewen
303 – 307 Jardine
Street

68

29

0.91

1,360 sq. ft.

154

26

0.82

1,370 sq. ft.

51

20

0.65

1,415 sq. ft.

36

24

0.72

1,320 sq. ft.

8

28

0.84

1,300 sq. ft.

Status

Current Townhouse
Applications
Council
consideration
1439 sq. ft.
Council
consideration
1,460 sq. ft.
Council
consideration
1,325 sq. ft.
Council
consideration
1,200 sq. ft.
Council
consideration

Approved
July 2011
Approved
Dec 2010
Constructed
2005
Constructed
2005
Constructed
2007
Constructed
2007
Approved
2008
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SALTER STREET, CAMPBELL STREET AND EWEN
AVENUE AREA ADVANCE STREET PLAN
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ADVANCE STREET PLAN FOR QUEENSBOROUGH
1.0 PURPOSE OF THE ADVANCE STREET PLAN
Queensborough’s history as an agricultural and industrial community is reflected in the
number of single detached parcels with a larger than average area. For example, a number
of single detached parcels in Queensborough are upward of 1,858.1 square metres
(20,000 square feet), as compared to the minimum lot area requirement for single
detached parcels of 371.6 square metres (4,000 square feet).
Some larger parcels are in areas where there has already been some subdivision into
minimum-sized parcels. In these areas, many decisions about how the neighbourhood
should develop have already been made. For example, the location of new streets and
lanes, which streets new houses should front onto, and from which streets houses should
take access were all likely determined at the time of subdivision.
In some cases, the previous development decisions have made it clear how the remaining
large parcels would subdivide in the future. In other cases, there are a number of ways
that the remaining large parcels could potentially subdivide. In still other cases, there are
whole blocks made up of larger parcels where these development decisions remain to be
made. The Advance Street Plan gives guidance on development decisions for those areas
falling into the last two categories.
The Advance Street Plan guides future development such that it ensures appropriate
connectivity for pedestrians, bikes and vehicles through the community. It ensures the
neighbourhood evolves in the way best suited to accessing and servicing future
development. The Advance Street Plan also provides a degree of certainty for land
owners and developers regarding the future development of the community, including a
general understanding of the scale of future right of way dedication and some of the offsite requirements expected during subdivision.
Toward this purpose, the Advance Street Plan includes development principles and
dimensioned maps of advance street plan areas. The development principles would guide
development decisions, such as which streets new houses should front onto, and from
which streets or lanes houses should take access. The Street Maps illustrate the location
and width of future street and lane rights of way, in some cases in stages.

2.0 ROLE OF THE ADVANCE STREET PLAN
The Advance Street Plan is a non statutory policy document that will be approved by
Council to regulate development in the four areas in Queensborough identified on
Diagram 1. This policy will be used in conjunction with all applicable statutory plans and
bylaws when reviewing applications for development in any of the four plan areas.

DRAFT Advance Street Plan for Queensborough

page 2

246

All development applications in the Advance Street Plan areas will be evaluated in
relation to the development principles (Section 3.0) and related area street maps (Section
4.0) contained within the plan. Alternate development configurations that are deemed to
meet the intent of the Advance Street Plan may also be considered at the discretion of the
City.
Diagram 1: Queensborough Advance Street Plan Areas

3.0 DEVELOPMENT PRINCIPLES
There are six development principles for the Advance Street Plan Areas:
1. Regardless of their original frontage orientation, all parcels along Salter Street
should subdivide such that resulting parcels have frontage on Salter Street;
2. Except for those having frontage on Salter Street, single detached parcels along
all other existing and new streets should subdivide such that resulting parcels have
frontage on their respective street;
3. The principal building on each single detached parcel should be oriented toward
the street on which that parcel has frontage to create a strong street wall;
4. Multiple family developments should orient units to front onto all adjacent streets
and/or greenways to create a strong street/greenway wall;
5. Parcels having frontage on Ewen Avenue should take access from a rear lane or a
street other than Ewen Avenue;
6. Wherever possible, all other parcels should take access from a rear lane.
All parcels created through subdivision in the Advance Street Plan Areas would conform
to the development principles regarding frontage, principal building orientation and
access. Any existing properties in the Area would also be encouraged to conform with the
development principles over time.
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4.0 AREA STREET MAPS
4.1 Area #1: Phillips Street (at Salter Street)
Figure 1a depicts the extent of Advance Street Plan Area #1 which is bounded by Canil
Avenue on the northwest, Phillips Street on the northeast, Salter Street on the southeast
and Boundary Canal on the southwest. Eight parcels make up this area, including 202
through 212 Phillips, 1425 Salter and 211 Boundary.
A City right of way of irregular width separates the six Phillips parcels from 1425 Salter
and 211 Boundary. A City sanitary sewer pump station (blue dot) is located in the
northwest end of this right of way. A Canadian National Railway statutory right of way
(purple shading) is located parallel to the southeast bank of Boundary Canal and
continues across a portion of 211 Boundary. The Queensborough Perimeter Trail is
located within this right of way.
Area #1 is designated Residential – Low Density (RL) in the Queensborough Community
Plan (1995, and the update currently underway). It is bounded by areas of the same
designation to the north and east, and by Residential – Medium Density (RM) to the
south, which is developed as Single Detached Dwelling Districts (Compact Lots) (RT2D).
Figure 1a: Advance Street Plan Area #11

1

The railway right-of-way has since been removed from 211 Boundary. Despite what is depicted in Figure 1a, the
railway right-of-way extends north from Salter Street and ends at the property line of 211 Boundary and does not
extend onto that property.

