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REZ00157

Applications have been received for an OCP Amendment, rezoning and development permit for
the site at 838 Ewen Avenue. This application would permit a 44 unit modular
residential building targeted for women with housing insecurity issues and would ease some of
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the pressure on existing shelter spaces for women, including senior women (age 55+).. The
site will be landscaped to provide a transition to the park and to the street, and will include
a welcoming plaza area on the north-west corner of the site with additional landscaping to
achieve a soft edge where the development meets the adjacent green spaces. The proposed
modular housing project is temporary for a minimum of ten years.
Ron Hart Architects Ltd.
BC Housing
City of New Westminster
ATCO Sustainable Communities Inc.
DP000716
A Development Permit application has been received for a major façade rehabilitation project for
the exterior of four existing residential housing co-operative buildings. One building is an
apartment building with the remaining three being townhouse buildings. The proposal is to
address the deterioration of the building’s envelope along with water ingress issues and thermal
loss. The new installation will improve the overall thermal retention of the building through the
use of new double glazed thermally broken windows and improved air loss prevention with new
doors. The extensive repairs also include a new full building envelope, new rainscreen wall
assemblies, new balcony membranes and railings and new window installations with some
increased in size for improved “eyes-on-the-street.”
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Morrison Hershfield
Alex Chang, Architect
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NEW WESTMINSTER DESIGN PANEL
Tuesday, March 27, 2018, 3:00 p.m.
Council Chamber

MINUTES
MEMBERS PRESENT:
Meredith Mitchell
Chris Block
David Roppel
Sarah Siegel
Joey Stevens
Craig West

- Chair, BC Society of Landscape Architects
- Architectural Institute of BC Representative
- Development Industry Representative
- BC Society of Landscape Architects
- Architectural Institute of BC Representative
- Vice-Chair, Architectural Institute of BC Representative

REGRETS:
Derek Newby

- Architectural Institute of BC Representative

GUESTS:
Pat Campbell
Karla Castellanos
Eric Ching
Jonathan Losee

- PMG Landscape Architects
- Architect
- Urban Design Group Architects Ltd
- Jonathan Losee Ltd.

STAFF:
Hardev Gill
Heather Corbett

- Planning Technician
- Committee Clerk

The meeting was called to order at 3:00 p.m.
1.0

ADDITIONS TO AGENDA
There were no additions to the agenda.

2.0

ADOPTION OF MINUTES

2.1

Adoption of the Minutes of February 27, 2018
MOVED and SECONDED
THAT the minutes of the February 27, 2018 New Westminster Design Panel
meeting be approved.
CARRIED.
All members of the Panel present voted in favour of the motion.
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3.0

REPORTS AND INFORMATION
There were no items.

4.0

DESIGN REVIEWS

4.1

800 Boyd Street

DPQ00167

Hardev Gill, Planning Technician, summarized the staff report dated March 27,
2018, regarding a Development Permit application to allow for site improvements
at 800 Boyd Street.
Mr. Gill reviewed the location of the site, the scope of work, which includes
constructing a new mini-storage building and caretaker’s suite, upgrades to the
onsite landscaping, and inclusion of a new secondary driveway access from Boyd
Street, and the considerations that the Design Panel was asked to evaluate.
Karla Castellanos, Architect and Jonathan Losee, Landscape Architect, provided a
presentation on the proposed development, noting the following details:
• Details of the site location and history of the site;
• Aims of opening up the site with a secondary driveway to create a one-way
system through the site;
• Floor plans of the buildings and caretaker unit;
• Building elevations, noting that the intention is to provide a showcase for
the building and emphasize the second floor;
• The proposed building rendering of the front and side of the building,
including the proposed tower;
• Aims of integrating the two buildings in appearance;
• Proposed materials (metal cladding, glazing, colours); and,
• Landscape plan along the Boyd Street frontage, including protecting trees,
cleaning up planting beds, and infilling the ditch for driveway access.
In response to questions from the Panel, Ms. Castellanos and Mr. Losee provided
the following information:
• The intention of the height of the tower is to show the location of the
storage facility from the highway and its proportion comes from a desire to
represent boxes;
• The heights of the existing buildings on the property are two storeys;
• The new buildings on the site will be similar in terms of proportion to the
existing buildings, but the appearance will differ slightly;
• The intention of the tower is to sit on top of the caretaker unit with empty
space inside, not occupied;
• In future, the third floor may occupy the space under the tower;
• Yellow paint is used to highlight the inside wall of the units;
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• The intention of the deck on the upper floor in the residential unit is to
create a fire wall and separate the unit from the rest of the building;
• The context of the other buildings on the property is being carried on
through the use of wood soffits;
• The intention of the new building is to reinterpret the other buildings on the
site, by keeping the boxy character and creating a contrast in colour;
• As the business currently has no presence on Boyd street, the intention is
for this building to create a focal point on Boyd Street and also make the
tower high enough to be seen from the highway;
• The exposed stair on the South elevation will not be visible from the
outside;
• The street trees are cottonwoods at the site;
• There are two Linden trees and one Maple in front of the older building and
both Lindens are being kept; and,
Discussion ensued and the Panel noted the following comments in relation to each
of the Staff questions asked in the March 27, 2018 report:
Question 1: Staff seeks input from the NWDP in regards to the overall scale and
massing of the building.
• The design and scale of the building appear appropriate, and seem to
complement the adjacent buildings, however it is difficult to evaluate
without context and elevation drawings;
• Overall, the scale and massing appear mostly appropriate;
• While it makes sense to signify an entry to the property on Boyd Street, the
proportion of the tower is dominant and out of scale with the rest of the
buildings and it is hard to justify the height solely for signage;
• The tower could be integrated further into the site;
• The towers of the East building are grounded and more in scale with the
rest of the building than the proposal;
• Concern was expressed about the height of the tower as it will seem out of
context with the surrounding neighbourhood; and,
• Consider integrating the tower on the Boyd street side through the use of
colour and light, like on the highway side.
Question 2: Staff seeks input from the NWDP in regards to the selection of
building materials and color scheme for the proposed development and how the
development corresponds with the Design Guidelines.
• The materials and colour scheme appear appropriate and to comply with the
design guidelines, however they are difficult to evaluate without adjacent
context;
• Consider more variety on the North elevation, as it is fairly blank compared
to the other three and it may be seen from the highway more than any other
part of the proposed building;
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• Consider a change to the metal panels which appear as wood – it may not
be the best material if trying to emulate wood; and,
• Consider more colour variation or perhaps a pattern on the concrete that
extends down the building, in the storage areas.
Question 3: Staff seeks input from the NWDP on the proposed landscaping and
how it screens the site along the property frontage.
• The proposed landscaping will be an improvement on the existing
condition;
• If there is adequate space, consider a green edge along the building face
where the main entry and office will be located, as this might be a pleasant
outdoor area for employees, and provide a buffer between the parking and
the proposed building;
• Context photos of existing trees would be useful;
• Consider another species of tree, as Lindens are not typically great above
parking because of aphids and stickiness that drop on to cars;
• Consider some stormwater infiltration in the boulevard;
• Check with the City requirements for street trees if creating a boulevard on
Boyd; and,
• Concern was expressed for the grading on the site;
• Consider the queueing space for cars if the proposal is to move the existing
gates in.
Question 4: Staff seeks input from the NWDP in regards to how this proposal
addresses the streetscape along Boyd Street in regards to providing connectivity
between the public and private realm.
• Contextual photos of Queensborough Landing would be helpful to evaluate
whether there are consistencies in the streetscape; and,
• The proposal will likely be an improvement on the existing streetscape on
Boyd street, and brings in elements of Queensborough Landing effectively;
• Consider a gesture towards the existing public paths on Boyd Street at
Queensborough landing.
Question 5: Staff seeks input from the NWDP in regards to how the proposal
addresses the Highway 91A Frontage.
• More photos of the view from the Highway would be helpful in order to
evaluate whether the proposal addresses Hwy 91A; and,
• The proposal needs more attention like the East building which currently
faces the highway sufficiently.

