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4.1 228 and 232 Sixth Street 
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    REZ00109 
DPU00054 

 
Dennis Turco Architect Inc. 

 
Applications have been received for a Rezoning and Development Permit to allow a six (6) 
storey mid-rise development at 228 and 232 Sixth Street.  The proposed building would include 
53 residential units and a two-level underground parkade that would be access of Welsh Street.  
The purpose of this report is to provide information to the New Westminster Design Panel on 
this development proposal and to obtain preliminary feedback in regards to the urban items 
raised in the Design Considerations section of this report prior to the project going back to the 
Land Use and Planning Committee. 
 
4.2 43 Hastings Street 

REZ00139 
DPD00146 

     
   Iredale Architecture  91 
 
The applicant Catalyst Community Developments Society on behalf of Community Living 
Housing Society has applied for a Rezoning and Development Permit to facilitate the 
construction of a six-unit, affordable rental housing project on the City-owned site.  The purpose 
of this report is to provide information to the New Westminster Design Panel for their 
consideration of this application. 
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NEW WESTMINSTER DESIGN PANEL 
Tuesday, May 23rd, 2017 3:00p.m. 

Council Chamber 

MINUTES 

MEMBERS PRESENT: 
Chris Block - Chair, Architectural Institute of BC Representative 
Maria Fish - BC Society of Landscape Architects  
Rodney Maas - Architectural Institute of BC Representative  
David Roppel - Development Industry Representative   
Craig West - Architectural Institute of BC Representative 

REGRETS: 
Maranatha Coulas - Architectural Institute of BC Representative 
Meredith Mitchell - Vice Chair, BC Society of Landscape Architects 

GUESTS: 
Andrea Backman Galasso - Key West Ford (Item 4.2) 
Brock Croome - Brock Croome Architects (Item 4.2) 
Larry Kerr - UrbanWest Projects Inc. (Item 4.1) 
Jonathan Losee - Jonathan Losee Ltd. Landscape Architecture (Item 4.2) 
Stu Lyon - GBL Architects (Item 4.1) 
Jason Wegman - PWL Landscape Architects (Item 4.1) 

STAFF: 
Mike Watson - Planner 
Nick Hardy - Planning Assistant 
Heather Corbett - Committee Clerk 

The meeting was called to order at 3:00 p.m. 

1.0 ADDITIONS TO AGENDA 

There were no additions. 
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2.0 ADOPTION OF MINUTES 

2.1 Adoption of the Minutes of April 25th, 2017 

MOVED and SECONDED 
THAT the minutes of the April 25, 2017 New Westminster Design Panel meeting 
be amended as follows: 

 On Page 10, bullet 10; remove “or a running track that goes around it”;
 The motion on Page 10 be amended to read “THAT the Design Panel

supports the preliminary design of the project at 813 Carnarvon Street, as
the preliminary design contributes to earning the density proposed.”; and,

THAT the minutes be adopted as amended 
CARRIED. 

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

3.0 REPORTS AND INFORMATION 

There were no items. 

4.0 DESIGN REVIEWS 

4.1 618 Carnarvon Street 
REZ00116 
SDP00204 

Mike Watson, Planner, summarized the report dated May 23, 2017, regarding a 
Rezoning and Special Development Permit Application for a proposed 33 storey 
mixed use high-rise development at 618 Carnarvon Street, with an accompanying 
pocket park and encapsulation of the SkyTrain guideway. 

Mr. Watson further explained that the developers had initially presented to the 
New Westminster Design Panel in March 2017 and had returned to this meeting 
with revised drawings and information addressing the panel’s previous comments. 

Larry Kerr, Project proponent, addressed the Panel and discussed the design 
process that had been undertaken thus far and clarified decisions and concessions 
made to date, as follows: 
 The developers had re-planned the site to incorporate the SkyTrain guideway;
 Relocated tower to improve views;
 Enclosed tracks to mitigate noise;
 Provision of a privately owned publically accessible pocket park;
 Made changes to contrast the historical rather than mimic it; and
 Engaged community.
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Stu Lyon, GBL Architecture, provided a presentation (with material samples) 
summarizing details of the amendments made to the base of the building in 
response to the Panel’s previous comments, as outlined in the addendum package 
dated May 23, 2017. 

Jason Wegman, PWL Landscape Architects, provided a presentation summarizing 
the amendments made to the landscaping at the building, as outlined in the 
addendum package date May 23, 2017. 

In response to questions from the Panel, Mr. Lyon and Mr. Wegman provided the 
following information: 
 The parkade wall has been pulled back to the East side of the stair tower to

allow sun light in the pocket park;
 The North elevation of the tower and its entrance remain unchanged. The

entrance will be made of metal panelling;
 The proposed decorative steel truss will not be structural. The intention is for it

to be a decorative application of steel on concrete;
 Three trees that are shown in the landscaping plan will be located within the

property line behind the adjacent Federal Fisheries building. The trees would
sit within the structure of the parking building, and will be raised slightly;

 The metal panels on the townhouses will be given a steel look through
detailing ;

 The window wall at Sixth and Carnarvon has been improved by adding some
drama in the form of skewed glass, reminiscent of the tower;

 The Panel’s comment that refers to the building not being iconic enough for its
height was not addressed because the architect believes that the tower
accomplishes its objectives of being elegant and light in nature, with the
bevelling of the tower giving it a reflecting quality;

 There will be amenities for dog water and clean up in the landscaped area with
dog relief;

 The coloured glass along the parking level will be lit up by interior parking
lights and daylight, which will animate the panels;

 The canopy on Sixth Street comes out from the building at seven foot high;
 Metal panels at the base of tower will be covered by the dark metal colour,

higher levels will be lighter shade;

Discussion ensued and the Panel noted the following comments: 
 Appreciation was expressed for the revised drawings and explanations of the

issues previously raised – the elevations now provide a better explanation of
the streetscape;

 It appears that the cornice goes over the property line on Carnarvon, however it
appears that the encroachment would be accommodated;

 Converting the walls to brick is well thought out and respects heritage;
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 Appreciation was expressed for the choice of brick and its use in the
streetscape;

 Appreciation was expressed for the ongoing improvements of the pocket park
and its integration with the street, however it was noted that consideration
could be given to making it wider at the expense of some parking stalls;

 It was suggested that Taxus baccata (English Yew) could be used in the
planting along Clarkson Street as it would arch over and have an interesting
effect;

 Concern was expressed for the empty wall at pedestrian level along Clarkson
Street being a target for graffiti. It was suggested it could be used as a canvas
for artwork to detract from this – perhaps a printed historical image on
plexiglas to activate the space;

 The window wall at Sixth and Carnarvon may not add the sleek effect that is
desired; and,

 Appreciation was also expressed for the considerable improvements to the
design of the base of the building and incorporation with the listed building.

MOVED and SECONDED  
THAT the Design Panel support the improvements to the base of the building 
proposed at 618 Carnarvon Street, with consideration given to the comments 
made. 

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

4.2 302 Twelfth Street – Key West Ford 
DPT00024 

Nick Hardy, Planning Assistant, summarized the report dated May 23, 2017, 
regarding a Development Permit Application that has been received for adding 
7,558 square feet of office space to the existing building at 302 Twelfth Street, 
adding that the intention is for the Design Panel to make comments particularly on 
the lighting and landscaping plans and if they address a buffer for future 
neighbours.  

Brock Croome, Brock Croome Architects and Jonathan Lossee, Jonathan Lossee 
Landscape Architecture, provided presentations summarizing details of the 
project, accompanied by poster boards and on-table drawings.  

In response to questions from the Panel, Mr. Croome and Mr. Lossee, along with 
Ms. Andrea Backman Galasso of Key West Ford, provided the following 
information: 
 The intended lighting units are adjustable and are planned to allow light to spill

downward onto sidewalk for safety; 
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 The lighting analysis includes the property across street, which is the used car 
lot, because Key West Ford plans to include more energy efficient lighting for 
both lots and requested a quote as a whole package; 

 The letters on the lighting plan indicate the types of lighting being used, as 
below: 
o A = On Stewardson Way, on light standard poles 
o B = Under Canopy lights 
o C = Under Canopy lights 
o D = At McPhaden Street 
o G = On Stewardson Way, on light standard poles 

 The types of mixed perennials will be installed at front area and along Third 
Avenue, and will include colourful species of perennials; 

 The height of the fence at the front of the property will be eight feet, which is a 
necessary height for car dealerships and will be a wrought iron style, in order 
that it matches the existing fence; and, 

 The colour scheme planned for the building is composed of white panels, with 
silver window frames. 