DRAFT Advance Street Plan for Queensborough

page 4

248

Figure 1b shows the draft Area #1 Street Map (Phase One of Two). A new “Street A”
would connect Salter Street and the western terminus of Canil Avenue using the existing
right of way. It would angle northward to accommodate the existing sanitary pump
station. Street A would have a 19.4 metre (64 foot) City right of way.2
A new “Lane A” would bisect the block created by this street configuration. This lane
would be within a 6.1 metre (20 foot) statutory right of way which would allow closure
of a portion of the lane in Phase Two development described below.
Figure 1b: Draft Area #1 Street Map (Phase One of Two)

2
Generally, for local streets that serve primarily adjacent parcels (i.e. have minimal through-traffic), a narrow street
right of way of 18.5 metres (60.1 feet) may be considered. Although the proposed new street will serve primarily
adjacent parcels, other technical considerations result in a slightly wider right of way requirement for this street.
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It is possible that the new parcels created by the Phase One subdivision could be
consolidated for further subdivision. In this case, the southeastern portion of Lane A
would be closed and a new “Lane B” would extend from Phillips Street to Street A.
Figure 1c shows the draft Area #1 Street Map (Phase Two of Two).
Figure 1c: Draft Area #1 Street Map (Phase Two of Two)

All parcels created through subdivision in Area #1 would conform to the development
principles regarding frontage, principal building orientation and access. Any existing
properties in the Area would also be encouraged to conform with the development
principles over time.
The location of new streets and lanes in relation to existing parcels (2013) is shown in
Figure 1d. As illustrated, the creation of new streets and lanes would require dedication
from adjacent parcels (existing property lines shown in heavy black). The 211 Boundary
parcel would also be required to dedicate the portion of the site formerly covered by the
CN Railway right-of-way, which is the site of the Queensborough Perimeter Trail, and is
also used by the City for maintenance of Boundary Canal. Off-site improvements would
likely also be identified at the time of subdivision of any parcels in Area #1, potentially
including but not limited to:


The addition of street trees on all new and existing streets adjacent to
development areas.

DRAFT Advance Street Plan for Queensborough

page 6

250

Figure 1d: Comparison to Existing Parcels (2013) for Area #1
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4.2 Area #2: Salter Street (between Gifford and Jardine Streets)
Figure 2a depicts the extent of Advance Street Plan Area #2 which is bounded by Ewen
Avenue on the northwest, Jardine Street on the northeast, Salter Street on the southeast
and Gifford Street on the southwest. Fourteen parcels in total make up this area, including
204 through 240 Jardine, 1102 through 1134 Ewen, and 1135 Salter.
A City right of way runs in a northwest/southeast direction along the length of the rear lot
line of 204 Jardine. The City holds statutory rights of way (purple shading) on 204
through 240 Jardine which provide access to the City sanitary sewer system and pump
station (blue dot). The City also holds a narrow statutory right of way (thin purple line)
for a future public greenway which runs from the front to the rear property line along the
northeast edge of 1130/1132 Ewen.
Area #2 is designated a mixture of Residential – Low Density (RL), Residential –
Medium Density (RM) and Commercial Main Street (CM) in the Queensborough
Community Plan (1995, and the update currently underway). It is bounded by areas of the
same designation.
Figure 2a: Advance Street Plan Area #2
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Figure 2b shows the draft Advance Street Plan Area #2 Street Map. A new “Street A”
would connect Salter Street to a northeast extension of Basran Avenue. New “Lane A,”
“Lane B,” “Lane C,” and “Lane D” would bisect the blocks created by this street
configuration. Street A would have a narrow 18.5 metre (60.7 foot) right of way. The
lanes would be within a 6.1 metre (20 foot) City right of way. The extension of Basran
would have a central boulevard at the intersection with Gifford Street and would
transition to an 18.5 metre (60.1 foot) City right of way toward Street A.
A new “Lane E” would continue northeast from the end of the Basran extension to
Jardine Street. Lane E would be within a 10 metre (32.8 foot ) City right of way and
would include both a vehicle travel lane and a sidewalk which would continue the City
greenway from Basran to Jardine. Another greenway (dashed arrow) would extend
northwest from the Basran/Street A intersection to Ewen Avenue within a City held
statutory right of way along the property line of adjacent parcels. The Basran extension
and Lane E would be the dividing line between single detached residential to the
southeast and the commercial and multiple family residential to the northwest.
Figure 2b: Draft Area #2 Street Map

DRAFT Advance Street Plan for Queensborough
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All parcels created through subdivision in Area #2 would conform to the development
principles regarding frontage, principal building orientation and access. Any existing
properties in the Area would also be encouraged to conform with the development
principles over time. For example, an existing driveway from the existing multiple family
residential at 1130/1132 Ewen Avenue would connect to the Basran Avenue extension to
provide an access alternative to Ewen.
The location of new streets and lanes in relation to existing parcels (2013) is shown in
Figure 2c. As illustrated, the creation of new streets and lanes would require dedication
from adjacent parcels (existing property lines shown in heavy black). Off-site
improvements would likely also be identified at the time of subdivision of any parcels in
Area #2, potentially including but not limited to:




Improvements to Gifford Street, including an increased right of way;
Relocation of the existing City sanitary sewer pump station; and
The addition of street trees on all new and existing streets adjacent to
development areas and on the Lane E greenway extension.
Figure 2c: Comparison to Existing Parcels (2013) for Area #2
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4.3 Area #3: Ewen Avenue (1236 through 1248)
Figure 3a depicts the extent of Advance Street Plan Area #3 which is bounded by Ewen
Avenue on the northwest, and residential properties on the other three sides. Four parcels
in total make up this area, including 1236 through 1248 Ewen.
The Queensborough Community Plan (1995) indicates a split designation for each parcel
in Area #3 with Residential – Medium Density (RM) applied to approximately one-half
of the parcel adjacent to Ewen Avenue, and Residential – Low Density (RL) applied to
the remainder. In the draft land use plan for the Queensborough Community Plan update
(currently underway) all four parcels would be designated Residential – Low Density
(RL) in their entirety. Area #3 is bounded by areas designated Residential – Low Density
(RL) to the south, west and east, with Residential – Medium Density (RM) located north
across Ewen.
Figure 3a: Advance Street Plan Area #3
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Figure 3b shows the draft Area #3 Street Map (Phase One of Two). Eckert Avenue
would extend southwest and terminate in a cul-de-sac. An existing City right of way to
the southwest of the Area would be widened to create “Lane A” which would
accommodate vehicle travel. As the Eckert extension would be approximately 163 metres
(535 feet) long, Lane A would also act as a fire access lane. An existing City right of way
running parallel to the southwest edge of the Area would also be widened to create “Lane
B” which would accommodate vehicle travel. Both of these lanes would be within a 6.1
metre (20 foot) City right of way.
A new “Lane C” would be located at the south edge of the Area. Lane C would be within
a 10 metre (32.8 foot) City right of way and would include both a vehicle travel lane and
a sidewalk. This sidewalk would continue the City greenway from Basran Avenue,
southwest to the existing City right of way where it would continue southeast.
Figure 3b: Draft Area #3 Street Map (Phase One of Two)
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It is possible that the new parcels created by the Phase One subdivision could be
consolidated for further subdivision. In this case, a short new “Street A” would branch off
toward the southeast from the Eckert Avenue cul-de-sac. Street A would also end in a
cul-de-sac. Figure 3c shows the draft Area #3 Street Map (Phase Two of Two).
Figure 3c: Draft Area #3 Street Map (Phase Two of Two)