The proponents supplied some further comments in response to the Panel:
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• A traffic study has been conducted at the site which showed that the space
that has been left in front of the building with the gates moved in will
provide adequate queueing space for the calculated amount of traffic;
• The proposed grading is due to the floodplain requirements, but the
landscape architect will consider a transition in terms of the grading; and,
• The architect will revisit the proportion of the tower, however the zoning
allows for the height and therefore other sites may be developed to a similar
height in future.
MOVED and SECONDED
THAT the New Westminster Design Panel request the applicant to resubmit with
consideration of the comments.
CARRIED.
All members of the Panel present voted in favour of the motion.
4.2

1084 & 1130 Tanaka Court

DPQ00083
REZ00153

Mr. Hardev Gill, Planning Technician, summarized the report dated March 27,
2018, regarding a Rezoning and Development Permit Application for a threestorey commercial building and an attached four-storey parkade at 1084 & 1130
Tanaka Court, noting the following:
• Reviewed the neighbourhood context of the site, the land use designation
and proposed rezoning for the project, landscape additions, and that the
Design Panel was asked to evaluate form and massing component of the
proposed design;
• Noted the irregular site;
• The roundabout is currently partially completed, and it is not known if the
cul-de-sac would be finalized;
• The City’s Transportation staff are not supportive of the access points; and,
• The application will be brought for another full comprehensive review with
focus on the proposed building materials/finishes and character.
Eric Ching, Urban Design Group and Pat Campbell PMG Landscape Architects,
provided a presentation on the proposed development, noting the following:
• Noted the railway and highway to the south, with commercial and
entertainment areas to the north and west;
• Consistent with the Official Community Plan designation and
Queensborough neighbourhood plan;
• A third access point for services is currently not approved by the City’s
transportation staff;
• Parking requirements informed how the building was placed on the site, as
at least 198 parking spaces as indicated by the Parking Study would be
required due to the land use of retail, office, and banquet space;
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• The parking structure is located in close proximity to the west property line
which is adjacent to the industrial site;
• The project aims to be a destination site for retail;
• Regarding fenestrations, the glazing would be to the north;
• There would be sun shading devices on the south side to mitigate solar heat
gain;
• Vertical elements have been included for egress facilities;
• Glazing treatment terminates at a curtain wall and encloses the staircase,
which is accessible from front lobby
• Materials include aluminum metal panels with fiber cement panels and
natural cedar soffit material under third floor;
• Grey colour is intentional, as it is timeless and weathers well, and provides
a good backdrop to the architecture and signage;
• At night, lighting from the interior would establish a perception of
transparency;
• The parking structure is dark grey to act as the anchor, and allows for
provision of colour, interest and animation; perforated metal panels of four
distinct colours depict vibrancy and animation for values that speak to
occasions of celebration;
• Regarding landscaping all cottonwood trees on site would be removed; the
ones on adjacent property will be retained;
• The existing area has helped to inspire the project design;
• Hawthorn Berry, Maple and Douglas Fir trees provides wildlife strip and
act as a greenscreen to the building
• Bicycle and temporary parking would be available; and,
• Landscaping for the roof deck amenity has not been determined yet.
In response to questions from the Panel, the Applicants provided the following
information:
• The existing streetscape includes a lawn without a sidewalk; however, a
sidewalk is to be provided in front of the property and there is an existing
sidewalk across the street;
• Sun-shading devices on the south elevation consist of horizontal fins made
of perforated metal; some light would filter through to provide a sense of
illumination;
• Based on similar-sized banquet halls, one elevator should be sufficient;
despite size of space, usually only half of capacity is typically used;
stairways could also be used rather than the elevator;
• The entrance is adequate to accommodate “car-stacking” for up to four
vehicles, and also allows vehicles to proceed to parking;
• Anticipating front door access to retail area, and there will be a double door
at the elbow to allow additional access;
• This site could accommodate end-of-trip use, such as a daycare space;
• In the parkade levels, would try to create entrances with a sense of arrival;
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• The plan for level P4 includes a “maneuvering space” which is intended as
a partial hammerhead;
• Elevations for roof space is still to be confirmed;
• Roof amenity is not accessible to all tenants and users of building;
• The building does not have to be raised for the floodplain as it is not a
habitable space; and,
• The Queensborough Community Plan policy for floodplain level exempts
commercial buildings from meeting the flood construction level.
Discussion ensued and the Panel noted the following comments in relation to each
of the questions asked in the March 27, 2018 Staff report:
Question 1: Staff seeks input from the NWDP in regards to the overall scale and
massing of the building.
• The overall scale and massing appear successful on the site;
• Appreciation was shown for the vertical expression in comparison to the
length of the building, as well as how the first and third floors are stepped
back;
• The scale of 24 feet for the main floor works well;
• The building is well composed and has the appearance of floating,
• Consider further articulation on the South elevation as it appears somewhat
flat and plain when viewed from the South, other than the louvers;
• The North elevation is attractive;
• The vertical elements could be pulled out from the building further in order
to anchor the building; and,
• Mechanical elements not yet incorporated into the design could change the
massing of the building and would require additional screening.
Question 2: Staff seeks input from the NWDP in regards to the selection of
building materials and color scheme for the proposed development and how the
development corresponds with the Design Guidelines.
•
•
•
•
•
•
•
•

Noted a handsome design which fits on the site,
Noted the higher quality fibre cement panels;
Consider more metal panelling particularly on the Tanaka elevation;
The grey colour scheme works well, particularly in contrast to the parkade
treatment; also great use of colour on the parkade
The north glazing generous and extensive;
The main building is muted, clean and crisp against the colour of parkade,
and seems like the parkade is being celebrated; bring more attention to the
building and its primary purpose;
Could bring more attention to the vertical glass main entrance with more
horizontal elements;
Use colour as splashes on other sides of the building
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• Subtlety of grey is acceptable, but colours could help, particularly at the
retail entrance, for continuity and flow;
• Metal panels are successful, as they are playful and artistic; and
• There could be an opportunity to show the building to the highway;
imagery could add even more.
Question 3. Staff seeks input from the NWDP in regards to the proposed hard and
soft landscaping features on the site.
• Worth considering the amount of pedestrian traffic expected for the
building;
• Worth exploring a paving treatment, possibly eliminating the curb and
tying retail in to the green strip;
• Consider paving at drop-off area to identify vehicle space and sidewalk;
• No need to screen the parkade from west; however, if this is needed at a
later time, trees along that edge could suffice;
• The view from the banquet hall could benefit from more trees;
• Liquidamber (street tree) may not be necessary; and
• May want to coordinate location of Douglas Fir trees; perhaps incorporate
them with how the metal panels flow.
Question 4. Staff would like to obtain feedback from the NWDP in regards to the
design (architectural elements) of the parkade structure in particular, the
perforated aluminum panels and their colors.
• Likes the contrast between grey and the colours;
• Addressed above; consider incorporating artwork complementary to the
building; and
• Consider CPTED principles regarding some hidden corners in the parkade.
Question 5. Staff seeks input from the NWDP in regards to how this proposal
addresses the streetscape along Tanaka Court in regards to providing a safe and
attractive development and connectivity between the public and private realm.
Also how the project responds to the Highway given its high exposure
• Retail component needs more presence and the ability to invite people from
the north;
• Successful in how it overlooks Tanaka Court;
• A daycare would need outdoor space;
• A sense of entry and a boost of expression could allow it connect better;
• The building will add to the neighbourhood as a festive hub;
• Loading area seems logical; perhaps add an overhead gate;
• Coordinate with the City to align the sidewalk with the municipal sidewalk
and crossing to encourage pedestrian flow;
• Consider special paving within the walkway, perhaps a spill out into the
courtyard area; and
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• Discuss the ditch area with the City and how it would work with
surrounding area.
Question 6. Staff seeks input from the NWDP in regards to the interface with the
adjacent developments to the north (Lowe’s and Value Village).
• The scale of proposed building fits the area context; and
• The interface is fun and successful.
Question 7. Staff seeks input from the NWDP in regards to the proposed rooftop
amenity area.
• Could be used as an outdoor amenity space for a daycare; however, this
would require 6-foot fencing on the rooftop;
• The rooftop amenity may need some form of programming; and
• The rooftop is very hardscaped at the moment; how it is landscaped and
how to deal with stormwater will be key considerations.
Further general comments were noted by the Design Panel:
• It is unsure where the loading area is in the context of the Lowe’s across the
street;
• Incorporate an overhead gate in front of the service loading area;
• Bike parking access through the loading bay may be difficult;
• There are currently no windows at the grand staircase; this might be a good
visible feature.
With regards to the application package and drawings, it would be helpful to have
more context, for example elevations could be stretched a bit further for
comparison and to identify the siting and context.
MOVED AND SECONDED
THAT the New Westminster Design Panel support the initial design of the project
and support the third loading area off Tanaka Court.
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
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There were no items.
8.0

NEXT MEETING

8.1

The next meeting of the New Westminster Design Panel will take place on
Tuesday, April 24, 2018, in Council Chambers.

