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THAT this report be received for information

PURPOSE
Applications have been received for a Rezoning and Special Development Permit to
allow a 33 storey mixed use high-rise development at 618 Carnarvon Street. The
proposed building includes 252 residential units, 526.3 square metres (5,665 square feet)
of at grade commercial floor space. The applicant has also proposed the provision of a
privately owned, publically accessible 87.14 square metre (938 sq. ft.) pocket park at the
south east corner of the site and encapsulation of the SkyTrain guideway which surface
from underground at the south edge of the site.
The purpose of this report is to provide information to the New Westminster Design
Panel on these development applications.
PROPOSAL
Rezoning and Special Development Permit applications have been submitted in order to
seek approval to construct a 33 storey mixed use, commercial multi-unit residential
development at 618 Carnarvon Street, involving the consolidation of a six properties
with frontages along Carnarvon, Sixth and Clarkson Street. The applications includes 252
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residential units and 526.3 square metres (5,665 square feet) of at grade commercial floor
space. The density and height proposed exceeds that outlined in the existing C-4 and C4(DB) districts and the Density Bonus Phase 2 Policy. The proposed density is a floor
space ratio of 6.2 and the proposed height is 106.68 metres (350 feet). The Applicant
Submission Package is attached as Appendix A.
Key aspects of the proposed development include:












The development consists of a three storey podium, with height varying due to the
slope of the site;
A thirty-storey tower above the podium which is sited to the westerly end of the
site;
The podium features townhouses above Clarkson Street as well as facing
Carnarvon Street and the internal courtyard;
Commercial uses front Sixth Street;
The tower features a floor plate of approximately 700 square metres (7,500 sq.
feet) from levels five through thirteen which then decreases to 600 square metres
(6,500 sq. ft.) from levels fourteen through eighteen and then again to 585 sq.
metres (6,300 sq. ft.) at levels nineteen through thirty-two, with the top floorbeing
550 sq. metres (5,900 sq. ft.);
Provision of a publicly accessible, but privately owned and maintained 87.14
square metre (938 sq. ft.) pocket park at the corner of Sixth and Clarkson Streets;
Outdoor amenity areas provided for the residents of the development, including a
rooftop residential courtyard and rooftop open space adjacent to townhouse units;
Further encapsulation of a portion of the SkyTrain line, reducing noise for
adjacent residents. This encapsulation requires the purchase of portions of the
Clarkson Street right of way by the applicant; and
Location of vehicular access is still to be confirmed by transportation study under
review by City staff, but has been shown currently accessing off of Clarkson
Street.

Proposal Data
Site size
Existing Site Size
Proposed ROW purchase area
Total
Site Dimensions
Sixth Street Frontage
Carnarvon Street Frontage
Clarkson Street Frontage
Building Height
Floor Space Ratio

3,692.62 sq. metres (39,747 sq. ft.)
75.72 sq. metres (815 sq. ft.)
3768.33 sq. metres (40,562 sq. ft.)
50.19 metres (164.66 feet)
59.91 metres (196.54 feet)
80.40 metres (263.76 feet)
33 storeys (350 feet)
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Commercial
Residential (incl. amenity space)
Total
Residential Units
Studio
1-Bedroom
2-Bedroom
3-Bedroom
Total
Parking
Proximity to Skytrain (less than 250 metres)
Shared Vehicles / Parking Spaces
Off-street shared parking
Total Provided

0.14
6.06
6.20
17 units (6.75%)
79 units (31.35%)
126 (50%)
30 (11.90%)
252 units
5% reduction (17 spaces
7 for net reduction of 28 spaces
11 space reduction
333 spaces