 
 Discussion ensued, and the Panel noted the following comments: 

 
 While there are branding guidelines to consider, overall the design of the 

building is very light, as it is white overall – consideration of some colour 
would complement the neighbourhood; 

 Tinted glazing would be an opportunity to bring colour to the front elevation, 
for example, an argon filter; 

 The lighting plan demonstrates that the lumens are low on the perimeter of the 
property and will allow minimal spillage outside the property line; 

 Given that the lights are adjustable, the lighting plan appears reasonable and 
will have minimal impact on surrounding properties; 

 The pocket of space between the left-hand exit stairs and the entrance to the 
building appears to be a somewhat awkward use of space; 

 Consider removing the proposed eyebrow, as it is only attached to one façade 
and leaves a problematic junction on the Northeast corner; 

 Consider looking at car dealerships in Vancouver, where green roof treatments 
have been installed. This would add some variation to the colour scheme and 
break up the view for future neighbours looking down on the property; 

 Appreciation was given of the newer fence treatment on Stewardson; and, 
 Comments on the planting selections included: 

o Be cautious about blue oak grass unless irrigated; 
o Spiraeas and azaleas are good choices for this space; and,  
o Tree selection will be appropriate. 
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MOVED and SECONDED  
THAT the Design Panel support the Development Permit application for 302 
Twelfth Street, with consideration given to the comments made. 

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

5.0 NEW BUSINESS 
 
 There were no items. 
 

6.0 UNFINISHED BUSINESS 
 
 There were no items. 
 
7.0 CORRESPONDENCE 
 
 There were no items. 
 
8.0 NEXT MEETING 
 
8.1 Tuesday June 27th, 2017 (in Council Chambers) 
 
9.0 ADJOURNMENT 

 
ON MOTION, the meeting was adjourned at 8:04 p.m. 
 

 
Certified Correct, 

 
 
 

_________________________ __________________________ 
Chris Block Heather Corbett 
Chair Committee Clerk 
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City of New Westminster 
 

R E P O R T  
 

DEVELOPMENT SERVICES DEPARTMENT 
 

To: Members of the New Westminster 
Design Panel 

Date: June 25, 2017 

 
From: 

 
Rupinder Basi 
Senior Development Planner 
 

 
File: 

 
REZ00109 
DPU00054 

 
Subject: 

 
228 and 232 Sixth Street – Rezoning and Development Permit 
Application – Preliminary NWDP Review 
 

 

 
RECOMMENDATION  
 

THAT this report be received for information 
 

 
PURPOSE 
 
Applications have been received for a Rezoning and Development Permit to allow a six 
(6) storey mid-rise development at 228 and 232 Sixth Street (see Location Map – 
Appendix “A”). The proposed building would include 53 residential units and a two-
level underground parkade that would be accessed off of Welsh Street.  
 
The purpose of this report is to provide information to the New Westminster Design 
Panel on this development proposal and to obtain preliminary feedback in regards to the 
urban design items raised in the Design Considerations section of this report prior to the 
project going back to the Land Use and Planning Committee. 
 
BACKGROUND 
 
Previous Application 
 
Staff has been processing an application on this site for the past couple of years.  The 
project has not been able to progress due to site constraints and building proximity issues 
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which staff had been working closely to solve with the previous applicants.  The proposal 
was brought forward to the Land Use and Planning Committee on November 2, 2015 and 
April 7, 2016.  At the April 7, 2016 LUPC Meeting, staff was directed to bring forward 
the project to the New Westminster Design Panel for preliminary input pertaining to 
addressing building proximity (between proposed building and adjacent multi-unit 
residential buildings to the north and west of the property) and the provision of suitable 
setbacks for the ground-oriented residential units.   
 
Current Application 
 
The property and application were subsequently sold after the April 7, 2016 LUPC 
meeting to the current applicant who has retained Denis Turco Architects to refine the 
design of the building.  The architects have made substantial revisions to the proposed 
building and are now at a stage where they would like to bring forward the latest design 
concept to the New Westminster Design Panel for preliminary consideration.  Following 
this initial NWDP meeting, the proposal will then be brough back to the LUPC and 
Council prior to public and committee consultation, which would include a follow-up 
NWDP submission.   
 
PROPOSAL 
 
The applicants are proposing to rezone the subject property from Community 
Commercial Districts (High Rise) (C-3A) to a Comprehensive Development (CD) 
District based on the project design with a proposed maximum density of approximately 
3.76 FSR and a building height maximum of 65 ft. (20 metres).  The proposed rezoning 
would facilitate development permit application for a 53 unit, six-storey wood frame 
apartment building with a three level underground parkade.  
 
The main pedestrian entry for the proposed multi-unit building would be from Sixth 
Street while the underground parkade would be accessed off of Welsh Street.  Four of the 
residential units would consist of two-level ground-oriented townhouses or “city homes” 
that would also be accessed off of Sixth Street and six of the units would consist of 
ground-level, single-storey apartment units that would front Welsh Street and an outdoor 
communal garden area. Prelimininary drawings for the proposed project have been 
attached – see Appendix “B”.  
 
The applicant is also proposing to have enclosable balconies (solariums) for a number of 
the units within the proposed development.  These enclosable balconies feature glass 
panels that can be fully opened or closed and are based on a Danish design.  The 
applicant would like to include the enclosed balconies as part of this project since they 
allow for year round enjoyment of balcony space and have benefits in regards to sound 
reduction from outside noise, increasing energy efficiency and minimizing the carbon 
footprint of buildings.  
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Each of the proposed ground-oriented units will have private patios and there are a 
number of enclosed solariums and unenclosed balconies and decks for the upper level 
units.  
 
Parking 
 
As per Zoning Bylaw requirements, a project with the proposed number and type of units 
would be required to have 74 parking spaces.  The applicant is proposing to provide 66 
parking spaces and to pay cash-in-lieu for the 8 parking spaces that they are short.  The 
applicant will also be providing two (2) car share spaces and vehicles.   
 
The applicant’s request for paying cash-in-lieu for eight parking spaces is being reviewed 
by the City’s Transportation Division.  
 
CONTEXT 
 
Site Characteristics and Context 
 
The subject property (228/232 Sixth Street) is located within the Uptown Commercial 
area and is occupied by two vacant commercial buildings.  The site is bordered by Sixth 
Street to the east and Welsh Street to the south and Third Avenue further north.  
Surrounding uses include multi-unit residential and commercial uses to the north, vacant 
commercial properties and commercial uses to the south, commercial uses to the east, and 
multi-unit residential to the west. The site slopes downward towards Welsh Street.   
 
Sustainability Considerations 
 
A Sustainability Report Card has been received for this proposal and is being reviewed 
by City staff . The proposal is generally supportive of the City’s sustainability objectives 
in terms of creating a more intensive use of land to support local businesses and a net 
increase in the City’s property tax base.   
 
Proximity to Transit Service 
 
Transit Facility Frequency Approx. Distance 
Columbia SkyTrain Station 5-6 minutes (Peak Hours), 6 

minutes Midday and 
Evening, 8-10 minutes Late 

Night and Weekends 

2,343 feet (714 metres) 

New Westminster SkyTrain 
Station 

5-6 minutes (Peak Hours), 6 
minutes Midday and 

Evening, 8-10 minutes Late 
Night and Weekends 

2,516 feet (767 metres) 

12



The subject property is also located along Sixth Street which is part of the Frequent 
Transit Network with regular bus service. 
 
POLICY CONTEXT  
 
Existing Official Community Plan 
 
The site is designated as  (UC) Uptown Commercial in the current Official Community 
Plan. The plan describes this designation as: 
 
 (UC) Uptown Commercial: This area will include commercial uses at the street level 
and may include commercial, office, or residential uses above the ground level.  
Densities may range from medium to high.  Depending on the provision of amenities, a 
density bonus may be considered.   
 
The application would trigger an OCP amendment under the existing OCP in order to 
allow for ground-oriented housing.  However, as noted further below within this report, 
the new proposed OCP2041 would not require an OCP amendment (if approved by 
Council). 
 
Existing OCP Development Permit Area 
 
The site is designated as part of Commercial and Mixed Use Development Permit Area # 
2 – Uptown. The intent of the Development Permit Area Designation is: 
 
Lands in this development permit area are designated in order to provide a focus for 
mixed use development in this area and a framework for its evolution. This Development 
Permit Area provides objectives and guidelines for the form and character of high, 
medium and low rise residential and commercial uses, as well as retail. 
 