9.0

ADJOURNMENT
ON MOTION, the meeting was adjourned at 5:15 p.m.
Certified Correct,

Meredith Mitchell
Chair

Heather Corbett
Committee Clerk
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the New Westminster
Design Panel

Date April 16, 2018

From:

Bob Sokol,
Planning Consultant

File:

REZ00157

Subject: 838 Ewen Avenue (Modular Housing): Official Community Plan
amendment, Rezoning and Development Permit
RECOMMENDATIONS
THAT this report be received for information

PURPOSE
Applications have been received for an OCP Amendment, rezoning and development
permit for the site at 838 Ewen Avenue. This application would permit a 44 unit modular
residential building targeted for women with housing insecurity issues and would ease
some of the pressure on existing shelter spaces for women, including senior women (age
55+) who are increasingly finding themselves homeless for the first time due to high
housing costs. This project would address a critical housing need in the community and
helps to achieve a number of City policy goals.
The purpose of this report is to provide information to the New Westminster Design
Panel on these development applications.
PROPOSAL
This application would permit a 44 unit modular residential building with support
services for women targeted for women. The project is part of the Provincial
Government’s program to invest $291 million to support the construction of 2,000
modular housing units for people who are homeless and more than $170 million over
three years to provide 24/7 staffing and support services. This initiative is a response to
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the growing issue of homelessness in jurisdictions throughout British Columbia. People
living on the street and those in shelters will be given priority.
BC Housing, which will be the responsible Provincial agency for this initiative, will
purchase, own and provide the modular housing units and supply the operating funds. It
will also cover any agreed capital costs, including design work and site development;
lead the selection of a non-profit operator; coordinate the delivery of services; comply
with all municipal conditions, including zoning; and cover all costs associated with
decommissioning and relocating units. The land is owned by the City of New
Westminster and the City is the applicant.
The project proposes to amend the OCP, rezone the site to a comprehensive development
district and secure a development permit to allow a three storey modular housing building
with 44 units (38 standard units and six accessible units). Two parking spaces will be
provided within the site, with additional parking on Carter Street. The site will be
landscaped to provide a transition to the park and to the street, and will include a
welcoming plaza area on the north-west corner of the site with additional landscaping to
achieve a soft edge where the development meets the adjacent green spaces. The
proposed modular housing project is temporary for a minimum of ten years.
Two building designs are being explored; both are contemporary in style with detailing to
animate the façade. In both design options, the primary pedestrian entrances have been
articulated through the use of colour and an overhead canopy; with the ‘front’ entrance
visually connected to the adjacent sidewalk and transit stop. The second option has a
much more prominent roof design. (see Attachment 1 – Design Option 1 and
Attachment 2 –Design Option 2). The NWDP is asked to comment on the two designs
and to recommend a preferred alternative.
CONTEXT
Site Characteristics and Context
The city-owned site has an area of 1,454 m² (16,650 ft²) and is located within
Queensborough (see Attachment 3 – Location Map). It was the former site of a service
station decommissioned in the early-1990s. The site fronts onto Ewen Avenue (collector
road) and is located in close proximity to the Queensborough Community Centre (QCC)
with townhouse and rowhouse developments to the north and QCC park space to the east,
south, and west. The site is located in the Fraser River Flood Plain and is being reviewed
per the Flood Hazard Development Permit Area.
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Proximity to Transit Service
The site is served by transit and a bus stop is located directly in front of the project.

POLICY AND REGULATIONS
Official Community Plan
Land Use Designation
The site is designated Parks/Community Facilities in the Queensborough Official
Community Plan. The proposal would not be consistent with this designation and would
require an Official Community Plan amendment to “(RM) Residential – Medium
Density”. The full description of the RM designation, as identified in the Queensborough
Community Plan, is as follows:
(RM) Residential – Medium Density – this area will include medium density
multi-family residential uses such as rowhouses, townhouses, and low-rises. In
Queensborough, this area will also include single detached dwellings on a compact
lot. Depending on the provision of public amenities, a density bonus may be
provided in order to reach the upper limits of density in this area. This area may
also include the following complimentary uses: home based businesses, small
scale local commercial uses (e.g. corner stores), institutional uses (e.g. child care,
care facilities), utilities, transportation corridors, parks, open space, and
community facilities.

Other sections of the Official Community Plan speak to diversifying the housing stock,
providing options to help address homelessness, including those at risk of being
homeless, and facilitating access to affordable and non-market housing for low-to
moderate-income households.
More specifically, the City’s Official Community Plan (2017) includes the following
policies:
• Facilitate the creation and maintenance of housing that offers options for people who
are homeless or at risk of homelessness.
• Facilitate access to affordable and non-market housing for low- to moderate-income
households.
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Development Permit Area Designation
The site is currently designated as part of Commercial and Mixed-Use Development
Permit Areas (DPA) – Queensborough Main Street DPA #2. The Queensborough Main
Street Design Guidelines focus primarily on mixed-use (commercial and residential) type
plaza developments. The proposal would not be consistent with this designation and
would require an Official Community Plan amendment to change the Development
Permit Area Designation.
Staff proposes to re-designate the site as part of the Residential Development Permit
Areas (DPA) - Ewen Avenue Multi-Family DPA #1. Further discussion of the DPA #1
can be found in the Development Permit Area Guideline discussion of this report
(below).
This site is also designated as part of Natural Hazards Development Permit Area # 1 –
Flood Hazard. Compliance with the provision of the Natural Hazards Development
Permit Area may result in changes to the required construction level of the project and
could affect the height of the building, the grade of access to the building or the number
of units.
Zoning Bylaw
The subject site is located within the Local Commercial Districts (C-1) zoning district.
The intent of this district is to allow local, pedestrian-oriented commercial uses. The
proposal would not be consistent with this designation and would require a Zoning Bylaw
amendment.
The site will be rezoned to Comprehensive Development Districts (CD) to give the
project site specific development attributes such as for siting, density, and permitted uses.
The proposed modular housing development would be a unique development, the first of
its kind within New Westminster, which warrants a site-specific zoning designation.
Mayor’s Task Force on Housing Affordability
The Mayor Task Force on Housing Affordability, established in December 2014, 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 task force includes the Mayor and two City Councilors, senior City staff
and representatives from BC Housing and the Metro Vancouver Housing Corporation.
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Affordable Housing Strategy
The Affordable Housing Strategy (2010) contains the following vision:
Within its jurisdiction, the City of New Westminster will work towards being an inclusive
city where all residents live in safe, appropriate and affordable housing and where there
are housing choices for people of all ages and abilities.
The strategy also contains the following major goal:
• To improve the choice of housing for New Westminster’s low and moderate income
residents and households with unique needs.
DESIGN CONSIDERATIONS
Urban Design
The Design Panel Submission includes two design options for the site. In general, the
proposals are similar – the site plan, the landscape plan, the density, setbacks and the
number of units are virtually unchanged between the two options. Both options include:
• A strong relationship with the adjacent public spaces including landscaping along
the edge of the property to transition from the building to the adjacent park spaces
and a pedestrian scale design to relate to the sidewalk and the adjacent bus stop.
• A plaza area on the north-west corner of the site and patio and garden spaces on
the south-side (rear) of the building to provide residents with outdoor living
opportunities.
• The primary pedestrian entrance is protected by an overhead canopy and is
highlighted by a differentiation in building materials.
The differences between the two options are in the architectural detailing of the buildings.
Option 1 (Attachment 1) is a contemporary design with a series of angled “bays,” which
will animate the façade with changing light and shadows over the course of the day.
Each of the window bays will be angled and coloured to further emphasize the angled
pattern on the building façade. Option 2 (Attachment 2) includes prominent overhangs
on both the primary roof and on the canopy/roof over the pedestrian entrance and plaza.
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Development Permit Area Guidelines
The OCP amendment will include a change of the site’s development permit area from
Queensborough Main Street DPA #2 to the Ewen Avenue Multi-Family designation DPA
#1. The Queensborough Community Plan defines the Ewen Avenue Multi-Family
designation as:
Ewen Avenue Multi-Family – The Ewen Avenue Multi-Family areas, identified as
Development Permit Area #1, are designated in order to provide housing in close
proximity to the neighbourhood centre and help define the axis streets leading to
the center of the neighbourhood. This area will contain medium density, multifamily residential uses and may include community amenities such as child care or
community space (e.g. firehall).
The full guidelines are included in Attachment 4. Staff seeks input from the New
Westminster Design Panel in regard to how the two options address the DPA guidelines.

