City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the New Westminster
Design Panel

Date: October 23, 2018

From:

Hardev Gill,
Planning Technician

File:

Subject:

41 Duncan Street - Development Permit Application – NWDP Review
for a Commercial (Child Care) building.

DP000175

RECOMMENDATION
THAT the New Westminster Design Panel review the design submission and provide
comments back to the applicant and staff.
THAT the New Westminster Design Panel provide a motion of support or non-support
for the proposed Development Permit application.
________________________________________________________________________
PURPOSE
An application has been received for a Development Permit to facilitate the construction
of a commercial building which would be used for child care (see Appendix A –
Location Map).
The purpose of this report is to provide information to the New Westminster Design
Panel (NWDP) in regards to the project design submission and to obtain comments
regarding the overall project and urban design items raised in the Design Considerations
section of this report.
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PROPOSAL
Project Description
The applicant proposes to build the shell of a commercial child care building on a future
city-owned lot with an area of 516m² (5556 ft²). The proposed building would have a
total building area of [179.38 m² (1931 ft²)], two storeys at a height of [8.62m (28.82 ft)],
with a total gross floor area of [329.7 m² (3549 ft²)]. The proposed floor space ratio is
0.55 and site coverage of 34.66%.
Vehicular access and the pedestrian entrance would be from Furness Street. The vehicle
access would function as a shared driveway with the adjacent townhouse site. The pickup and drop-off area for the child care would be located along Furness Street.
The development requires six off-street parking spaces. The design illustrates three
parking spaces on the subject site and three spaces on the townhouse site which would be
accessible to the child care use from 6am to 7pm on weekdays.
The design drawings illustrate two designated playground areas (one large and one
small). The proposed larger play area located along the north property line (along the
dyke system/perimeter trail) would be dedicated for the age group (30 months +) and is
[150.68 m² (1622 ft²)] in area. The smaller play area located along the east property line
(along Furness Street) would be dedicated for the age group (up to 36 months) and is
250.54 m² (822 ft²) in area.
The applicant is proposing landscaping and has provided a plant schedule which lists a
variety of tree and shrub species.
The project drawings including landscape plan have been attached to this report as
Appendix B. The applicant has also provided a Design Rationale for the project (see
Appendix C).
The applicant is seeking to vary the front, side, and rear yard setbacks of the P-10 zoning
district in order to facilitate the proposed development. The proposed variances are noted
in the table below.

Project Statistics and Variances
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Below, is a table of statistics and variances for the proposal:
Attribute
Proposed Land Use
Existing Zoning
Site Area
Building Area

Site Coverage
Total Gross Floor
Area
Net Floor Space Area
Floor Space Ratio
(FSR)
Building Height

Setbacks
Front (East)
Side (North)
Side (South)
Rear (West)
Off-street Parking

Commercial
Parks Districts (P-10)
516.15 m² (5,556 ft²)
179.38 m² (1,931 ft²)
P-10 Zoning
(Maximum)
Proposed
40%
34.66%
n/a
329.7 m² (3,549 ft²)
n/a
0.6

285.76 m² (3,076 ft²)
0.55

9.14 m (30 ft)
P-10 Zoning
(Minimum)

8.62 m (28.28 ft)
Proposed

Variances

7.62 m (25 ft)
4.57 m (15 ft)
4.57 m
7.62 m
Required
6

5.46 m (17.91 ft)
6.58 m (21.58 ft)
1.68 m (5.51 ft)
2.62 m (8.59 ft)
Proposed
3 on-site
3 off-site on the
adjacent townhouse
site (shared
reciprocal parking
agreement)

