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4.1 1111 Sixth Street HER00604
OCP00018

A Heritage Revitalization Agreement application and an Official Community Plan Amendment 
application have been received in order to allow the development of a child care facility which
would include 114 child care spaces (48 infant toddler spaces, 50 three to five year old spaces
and 16 school age spaces). The applicant (Wisdom Forest Early Learning Centre) has proposed 
that the West End Methodist Church building, built in 1911, be restored and placed under long-
term heritage protection. The new proposed building containing the child care facility would also
include a residential suite for a caretaker, 117 square metres (1,262 square feet) of retail space, is 
four storeys in height and is a proposed floor space ratio (FSR) of 1.20. 

Arcus Consulting Ltd. 

4. 810 Agnes Street HER00647

The application proposes 222 residential units, a density of 7.20 FSR and a height of 29 storeys /
89.7 metres (294.3 feet). The proposal includes 25 three bedroom units (11%), many of which 
are townhouse units around the base of the tower, as well as 72 two bedroom units (32%) and
meets the Family Friendly Housing Policy requirements. The proposal currently includes the
provision of 270 underground parking spaces which would be accessed via a single entry off of
Victoria Street (on the south side of the property). The proposed number of parking spaces 
exceeds Zoning Bylaw requirements (266 spaces required). 

IBI Group Architects Inc.
Jago Development Inc.

Hapa Collaborative Landscape Architecture and Design
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8.0 NEXT MEETING

8.1 Tuesday, October 23, 2018 (in Council Chambers) 

9.0 ADJOURNMENT



NEW WESTMINSTER DESIGN PANEL

Tuesday, July 24, 2018, 3:00 p.m.
Council Chamber, City Hall

MINUTES

MEMBERS PRESENT: 
Meredith Mitchell - Chair, BC Society of Landscape Architects 
Chris Block - Architectural Institute of BC Representative 
Derek Newby - Architectural Institute of BC Representative 
David Roppel - Development Industry Representative 
Sarah Siegel - BC Society of Landscape Architects (Arrived at 3:08) 
Joey Stevens - Architectural Institute of BC Representative 
Craig West - Vice-Chair, Architectural Institute of BC Representative 

GUESTS: 
Karla Castellanos - KCC Architecture and Design Ltd. 
Alex Chang  - Morrison Hershfield 
Lambert Chow - Birmingham & Wood 
Jeff Mok - IBI Group 
Dan Roberts  - Kane Consulting 

STAFF:
Cameron Barker - Planning Assistant
Hardev Gill  - Planning Technician
Mike Watson  - Planner 
Heather Corbett - 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 May 22, 2018 

 MOVED and SECONDED 
THAT page 12 of the May 22, 2018 New Westminster Design Panel minutes be 
amended to note that the meeting was Chaired by Meredith Mitchell, not Craig 
West; and, 
THAT the May 22, 2018 minutes be adopted, as amended. 

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

3.0 REPORTS AND INFORMATION 

There were no items. 

4.0 DESIGN REVIEWS

4.1 651 Carnarvon Street       SDP00218 

Cameron Barker, Planning Assistant, and Mike Watson, Planner, summarized the 
staff report dated July 24, 2018, regarding the proposal to rehabilitate the building 
envelope and architectural elements of the exterior facades at 651 Carnarvon 
Street (the Provincial Courthouse) in order to improve the overall thermal 
performance and reduce water penetration. The work would include the over-
cladding of the existing building and the replacement of all current glazing, green 
roofs, and podiums, as well as some minor landscaping changes. 

Mr. Barker reviewed the details of the proposal, including the location and context 
of the Downtown zoning and applicable design guidelines, and noted the questions 
that the Design Panel was asked to consider. 

Alex Chang, Morrison Hershfield, provided a PowerPoint presentation covering 
the following information: 

Current building envelope, including photographs of the elevations to be 
rehabilitated; 
The building design is required to abide by Law Court guidelines from the 
BC Government; 
Proposed work to be completed, including: 

o Skylight and curtain wall replacement; 
o Changes to the windows; 
o Replacement of podium waterproofing;
o Full building re-clad with the original architectural intent being kept 

through the proposed colour; 
Scope of work, design rationale and neighbouring context; 



Cladding precedents, noting that it was chosen to comply with the Law
Court guidelines and for durability;
Material selection, including the use of Swiss Pearl Panels for exterior
walls and Alucobond Panels for areas around windows, all in a earth-toned
scheme;
Landscaping changes, including:

o Waterproofing above the parkade; and,
o Removal of some existing landscaping in order to resolve some

accessibility issues.