All parcels created through subdivision in Area #3 would conform to the development
principles regarding frontage, principal building orientation and access. Any existing
properties in the Area would also be encouraged to conform with the development
principles over time.
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The location of new streets and lanes in relation to existing parcels (2013) is shown in
Figure 3d. As illustrated, the creation of new streets and lanes would require dedication
from adjacent parcels (existing property lines shown in heavy black), including
dedication of a portion of the rear of three parcels for Lane A (black dashed line). Off-site
improvements would likely also be identified at the time of subdivision of any parcels in
Area #3, potentially including but not limited to:


The addition of street trees on all new and existing streets adjacent to
development areas and on the Lane C greenway extension.
Figure 3d: Comparison to Existing Parcels (2013) for Area #3
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4.4 Area #4: Campbell Street (between Salter Street and Ewen Avenue)
Figure 4a depicts the extent of Advance Street Plan Area #4 which is bounded by Ewen
Avenue on the northwest, Campbell Street on the northeast, Salter Street on the southeast
and the Queensborough Middle School and residential properties on the southwest. Ten
parcels in total make up this area, including 202 to 220 Campbell and 728 through 746
Ewen.
The City holds a statutory right of way (purple shading) for utilities and access which
runs in an northeast/southwest direction along the length of the souteast lot line of 220
Campbell. A sanitary pump station (blue dot) is located within a separate right of way on
the school parcel adjacent to the rear lot line of 218 Campbell.
In the Queensborough Community Plan (1995, and the update currently underway), Area
#4 is designated a mixture of Residential – Medium Density (RM) for parcels
approximately north of the school site and Residential – Low Density (RL) for the
remaining parcels. It is bounded by areas of the same designation and the Queensborough
Middle School.
Figure 4a: Advance Street Plan Area #4
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Figure 4b shows the draft Area #4 Street Map (Phase One of Two). A new “Street A”
would extend from Campbell Street to the southwest edge of the Area. This street would
accommodate a segment of the City greenway network and would be the dividing line
between multiple family residential to the northwest and single detached residential to the
southeast. A new “Street B” would extend along the southwest edge of the Area, from
Salter Street to Street A. Street A would be within a standard 20 metre (65.6 foot) City
right of way to accommodate the greenway. Street B would be within a narrower 18.5
metre (60.7 foot) City right of way.
A new “Lane A” and “Lane B” would bisect the block created by this street
configuration. Both of these lanes would be within a 6.1 metre (20 foot) City right of
way.
Figure 4b: Draft Area #4 Street Map (Phase One of Two)
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Over time the 202 and 206 Campbell Street parcels, one of which has a relatively new
house (c. 2004), may choose to consolidate and redevelop. In this case, Lane A would
extend to Campbell Street in a 6.1 metre (20 foot) City right of way. Figure 4c shows the
draft Area #4 Street Map (Phase Two of Two).
Once the parcels on Lawrence Street to the west of the Area redevelop as multiple family
residential, Street A and the City greenway would extend to meet Lawrence in a 20 metre
(65.6 foot) City right of way (dashed arrow). Alternatively, the extension of only the City
greenway corridor in a right of way of 6 metres (19.7 foot) to 10 metres (32.8 foot) may
be considered.
Figure 4c: Draft Area #4 Street Map (Phase Two of Two)

All parcels created through subdivision in Area #4 would conform to the development
principles regarding frontage, principal building orientation and access. Any existing
properties in the Area would also be encouraged to conform with the development
principles over time.
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The location of new streets and lanes in relation to existing parcels (2013) is shown in
Figure 4d. As illustrated, the creation of new streets and lanes would require dedication
from adjacent parcels (existing property lines shown in heavy black). Off-site
improvements would likely also be identified at the time of subdivision of any parcels in
Area #4, potentially including but not limited to:





Improvements to Campbell Street;
Improvements to Lawrence Street when parcels along Lawrence are redeveloped
as multiple family residential;
Relocation of the existing City sanitary sewer pump station; and
The addition of street trees on all new and existing streets adjacent to
development areas and on the future City greenway extension from Street A to
Lawrence.
Figure 4d: Comparison to Existing Parcels (2013) for Area #4
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Street A would be located generally at the property line boundary between the Ewen
Avenue parcels and 220 Campbell Street. The exact alignment of Street A would be
determined by the City Engineering and Development Services departments at the time of
development with the input of the affected parcel owners. Some options include: locating
the Street A right of way primarily on the southeast edge of the Ewen parcels (as in
Figure 4d); locating the right of way primarily on the 220 Campbell parcel (as in Figure
4e); or centering the right of way on the property line between 220 Campbell and
734/746 Ewen (as in Figure 4f). Alternative alignments that are deemed to meet the intent
of the Advance Street Plan may also be considered at the discretion of the City.
Figure 4e: First Alternative Alignment for Street A, Area #4

Figure 4f: Second Alternative Alignment for Street A, Area #4
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APPENDIX # 9

HERITAGE REVITALIZATION AGREEMENT
746 EWEN AVENUE
PRELIMINARY REPORT TO COUNCIL
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:
From:
Subject:

Members Of the New Westminster
Date: February 25, 2014
Design Panel
Jim Hurst,
File: DPT00011
Development Planner
Development Permit Application for 744 Twelfth Street and 1204 Eighth
Avenue – DS Tactical

RECOMMENDATION
THAT this report be received for information

PURPOSE
An application has been received to construct a two storey commercial/residential
addition to the existing building at 744 Twelfth Street. The purpose of this report is to
provide preliminary information to New Westminster Design Panel on this Development
Permit application.
BACKGROUND
Property Owner:
Existing Zoning:
Official Community Plan
Land Use Designation:
O.C.P. Development
Permit Area Designation:
Site Area:

David and Marie Kerr
845 Fifth Street, New Westminster
Community Commercial Districts
(Medium Rise) (C-2A)
(CH) Commercial Historic Area
Commercial and Mixed Use Development Permit
Area #1 Upper Twelfth Street
8,712 square feet (809.4 square meters)