2.16 m (7.08 ft)
2.89 m (9.48 ft)
5 m (16.4 ft)
-

POLICY AND REGULATION
Official Community Plan Land Use Designation
The Official Community Plan designation for this site is (RM) Residential-Medium
Density.
The Plan describes the (RM) Residential – Medium Density designation as:
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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.
Development Permit Area Designation
The subject site is designated as part of Residential Development Permit Area No. 3
East Queensborough.
The Queensborough Community Plan defines the DPA No. 3 designation as:
The East Queensborough multi-family areas, identified as Development Permit
Area #3 are designated in order to create a transition between industrial uses and
adjacent residential neighbourhoods. This area will contain medium density,
multi-family residential uses. 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.
The site is also designated as part of Natural Hazard Development Permit Area #1 –
Flood Hazard. A Development Permit is required to address the Queensborough
floodplain requirements. The building ground floor elevation does not have to meet the
flood construction level (FCL) as commercial buildings are exempt from the City’s flood
construction level policy; however, the applicant is proposing to construct the building to
meet the flood construction level of 4.20m (13.77 ft) G.S.C. (Geodetic Survey of
Canada).
The DPA guidelines for the above-noted DPA designations can be accessed through the
following weblink:
https://www.newwestcity.ca/development-policies-and-process/development-permitareas#development-permit-areas-queensborough
Zoning Bylaw
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The site is located within the Parks Districts (P-10) zone. The P-10 zone allows for a
range of uses including but not limited to child care, community recreational facilities,
housing units, and playgrounds.
Weblink to the Zoning Bylaw:
https://www.newwestcity.ca/database/files/library/600___Institutional(2).pdf
BACKROUND
Child Care
The Child Care Needs Assessment (Fall 2015) provides an overview of the child care
system and a snapshot of the current child care situation in New Westminster. It
documents four major challenges, including one related to Queensborough, specifically:
There is limited supply of child care in Queensborough, despite the fact that this sub-area
is experiencing significant population growth, particularly by families with younger
children. As evidence the West End sub-area had 34.0 child care spaces per 100
children 0 to 12 years, while the Queensborough sub-area had 8.7 child care spaces per
100 children 0 to 12 years.
The lack of child care in Queensborough has become a major issue. There is also
significant population growth occurring in Queensborough, with the majority of new
housing units having three or more bedrooms, which typically yields larger number in
children.
As part of the recent adoption of Zoning Amendment Bylaw No. 7983, 2018 the
applicant (Anthem Properties) dedicated a portion of land at 41 Duncan Street to the City
for the construction of a commercial building which would be operated by a non-profit
organization. The facility would offer space for a total of 37 children, divided into two
groups. The lower level is intended for a single group of 12 children, under 36 months of
age. The upper level would support a single group of 25 children, aged 30 months to
school age.
The proposed design is presently under review by staff for compliance with the British
Columbia Childcare Licensing Regulation. The review would be finalized prior to
presenting the Development Permit (DP) to Council for their consideration of issuing the
DP. City staff will also be seeking a Council exemption from LEED Gold certification
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due to cost implications.
CONTEXT
Site Characteristics and Context
The subject site is being subdivided from 41 Duncan Street and is currently vacant. The
site is presently preloaded with soil. The site is located adjacent to the Fraser River dyke
system to the north and future 170-unit RiverWalk townhouse development to the east
and south. To west, is an established single detached residential development located
within the Port Royal neighbourhood.
Historically, 41 Duncan Street was occupied by industrial users that ranged from Patent
Construction to Fraser Shipyards to five small operations including a woodworking shop.
Proximity to Transit Service
Transit Facility
SkyTrain Station
Frequent Transit
Network

Frequency
2-5 minutes
Approx. every 15-20
minutes until 7pm. Every 30
minutes until 1am and on
weekends. Service starts
around 6am.

Distance (m)
2.5 Kilometres
140 metres (104 Annacis
Island / 104 22nd Street
Station bus)

The site is not within normal walking distance of rapid transit, but is within walking
distance of the City’s ongoing Q2Q Ferry pilot project which provides pedestrian
connection between Quayside and Queensborough neighbourhoods.
DESIGN CONSIDERATIONS
Urban Design
The following section outlines some of the key design considerations of this proposal.
The applicant has provided a Design Rationale which also includes an overview of the
project with an analysis on the form and character and child care licensing. A copy of the
Design Rationale is attached to this report as Appendix C.
The proposed building has been designed to include architectural elements in contrast to
the adjacent townhouse development and elements such as cementitious siding and
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cladding plus vertical elevator element and shed style roof to compliment the sites
historical industrial character.
The key features of the proposed development include:
•
•
•
•
•
•
•

Commercial building with a child care as the principal use;
Three on-site designated parking spaces;
Three off-site designated parking spaces;
Veranda or porch at the ground level;
One large outdoor playground area for age group 30 months +;
One small outdoor playground area for age group up to 36 months;
A variety of trees and shrub plantings.