In response to questions from the Panel, Mr. Chang provided the following 
information: 

The soffit material proposed for the plaza is Alucobond;
The building was not designed by Arthur Erickson;
The joints would be treated via hidden flashing and existing joints would be
aligned and refined as much as possible with very small gaps;
Swiss Pearl has been identified by the Provincial Government as their
choice for the cladding;
The sunshades are proposed for the fourth floor of the longer elevations for
privacy reasons;
The sunshades would be vertical and run from sill to head;
The windows receiving the sunshades are being replaced;
Exposed fasteners would be used for the Swiss Pearl panels, colour-
matched for cost reasons;
The colour of the existing glazing is dark brown and it is proposed to use a
similar colour, as a perfect match has not yet been found;
Alucobond panels are proposed to “picture frame” the windows due to
issues that can arise with Swiss Pearl terminating at windows;
The Swiss Pearl joint with the Alucobond panels appears subtle and clean,
and will be long-lasting;
The material of the fins for the fourth floor shades is intended to match the
window frames;
The accessibility issues being addressed include adding a required railing
and ramp, so that the general exit will be usable;
Six trees will be removed and replaced with 12 Japanese Maple trees; and,
A Landscape Architect and Arborist have both been involved in the project.

Discussion ensued and the Panel noted the following comments in relation to each 
of the Staff questions asked in the July 24, 2018 report: 



Question 1: Staff seeks input from the NWDP in regards to the Built Form and 
Massing regarding rooftop fenestration and material treatments. 

Recommend the use of concealed fasteners rather than exposed fasteners on
the Swiss Pearl panels, as exposed fasteners would change the intent of the
building; and,
Consider the corner joint of the panel, as the return on the Swiss Pearl
panels, and how they meet, is a critical detail.

Question 2: Staff seeks input from the NWDP in regards to the Building Materials 
as described in the July 24, 2018 staff report. 

The soffits on the East elevation warrant a material such as wood, rather
than Alucobond;
While it will be disappointing to lose the look of the rough concrete, the
Swiss Pearl and Alucobond are good quality material choices for
maintaining the longevity of the building;
The approach of using two tones for the panelling is questionable, as it
would change the aesthetic of the monolithic building, however the lighter
colour may create more of a distinction;
The Alucobond will likely play with the light and shine when the sun hits
the building more than the Swiss Pearl;
In terms of the solar shades, the bronze would tie in with the cladding,
while the black will tie in with the glazing, therefore either would work;
and,
Recommend that the solar shades not be gray.

Question 3: Staff seeks input from the NWDP in regards to the Landscaping 
changes proposed. 

Consider maintaining the current landscaping to some degree in order to
encourage the historic value of the modernist landscape and how it interacts
with the building;
The new stairwell may have an impact on the view from the inside of the
building and change the intended relationship between architecture and
landscape;
Consider a reduction in the amount of additional planting in order to respect
the minimalist style of the existing landscape;
It would have been useful to indicate the species of the trees being removed
from the plaza on the plans and for the Landscape Architect to be present;
Accessibility is important to achieve, however the need to remove the
mature trees is questionable;
Given that the three trees proposed for removal are for aesthetic purposes, it
would be highly recommend to retain those trees, as they are quite large
and their removal may impact the trees just to the east; and,
Consider alternate trees to the Service Berry trees that are proposed for
planting, as they can be messy from a maintenance point-of-view.



The Design Panel made other general comments about the project, as follows: 

Appreciation was shown for extending the life of the building and making it 
more sustainable; 
It is clear that the courthouse architecture has been influenced by other 
iconic buildings in the region and it is a meaningful building to the City; 
Replacing the vaulted skylight with a more reliable solution is a practical 
and understandable improvement; and,
Provision of a materials board would have been a helpful addition to the 
design package. 