NEW WESTMINSTER DESIGN PANEL FEEDBACK
Timing on this project is critical as it addresses a serious housing need in the community
and helps to achieve a number of City policy goals. Staff is looking for general feedback
from the NWDP, but also feedback on the following specific items:
1) Staff seeks input from the NWDP in regard to consistency of each option with the
Ewen Avenue Multi-Family Design Guidelines.
2) Staff seeks input from the NWDP in regard to how each option relates to surrounding
development.
a. Does the more prominent roof of option 2 better reflect nearby
development? Should the roof be more or less prominent?
b. Should the façades be more or less articulated?
c. Are the colours and the materials appropriate?
3) Staff seeks input from the NWDP in regard to a recommendation of a preferred option
by the NWDP. Are there characteristics of the two designs that should be “blended”
into a preferred option?
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APPENDICES ATTACHED TO THIS REPORT
Attachment 1: Design Option 1
Attachment 2: Design Option 2
Attachment 3: Location Map
Attachment 4: Ewen Avenue Multi-Family Design Guidelines
Author:

Bob Sokol
Planning Consultant
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Ewen Avenue Multi-Family

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

Orient residential units to front all streets and/or city trails and
greenways immediately adjacent to or within the development, except
where the adjacent street is a highway or truck route.

•

For all corner lots and/or corner units, locate and design buildings to
address all frontages, including public and internal streets, and/or city
trails and greenways.

•

Use building siting to reinforce a sense of arrival at intersections that
provide key access points into the community. Enhance this effect with
other special features (e.g. publicly accessible plazas at the street corner,
special roof shapes and/or other architectural features, street furniture).

Building siting must respect the existing neighbourhood and site context.
Consider the following:
•

Consider existing buildings and outdoor spaces when siting new
buildings, including the location of windows and entrances, overlook of
outdoor space, impacts to air circulation and light penetration, etc.

•

Site buildings to retain and enhance heritage assets by incorporating
them into the development of the site, wherever possible, including
buildings, engineering works and/or cultural landscapes, as well
as significant landscape features (e.g. mature vegetation and trees,
distinctive landforms).

•

Design new buildings in proximity to heritage assets to be compatible
with their historical context without literally imitating older building
styles. In these cases, new buildings should provide an original
interpretation of the traditional building style (i.e. draw inspiration
from fundamental design characteristics) while continuing to reinforce
traditional development patterns and rhythms.

•

Minimize the impact of noise and exhaust to pedestrians and neighbours.
Locate service areas and mechanical equipment (e.g. utilities, HVAC,
meters) at the rear of buildings and away from neighbouring residential
uses. Minimize visibility of service areas and mechanical equipment
from streets, open spaces and neighbours (e.g. screen, reduce service and
garage opening size, use shared service areas).

QUEENSBOROUGH COMMUNITY PLAN — Development Permit Areas: Residential
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CHARACTER
All buildings and developments must be designed to have a high quality,
cohesive appearance that enhances the overall quality of the community.
Consider the following:
•

Use an architectural approach (i.e. massing, facade treatment, detailing,
materials and colour choice) which is harmonious with the riverfront
community context.

•

Create a cohesive streetscape. Use a similar alignment of windowsills,
building and roof lines, cornices, and floor-to-floor spacing along the
street block.

•

Design all principal and accessory buildings within a development and/
or all elements of an individual building to the same architectural style.
Provide enough variety (e.g. through massing, architectural detail) to
avoid a monotonous appearance when the development is viewed as a
whole and to reinforce individual building identity.

•

Coordinate lighting, outdoor furniture and garbage receptacles and
design outdoor areas (e.g. walkways, patios) and landscape elements
(e.g. retaining walls, fences, screening) to be consistent with the style,
materials, colour and quality of the overall development.

•

Select project names that evoke Queensborough’s riverfront community
context and/or the legacy of its historically prominent citizens.

Provide public art to help enrich outdoor spaces and create pedestrian scale
landmarks. Use art that highlights Queensborough’s sense of place and is
unique to each location.

EMF.3

EMF.4

HERITAGE
EMF.5

Reuse historic industrial and agricultural artefacts on redevelopment sites (e.g.
as public art).

EMF.6
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Each development must follow the Standards and Guidelines for the
Conservation of Historic Places in Canada for all physical work to heritage
assets.
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MASSING
EMF.7
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Building massing must contribute to a pedestrian scale neighbourhood
character. Consider the following:
•

Use substantial vertical architectural features (e.g. changes in building
height, bays, high voids) to break the massing of multiple unit buildings
into smaller modules of similar scale.

•

Relate the modules to the organization of interior space such that the
expression of individual units is reflected in the overall form of the
building.

•

Use horizontal architectural elements to define floor-to-floor transitions,
roofs and cornice lines.

•

Design the roof to minimize the overall building mass, incorporating
articulation and variations in roof planes (e.g. dormers, gables, crenelated
parapets) to break up roof mass and reduce building scale.

•

Reinforce the pedestrian scale massing by designing all buildings to have
a heavier “base” and lighter “top” that are visibly differentiated by use
of material (e.g. masonry on the base and wood siding on the top) and
details (e.g. cornice treatments at the top).

Building massing must maximize natural light and ventilation to apartment
and condominium units. Consider the following:
•

Mass buildings to promote as many units as possible having exterior
walls with windows on two sides.

•

Configure internal units using a wide window-wall to shallow room
depth ratio that ensures ample daylight penetrates to the rear of the unit.

•

Organize the interior space such that, wherever possible, a majority
of primary living spaces (e.g. living room, family room, kitchen) have
exterior walls with windows on two sides. As a minimum, ensure all
primary living spaces and secondary living spaces (e.g. bedroom, den,
office) have at least one exterior wall with a window.

•

Take microclimate into consideration.
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FACADES
The facades of all building walls that face public or internal streets, drive aisles,
pedestrian pathways, parks or open space must provide visual interest. Use
architectural elements (e.g. fenestration, vertical and/or horizontal design
elements, secondary roof elements) and/or material or colour change.

EMF.9

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

Articulate massing to identify building entrances (e.g. tall voids, central
mass, recessed entry).

•

Frame with a secondary roof element (e.g. porch) to identify building
entrances and protect from weather.

•

Establish a hierarchy of entrances, giving grouped pedestrian entrances
visual priority, individual pedestrian entrances the next highest visual
priority, and vehicle entrances the lowest visual priority.

Building entrances must be located and designed to have a strong relationship
with the street. Consider the following:
Make entries for residential buildings and ground oriented units,
including front porches visible from, oriented toward and directly
connected (via a short pathway and/or stairs) to the street (public or
internal), city greenway or trail, or semi-private entry courtyard onto
which the building fronts. Make any semi-private entry courtyard visible
from, oriented toward and directly connected to the public street (via a
short pathway and/or stairs).