New Westminster City Council at their meeting on January 27, 2014 issued a
Development Variance Permit for this project to allow the project to proceed with no
parking or loading being provided and to allow a 10 foot rear yard. The Development
Variance Permit was considered prior to consideration of the design by the New
Westminster Design Panel as the variance was primarily concerned with the provision of
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parking. There is no on-site parking being provided as part of this application. The
applicant wanted to determine if Council would approve the parking variance before
proceeding with the design development for the project.
APPENDICIES ATTACHED TO THIS REPORT

1
2
3

Title
Location Map Showing Bus Stop
Locations
Project Plans Including Design
Rational and CPTED Review
Sustainability Report Card

4
5

Title
Text of Official Community Plan
Designations
The Heathman Block
Statement Of Significance

PROPOSAL
The existing building on the 744 Twelfth Street site is the Heathman Block constructed in
1938. The building is one level and has 2,178 square feet (202.4 square metres) of
commercial floor space. There is no onsite parking. A statement of significance has been
received for this building. The site addressed as 1204 Eighth Avenue is vacant.
The applicant proposes to construct an additional 3,380 square feet (314.2 square metres)
of commercial floor space on the ground level with an additional 1,445 square feet (134.3
square metres) of commercial on the second floor and three residential units. The
residential units would qualify as long term secured rental housing and would be secured
by a Housing Agreement and a no-separate sales covenant registered on title prior to
issuance of the Building Permit.
The new commercial floor space would require nine parking spaces, the three one
bedroom residential units would require four parking spaces and the residential units
would require one visitor parking space for a total of 14 parking spaces. The new
commercial floor space would require one off-street loading space. No parking or offstreet loading spaces are provided as part of this application.
CONTEXT
The site is located in the Upper Twelfth Street commercial area. To the west of the site all
of the properties are designated as Residential – Low Density. The site to the immediate
west is zoned for an institutional use. Beyond that are properties zoned Neighbourhood
Residential Duplex Dwelling Districts (RT-1A) and Neighbourhood Residential Dwelling
Districts (NR-1). These sites are developed with duplexes and single detached dwellings.
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Site Constraints
The site constraint is elevation of the existing building. The floor of the existing building
is level with the sidewalk on Twelfth Street. Any additional floor space could not be sited
at the same level as the existing floor space if parking and loading is to be provided.
DEVELOPMENT VARIANCE PERMIT APPLICATION
At their meeting on January 27, 2014 New Westminster City Council issued the
following variances for this project:
Variance

Bylaw
Section

Required
(metres)

Provided
(metres)

Rear Yard
Commercial parking
Residential parking
Residential visitor parking
Off-Street Loading

513.39
150.19.4
150.8
150.8.1
160.4

25 feet (7.6)
9 spaces
(3.6) 4 spaces
(0.6) 1 space
1 space

10 feet (3.0)
0
0
0
0

The rear yard is the only variance for the project not related to parking. The bylaw
requirement is 25 feet (7.6 metres) while the applicant proposes 10 feet (3.0 metres). The
entry level of the three units is located at grade, with the living space located on the
second and third levels. The second level of the building is stepped back three feet. A
small three foot wide balcony is supplied at this level. The balcony is not wide enough to
be used for sitting or barbequing so no activity will occur on this side of the building.
Decks are provided at the third level to provide outside space for the units. The reduced
rear yard is toward the side yard of the adjacent building.
Sustainability Considerations
A Sustainability Report Card has been received for this proposal. The proposal is
generally supportive of the City’s sustainability objectives in terms of:
 Retention of an existing building and business
 LEED certified construction
 Long term secured rental housing
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Official Community Plan Designations
The site is designated as (CH) Commercial Historic Area. The plan describes this
designation as:
(CH) Commercial Historic Area: this area will include heritage buildings in a
commercial street. It is anticipated that pedestrian scale commercial uses will be at the
street level and commercial, office or residential uses above the ground level. Along
Columbia Street, this area will include entertainment uses such as theatres, restaurants,
bars, and recreational facilities.
The site is also designated as part of Commercial and Mixed Use Development Permit
Area #1 – Upper Twelfth Street. This Development Permit Area is designated:
#1 Upper Twelfth Street
…in order to encourage redevelopment and intensification which reinforces and improves
the viability of neighbourhood commercial services. It combines two and three storey
residential uses above ground-oriented, neighbourhood commercial uses. This
Development Permit Area establishes objectives and guidelines for the form and
character of commercial and multi-family development.
Proximity to Transit Service
Transit Facility
Skytrain Station
Frequent Transit
Network
Transit Stop

Service Level (min)

Distance (m)
1.6 km
20 meters

112 Bus

20 meters

DESIGN CONSIDERATIONS
1. Although a variance to allow a rear yard of 10 feet has been issued by Council, the
proposed rear yard will need the support of the New Westminster Design Panel in
order to proceed with the reduced requirement. The project requires Council to
issue a Development Permit before a building permit can be issued. In the
Development Permit report consideration will be given to the appropriateness of
the rear yard. Staff would appreciate a clear statement regarding general panel
support of the proposed rear yard.
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2. A Statement of Significance has been provided for the existing building, the
Heathman Block. The building is not considered a heritage structure; however the
retention of the building is supported by the City’s Heritage Planner. Given that
this building provides the context for the addition, staff would appreciate
comments on the appropriateness of the proposed architecture of the addition.
3. Staff would appreciate comments on the conformance with the Development
Permit Area designation.

James Hurst,
Development Planner
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APPENDIX #1
LOCATION MAP
744 TWELFTH STREET
1204 EIGHT AVENUE
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744 Twelfth St and 1204 Eighth Ave

1: 982
0.0
NAD_1983_UTM_Zone_10N
CNW GIS Services

0

0.02

0.0 Kilometers

This map is a user generated static output from an Internet mapping site and
is for reference only. Data layers that appear on this map may or may not be
accurate, current, or otherwise reliable.
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APPENDIX #2
PROJECT PLANS
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12th Street looking NNW from 6th Ave

B-

12th Street looking NNW from 7th Ave

1-

2-

DS TACTICAL ~ 12th Street

DS TACTICAL ~ 8th Avenue

3-

DS TACTICAL ~ the building site

4-

DS TACTICAL ~ the building site - no lane access

F-

General Residential Context - 7th Ave.