The Applicant made some general comments in response to the Panel’s comments, 
as follows: 

The Plaza area is currently in a secured area and quite dark, therefore the 
landscape changes are intended to balance the space and make it accessible; 
The suggestion to retain the trees will be passed on to the Landscape 
Architect; 
While the budget restrictions are quite prescriptive, the concealed fasteners 
would be more appealing, so hopefully the Panel’s comments will help to 
convince the client of this; and, 
The intention of the cladding is to last 30 years, therefore the materials 
presented are the best choices despite the change in appearance to the 
building. 

MOVED and SECONDED 
THAT the New Westminster Design Panel support the project as presented, with 
consideration of the following five conditions: 

Retention of existing trees;
Consideration of a different soffit material on East elevation; 
Use of concealed fasteners; 
Review of two tone window frames; and, 
Consideration of all landscape comments. 

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

Procedural Note: Sarah Siegel recused herself due to a conflict of interest with Item 4.2. 

4.2 810 Agnes Street        SDP00216 
           REZ00155 

Mike Watson, Planner, summarized the staff report dated July 24, 2018, regarding 
the proposal for a residential tower at 810 Agnes Street, which would include an
underground parking lot, private amenity space. Additional density has been
proposed on this site in exchange for the design and construction of park space 
adjacent to the site, and the provision of a public amenity area within the building.   



Mr. Watson further outlined the questions that the Panel was asked to consider, 
and noted the following aspects of the project: 

Skytrain is close by to the site; 
The site is sloped steeply; 
Details of the neighbouring buildings and the number of storeys in each;
The history of the park space, which was gifted to the City by the Chinese 
Benevolent Society, and was designated as a future park area with Chinese 
influence in its design; 
Applicable design guidelines, and City policies, including the Family-
Friendly Housing policy, for the proposed building; 

In response to questions from the Panel, Mr. Watson provided the following 
information: 

The Panel is asked to keep in mind that for buildings of this height, the City 
does expect a higher level of architectural design as they are going to be 
prominent buildings; and, 
Next steps for the submission would be up to the Panel’s discretion. 

Jeff Mok, IBI Group, Sarah Siegel, Hapa Collective, and Dan Roberts, Kane 
Consulting, provided a PowerPoint presentation covering the following 
information: 

Statistics of the proposal, including number of units, square footage, 
parking details, and proposed FSR; 
Site context, including views from above and 360 views from the street; 
Details and history of the Agnes Street Park and the process undertaken 
thus far, including stakeholder meetings, public consultation, and feedback
from City committees; 
Context of the park within the downtown area, programming concepts, and 
design principles; 
Park landscape design, including sections and an accessibility diagram, 
planting, water feature and screen details, programming ideas, context 
within the street and neighbouring buildings; 
Tower placement on the site, which has been pulled over towards Blackie 
Street in order to maximize the green space; 
Renderings of the building from multiple viewpoints; 
Shadow studies, showing significant parcels of light; 
Grading, parking levels and living levels, with details of the types of units, 
setbacks, stepping and terracing;
Community and rooftop amenity areas; 
Inspiration for the design of the building and landscape design; 
Renderings of the building at street level, and street elevations, showing 
stepping; 
Renderings of the parks and entrance to the community amenity space;



Landscape concepts for the building on each street and each level; 
Sustainability features, including comments on walkability, close proximity 
to transit and bike parking; 
Passive First model, including a 50% window to wall ratio, which will 
allow desirable views while having solid walls and insulation; 
Corner units in the tower, which would allow future owners of the units to 
open windows for cross ventilation; and, 
Elements that incorporate Step Code principles. 

In response to questions from the Panel, Mr. Mok and Ms. Siegel provided the 
following information: 

The white that is shown throughout the project would be painted concrete; 
The edge of the accessible walkway from the park onto Victoria Street may 
have a berm in order to lessen the drop into the parkade, which would tie it 
in to the park, but this has not been fully determined yet; 
The glassy look would be achieved by using a Spandrel glass; 
View impact studies have been conducted on the building from 833 Agnes,
and even with positioning the tower in the centre of the site, it is evident 
that there would be view blockages, however given the density of the site, it 
was felt that pushing the tower towards Blackie Street would be the best 
placement to benefit the whole area; 
The treatment to the road and planting on Victoria Street will be 
coordinated with the adjacent project at 823 Carnarvon Street; 
50% or more of the building would be Spandrel; 
The species of tree in the middle of the park is still to be decided upon, and 
will determine the growth time and height; and, 
The open space at the side of the lobby is intended to be a lounge area. 