•

Distinguish entrances with an arrival feature (e.g. courtyard, gateway)
at the point where the semi-private sidewalk meets the public sidewalk.
Incorporate smaller arrival features to visibly differentiate different
building entrances within a development. Integrate the design of arrival
features with the overall design of the development.

EMF.11

ROOFS
Rooftops must appear clean and attractive and in keeping with the
architectural style of the building. Consider the following:
•

Locate and screen mechanical and service equipment such that it appears
as an integral part of the building when viewed from any angle.

•

Finish the surface of roofs with a material that is attractive and easy to
maintain to a high level of neatness.

•

Design roofs to reduce the urban heat island effect.

EMF.12
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WINDOWS
EMF.13

EMF.14

Windows must contribute to an interesting, pedestrian scale environment.
Consider the following:
•

Use windows which are of clear glass (e.g. not tinted, reflective or
opaque).

•

Use windows which are rectangular or square in proportion, except for
accent windows which may have a unique shape.

•

Locate windows in the garage door of residential parking structures
facing onto public or internal streets or walkways, including city trails
and greenways.

Use strategies to facilitate passive heating in cooler months and reduce
unwanted heat gain in summer months. Consider the following:
•

Ensure a solar heat gain coefficient of 50% or better for south facing
windows to maximize solar gain during winter.

•

Use exterior shading devices (e.g. awnings, canopies, overhangs, light
shelves, louvers) which provide shade from the high summer sun, but
provide solar access to the low winter sun. Use these devices particularly
on south facing windows.

•

Provide operable windows in each residential dwelling and/or unit.
Locate operable windows to take advantage of Queensborough’s
prevailing easterly winds (i.e. winds from the east to the west) to provide
cross ventilation.

•

Use stack vents and light wells to provide additional light and ventilation
to primary and secondary living spaces.

•

Take microclimate into consideration when locating and sizing windows.

SIGNS
DEVELOPMENT
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Signs must be designed to be consistent with the architectural style, scale and
materials of the development and/or building and its surrounding context.
Consider the following:
•

Integrate signs into the detailing of the building (i.e. not applied as an
afterthought) but subordinate to the overall building composition.

•

Make signs visible from the street without being visually obtrusive.
Design the size, location and information to be oriented to pedestrians.

•

Use indirect lighting from fixtures that are integrated into the overall
design and character of the development and/or building.
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OPEN SPACE
Each development must provide directly accessible private outdoor space for all
units. Consider the following:
•

Include balconies for above grade units and patios for ground oriented
units.

•

Design roofs to provide usable outdoor space.

•

Where units front onto public or internal streets and/or city trails or
greenways, use the private outdoor space to create a transition. Design
this area to be spatially well-defined and visible from the street or
walkway (e.g. elevate slightly, enclose with low hedges or an open-railing
fence).

EMF.16

Each development must provide semi-private outdoor common space for all
multi-family developments. Use common space to create a transition from
private residential areas to the development entry at public streets. Orient
private patios and entries around the semi-private common space to facilitate
neighbourly interactions and provide overlook for children as they play.

EMF.17

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

EMF.18

•

Hard and soft landscaped areas such as courtyards, patios, lawns and/or
naturalized open space.

•

Seating options such as benches, moveable chairs and/or tables. Locate
seating options suited to different weather conditions such as areas that
capture the sun, are shaded (e.g. by building canopies or trees) and/or are
sheltered from wind and rain.

•

Common gardens where residents can grow flowers and food together.
These should be in addition to private garden spaces.

•

Natural play elements (e.g. boulders, stepping stones, grassy slopes) in
visible locations.
EMF.19
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Each development must provide pedestrian circulation that connects between
buildings and shared amenities, as well as directly to public streets and
greenways, and other destinations such as schools, parks, and commercial
areas.
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NOISE
EMF.20

EMF.20

Developments and buildings must be designed to minimize impacts from
adjacent industrial and transportation activities. Consider the following:
•

Site buildings to minimize light intrusion from trucks, trains and
industrial site lighting into residential units, yards and semi-private open
spaces.

•

Organize internal unit configuration to locate bedrooms and,
where possible, other living areas away from industrial and goods
transportation activities (i.e. truck routes, industrial site access points, the
rail line). Locate all outdoor spaces away from noise sources.

•

Employ leading edge technical approaches to noise abatement in
residential building construction (e.g. fresh air ventilation alternatives
to open windows, acoustically rated glazing) including on balconies (e.g.
sound absorption materials and/or barriers).

•

Provide landscape buffers within residential development sites. Use
layered plantings of trees and shrubs.

Each application to develop residential dwellings adjacent to industrial and
transportation activities must provide a report prepared by persons qualified
in acoustics and noise measurement, demonstrating compliance with CMHC
noise standards for habitable areas (i.e. max. 35 decibels for bedrooms, max.
40 decibels for living dining and recreation rooms, and max. 45 decibels for
kitchen, bathrooms, hallways and utility rooms). This report will be registered
as a covenant on title.

LIGHTING

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

Use unobtrusive fixtures which are consistent with the architecture of the
building and its surrounding context.

•

Use shielded down lighting that provides for security, ambient lighting
and enhances architectural and landscape details but minimizes light
pollution.

•

Minimize energy used in exterior lighting by using energy efficient
lighting (e.g. LED, solar-powered) and timer, motion or photo-activated
lighting for all exterior areas, including walkways and driveways and for
security lighting.
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MATERIALS & COLOURS
All principal and accessory buildings within a development must use a cohesive
palette of materials and colours that is consistently applied and contributes to
the overall quality of the community. Consider the following:
•

Use a natural palette of wood, stone or brick and muted paint colour
tones (e.g. Benjamin Moore’s Historical Vancouver True Colours).

•

Consistently apply materials to all sides of a building (i.e. do not
emphasize the principal facade with lesser treatment on the other
facades).

•

Change building materials and/or colours at interior or “reverse” corners
of a building, not at exterior corners or at changes in a facade plane.

•

Use an accent colour which is harmonious with the main colours of the
materials and colours palette to unify the overall palette and to highlight
architectural details (e.g. eaves, window and door trim, railings).

•

Use matte finishes or finishes with a low level of reflectivity. Reflective
materials (e.g. mirrored glass, polished stone) should be avoided.

Each development must use building and hardscape materials that are durable
and appropriate to their use, the local climate, and the urban environment.
Consider the following:
•

EMF.23

EMF.24

Use high quality building materials (e.g. wood, stone, brick, or acceptable
alternative) rather than materials that are visibly simulated (e.g. vinyl
siding) or are inappropriate for an urban area (e.g. untreated or roughsawn wood).

TRAILS & GREENWAYS
Each development which is identified on the Parks, Trails and Greenway Streets
Map as accommodating a portion of any trail or greenway must provide the
trail or greenway route (e.g. dedicate or gift land, provide a right-of-way or
easement) and construct the walkway for use by the general public.

EWM.26
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Each development adjacent to any trail, as identified on the Parks, Trails and
Greenway Streets Map, must set buildings and other structures well back
from the walkway. Ensure the separation between private and public space is
visually and physically well-defined (e.g. planting, low fences, hedges). Ensure
there are no barriers to public access to the walkway.

EMF.25
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ACCESSIBILITY
EMF.27

Endeavour to make all pathways and building entrances, public and semipublic spaces, and special features and amenities of a site accessible by people
of varying ability. Consider the following:
•

Build sidewalks and pathways a minimum 1.8 metres (5.9 feet) wide with
non-skid, uniform walking surfaces.

•

Locate entrance ramps and lifts in areas that are highly visible, easy to
use and connected to the sidewalk.

•

Where steps or high thresholds (e.g. related to FCL requirements) create a
barrier, provide an alternative route that is easily accessible to everyone.

•

Locate site furnishings (e.g. lighting, bollards, signage, guardrails, seating)
where they will not impede easy passage for those using a mobility
device (e.g. wheelchair, scooter) or people who are visually impaired.

•

Locate parking for those with ability challenges close to accessible
building entrances.