Amenity Areas
The proposal includes 94.2 sq. metre (1,014 sq. ft.) amenity space on the second level
which opens out onto common outdoor open space on top of the podium. The proposal
also includes a 67.44 sq. metre (726 sq. foot) amenity space adjacent to the entry lobby
which opens out to an at-grade landscaped area on the west side of the building.
Additional outdoor amenity space is provided on the podium adjacent to the townhouse
style units along the southern edge of the tower.
Pocket Park
The applicant has proposed a ‘pocket park’ on the south east corner of the site which
fronts onto Sixth and Carnarvon Streets. The proposed park is 8.53 metres by 10.21
metres (28 feet by 33.5 feet) and 87.14 square metres (938 square feet) in size. There
will be a commercial unit adjacent to the pocket park with doors and glazing oriented
towards the pocket park to help animate this space and provide natural surveillance.
SkyTrain Guideway Encapsulation
The proposal also includes the proposed encapsulation of the SkyTrain guideway to the
south of the site. The guideway along the length of the site is emerging from an
underground tunnel at the east end of the site and rising to the raised guideway elevation
beyond the west site property line. The application has proposed encapsulating this
guideway and using the space above for vehicle parking and for private outdoor open
space for building residents.
CONTEXT
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Site Characteristics and Context
The subject site is occupied by low scale commercial buildings, surface parking and the
SkyTrain line. The site slopes significantly down toward Clarkson Street. Mixed use
commercial residential high rise developments are located across Carnarvon Street (The
Pointe) and across Sixth Street (The Quantum), with additional low scale commercial
buildings across Sixth Street. Historic commercial buildings are located to the west at 630
Carnarvon Street and across McKenzie Street. Commercial buildings oriented to
Columbia Street are located across Clarkson Street. A mixed use multi-unit rental
residential high rise development is under development across from the subject site on
the north-east corner of Sixth and Carnarvon Streets.
Proximity to Transit Service
The site is within a 5 minute walking distance to SkyTrain and is located directly on
Sixth Street which is part of the frequent transit network.
POLICY CONTEXT
Downtown Community Plan
The subject site located within the Mixed Use High Density Designation within the
Downtown Community Plan.
The site is also located within the Tower Precinct in the Downtown Community Plan.
The Downtown Community Plan describes this plan as a follows:
With the New Westminster SkyTrain station at its core, the Tower Precinct is becoming
highly urbanized as residential towers with townhouses and rowhouses at the base
replace vacant and underutilized sites. [Tower development will be the primary form of
development in this area and…] will be balanced with pedestrian-oriented streetscapes
and a high quality public realm creating a livable environment that is a safe and
attractive place for walking. Office and apartment spaces currently co-exist in this area,
and will continue to do so as growth occurs through further investment and higher
intensity redevelopment.
Development Permit Area
The site is within the #1 Downtown Development and Special Development Permit Area.
The Development Permit Area seeks to support the Downtown’s Regional Town Centre
designation in the Regional Growth Strategy. This Development Permit Area outlines
objectives and guidelines for:
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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 are attached as Appendix B.
Downtown Building and Public Realm Design Guidelines
The subject site is located within the Tower Precinct in the Downtown Building and
Public Ream Design Guidelines. This area is described as follows within the guidelines:
The Tower Precinct will continue to develop as a highly urbanized component of
New Westminster’s Downtown with the SkyTrain Station at its core. Serving as a
regional destination, it is anchored by existing and developing education and
commercial destinations, including Douglas College, Plaza 88 and the retail mall
at the foot of Royal Ave. It is anticipated that the area will accommodate a
significant share of Downtown’s residential and commercial growth.
The Downtown Building and Public Realm Design Guidelines (2016) are available via
the following link:
https://www.newwestcity.ca/database/files/library/Final_Version___NW_Downtown_Bu
ilding_and_Public_Realm_Design_Guidelines_and_Master_Plan.pdf
The guidelines further identify the following objectives and characteristics of the area:
OBJECTIVES
1. Support multi-modal ways of transport by providing sufficient bike storage and
transit oriented way finding.
2. Promote a safe and inviting public realm environment that encourages seating,
people watching and social activity on the street.
3. Encourage the use of pocket plazas and feature corners.
4. Engage the sidewalk zone as part of the public spaces network.
5. Increase green coverage, street trees and provide sufficient shade and rain
coverage.
6. Encourage the creation of a creative warehouse precinct to accommodate a
growing creative class in the Downtown.
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Specifically, figure 35: Tower Precinct Master Plan identifies public realm opportunities
for the site including a 1) corner plaza, 2) boulevard room and 3) an area for ‘bread
crumbs of activity’.
Zoning Bylaw
The site is zoned Downtown Mixed Use Districts (High Density) (C-4). A rezoning
application has been submitted in order to allow additional density on the site beyond
what is available under both the existing zoning entitlements and the density bonus
policy.
Density Bonus Phase 2 Policy
Density bonusing is a financing growth tool. In 2014 Council gave Final Adoption to
amendments to the Zoning Bylaw which implemented Density Bonus Phase 2, which
covers high density development in the downtown. At that time Council also adopted the
Density Bonus Phase 2 Policy. The applicant is proposing a density which is 1.0 FSR and
33.5 metres (110 feet) above the maximum (5.2 FSR and 73.15 metres / 240 feet) stated
in the Council policy. The density bonus policy indicates that applicants wishing to go
over the density in the policy need to demonstrate that there are unique and exceptional
circumstances.
The decision regarding whether or not there are unique and exceptional circumstances
will rest with Council as part of their formal consideration of this application. . As part
of this consideration, the applicant’s case for density beyond the Phase 2 Policy will need
to be evaluated along with the public feedback received throughout the consultation
process when review process when the when the application returns to Council for
formal consideration.
Family Friendly Housing Policy
The application provides 50% two bedroom units and 11.9% three bedroom units and
meets the minimum requirements for number of family friendly units.
NEW WESTMINSTER DESIGN PANEL FEEDBACK
Staff is looking for general feedback from the NWDP but also feedback on the following
specific items:
1. Streetscape
The Downtown Building and Public Realm Design Guidelines focus on several areas in
relation to development of the streetscape. In particular there are guidelines in relation to:
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tower street interface, building entrances, storefront diversity, sidewalk animation,
weather protection and retail transparency. The applicant will be required to construct
new sidewalks at a width of 3 metres (9.84 feet) on both the Carnarvon and Sixth Street
frontages.
Staff notes that there are some aspects of the project which do not meet these guidelines
(i.e. minimum weather protection depth).
Q1.1: Comment from the design panel on general compliance with the design guidelines
as they relate to streetscape elements would be appreciated.
2. Shadow and View Analysis in Relation to Additional Tower Height and Massing
The applicant has provided several scenario comparisons between different potential
development schemes on this site and has maintained that the proposed form (proposed
scheme) improves views and access to sunlight over other schemes. Analysis of shadows
and views is included in the applicants design panel submission (attached as Appendix
A).
Q2.1: Staff would appreciate comments from the design panel in regards to the impacts
of the proposed application’s additional height and density on shadows and views in
comparison to the other schemes identified.
Q2.2: Staff would also appreciate any comments from the panel which would improve
any impacts to shadows and views on adjacent residences, open space, streets.
3. Skyline
The proposed building would be one of the highest buildings within the City of New
Westminster. This combined with the proposed density would make it a prominent
feature of the New Westminster Skyline.
Q3.1: Any comments from the panel how this building fits into the skyline would be
appreciated.
4. Tower location and Privacy Impacts
Both the Downtown Community Plan and the Downtown Building and Public Realm
Design Guidelines require a minimum tower separation of 27 metres (88.58 feet). The
guidelines also recommend that towers be offset diagonally in a checkerboard pattern
where possible. The proposed application meets the requirements for tower separation
from the existing towers on three sides of the proposed building (north, north east and
east).
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Q4.1: Any comments from the panel which might serve to further mitigate any privacy
impacts would be appreciated.
5. Amenity Space
The proposal includes a 94.2 sq. metre (1,014 sq. ft.) amenity space on the second level
which opens out onto a common outdoor open space on top of the podium. The proposal
also includes a 67.44 sq. metre (726 sq. foot) amenity space adjacent to the entry lobby
which opens out to an at-grade landscaped area on the west side of the building.
Additional outdoor amenity space is provided on the podium adjacent to the townhouse
style units along the southern edge of the tower.
Q5.1: Staff would appreciate comments from the NWDP in regards to the amount,
configuration and design of the proposed amenity spaces.
6. Pocket Park
The Downtown Building and Public Realm Design Guidelines and Master Plan identify
the corner of Sixth and Clarkson Streets (South east corner of the site) as a location for a
Parklet, a Boulevard room and Breadcrumbs of Activity. These elements are described
as:
Parklet: A parklet is a sidewalk extension that provides more usable public space
(temporary or semi-permanent) for people on streets. Parklets are typically built on
platforms that extend out from the edge of the sidewalk to the width of adjacent parking
stall and are designed as inviting public spaces with elements such as benches, tables,
movable chairs and landscaping.
Boulevard Room: Boulevard rooms are small plazas that occur along the city sidewalks,
in atypical building setbacks as well in the boulevard zone of existing sidewalks. These
small plazas are part of a bigger network of public spaces that help connect the
neighbourhood, engage public life and encourage street activity - contributing to a
successful public realm.
Breadcrumbs of Activity: Like a trail of breadcrumbs in a fairy tale, or a string of pearls
along a necklace, spaces in the public realm can be arranged to inspire movement and
exploration. These casual points of interest lead the pedestrian from one place to
another, enhancing the vibrancy of the downtown core.
More information on these items is available in the Downtown Building and Public
Realm Design Guidelines and Master Plan (link provided earlier within report).
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The proposed development has included a pocket park at the Corner of Sixth and
Clarkson Streets. The pocket park is a small space of 8.53 metres by 10.21 metres (28
feet by 33.5 feet) and 87.14 square metres (938 square feet) in size and would be used by
both general public and the fronting commercial retail use which would help animate this
space and provide for natural surveillance through the glazing and doors oriented towards
the pocket park. This space would be privately owned and maintained but would be
secured with legal agreements for public access and use. The park space has been
designed to be closed over night with gates. This park has been jointly designed by City
staff and the project landscape architect.
This space would provide a respite for pedestrians navigating the steep slope on Sixth
Street.
Q6.1: Comments from the NWDP on how the proposal incorporates the concepts
expressed by the above noted elements would be appreciated.
Q6.2: Comments from the panel on the design of the pocket park spaces would be
appreciated.
7. Podium height
The applicant has proposed a podium height of three storeys on both the Carnarvon Street
and Sixth Street frontages. The podium height on Carnarvon Street is approximately
11.58 metre (38 feet) high which is in relation to a 20.12 metre (66 feet) right of way
which is a building height to street width ratio of about 1: 1.73. The podium on Sixth
Street varies in height because of the slope of Sixth Street and ranges between about
11.58 metres (38 feet) and 14.33 metres (47 feet). The street width of Sixth Street is
20.12 metres (66 feet). This creates a building height to street width ratio of between
1:1.73 to 1:1.40.
Q7.1: Staff would appreciate comments from the panel in regard to the podium height in
relation to the street width and surrounding building context.
8. Clarkson Street Wall
The proposal includes the encapsulation of the SkyTrain guideway along the southern
portion of the property adjacent to Clarkson Street. This encapsulation has resulted in a
long blank wall along the Clarkson Street frontage. Both the Downtown Community Plan
Design Guidelines and the Downtown Building and Public Realm Design Guidelines and
Master Plan include strong wording discouraging blank walls. The Downtown
Community Plan includes the following:
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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.
Furthermore, blank walls are an item addressed in the Downtown Building and Public
Realm Design Guidelines:
Blank sidewalls at lower level portions of buildings should generally be avoided. In
situations where they do exist, the sidewall should be treated in a colour and texture that
will provide visual interest and that is in harmony with primary building façade. Where
blank walls are unavoidable and exposed to the street or lanes, art or graffiti should be
commissioned for the wall.
It is staff’s expectation that the proposed development would address the blank building
wall through the use of architectural detailing, landscape, and/or artistic features.
Q:8.1: Staff would appreciate suggestions as from the Panel as to how this wall might be
addressed.
9. Architectural/Building Materials
Some guidance has been provided in regards to architectural/building materials in the
Downtown Building and Public Realm Design Guidelines and Master Plan. The
following statement is included:
In all development the quality and colour of materials, and their detailing, is paramount
to design excellence. Particularly at street level materials should be durable and ageless.
Materials such as stone, brick and concrete will achieve this goal. Stucco is not
supported as a primary material within 20m of the street.
Staff would appreciate comments from the design panel on the quality, durability, palette,
and appropriateness of materials used on the project, especially at the street level.
10. Design Guidelines
Many of the questions above have included discussion regarding the design guidelines for
those specific items. There are many other design guidelines, in both the Downtown
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Community Plan Design Guidelines and in the Downtown Building and Public Realm
Design Guidelines and Master Plan, which have not been noted specifically in the
discussion above
Q10.1: Staff would appreciate the panel’s comments on how the proposed development
meets the design guidelines in both the Downtown Community Plan and in the
Downtown Building and Public Realm Design Guidelines(refer to Appendix B and link
to the Downtown Building and Public Realm Design guidelines and Master Plan)..
APPENDICIES ATTACHED TO THIS REPORT
A Applicant Submission Package