G-

8th Avenue directly across from site

H-

8th Ave. Residential

S

2

3

S

1
C-

12th Street looking NNW from 8th Ave

D-

12th Street looking NNE from 8th Ave

E-

12th Street looking directly across the street

4

12th St. Context:

IN

8th Ave. Context:
- residential neighbours

- BUSINESS CORRIDOR

COPYRIGHT & USE OF DOCUMENTS
This plan and design are considered a 'Consultant's instrument of service' and
shall be considered the exclusive property of the Consultant, JM Architecture
Inc. and may not be used or reproduced without the consent of Mr. Joe M.
Minten, architect aibc, aaa, mraic. This instrument of service shall only be used
once and solely for this project; no further use shall be deemed a right by
anyone without the written consent of the Consultant. No project
renovations, additions or alterations shall stem from the use of this
document, in any possible form of reproduction, without the written consent
of the Consultant. This document may not be sold or transferred without
written agreement from the Consultant. Only the client may retain copies of
this document, and only for the purpose of information and reference as it
was initially intended.

2/6/2014 7:10:41 PM

8th Ave Residential

Any change or manipulation of this document is expressly forbidden; this
document must remain completely intact at all times. The Consultant will not
be responsible for changes to this document by others.

JM Architecture Inc.
architecture
interior design
planning
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APPENDIX # 3

SUSTAINABILITY REPORT CARD
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2

1

Subject Area

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

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

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

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

Environment

REQUIRED

REQUIRED

1

1

/1

/1

Score

= _________ % of construction

= _________ % of demolition

Recycled material:

Explanation

APPLICANT

1

1

/1

/1

Score

Comments

STAFF

Economic

Short Description of Project:______________________________________
rental housing component

Page 11

Page 8
Social & Cultural

renovation and addition to an existing retail store with new

Page 1

Categories
Environment

VERSION # 1

June 2011

Planning Division

SUSTAINABILITY
REPORT CARD

Rezoning or
Development Permit Number: ___________________________________

744-12th Street & 1204 -8th Avenue
Project Address:_______________________________________________

17 June, 2013
Date: _______________________________________________________

PROJECT TYPE: MIXED USE

331

332

VERSION # 1

Energy
Efﬁciency

Energy
Efﬁciency

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

6

Provides programmable thermostats in each
residential and commercial unit.

Habitat

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

5

7

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

See Metro Vancouver’s Stormwater Source
Control Design Guidelines.

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

Subject Area

4

3

Environment

744-12th Street & 1204 -8th Avenue

REQUIRED

REQUIRED

REQUIRED

REQUIRED

/3

/1

/1

/2

2

1

1

/1

1

1

Score

Yes - there will be programmable
thermostats as noted

Explanation

APPLICANT

2

1

1

1

1

/2

/1

/1

/1

/3

Score

STAFF
Comments

17 June, 2013

Page 2

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

See www.energystar.gov under ‘Products’.

Provides EnergyStar-rated home appliances,
commercial food service equipment, or other
applicable equipment.

Waste &
Materials

Energy
Efﬁciency

Subject Area

EARLY STAGE

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

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

13 Provides open greenspace and other greened

EARLY STAGE

energy efﬁciency or sustainable design, such as
LEED; BuiltGreen Gold; BC Hydro PowerSmart
Gold; Energuide 82; or performance 25% better
than the Model National Energy Code.

12 Achieves a recognized industry standard for

EARLY STAGE

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

11 Residential: Incorporates 4-stream recycling

EARLY STAGE

Habitat

Building
Rating

Waste &
Materials

Waste &
collection (newsprint, paper, containers,
Materials
organics) in a secure common area in the
commercial portion of the building as per Draft
Metro Vancouver Recycling Space Standards
(Appendix A).

10 Commercial: Incorporates 4-stream recycling

9

8

VERSION # 1

REQUIRED

Environment

744-12th Street & 1204 -8th Avenue
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1

4

2

2

1

1

/3

/8

/2

/2

/1

/1

Score

No - there is little space on the lot
to accommodate this feature BUT
we have included roof top terrace
with planter boxes for office use
and residential uses which would
permit could satisfy food

The proposed additional floor area
will be designed to be equivalent to
a LEED Silver designation

61
= ___________
sq ft
Residential = 5.0m2

Recycling space proposed:

Commercial = 4.0m2

61
= ___________
sq ft

Recycling space proposed:

Yes, these will be selected at
construction documentation phase

Yes there will be energy efficient
appliance used throughout but
these will not be selected until later
in the project design

Detail type of appliance(s):

Explanation

APPLICANT

1

4

2

2

1

1

/3

/8

/2

/2

/1

/1

Score

STAFF
Comments

17 June, 2013
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• Uses high albedo (“white roof”) rooﬁng
material to limit heat gain/heat island
effect.

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

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

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

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

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

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

Examples:

EARLY STAGE

reduce excessive heat loss/heat gain and
reduce energy consumption.

15 Maximizes use of passive solar design to

EARLY STAGE

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

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

14 Retains sound original trees and landscape

Environment

744-12th Street & 1204 -8th Avenue

Energy
Efﬁciency

Habitat

Subject Area

0

0

/4

/2

Score
There are no tress on the site three new ones are added

Explanation

APPLICANT

/2

/4

0

1

Score

STAFF
Comments

17 June, 2013
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EARLY STAGE

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

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

Recommended:
Recycled-- minimum 7.5%*
Salvaged/Refurbished-- minimum 10%*

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

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

EARLY STAGE

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

VERSION # 1

20

19

Provides a co-op vehicle and assigned parking
space as per City parking reduction incentive
policy.

EARLY STAGE

facilities as per City policy (Appendix B).

18 Provides commercial end-of-trip bicycle

17

EARLY STAGE

Incorporates alternative energy systems, such
as geo-exchange, solar, or district energy.

Building Code requirements.

16 Achieves building energy performance above

Environment

744-12th Street & 1204 -8th Avenue

Waste &
Materials

Transportation

Transportation

Alternative
Energy

Energy
Efﬁciency

Subject Area

/4

0

1

/2

/1

/1

/4

1

4

Score

Specify % of material:

Not applicable to this project

None required but we have
included three bicycle stands on the
west side of the building facing 8th

There is a discussion regarding
installation of copper piping to
facilitate future solar energy
potential.