The objectives of this designation are to: 
 
 Promote the Uptown as the professional centre of New Westminster. 
 Provide opportunities for a range of pedestrianoriented commercial uses. 
 Promote residential use on the upper fl oors.  
 
Guidelines for Development permits within this area include: 
 
 Architecture, including scale and massing of buildings, shall be in keeping with the 

context of the area. 
 Architecture, including scale and massing of buildings, should be complementary with 

the historic character of adjacent neighbourhoods, such as Queen’s Park. 
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 Buildings should be sited to provide a visual and acoustical barrier to the traffi c 
corridor. 

 
Proposed new Official Community Plan (OCP2041) 
 
The latest revised draft of the proposed Official Community Plan (OCP2041) is being 
brought forward to the Advisory Planning Commission for consideration on June 20, 
2017.  Depending on the outcome of the APC Meeting, it is anticipated that the proposed 
new OCP will then be brought forward to Council for formal consideration in late June 
2017.    
 
Under the proposed OCP, the subject property is designated (RH) Residential – High 
Rise.  The purpose of the RH designation is to “provide a mix of small to large sized 
multiple unit residential buildings”.  The principal forms and uses within this designation 
include townhouses, rowhouses, stacked townhouses, low rises, mid rises, and high rises.  
The proposed development would be consistent with the RH Designation of the proposed 
OCP2041 and would not require an OCP amendment should Council approve the new 
OCP prior to formal consideration of this application.  Staff is proposing that the 
proposed rezoning and development permit application be contingent on the prior 
adoption of the new Official Community Plan (OCP2041) by Council.  
 
Proposed OCP2041 Development Permit Area 
 
Under the proposed OCP2041, the subject property would be included as part of the Sixth 
Street Residential Corridor.  The intent of this DPA designation is to “guide the transition 
of a portion of a commercial corridor to a residential corridor by facilitating new multi-
unit residential development with ground-oriented housing units that activitate the public 
realm”.   
 
A copy of the proposed DPA guidelines for the Sixth Street Residential Corridor are 
included as Appendix “C” to this report.  The applicant has been asked to review these 
and to provide a rationale on this proposal responds tp these guidelines – see Appendix 
“D”.  
   
Zoning Bylaw 
 
The subject property is zoned Community Commercial Districts (High Rise) (C-3A).  
The intent of this district is to allow for small site high rise commercial and mixed use 
development including pedestrian-oriented commercial businesses and multi-family 
residential development.  The subject proposal does not include any ground-oriented 
commercial uses, and hence, does not meet the intent of the existing C-3 zoning.  Hence, 
the applicant is proposing to rezone the site in order to facilitate an all-residential 
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development through a proposed Comprehensive Development (CD) zoning that will be 
based on project parameters (setbacks, height, density, etc.). 
 
Family Friendly Housing Policy 
 
The proposed building would provide for family-friendly housing units beyond the 
amount required by the Family-Friendly Housing Bylaw (requirement for 30%  two and 
three or more bedroom units, with 10% three or more bedroom units within overall 
development).  Below is a preliminary breakdown of the units by type for this proposal: 
 

Total Units – 53 Units 
o 1 Bedroom Units – 21 (39.6% of total units) 
o 2 Bedroom Units – 21 (39.6% of total units) 
o 3 + Bedroom Units – 11 (20.8% of total units) 

 
DESIGN CONSIDERATIONS 
 
The following section outlines some of the key design considerations of this proposal.  
Questions for the NWDP are indicated in bold italics following each sub-section. 
  
Urban Design 
 
The key aspect of urban design for this project is the relationship of the proposed 
building to Sixth Street. The applicant is addressing the Sixth Street frontage by having 
ground-oriented townhouse units or “city homes” that will each have front doors, private 
patios and landscaping facing Sixth Street to help animate the street.  The ground-level 
apartment units facing Welsh Street will also have private patios facing the street.  The 
setback along Sixth Street varies from 0.6 metres (for building entrance) to 2.43 metres 
(for portions of building where there is a patio) which is not enough to allow for a small 
but useable patio and small landscape buffer.  Staff has been working with the applicant 
on examining opportunities for maximizing the buildings setback along Sixth Street 
while being mindful of the site constraints.   
 
Staff would like to obtain preliminary feedback from the NWDP in regards improving 
the relationship of the proposed building to Sixth Street while at the same time 
ensuring a suitable setback for the proposed patio spaces for the ground-oriented units.  
 
Staff  seeks input from the NWDP in regards to the overall scale, massing, and 
proposed materials of this proposal and how the development can best fit with the size 
of the property and the surrounding neighbourhood context.  
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Staff seeks input from the NWDP in regards to how the ground-oriented townhouse 
units and garden suites are defined so that they stand out from the upper levels of the 
proposed building.     
 
Proximity to Adjacent Buildings 
 
The building has been designed in an “L” configuration with a northwest courtyard which 
is intended to provide for greater open space between the existing tower to the north and 
the proposed building.  The building has been designed so that it steps back in height 
from three (3) stories to six (6) stories (from north to south) in order to allow for greater 
building separation between the existing tower to the north and the upper levels of the 
proposed building.  The building also steps back in height from five (5) to six (6) stories 
(from west to east) along the west side of the property where the community garden is 
located to allow for greater light penetration into the proposed courtyard as well as upper 
level building setback to the existing multiple residential building to the west. 
 
Under the existing C-3A zoning, the applicant would be required to provide a setback of 
13.66 feet from the side and rear property line for portions of the building above 30 feet 
in height.  While the proposal will exceed the rear setback requirement (19.7 metre 
setback provided at rear), the applicant is proposing a varying setback on the north 
property line (side adjacent to existing mixed use tower) that ranges from 9.6 ft. to 27 ft.   
Hence, the portions of the building closest to existing tower would not meet minimum 
setbacks of the C-3A but the average setback of the building would.   
 
To provide for greater privacy between units within proposed building and those within 
the existing tower to the north, the orientation of units closest to the apartment will be 
from east-west as opposed to north-south.  The layout of units within the proposed 
building facing the northwest courtyard will be designed to eliminate the potential for on-
look into bedrooms through landscaping and bedroom configuration (no windows facing 
into bedrooms of other units).  
 
Separation Distance to Adjacent Buildings 
 
- Separation of proposed building (above 3rd Floor) to existing tower to the north – 

32.5 ft. (9.91 metres) to 52.5 ft. (16.0 metres).   
- Separation distance of proposed building to existing multi-unit apartment to the west 

– 33.9 ft. (10.33 metres) 
 
Staff seeks input from the NWDP in regards to how this proposal addresses the 
building proximity issues to the existing apartment units to the north and west of the 
site. 
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Appendix "A” 
Location Map - 

228 and 232 Sixth Street 
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Appendix "B” 
Project Drawings - 

228 and 232 Sixth Street
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Appendix "C” 
Proposed OCP2041 - 

Sixth Street Residential Corridor 
DPA Guidelines
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DRAFT FOR JUNE 20, 2017 APC MEETING

2.2 SIXTH STREET 
INTRODUCTION

New development must carefully negotiate scale transitions, Source: GBL Architects

2.2.1 SITING

Intent: Building siting must respond to the existing 

context and create a comfortable pedestrian scale and 

sensitive neighbourhood interface.

• New buildings and residential units within should be 

designed to front all streets/greenways immediately 

adjacent to or within the development. 

• Site and design buildings to respond to specific site 

conditions and opportunities, including: prominent 

intersections, corner lots, steep topography, natural 

features, prominent open spaces and views.

• New developments should be designed to fit within 

the natural topography of the site, by stepping down 

sloping terrain and accommodating significant grade 

changes by creating transitions from the building to 

the sidewalk and street level.

• New developments should incorporate a street wall 

that complements the scale of adjacent buildings and 

is appropriate to the street width (i.e. street wall 

height should be 50% – 30% of the street R.O.W. 

width). Floors above this ratio height should be set 

back a minimum of 3m (9’10”).

HOUSING  

The City of New Westminster is committed 

to the development and maintenance of safe, 

affordable housing through policies, plans and 

programs. A variety of ground-oriented housing 

forms, tenures and unit sizes, and affordable 

housing for different ages, incomes, family types 

and abilities is encouraged to support diverse, 

intergenerational neighbourhoods.

density residential forms. The allowable height for 

these developments will be determined on a case-by-

case basis.