B

Downtown Design Guidelines

Michael Watson,
Senior Planning Analyst
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Appendix A:
Applicant Submission Package
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618 CARNARVON STREET
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1.1 Highlight Map of Tower Precinct

SITE
4.3 Tower Precinct

Highlight Map of Tower Precinct
CONTEXT
The Tower precinct is intended to accommodate a significant share of Downtown’s residential and commercial growth. Where other precincts focus on Downtown’s heritage assets, waterfront setting, and
family-oriented needs, this precinct will continue to develop as a high-density employment and housing
area. Building on its current employment base and on the presence of SkyTrain, this precinct is well
positioned to capture region-serving office employers seeking to locate in New Westminster.
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Downtown Community Plan Land Use Map 1.2

SCHEDULE F

DOWNTOWN COMMUNITY PLAN — Schedules

618 CARNARVON STREET

Land Use Map
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Downtown Community Plan Land Use Map
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1.3 Site context
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618 CARNARVON STREET

Site context 1.4

1.5 Site Photos

GUIDEWAY

HERITAGE BUILDING

6TH AND CLARKSON

OPEN GUIDEWAY

6TH AND CARNAVON

GUIDEWAY WALL
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Panorama 1.6

618 CARNARVON STREET

PROPOSED TOWER AT 618 CARNAVON STREET
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618 CARNARVON STREET
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02ANALYSIS
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2.1 Design rationale
Summary

Location

The development site at 618
Carnarvon St. presents the
opportunity to introduce new
density to augment the renaissance of the Downtown Historic
District at the centrally located
intersection of two significant
pedestrian and vehicular corridors. Sidewalk level retail,
townhomes and a slender modern residential tower are proposed at the nexus of the historic downtown Columbia Street
and 6th Street neighbourhood.

The site is located within the historic downtown district of New Westminster, on the south west corner of Carnarvon Street and Sixth Street. It is currently occupied by older two and three-storey commercial buildings. The latest
lot, assembled in 2015, links the site to the neighbouring heritage designated sandstone and brick courthouse
built in 1899.
The site is within the Mixed-Use High Density zone of the Downtown Community Plan and within the Tower Precinct.
Two newer neighbouring residential towers sit on the opposite north-west and south-east corners of the 6th and
Carnarvon intersection. Another new residential tower/podium is emerging on the north-west corner.
The sloping site is encumbered by a Translink ROW that runs parallel to Clarkson Street to the south and represents 25% of the overall site area, regulating both underground and above ground building program.
The site is within walking distance to two Translink stations, Douglas College, Provincial Court, the Columbia
Street business district, live and multi plex theatres, the Anvil Centre and New Westminster Quay.

This new tower will animate the
skyline while contributing to the
public realm and pedestrian
experience through enhanced
streetscape and open space.
The narrow tower will minimize
view impact while the stepped
roof terraces will provide extensive green space for local residents and the surrounding community.
The site is situated within walking distance to two LRT stations.
The tracks encumber 25% of the
site area. The tracks present an
opportunity for complete enclosure to mitigate sound and
provide a platform for additional
green open space and townhomes overlooking the southern
river views.
The proposal is requesting an
additional density of 1.0 FSR
and an increase in height to 33
storeys.
Through quality design, enriched public realm, including a
dedicated public park, the significant advantage of enclosing
the tracks with a landscaped
roofscape, along with an attractive, sleek and modern tower
profile, the proposal will inject
new vitality into the downtown
heart of New Westminster.

Current Zoning – C-4 Downtown Mixed Use Districts (High Density)
FSR Permitted: 		
5.2
Height Permitted:		
240 feet
Unit Mix:			
30% min of the units are to be multi-bedroom
Proposed Rezoning – CD
FSR:				6.2
Height:			350 feet
Unit Mix:			62% multi bedroom					
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Design rationale 2.2
Process

Density

Collaborative discussions with the Planning Department commenced in 2013. Early iterations
presented to Planning by GBL Architects included a six storey podium with tower above situated directly across Carnarvon from the tower to the northwest. Originally an FSR of 7.2 was
proposed based on the prominent location, proximity to two transit stations, and the transit
line encumbrance.
A revised target FSR of 6.2 was subsequently proposed, somewhat less than the 6.67 FSR of
the tower under construction to the north. The six storey podium was reduced to three stories
on Carnarvon, resulting in a series of terraced roofscapes. The availability of the adjacent
southwest site and subsequent site acquisition allowed for a lateral tower shift, away from the
neighbouring tower’s direct view. By making the tower narrower and taller, the uphill viewpoint is that much more improved.
This proposal was presented at a Public Open House held in July, 2016 and again in February,
2017. Feedback to the project included support and opposition. Much of the opposition came
from neighbours in The Point tower primarily with regards to view and sunlight blockage from
the proposed tower. In response to this commentary, we have further sculpted the tower, angling the sides to further deflect views from uphill.
In August of this year, the Planning Department recommended new design parameters indicating a preference for more iconic tower design and more contrast with historical buildings
in the neighbourhood. This was addressed through further refinements to the scheme including a simplification of facades, change of material and colour palette, and a more modern
design rigour.