In response to questions from the Panel, Mr. Watson provided the following 
information: 

The City does not anticipate a great deal of parking demand for the public
amenity space and park, as it is intended to serve the neighbourhood, 
however it would depend on how the amenity space is used, and this has 
not been determined yet; 
The City is content that the proposed increase in height and density over 
zoning would sufficiently provide for the funding source of the park space 
under the density bonus program; and, 
Currently to the Southwest of the site are residential buildings and a two-
level podium on the other side of the park. 



Discussion ensued and the Panel noted the following comments in relation to each 
of the Staff questions asked in the July 24, 2018 report: 

Question 1: Comments from the panel on the tower – street interface would be 
appreciated. 

The renderings make the building look nicely portrayed – recommend a 
similar direction on Agnes and Victoria; 
Encourage the increased demarcation of entrances on ?? street; 
Working more rain protection into the entrance lobbies might help create a 
street interface that better aligns with the design guidelines; 
The loading area near the main entrance needs further resolution; 
The eight foot wall at Victoria Street is substantial and would benefit from 
a reduction in height; and, 
Consider increased pedestrian safety on street through improvements to the 
driveway entrances. 

Question 2: Comments from the panel on the proposed building materials would 
be appreciated. 

In general, the use of metal and other proposed materials are appropriate, 
however the glazing needs further clarification; 
The plans and elevations are not in sync in terms of the glazing – it would 
be beneficial to see a more realistic representation of the desired opacity; 
Consider a different material on the boxes, such as metal panels on the 
fascia and returns, and perhaps consider using the copper colour deeper into 
the balconies; 
Caution on use of metal, as it can become dated quite easily; 
Consider an alternative to the painted concrete on the boxes, such as a 
white metal panel; and, 
It is unclear if the Spandrel will achieve the desired effect.  

Question 3: Comments from the panel on the proposed balconies and projections 
would be appreciated. 

The balconies are successful, with the use of the frames/boxes and the 
additions of colour, and appear welcoming; ad, 
Consider changing the glass to bring out the concept of the stacked boxes 
and make a stronger expression.

Question 4: Comments from the panel on the proposed building’s conclusion 
would be appreciated. 

The bottom of the tower appears blunt and unresolved and seems to 
dissipate into the ground; 
On the rooftop, the parapet seems unresolved – consider setting back the 
guard rail and treating the top with the same generosity as at street level; 



The ping-pong table on the roof may not be practical; and, 
An increase in vegetable gardens on the rooftop could be a beneficial use of 
space and light. 

Question 5: Comments from the panel on the proposed building entrance and its 
function would be appreciated. 

The building’s entrance is successful in the renderings; and, 
The incorporation of the two lobbies acknowledges the topography and 
desire to face the street. 

Question 6: Comments from the panel on the relationship of the townhouses to 
Agnes and Victoria Streets would be appreciated 

The tall blank wall on Victoria Street is of concern for the street – consider 
the use of planters, an intermediate landing, or terraces to create a softer 
edge; 
Having the Victoria Street units above grade is effective and will benefit 
the future residents, but will still provide eyes on the street; 
Consider repositioning the Victoria Street townhouses so that they face the 
park; and, 
The townhouses relate well at Agnes Street. 

Question 7: Comments from the panel on the Blackie Street frontage would be 
appreciated. 

The Blackie Street frontage and the bike entrance work well; 
The Blackie Street elevations in the package were unresolved, however the 
renderings look better; and,
Recommend further resolution of the public realm and use of the glazed 
space on Blackie Street; 

The Design Panel made other general comments about the project, as follows: 

Appreciation was shown for the proposal and the concept of the building, 
with the Panel noting that it has nice subtleties and expression; 
The massing seems appropriate given the location downtown, with nearby 
transit and amenities; 
The height is supportable as the public benefits of the associated park are 
worthwhile; 
The steep topography has been reflected through the use of townhouses and 
stepping up to the tower; 
Support the generosity of rest places on the slope; 
Consider a parking allowance for the park amenity space; 
Continue working on the edge of the blank wall near the amenity space – its 
use may become more apparent with confirmation of the amenity space; 