Specify % of energy provided:

The owner, through the contractor,
has agree to meet the upcoming
changes to BCBC by incorporating
the NBC standards for efficiency

Explanation

APPLICANT

0

0

/2

/1

/1

0

/4

0

/4

4

Score

STAFF
Comments

17 June, 2013
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Provides 20 cm (8 in) of topsoil as ﬁnished
grading for groundwater recharge and
stormwater retention/evaporation.
Stormwater

Habitat

VERSION # 1

See BC Hydro’s Electric Vehicle Charging
Infrastructure Deployment Guidelines.

Recommended: 10% of resident stalls.

use of electric vehicles.

26 Provides electric plug-ins to support resident

Transportation

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

25 In wood-frame buildings, incorporates high-

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

native or adaptive species which provide multistorey habitat (groundcover, shrubs & trees).

24 Removes invasive species* and incorporates

on-site or nearby storage and topsoil screening
or other related practices.

23 Reuses existing topsoil and other soils through Stormwater

22

Subject Area

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

21 Incorporates landscaped roofs on concrete

Environment

744-12th Street & 1204 -8th Avenue

/1

/2

/1

/1

/1

/3

Score

% of resident stalls:

Explanation

APPLICANT

/1

/2

0

/1

/1

/1

/3

Score

STAFF

Page 6

NA - no on site parking

NA

NA

NA

NA

Comments

17 June, 2013
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VERSION # 1

TOTAL SCORE:
ENVIRONMENTAL ITEMS

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

28 CONSTRAINTS—

ENVIRONMENTAL SUSTAINABILITY ASPECTS NOT
CAPTURED ABOVE:

27 INNOVATION—

Environment

744-12th Street & 1204 -8th Avenue

Subject Area

/54

/54

Score

22

Explanation

25

Score

APPLICANT

STAFF

22/47

Comments

17 June, 2013

Page 7

EARLY STAGE

VERSION # 1

EARLY STAGE

33 Includes affordable market housing units.

rental units.

32 Provides long-term market or non-market

EARLY STAGE

31 Provides a diversity of unit sizes.

EARLY STAGE

30 Provides ground-oriented units.

EARLY STAGE

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

Includes other residential or commerical
adaptable & barrier-free design features
beyond Building Code.

above City requirements.

29 Provides adaptable housing design features

Social & Cultural

744-12th Street & 1204 -8th Avenue

338

Housing

Housing

Housing

Housing

Accessibility

Subject Area

/3

The residential units are not
designed to meet accessible
access throughout.

% of adaptable units:
The retail floor area entirely
accessible; there is current
discussion on ensuring the retail
office space will be accessible
although it is on the second floor
as is the tailor shop

Explanation

/5

/1

/4

0

5

1

100

% of Total

N/A

The three rental units are proposed
to include a housing agreement
with the City of New Westminster

One Bedroom

Unit Type

The residential units have ground
oriented access but are not
0
designed with living quarters on the
same floor - all living is on the
second
and third levels.
/1

1

Score

APPLICANT

/1

/1

/3

/4

0

/5

5

1

Score

STAFF

NA - Three units

Page 8

NA - zone does not allow
residential at grade

Comments

17 June, 2013
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EARLY STAGE
Heritage

VERSION # 1

f. Other___________________

amenity contribution policy (check all that
apply):
EARLY STAGE
a. Child care facility
b. Communal gardens
c. Play areas
d. Public art
e. Public gathering place

37 Provides public amenities above City voluntary Amenities

EARLY STAGE

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

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

36 Includes references to historic site or

35

Heritage

Subject Area

Includes reuse of an existing heritage structure Heritage
through restoration or rehabilitation. May
include re-location.

EARLY STAGE

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

Achieves a recognized industry standard* for
heritage conservation.

plan.

34 Includes a professional heritage conservation

Social & Cultural

744-12th Street & 1204 -8th Avenue

0

2

2

4

/4

/2

/2

/4

Score

N/A

The existing clocks carry historic
value and these will be further
enhanced with a raised position on
the building facade.

An historical plague (with photos if
possible) will be installed on the
outside of the building informing
the general public of its historic
value

The existing building , constructed
in 1936, is still the basis for the
business operating within it walls.
this structure remains intact and
usable.

A heritage study has been
conducted by D. Luxton and a
Letter of Significance has been
submitted to the planning
department.

Explanation

APPLICANT

0

2

2

4

/4

/2

/2

/4

Score

STAFF
Comments

17 June, 2013

Page 9
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d. Other____________________

VERSION # 1

TOTAL SCORE:
SOCIAL & CULTURAL ITEMS

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

40 CONSTRAINTS—

SOCIAL/CULTURAL SUSTAINABILITY ASPECTS
NOT CAPTURED ABOVE:

39 INNOVATION—

✔

a. Accessible green roof
b. Play areas
c. Social gathering place

38 Provides private amenities (check all that
apply):
EARLY STAGE

Social & Cultural

744-12th Street & 1204 -8th Avenue

Amenities

Subject Area

/28

/28

/2

1

Score

15

/2

There are landscaped decks for
each residence on the third floor
roof terraces

There is proposed terrace for the
retail staff on the second floor roof.

Explanation

16

1

Score

APPLICANT

STAFF

15/26

Comments

17 June, 2013

Page 10

Employment

Subject Area

EARLY STAGE

VERSION # 1

EARLY STAGE

EARLY STAGE

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

46 Provides ofﬁce ﬂoorspace.

45

Supports and/or is compatible with the
ongoing viability of surrounding existing
commercial or industrial employers.

EARLY STAGE

44 Redevelops a contaminated brownﬁeld site.

supports local businesses.

43 Creates more intensive use of land that

base.

Employment

Land Use

Land Use

Land Use

42 Results in net increase in the City’s property tax Employment

EARLY STAGE

for long-term job creation on site.

41 Maximizes Ofﬁcial Community Plan potential

Economic

744-12th Street & 1204 -8th Avenue

341

1

1

0

1

4

6

/4

/3

/4

/2

/4

/6

Score

Yes - on the second floor
supporting the business

This is essentially a destination
retail business supporting safety
officers throughout the region and
serves a national interest these
goods and services

N/A

The expansion of this destination
commercial business will see the
staff component increase by two to
four positions.

Explanation

APPLICANT

1

1

1

4

6

/4

/3

/4

/2

/4

/6

Score

STAFF

NA

Comments

17 June, 2013

Page 11

VERSION # 1

TOTAL SCORE:
ECONOMIC ITEMS

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

49 CONSTRAINTS—

ECONOMIC SUSTAINABILITY ASPECTS NOT
CAPTURED ABOVE:

48 INNOVATION—

EARLY STAGE

as specialty retail, entertainment & dining or
other regional destination function.