618 CARNARVON STREET

The proposed 1.0 FSR increase in density is largely an
outcome of the on-site LRT right of way. The extra density is to offset for a much deeper parking excavation and
a full new enclosure around the currently exposed LRT
guideways. The enclosure benefits both the project and
the community by providing an acoustical barrier and
yielding 10 additional townhouses and about 9000 square
feet of new landscaped space. This location in the City is
also a significant opportunity for prime density within the
short distance to two LRT stations.
The increased density benefits the community by injecting critical mass to continue downtown revitalization and
take advantage of existing infrastructure in a traditional
downtown and transit oriented neighbourhood. Also, new
Community Amenity Charges through increased density
will add significant subsidy to the City of New Westminster.
A higher tower permits the reallocation of density to the
upper reaches of the building. This actually improves the
views and daylight for surrounding towers and the public realm which might otherwise be compromised by a
shorter, squatter form

Traffic and Parking
The parking zoning requirements have been met. All parking is fully contained beneath the building. A report prepared by Bunt and Associates illustrates that more parking is provided than typically accepted in today’s Transit oriented districts in North America.
The on-site underground parking displaced deeper by the transit line is disproportionately costly
to provide especially when compared to other NW developments providing above grade parking
excluded from FSR calculations.
There are only two limited potential access points for parking and loading. Parking access is off
Clarkson Street where a current crossing above the buried portion of the LRT exists. Loading is off
the bottom end of the dead ended McKenzie Street.
Existing on-street parking on Carnarvon and 6th Street has not been impacted.

Shadows

Acoustics

Shadows cast by the proposed tower do not compromise any existing parks or public plaza
space.

BKL Consultants Ltd has assessed noise levels on site and reported that the new enclosure around
the transit line will provide sound mitigation to the benefit of both the project and the neighbourhood.

Unit Types

Public Realm / Landscape Architecture

The prevailing unit mix includes 29 townhome and three bedroom units, 126 two bedroom
units, 81 one bedroom units and 16 studios. This is a balanced mix allowing for a high level of
family occupancy.

6th Street is sloped and transitions into the historic downtown at Carnarvon Street. The site will
be marked by the height of the tower as a new reference point in the City, aligning the 6th Street
business district, City Hall and the Columbia Street Downtown District.
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2.3 Design rationale
The corner reflects the scale and context of the traditional neighbourhood while maintaining a
retail presence that transitions into townhomes to the west then opening into a landscaped entry
court for the upper levels. The streetscape is articulated with landscaping elements to enhance
the pedestrian experience.
Descending along 6th Street, large retail storefront windows present interest to the passersby
then lead into a dedicated urban park area for public use to compliment the retail. The park will
include a water feature providing white noise.
The design philosophy of the street level public realm is to reflect the historical neighbourhood and
integrate with the surrounding neighbourhood through the use of the materials and patterns. A
new widened sidewalk on Carnarvon allows the introduction of street trees and a softening of the
street. The entry plaza to the building offers the sound of moving water to passersby and seating
opportunities comfortably located within planting areas. A new wide sidewalk with street trees on
6th Street further softens the surrounding of the building and creates a human scale for pedestrians and shade in the hot summer.
The new pocket park at Clarkson and 6th will be a convenient meeting spot for retail shoppers and
residents in the area and has the potential to be an outdoor café and eating area. Most importantly
it offers a convenient resting point for pedestrians moving north up 6th street. Lined with stately
narrow trees the space is framed by greenery creating an intimate space. Long integrated benches

allow for a variety of casual uses and a formal table layout with great flexibility for small or large
groups. Catenary lighting is proposed above furthering the human scale of the space and providing
delicate lighting in the evening. The southern edge is framed by a planter and includes fencing and
a gate to ensure the park is safe. The planter creates the long seating edge available to pedestrians walking along 6th in need of a rest.
The forms in the roof top gardens are influenced by the Fraser River and the way the water carves
out islands and banks. There is a diversity of spaces that residents can use for quiet and personal
time where others are larger and support community oriented activities. Urban agriculture plots
are included in several locations and frequently associated with the community spaces to enhance
awareness and stewardship of the plots. Most plots include a seating bench that can store tools.
The area created by covering the SkyTrain line offers a lawn with seating and planting that is available to residents and creates a street like appeal for the adjacent townhouses. These townhomes
each have a private patio facing the open space for safety and security and so that they may enjoy
the view of the landscape.
The Level 5 rooftop area includes a variety of spaces adjacent to one of the amenity rooms. Here a
large composite wood deck creates a place for dinners or sitting in lounge chairs. Beside it is an
adventure play ground where elements will reference the river. Seating around it allows for parents to socialize while keeping an attentive eye on their children. The east side includes a gently
raised berm with integrated seating creating a new vantage point for residents to see the Fraser
River and the landscape beyond. Its height has been considered so as not to impede the view of
residents in the tower north of the site. Further to comments received during the open house the
number of trees has been reduced and the remaining have been relocated to minimize view im-

pacts while still providing shade for the new residents and the ecological services that trees provide.
The landscaping continues to the tower top where it is used to camouflage mechanical equipment while providing garden area for upper level residents and a crown to the crystalline tower on the Royal City skyline.

Architecture
The architectural concept is a tripartite breakdown of the
mass where the historical context is recognized at the pedestrian level and ultimately emerges into a modern sleek
glass tower.
The podium base is designed to reflect historical precedents for masonry wall construction while demonstrating
a more contemporary articulation and materiality. Tight
jointed fibre cement panels will be arrayed in a large masonry pattern. At the corner of 6th and Carnarvon, these
walls open up to yield a glazed corner presence. Townhomes and retail space animate the streetscape on both 6th
and Carnarvon, bracketed by the landscaped tower entrance to the west and a dedicated public park to the east.
The tower entrance to the west is the selected place that
the tower form extends all the way to grade, emphasizing the entrance area and opening up views to the historic
neighbouring building.
The podium along Clarkson encloses the LRT and one
upper level of parking. The LRT enclosure cannot have
any openings and is treated as a durable brick clad wall
with a rhythm of recessed light bars which lend a staccato
pattern to the new train tunnel. The parking above has a
screen of frameless obscure glass panels, angled to animate reflections and circulate air.
The podium roofscape is a series of landscaped terraces
that provide outdoor amenity to the residents and visual
interest to the neighbouring offices and residences. Townhomes line the southern perimeter above the landscaped
LRT track enclosure.
The tower emerging from the podium deck has been situated to the southwesternmost side to minimize view
obstruction to the northwestern neighbour immediately
across Carnarvon. Two masonry shoulders embrace the
lower levels of the tower to mid height, then a sleek modern tower, bevelled on its edges, emerges from the historical context to reflect the modern new New Westminster
Downtown.
The glass detailing is refined, minimalistic, and urbane
with thin aluminum framing stressing verticality and
transparency. The window wall projects beyond the tower top to provide wind screening for a roof top patio and
transparency to a landscaped crown.
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Site access/circulation 2.4

618 CARNARVON STREET

THE POINT

QUANTUM

N
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2.5 Traffic impact

N

Royal Avenue

Scale: NTS

Fourth Street

1
3

230
130

15
5

110
240

2
3

25
25

40
25

705
535

0
0

565
455

15
20

Proposed
Loading
Access

Site
Proposed
Parkade
Access

Clarkson Street

Carnarvon Street

Skytrain

4
12

245
130

9
28

475
165
10
2

0
0

175
210

Begbie Street

90
275

210
190

195
310
1
5

Sixth Street

8th Street

Skytrain/
Bus Exchange

Estimated Peak Hour Site Trips

Columbia Street

Transit Route

Front Street

Truck Route
0000 AM
0000 PM

Existing Peak Hour Vehicle Volumes

0000 AM
0000 PM

Estimated Peak Hour Site Vehicle Volumes

*Bunt’s Transportation Study has not yet been reviewed by City staff
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Acoustic results 2.6
76-80 dBA
66-70 dBA
61-65 dBA
56-60 dBA
51-55 dBA
46-50 dBA
41-45 dBA
36-40 dBA

24-hour noise exposure levels with covered tracks

File: 3574-16A

BKL Consultants Ltd.