The engagement of the park, the comprehensive approach to the landscape, 
and the meaningful play space is to be commended; 
The park’s intention is well described and will be integral to the public 
realm; 
The Panel encouraged staff to come up with comprehensive 
guidelines/polices for the use of the proposed public elevator; 
The use of the proposed screens on the edges of the park may break it off 
from the public realm and cause CPTED issues – increased permeability of 
the screens may help; 
In regards to the tenancy of the amenity area, an entrance off the street may 
be beneficial if a retail use is proposed; and, 
In terms of the package, proper resolution of the drawings is still needed
and it would be helpful to have a 3D model in these types of projects. 

The proponents thanked the Panel for the comments about the Spandrel affecting
the look of the building, and noted that in past projects, adjusting colours had the 
effect of making it look glazed and transparent so they may explore that option. 

MOVED and SECONDED 
THAT the New Westminster Design Panel request the applicant to resubmit with 
consideration of the comments.

CARRIED. 
Joey Stevens voted in opposition to the motion. 

Procedural Note: Sarah Siebel returned to the Panel. 

4.3 800 Boyd Street        DPQ00167 

Hardev Gill, summarized the staff report dated July 24, 2018, regarding the 
proposal for the construction of a new mini-storage building, including 
landscaping improvements and a new caretaker suite, at 800 Boyd Street, and 
noted that this is a resubmission from March 27, 2018. Mr. Gill asked the Panel to 
make comments on the application, taking into consideration the original 
questions posed and how the applicant had addressed the Panel’s initial comments.  

Karla Castellanos, KCC Architecture and Design Ltd., noted that the Panel’s 
comments had been taken into consideration, and the owner of the property had 
explored several options for the tower, however once everything had been taken 
into account, including the budget and intent of tower, they had returned to the 
original idea of the tower.  

Ms. Castellanos made the following comments: 

Mentioned the context of the site and explained that to the east of the site is 
a storage locker facility, which will block view of the building from the 
highway and from Boyd Street; 



Provided an illustration of the new building within the surroundings and 
showed a section of the property to illustrate the context and colour 
proposition; 
The client would like to make the new tower a focal point for the business, 
provide street presence and denote the location of the business in the area; 
The tower is intrinsic to the facility to keep the business operational; 
The storage containers to the left of property can often be piled five high 
directly adjacent to the proposal, which would take away from the tower’s 
hierarchy at street level; 
The project complies with current zoning and within the next few years it is 
predicted that more construction and height would come in the area; 
Regarding the colour scheme, the feature colours have not changed from 
the original presentation, however new colours have been incorporated; 
Regarding materiality, while the client would be interested in using wood 
and other “real materials”, these would be a challenge in terms of 
maintenance, so they have kept with metal cladding with the appearance of 
wood; and, 
No landscape plans have been included with this submission. 

In response to questions from the Panel, Ms. Castellanos provided the following 
information: 

The only changes made to the landscape plans are: 
o A change in tree species has been made; and, 
o A slope that coordinates the height of the parking with the street will

be created.

Discussion ensued and the Panel noted the following comments in relation to each 
of the Staff questions asked in the July 24, 2018 report: 

The application has not changed significantly enough to warrant support of 
the proposal; 
Appreciate the additional context provided, however the Panel’s comments 
have not been adequately addressed; 
The presence of the proposed tower on Boyd Street would be out of 
proportion and character for Boyd street; 
If the intention is for the tower to be noticeable, the proposed height is 
generous enough that the building would be visible from any location on 
the site; 
The proposed tower will be overly tall and larger than the neighbouring 
containers and shopping centre; 
The overall scale and massing of the tower is not appropriate given the roof
treatment and overall character of the building; 
While the proposed height is tall, it may reflect future development on 
Boyd Street; 
The decision to use a wood-like material on the building is still unclear;  



The view studies from the North included in the revised plans have 
alleviated the previous concerns;
In future, it would be useful to include the landscape plans to present an 
impression of the proposed streetscape; and, 
A sidewalk treatment would be helpful to provide for pedestrians crossing 
the street to the other side. 