As Sixth Street is identified as a Great Street within the 

city, new developments can help enhance the qualities 

of the neighbourhood and achieve a great public realm 

by ensuring sidewalk widths allow for comfortable and 

unimpeded pedestrian flow, using setbacks to create 

private space for residential units at grade and/or 

providing opportunities for the reallocation of space 

within the right of way to allow for bike lanes or other 

improvements.
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DRAFT FOR JUNE 20, 2017 APC MEETING

2.2 SIXTH STREET 
NEIGHBOURHOOD INTERFACE

Create cohesive massing and streetscapes, Source: Unknown

2.2.2 CHARACTER

Intent: New buildings and developments must be 

designed in a cohesive manner that enhances the 

qualities and character of the neighbourhood in which 

they are situated. 

• Buildings should be designed to fit harmoniously with 

the existing context by creating a consistent visual 

rhythm along the streetscape.

• All buildings within a development should be 

designed with diversity to ensure a varied streetscape 

but create some cohesion by aligning window sills, 

cornices, and floor-to-floor spacing along the street 

block. Variety in massing, details, and/or material 

should be considered to avoid a monotonous 

appearance and reinforce individual building identity.

• Public realm elements (lighting, landscaping, etc) 

should add to the neighbourhood’s public realm and 

provide comfortable spaces for pedestrians.

• Public art should be integrated to enhance the public 

realm and create pedestrian scale landmarks within 

the neighbourhood to mark important gateways, 

areas or buildings of heritage significance, pocket 

parks, etc.

2.2.3 MASSING + SETBACKS

Intent: Building massing and setbacks must respond 

to the existing context and create a comfortable 

pedestrian scale and a sensitive neighbourhood 

interface.

• Larger building masses and buildings with long 

frontages should be visually broken down using 

recesses, shifts in the massing and/or other methods 

of articulation to lessen visual impact on the 

pedestrian realm and create variation along the 

street. 

• Residential buildings should be set back from the 

front property line on the ground floor by a minimum 

of 3.0m (9’10”) and a maximum of 4.0m (13’2”) to 

provide private space for at-grade residential units.

• Buildings on lots adjacent to single detached 

dwellings or other ground oriented dwelling types 

should step masses above three storeys back a 

minimum of 3m (9’10”) from the building edge.

• Buildings of four to six storeys should be set back at 

the fourth storey and higher by 3m (9’10”) on all sides 

except on interior lot line, in which case there should 

be a zero lot line condition.
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• Setbacks on side streets should take into account 

neighbouring properties and may be staggered 

across the front façade to east the transition to single 

detached dwellings.

• Rear lot setbacks are intended to provide privacy and 

open space for residents and reduce overlook. The 

setbacks are dependent on housing form, building 

density, use on the adjacent lot and the presence of a 

lane. 

• Where possible, a minimum 3.0m (9’10”) setback 

should be provided along laneways. If no laneway 

exists at the rear of the lot, provide a minimum 7.5m 

(24’7”) setback from the property line.

• Podiums should generally be between three to four 

storeys, with a maximum of six storeys being 

appropriate in limited circumstances where density 

fits with neighbourhood context and criteria outlined 

in the Siting section.

• Towers should have a maximum floorplate area of 

750m2 (8,073 sq ft) per floor. If possible, limit tower 

width to 24m (78’9”)

• Towers or taller masses should be set back from the 

street wall a minimum of 2.0m (6’7”)

• Six storey developments will only be considered in 

limited circumstances on the east side of Sixth based 

on specific conditions:

2.2 SIXTH STREET 
NEIGHBOURHOOD INTERFACE

Massing and setbacks should negotiate scale transitions, Source: DIALOG

 - Sites in prominent locations (i.e. major 

intersections or gateways),

 - Where lot depth and configuration allows for 

efficient underground parking and appropriate 

neighbourhood transitions,

 - Sites meeting special policy requirements (e.g. 

located in Special Employment Zones),

 - Sites where grade allows for sensible transition to 

six storeys.

• If development sites meet the above conditions, six 

storey forms may be permitted if they provide the 

following:

 - Setback of building mass above four storeys by a 

minimum of 1.5m (4’11”),

 - Publicly accessible open space (pocket park, plaza, 

courtyard, etc),

 - Demonstration that it will not significantly 

overshadow adjacent residential and public open 

spaces,

 - Transition in building mass to interface with 

neighbouring buildings (maximum four storey 

interface with adjacent apartment buildings, 

maximum three storey interface with adjacent 

single detached dwellings),

 - Transition in materiality or colour to create a 

“lighter” appearance for levels above four storeys.
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2.2.4 VIEWS + SHADOWS

Intent: Buildings must be designed to reduce 

shadowing impact on adjacent developments and 

public spaces, and maintain important views in the 

community.

• Entrances, residential unit glazing and balconies 

should be positioned to ensure casual overlook of 

public spaces and streets to enhance “eyes on the 

street” 

• Buildings should address the urban context in which 

they are situated by:

 - Avoiding overshadowing existing buildings, 

private open spaces and public spaces,

 - Minimizing impact on neighbouring single 

detached dwellings and other ground oriented 

housing forms,

 - Orienting windows and entrances to primary and 

secondary street frontages to provide overlook,

 - Designing with solar orientation, daylighting and 

passive ventilation in mind.

• The siting, form, and scale of buildings should 

mitigate blockage of significant views and solar 

access from existing or anticipated development, and 

that shadowing impacts on adjacent residential 

buildings and usable open spaces are minimized.

2.2.5 VENTILATION

Intent: Buildings must be designed to maximize 

natural light and ventilation for all residential units 

while considering any microclimates which may impact 

the building. 

• Massing of buildings should promote as many units 

as possible having exterior walls with windows on 

two sides.

• Internal units should be configured using a wide 

window-wall to shallow room depth ratio that 

ensures ample daylight penetrates to the rear of the 

unit.

• Buildings should be organized internally so that 

wherever possible, primary living spaces (living room, 

kitchen, family room) have exterior walls with 

windows on two sides to encourage natural 

ventilation and daylighting.

• Use stack vents and light wells to provide additional 

light and ventilation to primary and secondary living 

spaces, when appropriate.

• Ventilation for underground parking and garbage/

recycling rooms should not vent onto public sidewalks 

or adjacent to residential units.

2.2 SIXTH STREET 
NEIGHBOURHOOD INTERFACE

Entrances at grade and apartment unit glazing oriented to provide casual overlook of sidewalks, Source: Bruce Damonte
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2.2.7 FAÇADES 

Intent: Building façades must have appropriate levels 

of transparency and have a direct interface with public 

streets, pathways and open spaces.

• Residential buildings should activate the street by 

incorporating individual entrances to ground floor 

units in residential buildings that are accessible from 

the fronting street.

• Individual units should be differentiated with minor 

façade articulation, changes in color, and/or 

materials.

• Blank walls (over 5.0m or 16’5” in length) should be 

avoided. When unavoidable, use design treatments 

such as planters, climbing vines or plants, murals and 

public art.

2.2.8 MATERIALS

Intent: All buildings within a development must use a 

cohesive material and colour palette that complements 

the character of the surrounding area.

• High quality materials should be used to enhance the 

quality and character of the neighbourhood. Wood, 

stone, brick and metal panel are preferred cladding 

materials, while composite or cementitious panels are 

also permitted.

• Colours should be muted but fit within the 

surrounding neighbourhood character. Accent colours 

may be bold but should be harmonious with the main 

colour and material palette to unify the design and to 

highlight architectural details (e.g. soffits, window 

and door trim, railings). 

• Matte finishes or finishes with a low level of 

reflectivity should be used. The use of reflective 

materials (e.g. mirrored glass, polished stone) should 

be avoided.

2.2 SIXTH STREET 
BUILDING DESIGN

Materials should add to the quality of the neighbourhood and 

complement the public realm. Source: Arbutuswalkliving.com
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Balconies can add expression to a design, Source: C.F. Møller Architects

Roofs, Source: John Donkin Architect Inc.

2.2 SIXTH STREET 
BUILDING DESIGN

2.2.10 BALCONIES

Intent: Balconies must be designed to enhance the 

layout of internal units, avoid overlook into adjacent 

units or buildings and provide visual connections to the 

surrounding public realm.

• A strong relationship should be created between the 

private and public realm by locating balconies and 

patios facing onto semi-private or public outdoor 

spaces.

• Patios and balconies should have direct connections 

to primary indoor living spaces wherever possible. 

• Balconies should be integrated into the building mass 

or located below other balconies in order to have 

adequate weather protection.