Figure 3: Site Plan Showing Predicted 24-Hour Facade Noise Exposure Levels (dBA)
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DECIBEL LEVELS

71-75 dBA

24-hour noise exposure levels with exposed tracks

Date: August 2016
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2.7 Views from The Point

7TH FLOOR

17 TH FLOOR
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19TH FLOOR-CENTER WINDOW

19TH FLOOR-SOUTH BALCONY
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Views from The Point 2.8
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2.9 Strategies
SUSTAINABLE DESIGN STRATEGY
The project’s sustainability goals are to provide a quality development that meets, or exceeds, the City of New Westminster’s current sustainability
requirements.
Strategies used to explore opportunities for sustainable design will include:
		
		
		

o
o
o

An integrated design process
Designing towards LEED Silver
Building simulations for energy analysis

Innovation in Design
		
o
A durability and quality management process will be in place. This will help extend the building envelopes usable life and mini
			
mize loss of conditioned air and energy to the exterior.
		
o
Training of trades in sealing details will minimize air leakage pathways between units as well as to the exterior, resulting in 		
			
improved energy performance, improved separation of living spaces, and greater occupant comfort.
Locations and Linkages
		
o
Two Skytrain transit stops are located within walking distance, as are bus routes
		
o
Bike-ability: Multiple bike routes are close to the site
		
o
Retail and community services are easily accessible
		
o
Walkable access to open spaces provides increased quality of life for residents
			Sustainability Sites
		
o
Shared outdoor open space has been provided for residents
		
o
Sedimentation Control during construction will be managed to City of New Westminster standards
		
o
Electric vehicle charging infrastructure
		
o
Provision for secured, covered bicycle storage for residents
o
The combination of ground cover and planter boxes will provide stormwater run-off reduction and water quality treatment on 		
the site.
Water Efficiency
		
o
Plants have been selected for hardiness and seasonality, reducing irrigation requirements during summer dry periods
		
o
Provision of a high efficiency irrigation system
		
o
Low flow plumbing fixtures
Energy and Atmosphere
		
o
The building is oriented to maximize solar access with a well insulated building envelope
		
o
Window size and placement has been considered to maximize the use and distribution of natural daylight into the building’s 		
			
interior to reduce the need for electric lighting
Materials and Resources
		
o
Storage and collection of paper, cardboard, glass, plastics, metals & household organics
		
o
Management of demolition/construction waste
		
o
Preference given to materials with recycled/regional content
Indoor Environmental Quality
		
o
Indoor air quality will be managed through construction and prior to occupancy
		
o
Interior design to use low-emitting adhesives, sealants, paints, and coatings
		
o
Indoor pollutants to be controlled through entryway systems and appropriate physical separations of spaces
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Strategies 2.10

CPTED SUMMARY– CRIME PREVENTION THROUGH ENVIRONMENTAL DESIGN
The biggest asset in terms of crime prevention for the proposal to the block between Carnarvon St., Sixth Avenue, McKenzie
and Clarkson St. will be the introduction of 252 new residential units facing all sides to the surrounding neighbourhood. The
existing two and three storey buildings, underutilized surface parking lots and daylighted Skytrain tracks will be replaced
with a modern new podium building and sleek tower above. The podium will be built to the pedestrian edges and streetscapes.
1.) The Public Pocket Park: This public amenity is an urban open space to compliment the commercial business
along 6th Avenue, serve as a meeting place and rest location for people walking up or down 6th Avenue. Due to the
sloping nature of the site, the park is only accessible from the Clarkson corner or the adjacent commercial retail unit.
The park will have a water feature, public seating (fixed and moveable) and planting, all to ensure a high level of
activity. Shrubbery will be maintained below a metre in height and trees trimmed up so the bottom of the crown is
above two metres in height. As requested by the City of New Westminster a 1.8m (6’) tall fence with gate can be used
to close the parkette at night preventing unwanted overnight loitering. The benches located outside of the gate will
have end and middle arm rests to prevent their use as a place to sleep. The park will be by overhead or pole mounted fixtures to ensure a high degree of visibility and safety at night. There is no climbable access to a roof top or the
parkade.

618 CARNARVON STREET

The parkette has a high degree of surveillance opportunities. It is in full view of the adjacent commercial retail unit
with a wall of windows and opening doors. Guard rails along 6th will allow good visibility into the area from the up on
the street. Residences above will have a direct view into the area. Vehicles driving along Clarkson will have an easy
view into the space. Located adjacent to the parkade access vehicles leaving the building will pass by and see into
the parkette.
2.) Main Residential Entry Courtyard: The main access to the upper level residential units is a setback area opening between new townhomes, and the historic red sandstone courthouse building. The entry court will have a water
feature and artful landscape features, all subtly illuminated to lead into the transparent entry lobby. The courthouse
building will be spot lit to provide a striking contrast between the old and new. A low wall is proposed to define the
courtyard and support public seating on the street frontage. Its height does not impede views into the area or provide
opportunities to hide. By locating the benches on the wall and adjacent to the water feature there is an increased
opportunity for surveillance. The courtyard does not lead to any fire escape doorways so there are no concealed opportunities to break into the building. Vehicles driving along Carnarvon will have an easy view into the area.
The Parking Lot and Loading Bays off McKenzie and Clarkson Streets are secured with overhead gates at night, and all exit
doors around the site will be securely locked. Motion detectors illuminate those access/exit areas on McKenzie and Clarkson Streets.
McKenzie Street is enhanced with the new Skytrain enclosure that provides an attractive alternative to the current climbable
chain link fence. The enclosure wall has a series of ambient light fixtures.
The townhomes on Carnarvon have small setback landscaped patios to act as a border between private and public space.
A grade separation and private gate further divide the public and private spaces. East of the townhomes, is the historic intersection at 6th and Carnarvon, where canopies will provide weather protection along the commercial storefront windows.
The corner will continue to be an active pedestrian and vehicular interchange.
All elevators, stairwells and garage access points are electronically keyed for access to all residential floors and landscaped
roof levels. Intercoms will provide access for guests. Public parking will only permit direct ground level exiting.
The project as proposed will significantly improve the existing conditions in the neighbourhood through eliminating those
uncontrolled vacant areas with modern urban architecture providing safe housing for new residents and their eyes on the
street.
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288

3.1 Comparative Massing

THE POINT

The existing Zoning for the site allows for a density
of 5.2 and a height of 240 feet. A building design
under these circumstances would indicate an
elongated tower in the Carnarvon Street direction,
placing as many units as possible towards the
view and distancing the tower as far as possible
from the open tracks including the 10m suggested
setback. This orientation is similar to the existing
tower to the east. The 5.2 density would not permit
enclosure of the tracks.

QUANTUM

289

Comparative Massing 3.2

THE POINT

618 CARNARVON STREET

The proposed 6.2 density for the site, in combination with additional tower height, permits a slimmer, more elegant tower and complete enclosure
of the LRT guideway. An additional 9000 square
feet landscaped terrace plus 10 townhouses is
captured. The additional density proposed provides more family housing within a slender tower
profile + surface oriented townhomes.