The proponent made the following comments in response to the Panel: 

The landscape plans were received too late to be included in the package, 
and therefore the landscape architect did not attend; 
Stressed the client’s concern with Boyd street and the changing retail 
landscape (3 anchor stores of Queensborough Landing are moving away);
The bylaw supports the height, therefore it is permitted to build as high as 
proposed.  

MOVED and SECONDED 
THAT the New Westminster Design Panel request the applicant to resubmit their 
application with consideration of the comments.

CARRIED. 
Derek Newby and Sarah Siegel voted in opposition to the motion. 

4.4 647 Ewen Avenue        OCP00025 
           HER00668 

Hardev Gill, summarized the staff report dated July 24, 2018, regarding the 
proposal for a five townhouse unit at 647 Ewen Avenue. Two of the five 
townhouse units would be within the existing 1939 Slovak Hall, which is proposed 
to be retained and restored as part of this application. The remaining three 
townhouses would be within an addition to the rear of the Slovak Hall. Through 
the HRA, the Slovak Hall would also be protected with a Heritage Designation 
Bylaw.

Mr. Gill noted the questions that the Design Panel was asked to consider, and 
reviewed the following details of the proposal: 

Current zoning and requirements to change the OCP; 
Details of the requested variances; 
Compliance with the City’s Family-Friendly Housing policy; and, 
Details of parking and amenity space within the unit. 

In response to a question from the Panel, Mr. Gill noted that the proposed 
development would meet all floodplain requirements. 



Lambert Chow, Birmingham & Wood, provided a PowerPoint presentation 
covering the following information: 

Reviewed the history and present condition of the Slovak Hall, noting that 
it contains a false front façade; 
Site contest and neighbourhood; 
Proposed changes to be made to the Slovak Hall and initiatives to retain the 
heritage building and raise it to meet floodplain requirements; 
Materials to be used on both old and new buildings; 
Connection to be used to delineate between historic and new; 
Contemporary additions, such as monotone colours, which intend to allow
heritage conditions to stand out; 
Details of units, outdoor spaces and parking; and, 
Proposed berm to address the 7 foot grade change.  

In response to questions from the Panel, Mr. Chow provided the following 
information: 

The installation of a sidewalk on Wood Street would be addressed through 
the off-site works and service agreement, to be confirmed with the 
Engineering Department; 
The trees on the east perimeter would be removed, as the berm would likely 
not allow the trees to survive; 
The parking area noted at the east end is part of the property; 
View studies have not yet been conducted; 
Hedges are proposed as landscaping on the east edge of the property, which 
has been agreed to by the neighbour, as it would create a buffer and reduce 
overlook into their property; 
The floors indicated in the sections are at the floodplain level and are at the 
lowest level possible; 
No studies have been carried out yet on the north lane façade, but 
increasing the amount of glazing is being investigated; 
It is yet unknown whether the placement of the utilities (hydro and telecom) 
on the property would be revised; and, 
There is currently no landscape architect on this project, however there is 
an arborist. 

Discussion ensued and the Panel noted the following comments in relation to each 
of the Staff questions asked in the July 24, 2018 report: 

Question 1: Staff seeks input from the NWDP in regards to how this proposal 
addresses the streetscape along Wood Street and Ewen Avenue in regards to 
providing a safe and attractive development and connectivity between the public 
and private realm. 

The Wood Street streetscape provides an effective townhouse rhythm while 
respecting a heritage building;



Consider a revision to the number of steps required to reach the floodplain
level on Wood Street;
The Wood Street streetscape may be better resolved with increased
landscaping and berming to make a softer appearance;
The parapet of the upper level of the Wood Street elevation is above the
heritage line and could be lowered or a clear guardrail could be used; and,
Consider the amount of concrete that will be exposed at the berm and
perhaps implement additional landscape screening.

Question 2: Staff seeks input from the NWDP in regards to the overall scale and 
massing of the building. 

Overall, the Panel was supportive of the scale and massing, noting that it is
successful, thoughtful and delicate.

Question 3: Staff seeks input from the NWDP in regards to the interface with the 
adjacent lane way and existing residential developments to the north and east. 