• Railings and structure for balconies should enhance 

transparency and use minimal structure as not to 

obstruct views. The use of more opaque railing 

components (fritted or coloured glass, screening 

elements etc.) may be considered if privacy from 

neighbouring properties is an issue.

• Courtyard spaces should be provided when possible 

to create private or semi-private access to the 

outdoors. These semi-private outdoor spaces should 

be sited to act as a buffer between public spaces, and 

residential spaces.

2.2.11 ROOFS

Intent: Roofs must be designed to fit with the 

architectural style of the building and maintain a clean 

appearance.

• Architectural elements and massing strategies should 

be used to screen mechanical and service equipment 

so it appears to be integrated with the overall 

expression.

• The surface of roofs should be finished with a 

material that is attractive and easy to maintain.

• Roofing materials and colours with a high albedo (e.g. 

materials that reflect heat energy from the sun) 

should be used to reduce the absorption of heat into 

the building and reduce the urban heat island effect.

• Landscaped roofs should be provided to manage 

runoff, add visual appeal, improve energy efficiency 

and reduce heat island effects, and provide amenity 

value.
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Weather protection above residential lobby entrance, Source: 

Shift Architecture

2.2 SIXTH STREET 
BUILDING DESIGN

2.2.12 WEATHER PROTECTION

Intent: Given the local climate of prolonged rainy 

periods, landscaping and well-designed and 

appropriately scaled architectural elements must be 

used to provide shelter from precipitation, wind and 

direct sun. 

• Weather protection should be provided over all 

residential entries, including those for main lobbies 

and individual units accessible at grade. This may take 

the form of overhangs, recesses, awnings, or canopies.

• Weather protection elements should fit with the 

architectural style of the development and use high 

quality materials such as glass, metal or similar 

materials to give a cohesive expression within the 

façade.  

• Maintenance associated with elements for weather 

protection elements (i.e. avoid algae film or leaf build 

up on glass canopies, etc.) should be considered.

• The design of canopies should take water drainage 

into consideration (i.e. avoid water spillage between 

the building and canopy, particularly in pedestrian 

zones).
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2.2 SIXTH STREET 
ACCESS + PARKING

2.2.17 ACCESSIBILITY

Intent: All pathways, building entrances and site 

amenities in new developments must be accessible to 

people of varying ability.

• Access from the street to building entrances and 

walkways within the development should be 

universally accessible, with smooth, non-skid walking 

surfaces and gentle grades.

• Sidewalks and pathways should be a minimum 1.8m 

(5’11”) wide with non-skid, uniform surfaces.

• Entrance ramps and lifts should be located in areas 

that are highly visible, easily accessible and connected 

to the sidewalk.

• Site furnishings (e.g. lighting, bollards, signage, 

guardrails, seating) should be located where they will 

not impede easy passage for those using a mobility 

device (e.g. wheelchair, scooter) or people who are 

visually impaired.

• Parking for persons with a disability should be located 

close to accessible building entrances.

• Light fixtures that emit white light (i.e. not orange 

light) should be used in all outdoor areas, as it 

facilitates better visibility.

• Where steps or a grade separation that creates a 

private outdoor space are provided, a secondary 

entrance that meets accessibility requirements 

should also be provided from a rear corridor or a rear 

yard.

Entrance courtyard with durable materials and accessible 

circulation, Source: Bruce Damonte
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2.2 SIXTH STREET 
HERITAGE

2.2.25 HERITAGE

Intent: Heritage elements must be recognized, 

preserved and enhanced to strengthen neighbourhood 

history and character.

• Each development should follow the Standards and 

Guidelines for the Conservation of Historic Places in 

Canada for all physical work to heritage assets.

• When possible, reuse historic artifacts on 

redevelopment site.

• New materials should be harmonious with the 

historic context, and original materials should be 

maintained where possible.

• New construction should be compatible with 

adjacent heritage materials and complement any 

existing heritage pattern and scale of the streetscape 

by providing an appropriate transition between 

differing scales and heights of neighbouring 

buildings.

• New construction should respect and enhance the 

quality of neighbouring heritage buildings by using 

similar building proportions. The first storey will 

maintain a similar articulation to the heritage 

buildings on either side and upper storeys should 

respect the decorative details and articulation of 

neighbouring heritage buildings. 

• New buildings in proximity to heritage assets should 

be designed 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.

HERITAGE REVITALIZATION AGREEMENT 

A project including a heritage asset may be able 

to take advantage of conservation tools such as 

a Heritage Revitalization Agreement (HRA). This 

tool is a site specific agreement that provides 

long-term legal protection of a site in exchange 

for agreed-upon variations to the Zoning Bylaw. 

This could include incentives, such as an increase 

in density or reduced parking requirements, 

which would make it viable to conserve assets 

with heritage merit. The terms of an HRA strive 

to balance private with public interests, heritage 

conservation with livability and housing choice.
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2.2 SIXTH STREET 
SIGNAGE

Integrate signs into the detailing and character of the building, 

Source: Inspiration Feed 

Signs should add to the interest of the buildings without 

creating visual clutter, Source: Pinterest

2.2.26 SIGNAGE

Intent: Provide signage that is clear and visible without 

being visually obtrusive.

• Signs should be designed to be consistent with the 

architectural style, scale and materials of the 

development and its surrounding context.

• Signs should be integrated into the detailing of the 

building, but subordinate to the overall building 

composition.

• Signs should be visible from the street without being 

visually obtrusive. Signs should be designed so that 

the size, location and information is oriented to 

pedestrians.

• Signs should add to the interest of the building and 

respect the historic character of the area, and not 

create visual clutter.

595 83



Appendix "D” 
Design Rationale - 

228 and 232 Sixth Street

84



Page 1 of 2 

 DESIGN RATIONALE for 228 and 232 Sixth Street 

 REZ00109 and DPU00054 

The proposed project is a 53-unit, six-storey wood frame residential building with two levels of 

underground parking. It is a modern and sustainable building which addresses the mixed context of the 

neighbourhood with an eye to the future.  

Character 

. The building form is clearly urban, appropriate for the Uptown area, but at a more human scale than 

many towers and with strong community connections. The ground-oriented townhouses are 

distinguished and separated from the rest of the building through form, screening and canopy features, 

and use of different color material.  

. Contrast between the bright colors and earthy colors will bring diversity to the street scape. However, 

the abundance of wood makes the building cohesive with the neighborhood.  

. Presence of greenery and landscape will provide for a comfortable sidewalk for pedestrians, as well as 

fresh air and privacy for the residence.  

Form and Space

. The building mass and details relate to its context and uses, while introducing a human scale at the 

street and creating a distinctive, yet respectful, form.  

. The building has been designed in an “L” configuration with a northwest courtyard which is intended to 

provide for greater open space between the existing tower to the north and the proposed building. The 

building has been designed so that it steps back in height from three (3) stories to six (6) stories (from 

north to south) in order to allow for greater building separation between the existing tower to the north 

and the upper levels of the proposed building. The building also steps back in height from five (5) to six 

(6) stories (from west to east) along the west side of the property where the community garden is 
located to allow for greater light penetration into the proposed courtyard as well as upper level building 
setback to the existing multiple residential building to the west.

. The massing and visual lines relate to the adjacent building’s commercial podium. This feature acts as a 

connector between the two buildings. The façade has balconies and solariums, which are shifted on 

both vertical and horizontal plans, thus creating a rhythm.  

. A minimum of 9’ 10” setback has been provided from the property line at all directions for every patio 

at ground level.  
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. Side yard setback facing Walsh street has provided a transition by landscaping between the building 

and the street.  

. Backyard setback allows for a large communal garden. Which will promote a healthy and an 

environmental friendly life. The communal garden not only consist of landscaping but also play area for 

kids, and dog relief area.  

. The lighter façade color from second floor up will make the appearance of the building lighter.  

Views, Shadows, and Ventilation 

. Every unit has at least one window overlooking a main road and courtyard, which promotes 

neighbourhood safety.   

. Solariums (enclosed balconies) are oriented to catch the daylight most effectively and are designed to 

offer protection from environmental elements and to provide a setting that is capable of being 

controlled. All solariums can be opened up to allow for adjustable outdoor experiences, natural breezes 

and light, and they can be closed to allow for year-round enjoyment of balcony space, sound reduction 

from outside noise, increasing energy efficiency and minimizing the carbon footprint of the building. 

. Building mass is projected only where it doesn’t create shadow on any other major element of the 

building.    

. Maximized window size and placement of windows will provide natural air circulation in all units. 

Entrance 

. Main lobby entrance is located centrally on Sixth Street. The entrance design is open and versatile, 

distinct with exposed wood beams and weather protected by glass canopy.   