QUANTUM
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3.3 Comparative Massing

DISCRETIONARY SCHEME 1

DISCRETIONARY SCHEME 2

OUTRIGHT ZONING

5.2 FSR 310 Feet height

5.2 FSR 240 Feet height

3.0 FSR 145 Feet height

-Fully enclosed Skytrain

-Shorter Tower

-Maximum discretionary height

-Family housing provision

-Maximum discretionary FSR

-Maximum discretionary FSR

PROPOSED SCHEME
6.2 FSR 350 Feet height

-Surface oriented townhouses
-Extensive green terrace

Modified tower format
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DISCRETIONARY SCHEME 1

DISCRETIONARY SCHEME 2

OUTRIGHT ZONING

5.2 FSR 310 Feet height

5.2 FSR 240 Feet height

3.0 FSR 145 Feet height

-Fully enclosed Skytrain

-Skytrain not enclosed

-Skytrain not enclosed

-Family housing provision

-Shorter tower

-Maximum discretionary height

-Skytrain not enclosed

-Surface oriented townhouses

-10 Townhouses removed

-Modified tower format

PROPOSED SCHEME

6.2 FSR 350 Feet height

3.4

618 CARNARVON STREET

Comparative Massing

-No Rezoning

-Extensive green terrace
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3.5 Comparative Massing

PROPOSED SCHEME

DISCRETIONARY SCHEME 1

DISCRETIONARY SCHEME 2

5.2 FSR 310 Feet height

5.2 FSR 240 Feet height

-Fully enclosed Skytrain

-Skytrain not enclosed

-Family housing provision

-Skytrain not enclosed

-Shorter tower

-Surface oriented townhouses

-Maximum discretionary height

-Maximum discretionary FSR

-Maximum discretionary FSR

6.2 FSR 350 Feet height

-Extensive green terrace

OUTRIGHT ZONING
3.0 FSR 145 Feet height

-Skytrain not enclosed
-No Rezoning

-Modified tower format
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Comparative views 3.6
BROAD TOWER SCHEME
THE POINT

Level 6-13

THE POINT

Level 14-18

THE POINT

Level 6-13

Level 14-18

THE POINT

Level 19-33

THE POINT

618 CARNARVON STREET

SLENDER TOWER SCHEME

THE POINT

Level 19-23

Views from The Point are typically improved with a narrower tower
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3.7 Comparative shadows
6.2 FSR 350 Feet height

5.2 FSR 310 Feet height

5.2 FSR 240 Feet height

3.0 FSR 145 Feet height

Sept 25 10am

Sept 25 10am

Sept 25 10am

Sept 25 10am

Sept 25 12pm

Sept 25 12pm

Sept 25 12pm

Sept 25 12pm

Sept 25 2pm

Sept 25 2pm

Sept 25 2pm

Sept 25 2pm

Sept 25 4pm

Sept 25 4pm

Sept 25 4pm

Sept 25 4pm
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LEVEL 5
LEVEL 6-13(per level)
SUM ALL 8 levels

7,519
7,583
60,663

4.1 Statistics
LEVEL 14-18(per level)
SUM ALL 5 levels
LEVEL 19-32 (per level)
SUM ALL 14 levels
February, 2017
LEVEL 33

1044

6,558
32,792
6,283
87,963
5,908

7,519

8

4

4

1

7,583

10

6

4

1

60,663

80

48

32

8

6,558
32,792
6,283
87,963

7
35
6
84

1
5
1
14

6
30
5
70

5,908

2

0

2

CARNARVON AND 6TH STREET NEW WESTMINSTER

3
5
40

1
5
0
0

4
4
32

0
0
0

8
10
80

0
0
1

6
30
4

0
0
1

7
35
6

14

56

14

84

2

2

LEVEL 33

TOTAL (SF)

5,908

266,979

5,665
0.14

2,745
0.07

5,908

2

0

2

250,548
6.18

252

96
38%

156

62% *
* Family-Friendly Housing Policy = 2/3 br min. 30

PARKING CALCULATIONS

Downtown Parking Requirements
RESIDENTIAL

ZONING:
TOTAL (SF)

C-4

266,979

5,665
0.14

PARKING CALCULATIONS
Maximum

2,745
0.07

156
17
79
126
30
62% *
6.7%
31.3%
50.0%
11.9%
* Family-Friendly Housing Policy = 2/3 br min. 30% (90 units) & 3br min. 10% (30 units)

250,548
6.18

252

350'

PROPOSED HEIGHT

SETBACKS: REQUIRED

40,562 SF

SITE AREA TOTAL

(SITE
39747 SF + ENCROACHMENT
815 SF)
Downtown
Parking Requirements
F.S.R. PROPOSED
RESIDENTIAL
GROSS AREA:
1.0 space
studio or one br unit
FSR
AREA:for*exclusions
1.35 space
for 2 or more br unit
F.S.R.
PROPOSED:
*TOTAL
120.82RESIDENTIAL
FSR exclusionsrequired
- BL 7464, 2011

VISITOR required
DENSITY
CALCULATION
0.1 space per unit (total units 252)

266,979 SF
96.0
250,548
SF
251,484
210.6
6.18
6.2
306.6 Spaces

96 units
156 units

a

b

f=a

25 Spaces

FSR Area

#
11 Spaces

c

Commercial
1,247
4,418

LEVEL
P1&1
11,437
TOTAL
REQUIRED
LEVEL 2
10,020
LEVEL 3
17,893
LEVEL
4
14,682
REDUCTIONS
IN PARKING REQUIREMENTS
THROUGH
LEVEL 5
7,519
LEVEL 6-13(per level)
7,583
parking bylaw 150.8.6
SUM ALL 8 levels
60,663
5% reduction -less than 250m to Columbia Skytrain Station

Amenity

PROPOSED

96 units
156 units

1.0 space for studio or one br unit
1.35 space for 2 or more br unit
TOTAL RESIDENTIAL required

Carnarvon St.
Commercial

0'

Residential

0'

0'
10'

COMMERCIAL required
1/50 m2 (total commercial 526.29 m2)

Adjacent Pr.

0'

15'

TOTAL REQUIRED

6th St.

7'

7'

96.0

210.6
306.6 Spaces

VISITOR required
0.1 space per unit (total units 252)

1044

Units

11,437
342.8 Spaces 3
10,020
11
17,893
10
14,682
19
7,519
8

25 Spaces
11 Spaces

342.8 Spaces

7 provided

TOTAL PARKING SPACES REQUIRED
TOTAL PARKING SPACES PROPOSED
PARKING CALCULATIONS

2,745
0.07

0
1
9
15
4

3
10
1
4
4

0
0
3
1

7,583

10

6

4

1

80

48

32

8

6,558
32,79228 Spaces
6,283
87,963
11.0 Spaces
5,908

56.1

TOTAL PARKING REDUCTION
5,665
0.14

parking bylaw 150.8.6
5% reduction -less than 250m to Columbia Skytrain Station

unit mix
studio
1 br

60,663

17.1 Spaces

6,283
87,963
5,908

266,979

unit mix
studio/1br
2/3 br

2 br

3 br

0
1
9
12
3
5
40

0
0
1
3
4
4
32

3
10
0
1
0
0
0

3
11
10
19
8
10
80

0
0
1

6
30
4

0
0
1

7
35
6

14

56

14

84

2

2

79
126
30
62% *
6.7%
31.3%
50.0%
11.9%
* Family-Friendly Housing Policy = 2/3 br min. 30% (90 units) & 3br min. 10% (30 units)

252
100.0%

7
35
6
84

1
5
1
14

6
30
5
70

2

0

2

1
5
0
0

Spaces

251,484
250,548
6.2
287
6.18

Spaces
333 Spaces

252

96
38%

156

17

17.1 Spaces

total

1,671

687
1,014

0
INCENTIVES

parking 14-18(per
bylaw 150.74
LEVEL
level)
6,558
Shared
Parking
Vehicles and Shared Parking32,792
Spaces
SUM
ALL
5 levels