•

Use light fixtures that emit white light (i.e. not orange light) in all outdoor
areas. White light facilitates better visibility.

SAFETY
Each development must provide a Crime Prevention Through Environmental
Design (CPTED) report outlining the use of CPTED strategies in the design of
developments and buildings, including open space.

DEVELOPMENT
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TREES & PLANTING
Each development must use the BC Society of Landscape Architects’ and BC
Landscape and Nursery Association’s “BC Landscape Standard Guidelines
(Latest Edition)” in specifying, selection, site preparation, installation and
maintenance of all trees and other plant materials.

EMF.29

Each development must integrate trees, including shade trees. Consider the
following:

EMF.30

•

Retain existing mature trees wherever possible. Where tree removal is
unavoidable, replace with a number, species and size of trees that creates
equal value.

•

Plant new trees in all public and semi-private open spaces, parking areas,
private yards, and along internal streets and pathways.

•

Locate deciduous trees on the south and west side of buildings to provide
shade and minimize unwanted heat gain during summer and provide
solar access and passive solar gain during winter.

Tree species and other plant materials must be of high quality, suited to their
purpose and contribute to the overall quality of the community. Consider the
following:
•

Choose species that are successful in the urban environment, easy to
maintain, are non-invasive and suited to Queensborough’s high water
table. Selected tree species should also have less aggressive rooting habits.

•

Use broadleaf deciduous tree species, wherever possible, for all shade
trees including internal street trees and trees in parking areas. Select
species that have a minimum mature height of 15 meters (49 feet).

All trees must be planted so that they will successfully become established and
develop a full canopy over time. Consider the following:
Plant trees on internal streets in a minimum 3 metres (9.8 feet) soil
boulevard. Where the boulevard is paved, plant street trees in a
continuous trench finished with a tree grate around each tree.

•

Space street trees consistently and so that their canopies touch at
maturity, generally one tree every 6 to 8 metres (20 to 26 feet), depending
on species.

•

In parking areas, plant shade trees at an approximate ratio of one tree
for every five spaces. Plant trees in a minimum 3 metres (9.8 feet) wide
continuous trench and protect trees with bollards or tree guards.

Develop and/or enhance areas of understorey vegetation using diverse, multistorey planting which will support habitat for smaller wildlife, songbirds and
important pollinators such as bees, butterflies and dragonflies.

EMF.32
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PARKING & ACCESS
EMF.34

All parking associated with a development must be located and designed to
reinforce a pedestrian oriented neighbourhood character and scale. Consider
the following:
•

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

•

Take access to parking, including garages, from a lane wherever possible
or from the side or internal street where no lane exists.

•

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

•

Minimize the number of times driveways and/or internal streets cross
sidewalks. Provide lanes, wherever appropriate, to give parking access
that minimizes disruption to sidewalks, bike routes and on-street
parking.

New development must not result in an increase in the number of rail line
crossings which would result in an increase in train whistles. Remove or
consolidate existing driveways, wherever possible, to reduce the need for trains
to whistle.

EMF.36

Provide wiring within parking areas for plug-in electric vehicles to meet
Electric Vehicle Ready requirements (i.e. Level 1 wiring for low-rise residential
buildings, and Level 2 wiring for mid-rise residential buildings).

DEVELOPMENT
PERMIT AREAS

EMF.34

179

QUEENSBOROUGH COMMUNITY PLAN — Development Permit Areas: Residential

59

Map B
Residential Development Permit Areas

CITY OF BURNABY

F r a s e r

R i v e r
HIGHWAY 91

CH

1A
H IGH WAY 9

CI
TY

OF

RI

1

1

1

1

1

HOWES ST

1

1

1

1

SALTER ST

2

DELTA

5

3

2

Residential Development
Per mit Areas

3

C h a n n e l
ANNACIS ISLAND
(DELTA)

1.

Ewen Avenue
Multi-family

2.

Compact Lot

3.

East Queensborough

4.

Port Royal

5.

Queensborough Eastern
Node

60
QUEENSBOROUGH COMMUNITY PLAN — Development Permit Areas: Residential

DEVELOPMENT
PERMIT AREAS

MUNICIPALITY OF

3

4
2

A n
n a c i
s

1 EWEN
AVE

DERWENT WAY

M
ON

D

A

BOYD ST

POPLAR
ISLAND

166

City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the New Westminster
Design Panel

Date: April 24, 2018

From:

Cameron Barker,
Planning Assistant

File:

Subject:

265 Tenth Street – Development Permit for Façade Improvements and
Exterior Renovations of the New Westminster Housing Co-Operative

DP000716

RECOMMENDATION
THAT this report be received for information.

PURPOSE
The purpose of this report is to provide information to the New Westminster Design
Panel on the project design submission for façade rehabilitation at 265 Tenth Street and
to obtain comments in regard to the overall project and the design items raised in the
Design Considerations section of this report.
PROPOSAL
In February 2018, Morrison Hershfield submitted a Development Permit application for
a major façade rehabilitation project for the exterior of four existing residential housing
co-operative buildings at the subject property. One building is an apartment building with
the remaining three being townhouse buildings.
The proposal is a response to the deterioration of the building’s envelope along with
water ingress issues and thermal loss. The new installation will improve the overall
thermal retention of the building through the use of new double glazed thermally broken
windows and improved air loss prevention with new doors. The extensive repairs include
a new full building envelope, new rainscreen wall assemblies, new balcony membranes
and railings and new window installations with some increased in size for improved
“eyes-on-the-street.”
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The proposal does not impact density, height or massing requirements as set out in the
zoning bylaw.
The materiality included in the proposal includes cementitious panels and shakes in place
of the existing stucco as well as a design palette reflecting neutral Vancouver Heritage
colours.
Architectural drawings and renderings are attached in Appendix B.
CONTEXT
Site Characteristics and Context
The subject site is situated in the Brow of the Hill neighbourhood near the intersection of
Tenth Street and Third Avenue. The site has a total area of 4020.84 square meters
(43,280 sq.ft.) with a floor space ratio of 0.91. The project is owned and operated by the
New Westminster Housing Co-Op Association and COHO Management Services
Society. The four buildings on the site are categorized by letter in the following
configuration and shown in the Architectural drawings and renderings attached as
Appendix B:
•
•
•
•

Building A (Townhouse)
Building B (Apartment)
Building C (Townhouse)
Building D (Townhouse)

The subject property is located on Tenth Street and other properties in this block of Tenth
Street are zoned either RM-2 or RM-2A. There are a few RS-1 zoned single-detached
homes to the North and West of the site. A site context map is attached in Appendix A.
Project Statistics
Existing
RM-2 Apartment (Low-Rise)
Zoning
Official Community Plan RM – Residential – Multiple Unit Buildings
4020.84 square meters (43,280 sqft)
Existing Site Area
100.58 metres (329.99 ft)
Site Frontage
41.61 m (136.52 ft)
Lot Depth (Average)

To the North of the building there is a small open space area of approximately 146 square
meters that is currently under-used and faces onto Third Avenue. Discussions included
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activating this space to encourage more use by the residents of the property, but the
applicant has requested that work on this portion of the site be deferred until the building
envelope rehabilitation is complete at a later date.
POLICY CONTEXT
Official Community Plan
Land Use Designation
The subject property at 265 Tenth Street (231 Tenth St) is designated as “RM” for
Residential – Multiple Unit Buildings. The designation is described as follows:
Purpose: To provide a mix of small to moderate sized multiple unit residential
buildings.
Principal Forms and Uses: Townhouses, rowhouses, stacked townhouses and low
rises. Only in circumstances where the Development Permit Area guidelines can
be met, a compelling case can be made, and appropriate amenities are provided
will a five or six storey low rise building be considered.
The project proposal does not impact the land use designations.
Development Permit Area
The property is situated within Development Permit Area 1.4 – Multiple Unit Residential
Buildings which can be accessed at the following link:
https://www.newwestcity.ca/database/files/library/DPAs___1.4_Multiple_Unit_Residenti
al.pdf
The applicant has provided a comprehensive design rationale reviewing all of the details
of their project in comparison to the DPA 1.4 Guidelines. See Appendix C.
Zoning Bylaw
The subject property is located within the Apartment (Low-Rise) RM-2 zoning district
which allows for three storey low-rise apartment development with an opportunity for
increased density upon amenity provision conditions being met.