47 Supports destination commercial uses such

Economic

744-12th Street & 1204 -8th Avenue

342

Employment

Subject Area

/26

/3

/26

3

Score

16

/3

This is a specialty destination retail
business operating in New
Westminster for 14 years. The
expansion will support an
increased in customer base as well
as introduce new public interest in
the city thus generating further
business for New Westminster
area shops and services.

Explanation

16

3

Score

APPLICANT

STAFF

16/22

Comments

17 June, 2013
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For Mixed Use Projects

SUSTAINABILITY
REPORT CARD

to a maximum requirement of 50 m2 (538.2 sq ft), at which point the frequency of collection can increase beyond
once per seven days.

Building Development Type Space Allocation per unit of
floor area
Retail
0.012 m2 (0.13 sq ft)
Office
0.004 m2 (0.04 sq ft)
Large Venue
0.007 m2 (0.08 sq ft)
Restaurant
0.022 m2 (0.24 sq ft)

1.1 The minimum size of the centralized recycling storage space for commercial buildings shall be the greater of:
(a) 4 m2 (43.0 sq ft) or
(b) the space allocation determined by multiplying the commercial floor area by the space allocation ratios
defined in the table below for the listed building type:

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

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

Draft Metro Vancouver Recycling Space Standards

APPENDIX A

344

3.0

Implementation:
End-of-trip bicycle parking facilities required in accordance with the above Intent shall be required as a condition of approval
of rezonings.

2.0

0
1
2
3
4
5
6
6 plus 1 for each
additional 30 bicycle
spaces or part thereof

0
1
2
3
4
5
6
6 plus 1 for each
additional 30 bicycle
spaces or part thereof

0
1
1
2
2
3
3
3 plus 1 for each
additional 30 bicycle
spaces or part thereof

Showers

Minimum Number For Each Gender
Water Closets
Wash Basins

Where Class “A” bicycle parking is required for non-dwelling uses, the minimum number of clothing lockers will equal 0.7
times the number of bicycle parking spaces for each gender. At least 50% of the clothing lockers should be full size (min. 18
cm. [7”] in height).

Required Number of
Class A Bicycle Spaces
0-3
4-29
30-64
65-94
95-129
130-159
160-194
Over 194

End-of-Trip Facility Standards

The provision of end-of-trip bicycle parking facilities in accordance with the above ‘intent’ will be strongly encouraged by the
City of New Westminster where a project does not require rezoning. The provision of end-of-trip bicycle parking facilities will
be included in the City’s Smart Growth Checklist and will be considered when determining if a project has sufficiently
addressed the need to develop in a sustainable manner.

Intent:
The provision of end-of-trip bicycle parking facilities for every new development or an addition to a development in New
Westminster which results in a requirement of four or more bicycle parking spaces in accordance with the New Westminster
Zoning Bylaw.

1.0

BICYCLE END-OF-TRIP FACILITIES POLICY (Adopted Oct 27, 2008)

APPENDIX B

APPENDIX # 4

OFFICIAL COMMUNITY PLAN DESIGNATIONS

Doc # 523637
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(CH) Commercial Historic Area: this area will include heritage buildings in a
commercial street. It is anticipated that pedestrian scale commercial uses will be at the
street level and commercial, office or residential uses above the ground level. Along
Columbia Street, this area will include entertainment uses such as theatres, restaurants,
bars, and recreational facilities. Depending on the provision of public amenities, a density
bonus may be considered. The City will consider issuing temporary commercial land use
permits in this area provided that the commercial use: will operate at an intensity of use
suitable to the area; will operate on a temporary basis only; has demonstrated plans to
relocate or apply for a rezoning to allow the land use before the permit expires; and, is
compatible with other uses in the vicinity, uses allowed in the area’s Official Community
Plan designation, and uses allowed under the Zoning Bylaw. In considering the
compatibility of such applications, the City may also consider the design, servicing
access, screening, and landscaping to be provided in connection with the temporary use.
#1 Upper Twelfth Street
The Upper Twelfth Street area, identified as Development Permit Area #1 [see Map D1],
is designated in order to encourage redevelopment and intensification which reinforces
and improves the viability of neighbourhood commercial services. It combines two and
three storey residential uses above ground-oriented, neighbourhood commercial uses.
This Development Permit Area establishes objectives and guidelines for the form and
character of commercial and multi-family development.
[Discussion of this area is also contained in sections 2.1: Population and Growth
Management and 2.7: Commercial Revitalization and the Economy.]
Objectives
The objectives of this designation are to:
• Promote Twelfth Street as a pedestrian friendly, neighbourhood commercial centre.
• Promote a wide range of pedestrian-oriented commercial uses.
• Encourage residential use on the upper floors.
Guidelines
Development permits issued in this area shall be in accordance with the following
guidelines:
• Encourage all developments, including storefront renovations and additions, to conform
to the Twelfth Street Guidelines.
• Employ technical approaches to sound insulation in building construction in this area
(e.g., along Twelfth Street and at major intersections).
Doc # 523637
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• Site buildings to provide “eyes on the street” for crime prevention as well as a buffer
(e.g., acoustic, visual) to the traffic corridor, for the surrounding neighbourhood.

Doc # 523637
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APPENDIX #5
THE HEATHMAN BLOCK
744 TWELFTH STREET
STATEMENT OF SIGNIFICANCE

Doc # 523637
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HEATHMAN BLOCK
744 TWELFTH STREET NEW WESTMINSTER