. The underground parkade would be accessed off of Welsh Street. 

. Townhouse entrance is defined with a gate and it made visible by use of contrasting door colors. It is 

unobstructed and visible from the street.  

Roof Amenity Area 

. The roof is treated as an amenity area with landscaping, contained gardens and various activity areas. 

. Amenity areas are screened from adjacent neighbouring properties by lattice/ landscape trees and 

architectural features. 

. roof material is designed to be wood decking, which is attractive and low maintenance. It also reduces 

heat island effect.  

 Lighting 

. Landscape design includes variety of lighting for stairs, directional uplighting for trees and feature 

accent lighting for gardens and sidewalks.  

. Every ground-oriented unit entry and patio will have dedicated, appropriate lighting.   
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LANDSCAPE DESIGN RATIONALE      
228 & 232  Sixth Street, New Westminster, B.C. 
*Refer to the LANDSCAPE PLAN L1.01, Revision/Issue No. 5.0  City Comments. 2 June 2017. 
 

2.2.14   TREES + LANDSCAPING 
The intent of the Landscape Plan is to integrate landscaping elements including trees, shrubs and 
ground cover to enhance the public realm, improve air quality, absorb storm water and add to the 
cityʼs tree canopy. 

• Three (3) Carpinus betulus fastigiata/Hornbeam Street Trees + Landscaping is proposed to 
enhance the Sixth Street public realm and the adjacent private patios and the Streetscape. 
• Small and Medium Trees + Landscaping is proposed to enhance the Welsh Street public 
realm and the adjacent private patios and the Streetscape. 
• Small and Medium Trees + Landscaping is used to create a Garden Courtyard for the 
Residents, and to soften and screen the common area and adjacent private patio boundaries, 
reinforce circulation routes, and to create pedestrian-friendly conditions. 
• Small and Medium Trees + Landscaping is used to create a 6th Floor Roof Garden 
Courtyard to provide additional outdoor common space for use by all the Residents. 
• Landscaping has been provided between the Garden Courtyard pedestrian pathway and 
the Welsh Street entrance to underground parking areas, as well as between buildings and 
neighbouring properties and public roadways. 
• Space for Communal Garden Raised Planters is provided within the Garden Courtyard. 
Ground-oriented private Patio Gardens and Balcony Gardens are also encouraged to provide 
residents with space to grow food and interact with each other.  Edible decorative landscaping is 
also encouraged. 
• All landscaping and plant material shall be in accordance with the BC Society of Landscape 
Architectsʼ and BC Landscape and Nursery Associationʼs “BC Landscape Standard Guidelines 
(Latest Edition)” . 

 
2.2.15   OPEN SPACE + LANDSCAPING 

The intent of the Landscape Plan is to integrate semi-private and private open space to improve 
quality of life for building residents, as well as enhance biodiversity and the overall quality of the 
neighbourhood. 

• Private outdoor Patios for ground-oriented units, and Balconies for above grade units have 
been provided. 
• The ground-oriented Garden Courtyard provides semi-private outdoor common space for 
use by all the Residents to facilitate neighbourly interactions and provide overlook for safety and 
security. 
• The proposed 6th Floor Roof Garden Courtyard provides additional outdoor common space 
for use by all the Residents.   
 • Where ground-oriented units front onto public streets or common Garden Courtyard areas, 
the private outdoor Patio is spatially well-defined and visible from the street or walkway.  
• Private outdoor Patios are elevated slightly, and/or enclosed with low hedges, raised 
planters with planting, and/or an open-railing fence and/or freestanding gate with planting. 
• The ground-oriented common Garden Courtyard and the proposed 6th Floor Roof Garden 
Courtyard provide opportunities for a variety of inter-generational activities and uses for all the 
Residents. 
 
Continued Page 2 of 2 
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LANDSCAPE DESIGN RATIONALE 
228 & 232  Sixth Street, New Westminster, B.C. 
*Refer to the LANDSCAPE PLAN L1.01, Revision/Issue No. 5.0  City Comments. 2 June 2017. 
Continued Page 2 of 2 
 

2.2.16   SITE FURNITURE + AMENITIES 
The intent of the Landscape Plan is to aim to provide a range of amenities to enhance semi-public 
and semi-private spaces in and around the building. 
•    The Landscape Plan provides coordination of the design of all landscape elements including 
 the Courtyard Walkway Paving, Bench Seating, Seating Height Planter, Containers with Planting, 
 Lattice Screen Fence, Landscape Lighting,  Site Furnishings, and Landscape Planting. 

• Bench Seating is provided for the common Garden Courtyard and the proposed 6th Floor 
Roof Garden Courtyard.  Bench Seating locations provide a functional and inviting open space 
that allows places for pause, rest and relaxation. Seating options allow for a variety of 
configurations for small group seating or individual seating options which take advantage of both 
sun and shade, with opportunities for both fixed and movable furniture. 
• The ground-oriented common Garden Courtyard and the proposed 6th Floor Roof Garden 
Courtyard provide opportunities for children to experience cognitive and imaginative play as well 
as active play in a Garden Courtyard setting. A specific Playscape area is not included. 
• Bicycle Parking has been provided near the Main Entrance Courtyard on Sixth Street.  
• The ground-oriented common Garden Courtyard spaces are strategically located to 
encourage casual supervision from adjacent residential units for safety and security. 
• Wide walkway paving and recessed Bench Seating locations are used to ensure that open 
spaces are not cluttered and pedestrian circulation is unobstructed.  Low-level landscape lighting 
locations are shown to accent the pedestrian circulation and to highlight the small and medium 
Trees and planting in raised planters.   
• Site Furnishings + Amenities are proposed high quality and made of durable materials to 
minimize maintenance. 

 •   Amenities are provided for pets, in particular places for dog exercise and relief.  
 ʻSynLawnʼ artificial turf grass areas set flush with the walkway paving may be used for Dogs to  
 Go Exercise and play area, and granular drainage material may be used for the Dogs to Go Relief 
 area located at the end of the Community Garden Raised Planters away from the private Patios. 
 

2.2.17   ACCESSIBILITY 
The intent of the Landscape Plan is to provide accessible outdoor open spaces including walkways, 
pathways, building entrances and site amenities accessible to people of varying ability. 

•      The intent of the Landscape Plan is to provide high quality, interesting, and durable outdoor 
 open spaces that are easily accessible and have been integrated with the site and building.   
• Access from the street to building entrances and walkways within the development are 
proposed universally accessible, with smooth, non-skid walking surfaces and gentle grades. 
• Sidewalks and pathways are proposed a minimum 1.8m (5ʼ11”) wide with non-skid, uniform 
surfaces. 
• Site furnishings including landscape lighting, bicycle parking, bench seating and raised 
planters are proposed to be located where they will not impede easy passage for those using a 
mobility device (e.g. wheelchair, scooter) or people who are visually impaired. 
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City of New Westminster 

R E P O R T  

DEVELOPMENT SERVICES DEPARTMENT 

To: Members of the New Westminster 
Design Panel 

Date: June 27, 2017 

From: Hardev Gill, 
Planning Technician  

File: REZ00139 
DPD00146 

Subject: Rezoning and Development Permit Application (Design Review) for a 
six-unit multi-family residential affordable rental housing project at 43 
Hastings Street. 

THAT this report be received for information. 

PURPOSE 

The applicant (Catalyst Community Developments Society on behalf of Community 
Living Housing Society) has applied for a Rezoning and Development Permit to facilitate 
the construction of a six-unit, affordable rental housing project on the City-owned site 
(see Appendix A – Location Map).   

The purpose of this report is to provide information to the New Westminster Design 
Panel for their consideration of this application. 

BACKGROUND 

Previous Direction 

On April 18, 2016, Council provided conditional project approval to the Community 
Living Housing Society (CLHS), a non-profit operator, in partnership with Catalyst, a 
non-profit development manager, to develop six affordable rental units including three 
designed for people with developmental disabilities and three for low-income families.  
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On May 30, 2016, Council endorsed the Business Plan and Housing Agreement 
principles.  On March 6, 2017, the Land Use and Planning Committee directed staff to 
proceed with the Rezoning, Housing Agreement Bylaw, and Development Permit review 
process.   
 