Materials and Colors
The proposed development would consist of the following building material and colors:
Element
Finish
Cementitious lapped siding Prefinished
Cementitious panelized
siding
Cementitious textured
cladding
Cementitious textured
cladding
Prefinished wood soffit
Wood clad beams
Exposed concrete
Aluminum storefront &
door system
Vinyl windows
Painted hollow metal door

Painted

Metal flashing
Mechanical louvers/grilles
Painted Wood Fascia

Prefinished
Prefinished
Painted

Stained heavy timber
structure

Stained

Painted
Painted
Prefinished
Stained
Sacked
Prefinished
Prefinished
Prefinished

Color
James Hardie – Arctic
White
Benjamin Moore 2010-20
“Warm Comfort”
Benjamine Moore 2032-50
“Pilgrim Haze”
Ceraclad Board Formed
“Concrete Gray”
Natural Wood
Natural Wood
Natural
Light Satin
Light Grey
Benjamin Moore 2032-50
“Pilgrim Haze”
Charcoal
Light Grey
Benjamin Moore 2124-10
“Wrought Iron”
Natural Wood
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Streetscape Improvements
Streetscape improvements as well as the Off-site Works will be required along the
Furness Street road frontage (sidewalk, boulevard planting, trees, underground hydro,
dyke frontage improvements) in accordance with City standards. Streetscape and dyke
improvement requirements are being addressed as part of the Rezoning.
Landscaping and Playground Area
As indicated on the project drawings, the site would be covered with a variety of tree and
shrub plantings, which would primarily be located along the development frontage as
well as at the rear providing a buffer between the adjacent duplex. The texture for the
entrance way would be broom finish concrete and stamped concrete for the vehicular
parking area.
The allocation of the play area including play equipment for the project is currently being
reviewed by City staff and will be finalized prior to Council’s consideration of issuing the
Development Permit. As indicated above, the overall project design is presently under
review by staff with respect to the compliance with the British Columbia Childcare
Licensing Regulation.
Off-Street Parking and Site Access
The project would be required to provide for six parking spaces as per Zoning Bylaw
requirements. The applicant is proposing to have three of the six parking spaces on-site
and three shared car spaces with the adjacent townhouse site. The Zoning Bylaw allows
for shared use parking provided the applicant submits a parking analysis. A parking
analysis was submitted and supported by the City’s Transportation Division.
The pick-up and drop-off location would be along Furness Street in close proximity to the
proposed child care site. The precise location has not been determined and presently
under review by the City’s Transportation Division. The location would be finalized
prior to Council’s consideration of the Development Permit issuance.
The site would be accessed from a shared reciprocal driveway from Furness Street
between the child care and the adjacent townhouse site.
Questions for the Design Panel’s Consideration
Staff has no specific questions and is seeking general comments from the NWDP in
regards to the overall design of the proposed development.
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APPENDICIES ATTACHED TO THIS REPORT
A Location Map
B Project Drawings

C

Design Rationale

Hardev Gill,
Planning Technician
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Appendix A
Location Map
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City of New Westminster

1: 3,000
0.2
NAD_1983_UTM_Zone_10N
CNW GIS Services

0

0.08

0.2 Kilometers

This map is a user generated static output from an Internet mapping site and
is for reference only. Data layers that appear on this map may or may not be
accurate, current, or otherwise reliable.
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Appendix B
Project Drawings
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c Copyright reserved. This drawing and design is the
property of PMG Landscape Architects and may not be
reproduced or used for other projects without their
permission.