63

DISCUSSION
Project Intent
The project is a response to the deterioration of the exterior walls of the building of the
New Westminster Housing Co-op, which is a wood framed building. This project would
address the water ingress issues occurring and would alleviate concerns regarding wood
rot, leakage and mould. Upon the completion of the project, it is expected the building
will have improved thermal performance and moisture management, ensuring the
longevity of the building and a reduction in future damage and deterioration.
Ownership Model
The ownership model of the building is as a Housing Co-Operative. This requires those
living in the building to pay a housing charge (rent) that contributes to the overall
maintenance and upkeep of the building and premises. Each co-operative member pays
into the co-operative and buys a share of the building and makes decisions on the
management of the building through a voting system.
Financial Constraints
As the project is funded by the New Westminster Housing Co-Operative, there are
concerns about requesting overly expensive design requests. The scope of the project at
this time is reflective of the applicant’s ability to fund current rehabilitation costs which
total approximately $1.5 million. As this is a non-market building, there are no strata
ownership fees which limits the financial capacity of the applicant.
Project Scope
The general scope of the project will cover the entire structure of the buildings and will
change the exterior expression of the building, encouraging a more vibrant streetscape
and improved building envelope.
The wall repair work will include removal and replacement of all plywood and
widespread replacement of studs and batt insulation that are deteriorated as a result of
ongoing water ingress.
DESIGN CONSIDERATIONS
The applicant’s design rationale is attached in Appendix C. Staff would appreciate
comments from the Design Panel on the proposed development and its response to the
design guidelines. Given the scope of the project there will be areas in the design
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guidelines which are not applicable (e.g. siting and massing). In addition, comment from
the Panel on the following items identified by staff would be appreciated:
Facades & Windows
Design guidelines call for many windows and “eyes on the street”. The applicant
proposes changes to the colour, materials and interface of the roof line of the building as
well as the additions of new windows. Please refer to “Section 1.4.7. – Facades” and
“Section 1.4.9.- Windows” for more information on the applicability of the design
guidelines.
Currently, the west street fronting façade of the apartment portion of the project is
characterised by a large blank wall clad with a single material and without openings or
decks. The application has proposed to address this by adding windows on the upper
floors along the west facing wall and near the staircase at the north end of Building B.
Staff would like the Panel’s feedback in regards to how the proposal addresses blank
wall as well as the design guidelines in respect to facades and windows.
Public Realm & Open Space
The subject property is located at the corner of Tenth Street and Third Avenue. At this
corner on the subject site is a landscaped area of approximately 100 square metres (1,076
sq. ft.) which is currently modestly landscaped for passive use. An image of the space is
provided below.
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Although the applicant has indicated that landscaping is not included in the scope of
work, there is an opportunity to introduce a more active use on this corner at a modest
cost. A communal garden (vegetable) which would enhance the public realm and
facilitate neighbourly interactions (General Principles – 6.) Enhance Public Realm and
sections 1.4.14 and 1.4.15 of the design guidelines), could be considered at this location.
Staff would like the Panel’s feedback on modest cost improvements at this corner which
would activate the space and provide increase interaction with the public realm.
Materials
The proposal includes the use of new cementitious panels and shakes along with a
‘craftsman’ style treatment using aluminum picked guardrails, new vinyl trimmed
windows and doors, dark stone along the lower floor of the buildings and a new shingled
roof overhang. See Section 1.4.8. - Materials in the design guidelines.
Staff would like the Panel’s feedback on the proposed materials and how they address the
design guidelines.
Summary of Questions for Design Panel
Comments from the Design Panel would be appreciated based on the above design
considerations and include:
1. Panel’s feedback in regards to how the proposal addresses blank wall as well as
the design guidelines in respect to facades and windows.
2. Panel’s feedback on modest cost improvements at this corner which would
activate the space and provide increase interaction with the public realm.
3. Panel’s feedback on the proposed materials and how they address the design
guidelines.
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March 27, 2018

City of New Westminster
Planning, Building & Development
511 Royal Avenue
New Westminster, BC V3L 1H9

Project No.: 5161042

Dear Mr.Watson:
Re:

New Westminster Design Guidelines
New Westminster Co-Op Building Envelope Rehabilitation
265 10th Street, New Westminster, BC