Owner:  City of New Westminster 
Applicant: Catalyst Community Developments Society 
OCP Land Use Designation: Residential – Low Rise Apartment 
Development Permit Area 
Designation: 

Downtown Development Permit Area #1 

Current Zoning Single Detached Dwelling Districts (RS-2) 
Proposed Zoning Comprehensive Development District (CD-73) 

 
Site Context and Characteristics 
 
The City-owned site is situated on the lower south slopes of New Westminster at the 
eastern edge of the Downtown neighbourhood.  The site is a vacant lot, located on a 
block of primarily one to two storey single detached dwelling residences to the north, 
east, and south. Across the street to the West is a three-storey apartment building with 
underground parking accessed from several entries along Hastings Street.   
 
The site has a steep gradient and consists of two parcels that the City is in the process of 
consolidating. The total area of the site is 534.2m² / 5,750.3ft².  
 
Sustainability Report Card 
 
A Sustainability Report Card (SRC) has been received for this proposal and is being 
reviewed by staff.  The SRC shows the application to be generally supportive of the 
City’s sustainability objectives. 
 
Proximity to Transit Service 
 
Transit Network  Frequency  Distance  
Bus Service  30 minute or better service  100 metres (2821.5 feet) – 

nearest Bus Stop (First 
Street and Agnes Street) 

 
APPENDICIES ATTACHED TO THIS REPORT 
 

A Location Map D Downtown Design Guidelines 
B Project Drawings E Public Open House Consultation 
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PROPOSAL 

Project Description 

The proposed development consists of a six-unit, non-market rental housing project.  The 
built-form would be stacked townhomes, with the combination of three ground oriented 
units and three two-level townhomes stacked above as outlined in the project drawings 
(see Appendix B).  As indicated by the applicant (see Appendix C - Architectural 
Design Rationale) the three ground-oriented units will be accessible units for tenants with 
disabilities, which may include people with moderate to severe mobility difficulties.   

Both vehicular and bicycle parking is provided on the lower level and is accessible via a 
driveway located along the south property line.  Furthermore, a vehicle loading space for 
the residents with disabilities and their attendant care-givers is required due to the steep 
gradient along Hastings Street. As such, a loading stall for wheelchair accessibility is 
proposed at the northwest corner of the property fronting onto Hastings Street.    

The applicant has also indicated that the goal of this project is to provide a form of 
housing currently in short supply in the City of New Westminster and the greater region; 
a housing type which is affordable, accessible and adaptable to the specific needs of 
residents and families of varying types and sizes. The proposed development would 
provide an excellent opportunity for an affordable accommodation in the City of New 
Westminster. 

This project will also provide affordable housing opportunities for CLHS clients with 
development disabilities to live in a community with families.  This model of providing 
housing to CLHS clients in an inclusive community-oriented setting is considered to be a 
progressive improvement to the lives of CLHS clients who wish to live independently in 
the community.  CLHS has indicated that it will support giving priority to clients who 
live in or have families in New Westminster.  

The proponent team is a partnership between Catalyst and CLHS. Catalyst is a non-profit 
society that specializes in the development of affordable housing projects.  Catalyst is 
acting as the project manager and developer whereas for the purposes of owning and 
operating the housing units, Community Living Society (CLS) has created a new society 
named CLHS – a non-profit society owned and controlled by CLS.  CLHS clients are 
primarily adults with developmental disabilities who receive social assistance and 
supports provided in home and through their programs. 

Summary 
C Design Rationale for Design Panel 
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Unit Breakdown 

The non-strata titled project, as currently proposed, would consist of: 

 Three, one-bedroom apartments: to be rented to individuals with developmental
disabilities at shelter allowance rates ($375 per month), or in cases where the
residents have roommates or are earning an income, the lesser of rent based on
30% of income or 70% of Housing Income Limit (HIL) rates (maximum mean
income limit is $45, 000 (2017 rates) for HIL, translation into maximum rent or
$787.50).

 Three, three-bedroom townhouses:  to be rented to families with incomes below
BC Housing’s HIL rates, which is currently $66, 500 (2017 rates) for a three-
bedroom unit.

Project Statistics:  

Below is a table outlining the site statistics for the proposed development based on the 
architectural design drawing submission attached as Appendix B to this report.   

Site Area 534.2m² (5, 750.3 ft²)
Site Frontage  Single Detached Dwelling Districts (RS-2) 
Lot Depth Comprehensive Development Districts 43 Hastings 

Street) (CD – 73) 
Floor Space Ratio 0.91 
Site Coverage 30.7% 
Building Height 49.36 feet (15 meters) 
Parking  4 stalls 
Bicycle Parking  4 stalls  
Setbacks
Front Yard: Hastings Street 24.5 feet (7.5 metres) 
Rear Yard: East      10.7 feet (3.3 metres) 
Side Yard: North  4.9 feet (1.5 metres) 
Side Yard: South 18 feet (5.4 metres) 

POLICY AND REGULATIONS 

Official Community Plan (OCP) 

The subject site is within the Albert Crescent Precinct in the Downtown Community Plan.  
The intent of the Albert Crescent Precinct is to encourage the development of more 

94



Doc # 1049535 Page 5 

ground-oriented housing and housing suitable for families and to preserve the existing 
market rental housing stock. 

The proposal is in conformance with the OCP land use designation of Residential - Low 
Rise Apartment.  This following list outlines the details of this designation: 

• targeted for residential.
• intended for low rise apartments.
• also may include townhouses, stacked townhouses, row houses.
• community amenities such as churches, child care, libraries or community space.
• small-scale, corner store type retail, restaurant, and service uses permitted.

Development Permit Area Designations (DPA) 

The subject property is currently designated as part of the Downtown Development 
Permit Area #1.  The intent of the DPA Designation is: 

The Downtown is the cultural and historic heart of the city.  This Development Permit 
Area is designated to support its Regional Town Centre designation in the Regional 
Growth Strategy.  This Development Permit Area establishes the objectives and 
guidelines for: 

 The form and character of commercial, multifamily, institutional and intensive
residential development.

 Protection of the natural environment, its ecosystems and biological diversity.
 Revitalization of an area in which a commercial use is permitted.
 Objectives to promote energy and water conservation and reduction of greenhouse

gas emissions.

Downtown Design Guidelines and Downtown Building and Public Realm Design 
Guidelines and Master Plan 

There are two design guideline documents that are used collectively, to set forth a vision, 
lay out a masterplan, and provide a toolkit to design professionals when creating a 
development in the Downtown Core. The documents are referred to as Downtown Design 
Guidelines (2011) (see Appendix D) and Downtown Building and Public Realm Design 
Guidelines and Master Plan (2016).  The proposal is in keeping with the urban design 
guiding principles outlined within these documents.  

Reference link to the Downtown Building and Public Realm Design Guidelines and 
Master Plan: 
https://www.newwestcity.ca/database/files/library/Downtown_Building_and_Public_Des
ign_Guidelines_and_Master_Plan___web.pdf  
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 Zoning Bylaw 

The site is currently zoned Single Detached Dwelling District (RS-2). The intent of this 
zoning district is to allow “single detached dwellings in the Brow of the Hill and portions 
of the Downtown and Sapperton neighbourhoods.”  

A Rezoning application has been submitted to amend the zoning to Comprehensive 
Development Districts (CD-73) to facilitate the proposed development.  

Affordable Housing Strategy 

This project is aligned with the City’s Affordable Housing Strategy (2010). The Strategy 
contains the following goals: 

• To preserve and enhance New Westminster’s stock of safe, affordable, appropriate
rental housing.

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

This project will help to accomplish both of these goals. It will enhance the City’s stock 
of affordable rental housing and will also improve the housing choices available for low 
to moderate income residents with developmental disabilities.  

Mayor’s Task Force on Housing Affordability 

The Mayor’s Task Force on Housing Affordability makes recommendations to Council in 
support of the creation of new non-market housing for low- to moderate-income 
households, affordable rental housing and affordable home ownership. The development 
of an affordable housing project is one of the Strategic Priorities identified by Mayor and 
Council.  

One of the first actions of the Task Force was to issue a Request For Proposals for the 
development of affordable housing on two small City-owned sites including the site 
comprised of 43 Hastings and the adjacent road allowance.  

Family-Friendly Housing Policy 

The project has fewer than 10 units and therefore is not subject to the family-friendly 
housing requirements of the City. The project is however family friendly, as three of the 
units have three bedrooms in order to accommodate families.  
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Adaptable Housing Standards 

The Zoning Bylaw requires a minimum of 40% of all single-storey dwelling units in a 
building that contains multiple unit residential uses.  The proposed floor plan illustrates 
three units at the ground level, all in a single storey.  As such, a total of three units would 
be constructed as Adaptable Dwelling Units in accordance with the standards specified in 
the British Columbia Building Code.   