TOTAL (SF)

252
100.0%

REDUCTIONS IN PARKING REQUIREMENTS THROUGH INCENTIVES

LEVEL
Gross Area
COMMERCIAL required
1/50 m2 (total commercial 526.29 m2)
LEVEL P6-P2
18,102

LEVEL 19-32 (per level)
parking
bylaw
150.75
SUM
ALL
14 levels
Shared 33
Off-Street Parking Spaces
LEVEL

96
38%

parking bylaw 150.74
Shared Parking Vehicles and Shared Parking Spaces

7 provided

28 Spaces

parking bylaw 150.75
Shared Off-Street Parking Spaces

11.0 Spaces

TOTAL PARKING REDUCTION

56.1

Spaces

287 Spaces
333 Spaces

TOTAL PARKING SPACES REQUIRED
TOTAL PARKING SPACES PROPOSED
BICYCLE PARKING
REQUIRED and PROVIDED
RESIDENTIAL
Long Term
1.25 for every dweling unit
Short Term
min 6 spaces
COMMERCIAL
1 for each 750m2 (8,072.95sf)

315

spaces

6.0

spaces

0.7

spaces

321.7

spaces REQUIRED

328

spaces PROVIDED

BICYCLE PARKING
REQUIRED and PROVIDED
Downtown Parking Requirements
RESIDENTIAL
RESIDENTIAL
Long Term
1.0
for dweling
studio orunit
one br unit
1.25space
for every
1.35
Shortspace
Term for 2 or more br unit
TOTAL
RESIDENTIAL required
min 6 spaces
COMMERCIAL
VISITOR
1 for eachrequired
750m2 (8,072.95sf)
0.1 space per unit (total units 252)
TOTAL BICYCLE PARKING
COMMERCIAL
required
REQUIRED AND
PROVIDED
1/50 m2 (total commercial 526.29 m2)

TOTAL BICYCLE PARKING
REQUIRED AND PROVIDED

315

96 units
spaces
156 units

6.0

spaces

0.7

spaces

321.7

spaces REQUIRED

328

spaces PROVIDED

96.0

210.6
306.6 Spaces

25 Spaces
11 Spaces

342.8 Spaces

TOTAL REQUIRED

REDUCTIONS IN PARKING REQUIREMENTS THROUGH INCENTIVES
parking bylaw 150.8.6
5% reduction -less than 250m to Columbia Skytrain Station
parking bylaw 150.74
Shared Parking Vehicles and Shared Parking Spaces

17.1 Spaces

7 provided

28 Spaces

parking bylaw 150.75
Shared Off-Street Parking Spaces

11.0 Spaces

TOTAL PARKING REDUCTION

56.1

TOTAL PARKING SPACES REQUIRED

Spaces

287 Spaces
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Parkin Level 6 4.2

N
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RESIDENTIAL
AMENITY
COMMERCIAL
PARKING

4.3 Parking Level 4-5
RESIDENTIAL
AMENITY
COMMERCIAL
PARKING

N

301

Parkin Level 3 4.4

N

302
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RESIDENTIAL
AMENITY
COMMERCIAL
PARKING

4.5 Parking Level 2
RESIDENTIAL
AMENITY
COMMERCIAL
PARKING

N

303

Parking Level 1 / Level 1 4.6

N

304
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RESIDENTIAL
AMENITY
COMMERCIAL
PARKING

4.7 Level 2
RESIDENTIAL
AMENITY
COMMERCIAL
PARKING

N

305

Level 3 4.8

N

306
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RESIDENTIAL
AMENITY
COMMERCIAL
PARKING

4.9 Level 4
RESIDENTIAL
AMENITY
COMMERCIAL
PARKING

N

307

Level 5 4.10

N

308
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RESIDENTIAL
AMENITY
COMMERCIAL
PARKING

4.11 Level 6-13
RESIDENTIAL
AMENITY
COMMERCIAL
PARKING

N

309

Level 14-18 4.12

N
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RESIDENTIAL
AMENITY
COMMERCIAL
PARKING

4.13 Level 19-32
RESIDENTIAL
AMENITY
COMMERCIAL
PARKING

N

311

Level 33 4.14

N

312
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RESIDENTIAL
AMENITY
COMMERCIAL
PARKING

4.15 Roof Plan

N
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Carnavon street Elevation 4.16
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4.17 Sixth street Elevation
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Clarkson street Elevation 4.18
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4.19

McKenzie street Elevation
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Section A-A and B-B 4.20

SECTION A-A

SECTION B-B
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4.21 Section C-C and D-D

SECTION C-C

SECTION D-D

319

PARTIAL SECTION B-B

PARTIAL SECTION H-H
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Partial Sections 4.22

PARTIAL SECTION D-D
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4.23 Skytrain Tunnel Sections
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SigSiSignage 4.24

1

4

4

4

3

2

COMMERCIAL SIGNAGE MAY INCLUDE:
1

2

Pin mounted individual letters on top or below of canopy
edgeMaximum height 16’’
Wall mounted projecting blade
sign or banner. Maximum 30’’
projection from wall

3

Face mounted header signage
at portals

4

Shingle style sign mounted to
underside of canopy perpendicular or parallel to building
face. Maximum height 16’’

618 CARNARVON STREET

2
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4.25 Material references

Window wall (Spandrel+glass)

Platinum Matte colour brick

FibreC Glassfibre reinforced concrete panel 2.2
Sahara | FL Ferro light (light sandblasted)
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SigView from Carnavon st. and McKenzie street 4.26
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4.27 View from Carnavon st. and Sixth st.
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View of Townhouses 4.28
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4.29 Carnavon streetscape perspective
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View of Tower entrance 4.30
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4.31 Context Photos

VIEW FROM PATULLO BRIDGE

VIEW FROM QUAYSIDE DRIVE OVERPASS

VIEW FROM PIER PARK

VIEW FROM ROYAL AVENUE AND 6TH STREET
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5.1 Overall Landscape Plan
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Landscape Plan P2 5.2
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5.3 Landscape Plan L1
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Landscape Plan L2 5.4
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5.5 Landscape Plan L4
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Landscape Plan L5 5.6
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5.7 Landscape Plan Roof
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Planting Plan P2 5.8
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5.9 Planting Plan L1
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Planting Plan L2 5.10
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5.11 Planting Plan L1
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Planting Plan L2 5.12
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5.13 Planting Plan Roof
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Representative planting imagery 5.14
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16.0 Design Guidelines

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:
5
6
7
8
9
10
11

• 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.

12
13

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

14
15
16
17

• 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).
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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.
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.

16

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.
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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.