New Westminster Co-Op is an existing multi-unit residential housing co-operative with four
buildings: three townhouse buildings and one apartment building. It is a wood framed building
complex clad with a combination of face-sealed wood siding, stucco and vinyl siding. There are
42 units on the property. The addresses are as follows:
Bldg A (townhouse): 281,283,285 & 287 Tenth St. and
Bldg B (apartment): 265 Tenth St.
Bldg C (townhouse): 235, 237, 239 & 241 Tenth St.
Bldg D (townhouse): 243, 245, 247, 249, 251 and 253 Tenth St
As a result of ongoing deterioration of the exterior walls at New Westminster Co-Op, full building
envelope rehabilitation is planned, including new rainscreen wall assemblies, new double
glazed thermally broken windows and doors and new balcony membranes and railings. Upon
completion, the complex will have building envelope assemblies with improved thermal
performance and moisture management capabilities to significantly reduce the risk of future
damage and deterioration.
New Westminster Co-Op has retained Morrison Hershfield (MH) to provide design and
construction administration services to coordinate the building envelope repairs. We have
reviewed and commented on the intent of how we plan to approach the New Westminster
Design Guidelines for zone 1.4 - Multiple Unit Residential Buildings below. Due to the nature of
the work as an existing complex with a scope of building envelope work only, many of the
design guidelines could are not applicable to the scope of work or existing condition but have
been commented on below.
1.4.1 Siting
Intent: Building siting must respond to the existing context and create a comfortable pedestrian
scale and sensitive neighbourhood interface.
Siting, density and height of the buildings will not be changed as part of the scope of work and is
therefore not applicable. The existing buildings are low rise and set back from the street and
therefore fit into the existing neighbourhood fabric in terms of and scale and proximity to street.
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The type and panel sizes of new cladding will be scaled for residential neighbourhood
application.
1.4.2 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.
Although the building massing cannot change significantly with the scope of work for New
Westminster Co-Op, the new windows, cladding and building overhangs add more variety to the
existing elevations. New windows are aligned with each other on all elevations. The cladding
panels are also aligned with window trims and edges of windows for a linear appearance. The
colours and texture of the cladding vary between smooth cementitious panels, cementitious
shakes and realistic stone at lower levels to add diversity and colour to the complex. The
overhangs serve a functional purpose (shading and water protection) but also add massing
definition to the existing walls. Some buildings in the neighbourhood and across the lower
mainland use the same cladding and colour palette.
1.4.3 Massing and Set-backs
Intent: Building massing and setbacks must respond to the existing context and create a
comfortable pedestrian scale and a sensitive neighbourhood interface.
This guideline is not applicable to the scope of work on this project. See response in 1.4.1.
1.4.4 Views and Shadows
Intent: Buildings must be designed to reduce shadowing impact on adjacent developments and
public spaces, and maintain important views in the community.
This guideline is generally not applicable to the scope of work for this project. Where possible,
additional window areas were provided on the exterior wall (particularly on the street facing
facades) to enhance the livability of the suites and security of the streets.
1.4.5 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.
Operable units exist on all elevations of the suites, where possible, to encourage passive
ventilation. Windows were used in frequently utilized living spaces to encourage ventilation and
increase daylighting to improve livability in the suites. The main window units are approximately
6’ tall and sliding doors are fully glazed, encouraging daylight to reach far into the interior
spaces.
The design needed to be sensitive of existing unit layouts and tenant furniture therefore some
windows sit higher from the finished floor than others.
1.4.6 Entrances
Intent: Building entrances must be located and designed to provide ground floor units that
contribute to safe and lively urban environments.
Changes to building access will not be effected by this scope of work. Building entrances are
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already at street level/ground level for all townhouse buildings. The apartment building level 1
currently sits higher than grade due to the elevation of the parkade. All units are equipped with
access to a private balcony and all townhouse units have rear access to a private, fenced-in
patio.
1.4.7 Facades
Intent: Building façades must have appropriate levels of transparency and have a direct
interface with public streets, pathways and open spaces.
All facades are part of the building envelope rehabilitation. Where possible by building code, all
elevations have added or increased window sizes to encourage views and eyes on the street –
as a safety measure for pedestrians and occupants as well as livability to the interior of suites.
The new cementitious panels are differentiated at each unit by a change in colour. Solid “wing
walls” have also been added to differentiate between units, add variety to massing and privacy
between suites.
1.4.8 Materials
Intent: All buildings within a development must use a cohesive material and colour palette that
complements the character of the surrounding area.
The materials chosen for the complex include stone, cementitious panels and cementitious
shakes. The Co-Op requested a “craftsman” style be implemented in the rehabilitation to match
typical housing types in the lower mainland and to improve overall aesthetic while maintaining
existing budget constraints. The colour palette is consistent throughout the complex and stone
is used consistently at the base of all buildings. The stone chosen is a neutral colour
complimentary to the colours of the cementitious products. The cementitious product colours (3
colours plus white trims) were chosen from the standard Vancouver Heritage colours in order to
compliment other buildings in the neighbourhood while still appearing bold and standing out in
the street context. Cementitious trims will be used to frame corners, trims and fascias and will
be white to match the window and door frames and new picket railings. The trims, windows and
railings will add contrast to the darker, richer colours of the cementitious cladding products.
1.4.9 Windows
Intent: Windows must be placed to encourage “eyes on-the-street” while being mindful of
strategies for reducing solar gain and ensuring occupant privacy.
All windows, sliding doors, swing doors and sidelights will be replaced with new. Most windows
are protected with a roof overhang either at the main roof or at balconies. Windows are to be
replaced with new thermally broken double glazed vinyl units on all elevations and where
possible, windows have been added or enlarged. All street elevations, especially those without
windows previously, are equipped with new windows to encourage “eyes-on-the-street” and
livability to the interior and safety to the exterior.
1.4.10 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.
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This guideline is generally not applicable to the scope of work for this project. Locations of
existing balconies will be maintained. All units are equipped with a private balcony. Privacy will
be maintained or improved in all locations. Balcony structure, finishes and railings will be
replaced with new materials for improved safety, aesthetic and performance. The common
private courtyard will be maintained.
1.4.11 Roofs
Intent: Roofs must be designed to fit with the architectural style of the building and maintain a
clean appearance.
The main roofs have been renewed since original construction and they will not be replaced as
part of the scope of work. New overhangs will be installed around the main roof perimeter of all
buildings. See section 1.4.12 below for more information.
1.4.12 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.
The main intent of the building envelope rehabilitation is to provide a fully rainscreened and
waterproofed assembly to repair ongoing water ingress and envelope deterioration issues. All
aspects of design (walls, windows, doors, balconies) will be repaired with weather protection
and waterproofing in mind for long term durability. New overhangs are to be installed over all
exterior doors as they are expected to be used frequently and will have reduced water
penetration rating in comparison to the windows. Overhangs will reduce glare and heat loading
to the interior of suites. Overhangs will be framed into the wall and tied into the waterproofing at
the wall for continuous water shedding away from the building envelope. All sloped overhangs
will be roofed with dark shingles to match the existing roof overhangs and “craftsman style” that
the Co-Op is looking to achieve. All overhangs and canopies will be equipped with gutters and
downspouts. Maintenance will include cleaning the gutters annually to encourage water to drain
out.
Building D will be equipped with flat roof overhangs at the main roof perimeter due to the
elevation change of each of the units in block D. A continuous sloped roof will not work at th e
main roof of this building.
1.4.13 Lighting
Intent: New developments and the spaces around them must be well lit with energy efficient
lighting elements that are well integrated into the design.
This guideline is generally not applicable to the scope of work for this project. Lighting in
landscaped areas will not be modified. New lighting may be installed at main entrances and on
the balconies to replace the original fixtures if budget allows. All main entrances and some
patios are currently equipped with a wall mounted light fixture.
1.4.14 Trees and Landscaping
Intent: New developments must integrate landscaping elements including trees, shrubs and
ground cover to enhance public realm, improve air quality, absorb storm water and add to the
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city’s tree canopy.
This guideline is generally not applicable to the scope of work for this project. Exterior
landscaped areas will not be effected by the work at this time. Existing trees, plants and
landscaping will be protected for the duration of construction. Any unintended damage will be
repaired to match the existing condition.
1.4.15 Open Space and Trails
Intent: Developments must 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.
This guideline is generally not applicable to the scope of work for this project. A semi-private
courtyard with walkways, play structure and landscaping is existing and is to remain. Balconies
and private patios will be maintained as discussed above. The Co-Op intends to re-visit
landscaping as a separate scope of work in the future after the envelope work is complete. This
will include using the space at 3rd and 10th as a communal area.
1.4.16 Furniture and Amenities
Intent: New developments must aim to provide a range of amenities to enhance semi-public and
semi-private spaces in and around the building.
This guideline is generally not applicable to the scope of work for this project. Existing seating,
benches and play area will be maintained in the courtyard and replacement/rehabilitation of
these areas is not part of the scope of work.
1.4.17 Accessibility
Intent: All pathways, building entrances and site amenities in new developments must be
accessible to people of varying ability.
This guideline is not applicable to the scope of work for this project. Accessibility is not being
changed from its original condition.
1.4.18 Pedestrian and Cyclist Access
Intent: New developments must provide appropriate connections for both pedestrians and
cyclists to ensure comfort, safety and visibility.
This guideline is not applicable to the scope of work for this project. The site landscaping and
paths are not being modified from their existing condition.
1.4.19 Vehicular Access and Parking
Intent: Vehicle parking associated with a development must be located and designed to
reinforce a pedestrian oriented neighbourhood character and scale.
This guideline is not applicable to the scope of work for this project. The site landscaping and
driveways are not being modified from their existing condition.
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1.4.20 Privacy
Intent: Buildings must be designed to clearly delineate between public and private spaces, while
still creating visual connections to the surrounding public realm.
Setbacks are not going to be changed from the existing condition. Private spaces (balconies)
are typically elevated and provide privacy through the use of the picket guardrails but also
maintain large windows leading onto the street. The existing solid walls will be equipped with
new windows as part of the scope of work.
1.4.21 Safety
Intent: New developments must enhance personal safety and security through building siting,
orientation and design.
Windows will be added to all elevations – specifically elevations without windows currently and
which are street facing or in proximity to the street and driveway. All entrances to the buildings
are clear due to paving and landscaping and the main entrance to the apartment building is
glazed and equipped with a sign for the complex.
1.4.22 Energy Conservation
Intent: Building energy performance must be optimized by employing passive strategies and
where possible using energy from renewable sources.
Passive ventilation will be improved as operable window units will be installed on all elevations
of the units. HVAC equipment and orientation of the building will not be changed as a part of the
scope of the work. Roof overhangs will be provided to shade the windows and reduce heat gain
to interior spaces. Windows and doors are high performing (double glazed, vinyl framed and
thermally broken) to reduce solar heat gain and improve thermal comfort. The addition or
enlargement of windows will bring natural light further into the spaces.
Air leakage will be significantly reduced by means of proper waterproofing tie-ins and seals at
openings and penetrations, and overall proper detailing of the building envelope components to
provide continuous air, moisture and vapour barriers. Any damaged or missing insulation in the
existing building walls will be replaced with new.
1.4.23 Waste Management
Intent: Building design, construction and operation must focus on reducing waste and promoting
resilient materials and recycling efforts.
This guideline is not applicable to the scope of work.
1.4.24 Noise
Intent: Buildings are encouraged to utilize noise abatement techniques to minimize impacts from
adjacent transportation activities.
This guideline is generally not applicable to the scope of work however the sound transmission
in the new windows and doors will be improved over the existing.
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