STATEMENT OF SIGNIFIOANCE DRAFT
JANUARY 22, 2013
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THE HEATHMAN BLOCK, 744 TWELFTH STREET
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Current Name: Dave's Surplus Ltd.
Historic Name: The Heathman Block
Address: 744 Twelfth Street, New Westminster
Date of Construction: 1938
Description of the Historic Place
The building located at 744 Twelfth Street, originally known as the Heathman Block, is a onestorey commercial structure, built in 1938. The building is situated on a corner lot along New
Westminster's historic Twelfth Street and features a flat roof, two storefronts, and two distinct neon
clocks.
Heritage Value of the Historic Place
The Heathman Block is significant for its association with the Modern development of New
Westminster's historic Twelfth Street commercial district. Twelfth Street began to develop early in
the history of New Westminster when, in 1893, the electric railway tramline opened along the
route. The area continued to develop during the Klondike Gold Rush, the Edwardian-era boom
period and, though development slowed during the First World War, during the resurgent
development boom of the 1920s. However, it was following the end of the Great Depression that
Twelfth Street experienced its most important period of growth. In 1938 alone, the streetcar was
replaced with a popular new bus line, the trendy Metro Theatre was constructed and the
Heathman Block (738-744 Twelfth Street) was built. The Heathman Block originally housed four
different commercial businesses, including Maple Cleaners & Dryers, West End Shoe Repair,
Checker Lunch and Tri Way Store Grocery, which was situated in the prime 'corner store'
location. The corner of Twelfth Street and Eighth Avenue was an ideal location to establish a
business, as the intersection proved to be one of the most important junctions for shoppers
DONALD LUXTON & ASSOCIATES INC. DRAFT IANUARY 2013
1
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travelling both north and south and was considered the heart of the upper Twelfth Street district.
The area continued to develop through the late 1930s and 1940s, until it began a steady decline
beginning in the 1950s. The Heathman Block remains today as a reminder of the vibrant
commercial area that developed and thrived during the 1930s and 1940s.
The Heathman Block is additionally significant for its history of occupancy. In 1938, E. Heathman
commissioned contractor M.E. Giddings to construct a one-storey, four-store building at the corner
of Twelfth Street and Eighth Avenue, to be known as the Heathman Block. The Lily Dairy
Confectionary store moved into the corner shop in 1940, operating alongside the Maple Cleaners
& Dryers, the Parlett Barber Shop, and the Craft Shoppe, which together formed an important
block that would offer many desirable services and products to the growing residential community
nearby. In 1947, the north half of the Heathman Block was consolidated and transformed into the
West End branch of the Bank of Montreal; the south half of the block remained Parlett's Barber
Shop and the Craft Shoppe into the 1950s. In 1955, the bank substantially renovated the entire
building, giving it the Modern, minimalist appearance it exhibits today; the building was altered
again in 1969. The Heathman Block retains two neon clocks, which were added during the 1950s
renovation, and which have become landmarks in the local community.
Character-Defining Elements
The key elements that define the heritage character of the Heathman Block North include its:
• Prominent corner location at 744 Twelfth Street in the City of New Westminster;
• Setting on a sloping lot along a commercial street;
•
•

Commercial form, scale and massing as expressed by its one-storey height and flat roof;
Minimal setback from the street;

•

Recessed entryway vestibule off Twelfth Street;

•

Two distinct neon clocks, added in the 1950s, one facing Twelfth Street and one facing
Eighth Avenue;

•

Store front glazing, added in the 1950s, featuring fixed panels and operable jalousies, set in
wooden frames; and

•

Internal brick chimney.

DONALD LUXTON & ASSOCIATES INC. DRAFT JANUARY 2013
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RESEARCH SUMMARY

CIVIC ADDRESS: 744 Twelfth Street, New Westminster
LEGAL ADDRESS: Lot A, New West District, Plan BCP47283, Suburban Block 11, of Lot 8
HISTORIC NAME: Heathman Block
ORIGINAL OWNER: E. Heathman
DATE OF CONSTRUCTION: 1938
BUILDING PERMIT:
• Permit #08508: June 11,1938; Owner: E. Heathman; Contractor: M.E. Giddings; $4,500;
To Erect Stores - 63 x 49
DIRECTORIES, HEATHMAN BLOCK, 738-744 TWELFTH STREET:
738 Twelfth Street

740 Twelfth Street

742 Twelfth Street

1938
1939

No entry
West End
Shoe Repair

1938
1939

No entry
Checker Lunch

1938
1939

1940

Vacant

1940

Vacant

1940

1941

W.H. Parlett,
barber

1941

T. Connor

1941

1942

W.H. Parlett,
barber

1942

Craft Shoppe,
novelties

1942

1943

W.H. Parlett,
barber
W.H. Parlett,
barber
W.H. Parlett,
barber
W.H. Parlett,
barber
W.H. Parlett,
barber
Parlett's
Barber and

1943

Craft Shoppe,
novelties
Craft Shop, gifts
and china
Craft Shop, gifts
and china
Craft Shop, gifts
and china
Craft Shop, gifts
and china
Craft Shop, gifts
and china

1943

1944
1945
1946
1947
1948

1944
1945
1946
1947
1948

744 Twelfth Street

1947

No entry
1938
Maple
1939
Cleaners &
Dryers
1940
Maple
Cleaners &
Dryers
1941
Maple
Cleaners &
Dryers
1942
Maple
Cleaners &
Dryers
Tidy the
1943
Florist
1944
Tidy the
Florist
Tidy the
1945
Florist
Tidy the
1946
Florist
Bank of Montreal

1948

Bank of Montreal

1944
1945
1946

No entry
Tri Way Store
Grocery
Lily Dairy
Confectionary
Lily Dairy
Confectionary
Lily Dairy
Confectionary
Lily Dairy
Confectionary
Lily Dairy
Confectionary
Lily Dairy
Confectionary
Lily Dairy
Confectionary

Variety Store

DONALD LUXTON & ASSOCIATES INC. DRAFT JANUARY 2013
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1949

1950

Parlett's
Barber and
Variety Store
Parlett's
Barber and
Variety Store

1949

Craft Shop, gifts
and china

1949

Bank of Montreal

1950

China Craft Shop

1950

Bank of Montreal
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1912 Fire Insurance Map showing the future location of the Heathman Block

DONALD LUXTON & ASSOCIATES INC. DRAFT JANUARY 2013
4

353

STATEMENT OF SIGNIFICANCE: 744 TWELFTH STREET, NEW WESTMINSTER

.-i

if
1 1

tZi

Si

">

S'
- -

2

Bing Map of the Heathman Block, view from southwest

\

x

. ^x
MBF

S9i
n.&
wk

^/

C-^
-•

• . /
.

-

'

\

•'
-

^

7*,

3

v
V
^

4

-•m
^

Bing Map of the Heathman Block, view from northwest
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Bing Map of the Heathman Block, view from northeast
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Bing Map of the Heathman Block, view from southeast
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ADDITIONAL PHOTOGRAPHS:
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Rear view of the Heathman Block
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Windows of the Heathman Block
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Close-up image of neon clock on Twelfth Street
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