2. COLUMBIA STREET HERITAGE DISTRICT
16

These guidelines are based on the conservation and enhancement of heritage buildings along Columbia
Street. The intent is to provide appropriately rehabilitated heritage buildings, while providing guidelines
for new development that adds to the ambience of the Columbia Street Heritage District.
a. Original materials should be left in place and new materials should be sympathetic and compatible.
b. New development will respect the scale and historic street pattern.
c. The saw-tooth proﬁle of the historic streetscape must be maintained.
d. New construction will be compatible with adjacent heritage assets and complement the overall
Columbia Street Historic District.
e. New buildings should provide an appropriate transition between differing scales and heights of
neighbouring buildings.
f. New construction will respect and enhance the horizontal alignments on neighbouring heritage buildings.
g. The ﬁrst storey will maintain a similar articulation to the heritage buildings on either side and upper storeys
should respect or continue the decorative details and articulation of neighbouring heritage buildings.
h. Storefronts should respect the existing pattern of building widths along the street.
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i. A new building that is wider than 20 metres (66 feet) should maintain the rhythm of the streetfront building
pattern, such as using strong vertical design elements at the centre and sides of the new building.
j. Display windows should reﬂect the repetitive and vertical pattern of display windows in adjacent
heritage buildings.
k. Upper storey windows should reﬂect the fenestration pattern of neighbouring heritage buildings
and may be of punched design.
l. Signs should add to the interest of the building and respect the historic character of the area, and
not create visual clutter.
m. Signs and awnings on heritage buildings will follow the HARP design guidelines for size, colour
and material.
n. New awnings should have a traditional proﬁle, with sloped awnings being preferred. Material should
be of high quality canvas or glass.
o. Where structurally possible, awnings should align horizontally with neighbouring canopies.

3. SOL AR 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.

16

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.
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f. Limit the amount of glazing, especially on west and southwest exposures, where mid-afternoon 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.

16

b. Ensure a direct relationship between commercial activities and the pedestrian. Where commercial
activities front the street level there should be:
• Clear or tinted (not reﬂective or opaque) windows on the street
• Prominent doorways
• Architectural building detail at the pedestrian eye level
• Visual interest including lighting, awnings, landscaping containers, and/or creative use of colour
• Varied store fronts (large storefronts without fenestration detailing are
strongly discouraged)
c. Signage should not create visual clutter.
d. Outdoor seating, cafes, tables or outdoor displays are encouraged to promote street activity, where possible.
e. Provide a separate, safe, covered entrance for residents where residential and commercial uses are in
the same building. The residential entrance should be located on the less prominent street if possible
and not interrupt a continuous commercial street front.
f. Large blank walls that front streets, including retaining walls, are strongly discouraged. If unavoidable, they should be mitigated by:
• Using different textures, materials and colours on the wall to articulate the surface and make it
more visually appealing.
• Murals or other forms of public art.
• Installing a trellis or living, green wall.
• Providing a raised or terraced planter bed with adequate area to plant landscaping that can
grow to screen the wall.
• Incorporating the wall into a patio or sidewalk café area.
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5. RESIDENTIAL STREET FRONT
Residential buildings should be oriented and designed to balance a sense of community and neighbourliness while still allowing privacy of individual units.
a. Emphasize residential scale and street orientation through changes in architecture and articulation
of building form.
b. For medium density developments, reduce the building’s bulk and volumetric impact on the street
by setting back upper portions of the building.
c. Provide a comfortable separation between residences and the street to allow for landscaped front yards,
porches or patios. A set back of at least 3 metres (10 feet) from the property line should be included.
d. Ensure a relationship between residential activities and the sidewalk through building and site
design. There should be:
• Expression of individual units reﬂected in the overall form of the building as well as at street level;
• 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.
e. Where patios are located along the street front, they should be elevated slightly to provide a degree
of privacy while still allowing street surveillance.

16

f. 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.
g. 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.
h. Large blank walls fronting streets, including retaining walls, are strongly discouraged. If unavoidable,
they should be mitigated by:
• Using different textures, materials and colours on the wall to articulate the surface and make it
more visually appealing.
• Using murals or other forms of public art.
• Installing a trellis or living, green wall.
• 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.
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6. THE PUBLIC RIVERFRONT
The public riverfront will promote active and recreational uses along the Fraser River and encourage high
quality open space and development that improves public access and views of the river.
a. Apply guidelines regarding pedestrian comfort and circulation (Section 8) and public open spaces
(Section 9) to important pedestrian and public riverfront places.
b. Commercial buildings located adjacent to the Esplanade are encouraged to have outdoor seating
areas that open onto the walkway and contribute to the activity of the space.
c. Buildings are to reﬂect the marine character of the Fraser River.
d. Suitable space for entertainment and tourism uses that contribute to the vitality and activity along
the riverfront are strongly encouraged.

7. PEDESTRIAN COMFORT AND CIRCUL ATION
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.
16

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. Energy efﬁcient lighting such
as LED or solar powered lighting should be used where ever possible.
e. Ensure safe circulation by distinguishing areas for walking and cycling from parking and trafﬁc.
f. 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.
g. 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.

115

DOWNTOWN COMMUNITY PLAN — Design Guidelines

358

h. 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.
i. 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.

16

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:
• 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
g. 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 an view impact analysis evaluating how the proposal affects views to the
Fraser River and Mt. Baker.
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10. LIGHT AND AIR PENETR ATION
Ensuring adequate light and air circulation of new development and minimizing its negative impact
on existing buildings is important in the urban context of Downtown.
a. Provide for light and air penetration through a minimum separation between towers of 27 metres
(89 feet). For the purposes of the guidelines a tower is deemed as a building 7 storeys or higher.
b. Shape towers so that views are maximized around and between them.
c. Provide a shade/shadowing study and view analysis for all buildings.

11. NOISE
Due to the proximity to rail, SkyTrain and the truck route in the Downtown, new development needs to
consider noise abatement techniques to enhance the livability of residential units.
a. 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
16

b. 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. PL ANTS AND L ANDSCAPE
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.
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d. Retain good quality existing landscaping where possible. Ensure any retained mature trees will be
safe when construction is complete.
e. Provide good quality plants and support long-term maintenance through using professional standards. Specify these or higher standards on the landscape plan:
• Plant material in the speciﬁed container size must meet the BC Landscape Standard of the BC
Nursery Trades Association
• All trees shall be staked in accordance with the BC Landscape Standards.
f. Mulch planting beds to a minimum depth of 50 mm to reduce evaporative losses and increase
absorption of soils.
g. Choose plants that are species native to the area and:
• Provide complex multi-storey habitat through a combination of groundcover, shrubs and trees, and
the use of species that provide nesting habitat, protection from predators, and food for songbirds;
• Are hardy, drought-tolerant, perennial species, reducing the need for maintenance, pesticide
use, and irrigation.
h. Design and place landscaping to facilitate year round moderation of the internal building climate.
Appropriate deciduous trees on the south and west side of buildings will shade in summer and allow
sunlight through in winter.
i. Communal gardens and private balcony or roof gardens are encouraged, to provide residents with
space to garden and grow food. Edible decorative landscaping is also encouraged.

16

j. Consider rainwater collection and storage in cisterns to use for landscape irrigation.
k. Design landscapes, including planters and decorative landscape areas, to incorporate low-impact
storm water features that retain and/or inﬁltrate run-off in order to treat it to storm water quality
objectives set out in the applicable storm water management plan, or as required to meet Water
Quality Objectives for the receiving water body.
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13. PARKING
The location and design of parking structures should avoid negative impacts on the pedestrian environment and to adjacent properties.
a. Development should support vibrant, safe streets by ensuring people oriented uses in buildings front
prominent sidewalks where substantial pedestrian use is expected. Parking structures and parking
lots will be designed to be unobtrusive to the pedestrian environment.
b. Above ground open air parking lots will be strongly discouraged.
c. Parking structures are strongly encouraged to be located below ground. Where below ground structures
are not possible, above ground parking structures should be located behind active, street level uses.
d. Above ground parking structures that dominate the pedestrian environment are not permitted.
Attention and detail should be given to the design of the structure, including:
• Decorative grating applied to any face of the structure fronting a street
• Creative use of colour
• Colourful landscaping

16

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 in-place 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.

16

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.
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