CONSULTATION 

Public Open House 

Consultation is underway for this site in accordance with the City’s Rezoning and 
Development Permit application review process.  To date, there has been one public open 
house which was held on Wednesday, June 14, 2017.  The applicant has indicated that 
there were a total of five visitors that attended the event.  Four of these five individuals 
provided their information on a sign-in sheet and one comment form was received (see 
Appendix E).  

REVIEW PROCESS - NEXT STEPS 

The next steps in the application review process are: 

1. Rezoning/Development Permit Approval – September 2017
2. Building Permit Approval – Fall 2017
3. Construction begins – December 2017

DESIGN CONSIDERATIONS 

Urban Design  

The proposed six-unit residential rental building is designed to appear as three separate 
entities with gable roof forms and will be located near the north side of the property.  The 
proposed location of the building will allow sufficient area for a driveway to the 
underground vehicle parking, bicycle parking, garbage receptacle, and pedestrian 
walkway to the south.   

As indicated by the applicant in their Design Rationale (see Appendix C), the building 
has been designed with individual front entries oriented toward Hastings Street to 
establish a physical and visual connection to the street and neighbourhood.  The building 
has been designed to reflect and enhance the character and scale of the surrounding 
residential neighbourhood through the use of architectural design elements.  The 
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Appendix A 

Location Map
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Appendix B 

Project Drawings
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Appendix C 

Applicant Design Rationale 
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Jun	2,	2017	
	
Hardev	Gill	
Planning	Technician	
City	of	New	Westminster	
511	Royal	Avenue	
New	Westminster,	BC	V3L	1H9	
	

Re:	43	Hastings,	New	Westminster	-	Rezoning	and	Development	Permit	Application	

Architectural	Design	Rationale	

	

NEIGHBOURHOOD	DESCRIPTION:	

The	proposed	development	is	located	on	the	lower	south	slopes	of	New	Westminster	at	the	eastern	
edge	of	the	Downtown	Neighbourhood	Area	Plan.	The	site	is	a	vacant	lot,	located	in	a	block	of	
primarily	1-2	storey	single	family	residences	built	in	the	earlier	part	of	the	last	century.	Across	the	
street	to	the	West	is	a	three-story	apartment	building	with	underground	parking	accessed	from	
several	entries	along	Hastings	Street.		

The	broader	neighbourhood	to	the	North	and	West,	is	mostly	a	mix	of	3-4	storey	and	high-rise	
apartment	buildings	with	some	single-family	homes	interspersed	among	them.	Further	North,	but	
within	a	short	walking	distance,	is	Queens	Park	and	the	Queens	Park	Neighbourhood,	which	is	well	
known	for	its	collection	of	heritage	houses	and	buildings.	To	the	East	of	the	site	is	the	Highway	1A	/	
Patullo	Bridge	interchange	and	to	the	immediate	South	is	Columbia	Street,	the	Fraser	River	and	the	
Patullo	Bridge.		

The	site	is	located	on	and	accessed	from	Hastings	Street	,	a	steeply	sloping	street	with	a	gradient	of	
approximately	15%.	The	change	in	elevation	along	the	76'-0"	of	site	frontage	is	approximately	10'-6".	

There	are	no	existing	trees	on	the	site	or	existing	site	features	that	merit	or	require	retention.	

	

PROJECT	DESCRIPTION:	

The	proposed	development	is	a	6-unit	affordable,	rental	housing	project.	The	form	of	development	is	
stacked	townhouses,	consisting	of	3	ground	level	flats	and	3	townhouses	stacked	above.	Auto	and	
bicycle	parking	is	provided	on-site,	below	the	first	floor	level.	The	parking	area	is	accessed	via	a	
driveway	at	the	south	end	and	lowest	part	of	the	site.		
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The	owner	user-group	requires	3	accessible	units	for	persons	with	disabilities,	which	may	include	
people	with	moderate	to	severe	mobility	difficulties.	Additionally,	the	aim	of	the	project	is	to	provide	
affordable	housing	geared	toward	families.	To	satisfy	these	program	requirements,	the	project	
provides	three	accessible	suites	at	grade	and	3	stacked	townhouses	above.		

Additionally,	the	owner	user-group	requires	a	level	vehicle	loading	space	for	the	residents	with	
disabilities	and	their	attendant	care-givers.	Due	to	the	steep	gradient	along	Hastings	Street,	disabled	
resident	access	to	the	site	from	the	public	street	&	sidewalk	is	not	possible.	The	design	response	to	
the	program	requirements	and	site	conditions	is	to	establish	a	level	terrace	area	that	provides	
unobstructed	access	to	each	ground	level	unit	as	well	as	provide	an	on-site	passenger	loading	space	to	
this	terrace	level.	The	building	is	sited	to	provided	sufficient	dimension	from	the	front	property	line	to	
accommodate	these	user-group	needs.		

All	units	have	been	designed	with	the	individual	front	entries	oriented	toward	Hastings	Street	to	
provide	a	physical	and	visual	connection	to	the	street	and	neighbourhood.	These	entries	are	accessed	
from	the	common	Terrace	area	which	will	encourage	interaction	among	the	residents.	Each	unit	has	
been	designed	to	have	private	outdoor	"yard"	space	for	the	benefit	of	each	household.	A	common	site	
entry	area	has	been	designed	to	provide	and	foster	informal	social	interactions	and	communal	
connections.		

A	goal	of	this	project	is	to	provide	a	form	of	housing	currently	in	short	supply	in	the	City	of	New	
Westminster	and	the	greater	region;	a	housing	type	which	is	affordable,	accessible	and	adaptable	to	
the	specific	needs	of	residents	and	families	of	varying	types	and	sizes.	This	development	provides	an	
excellent	opportunity	for	an	affordable	accommodation	in	the	City	of	New	Westminster	

	

ARCHITECTURAL	FORM	&	CHARACTER:	

The	proposed	development	has	been	designed	to	reflect	and	enhance	the	character	and	scale	of	the	
surrounding	residential	neighbourhood,	with	cues	being	taken	from	the	strong	residential	heritage	of	
the	local	area.			

Individual	identity	of	the	homes	is	expressed	through	the	gable	roof	forms,	the	entry	"eyebrow"	roofs,	
the	entry	stair	and	porch	elements,	and	the	individualized	building	colour	selections.	Larger	window	
sizes	provide	views	and	overlooks	to	the	street,	as	well	as	lending	a	more	contemporary	design	
expression.	The	design	and	detailing	of	the	building	materials	and	windows	is	also	executed	in	a	
contemporary	manner,	while	the	building	form	and	massing	and	the	"heritage"	inspired	colour	
selections	gives	reference	to	the	local	historic	residential	character.	

118



	

Jun	2,	2017	
	
Hardev	Gill	
Planning	Technician	
City	of	New	Westminster	
511	Royal	Avenue	
New	Westminster,	BC	V3L	1H9	
	

Re:	43	Hastings,	New	Westminster	-	Rezoning	and	Development	Permit	Application	

Landscape	Design	Rationale	

	

Arriving	on	foot,	the	main	entry	to	43	Hastings	Street	has	a	significant	sense	of	entry	marked	by	two	
flowering	trees,	layered	plantings	and	a	trellis	with	climbing	vines.	The	trellis	and	plantings	here	also	
create	a	sense	of	enclosure	with	two	wooden	benches	underneath	that	provide	a	meeting	place	or	a	
place	for	relaxation.	From	here,	a	set	of	stairs	takes	you	up	towards	the	residences.		

Once	at	the	residences,	the	landscape	design	features	a	series	of	semi-private	outdoor	patios	located	
at	the	front	and	rear	of	the	building.	These	patios	are	separated	with	layered	plantings	and	an	
evergreen	hedge	that	provides	privacy	for	residents.	The	patio	pavers	have	a	warm	tone	creating	
comfortable	and	inviting	spaces	for	residents	to	linger.		

The	walkway	located	to	the	south	but	north	of	the	main	entry	is	paved	with	coloured	concrete	panels	
designed	to	provide	simple	visual	interest	while	also	a	clear	separation	between	public	and	private	
spaces.	A	simple	pathway	paved	with	concrete	slabs	on	the	northwest	side	of	the	building,	guides	
residents	to	the	units	located	at	the	rear.	The	sidewalk	on	the	northeast	side	of	the	building	safely	
guides	pedestrians	arriving	at	street	level	around	the	driveway.	
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Appendix D 

Downtown Design Guidelines 
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