PLANT SCHEDULE - DAYCARE
KEY
TREE

QTY

PMG PROJECT NUMBER: 16161

BOTANICAL NAME

COMMON NAME

PLANTED SIZE / REMARKS

2
4

ACER RUBRUM 'KARPICK'
CARPINUS BETULUS 'FRANS FONTAINE'

COLUMNAR KARPICK MAPLE
PYRAMIDAL EUROPEAN HORNBEAM

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

11
14
47

HYDRANGEA SERRATA 'BLUEBIRD'
THUJA OCCIDENTALIS 'SMARAGD'
VIBURNUM DAVIDII

MOUNTAIN HYDRANGEA; LACECAP BLUE
EMERALD GREEN CEDAR
DAVID'S VIBURNUM

#2 POT; 30CM
1.8M HT; B&B
#2 POT; 30CM

9

CALAMAGROSTIS ACUTIFLORA 'KARL FOERSTER'

FEATHER REED GRASS

#2 POT

14
32
32

GAULTHERIA SHALLON
POLYSTICHUM MUNITUM
POLYSTICHUM MUNITUM

SALAL
WESTERN SWORD FERN
WESTERN SWORD FERN

#1 POT; 20CM; 60CM O.C.
#1 POT; 25CM
#1 POT; 25CM

SHRUB

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

GRASS
GC

SEAL:

FINAL PLAYGROUND LAYOUT
TO BE DETERMINED
BY CITY OF NEW WESTMINSTER

FURNESS STREET

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

RESILIENT
SAFETY
SURFACE

12

18.OCT.01

CITY SUBMISSION

11

18.AUG.02

REVISE PER COMMENTS

-

18.JUL.16

ISSUED FOR PRICING

MCY

10

18.JUL.06

REVISE PER COMMENTS

RJ/DO

9

BROOM FINISH
CONCRETE

NEW SITE PLAN

RJ

8

18.JUN.22

ISSUED FOR BP

RJ

7

18.MAY.22

ISSUED FOR BP COORDINATION

6

18.MAR.13

5

17.NOV.01

NEW SITE PLAN

MM

4

17.SEP.01

NEW SITE PLAN

MM&YR

3

FINAL PLAYGROUND LAYOUT
TO BE DETERMINED BY
CITY OF NEW WESTMINSTER

NEW SITE PLAN

17.MAR.20

ISSUED FOR DP

2

17.FEB.07

NEW SITE PLAN

1

17.JAN.09

NEW SITE PLAN
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Appendix C
Design Rationale

89

Design Rationale - 41 Duncan Street Childcare
October 2nd, 2018
Introduction
The Riverwalk Childcare is located north of the main entrance into Riverwalk, a 170-unit groundoriented townhouse project in Queensborough. The location of the building fronting on both the
riverfront and Furness Street, is sited to best afford; 1) the opportunities of neighbourhood access
from Furness, 2) the outdoor play space fronting onto the Fraser River and associated dykeway and
green buffer space, and 3) the notion of a gateway building signifying the entrance into the
townhouse project.
Project Design
In contrast to the townhouse forms of the Riverwalk project, the building is designed to express its
function and to differentiate it from the domestic residential buildings of the townhouse project. The
building is two storeys and, like the residential buildings, is articulated with a veranda or porch at the
ground level, but in contrast to the pitched and dormered roofs of the residential project, is articulated
with a single pitched shed roof structure at the upper level.
The overall massing with the vertical elevator element and shed roof evokes a gateway theme and an
industrial character, riverfront frontage. Additionally, the animated use of materials and colour
combined with a functional porch and outdoor space reflects the lively spirit of a children’s
childcare facility.
The Riverwalk Childcare in its riverfront and west coast climate incorporates generous roof
overhangs, ground level canopies, clerestory glazing to the north, and protected glazing to the south.
The overall architectural character can best be described as a focal gateway building in the context of
a river frontage site and in the spirit of safe, functional children's social space.
Childcare Licensing
The facility offers space for 37 children, divided into two groups. The lower level is intended for a
single group of 12 children, under 36 months of age. The east playground accommodates this entire
group, and all measured areas are in compliance with the Childcare Licensing Regulation. The
upper level would support a single group of 25 children, aged 30 months to school age. The north
playground accommodates this group, and all measured areas are in compliance with the Childcare
Licensing Regulation.
Each level includes the required spaces for the referenced age groups, along with washrooms,
lobbies, and associated ancillary space. The incoming services (mechanical and electrical) are split
between two rooms, each accessed from the exterior of the building.
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