The Panel was supportive of the interface with the neighbours, noting that
the building would fit in well;
The setbacks are respectful and the building would integrate well into the
neighbourhood;
Consider the addition of more windows or stepping on the lane elevation;
and,
Ensure there is adequate space allocation and an enclosure for garbage.

Question 4: Staff seeks input from the NWDP in regards to the selection of 
building materials and color scheme for the proposed development. 

The Panel was supportive of the building materials and proposed colours,
noting the following:

o The materials and colour choices are thoughtful and are in keeping
with the heritage feel of the building;

o The neutral colour scheme works well with the contemporary
expression of the new section of the building; and,

o Wood windows in the townhouses would be appropriate.

Question 5: Staff would like to obtain feedback on how the heritage component 
interacts with the newer contemporary designed units at the rear. 

The design expresses a well-considered juxtaposition of modern and
heritage elements;
The Panel had mixed opinions on the appearance of the proposed dormers
in the heritage building, however there was no opposition expressed;
The dormers could be more distinctive and reflective of the heritage
building, but do not need to be a feature;
The connection between the buildings is subtle and works well;



Maintenance and CPTED issues in the connection between the buildings
could be issues to manage;
Consider the introduction of some green stucco into the lower sections of
the townhouses in order to further emphasize the connection between the
buildings; and,
Further consider the existing entry of the heritage.

The Design Panel made other general comments about the project, as follows: 

In terms of the drawing package, a context plan and landscape grading plan
would have been useful additions;
Handrails on the stairs are missing from the drawings;
Appreciation was shown for the design of the project, with the following
comments:

o Simple and contemporary architecture;
o Split-level design is successful;
o A strong project with good juxtaposition;
o A nice addition to the hall;
o The design supports the variances requested;
o This project presents a unique opportunity to provide different

housing and maintain the restoration of the Hall;
o A modern intervention of a historic building;

In regards to landscape, the Panel made the following comments:
o Highly recommend the incorporation of a Landscape Architect’s

opinion;
o Consider the addition of a roof deck;
o Consider the fact that the proposed boxwood hedge at the east edge

of the property will not be more than six feet tall;
o Consider an increased landscaper buffer at the lane;
o The existing willow seems iconic and important to the feeling of the

building, and it may be an idea to look into its health in order to
retain it;

o Seating could be incorporated near the front willow tree as a
potential gathering place; and.

o Consider the retention of the neighbouring trees, as they would allow
for screening and may be retained, even with the berm.

The arborist on the project noted that the willow tree at the front is healthy, and 
the willow trees at the back are not very healthy, however the neighbours would 
like to retain them. 

MOVED and SECONDED 
THAT the New Westminster Design Panel support the project as presented, with 
consideration of comments from the panel. 

CARRIED. 
Chris Block voted in opposition to the motion. 



5.0 NEW BUSINESS 

There were no items. 

6.0 UNFINISHED BUSINESS

There were no items. 

7.0 CORRESPONDENCE 

There were no items. 

8.0 NEXT MEETING 

The next meeting of the New Westminster Design Panel will take place on 
Tuesday, August 28, 2018, in Council Chambers. 

9.0 ADJOURNMENT 

ON MOTION, the meeting was adjourned at 6:55 p.m.

Certified Correct,

Meredith Mitchell Heather Corbett 
Chair  Committee Clerk



City of New Westminster

R E P O R T
DEVELOPMENT SERVICES DEPARTMENT

To: Members of the New Westminster 
Design Panel 

Date: , 2018

From: Michael Watson, 
Planner 

File: HER00647

Subject: 810 Agnes Street – Rezoning and Special Development Permit for 
Proposed 29 Storey Residential High Rise  

RECOMMENDATION

THAT the New Westminster Design Panel review the design submission, as 
revised from the presentation to the New Westminster Design Panel on July 24, 
2018, and provide comments for applicant and staff consideration; 

THAT the New Westminster Design Panel provide a motion of support or non-
support for the proposed Rezoning and Development Permit applications. 

PURPOSE 

Applications have been submitted for Rezoning and Special Development Permit for the 
sites located at 821 and 815 Victoria Street and 810 Agnes Street which would allow the 
development of a 29 storey (89.7 metres) residential tower on the subject sites with a 
proposed Floor Space Ratio (FSR) of 7.2 and 222 residential units. 

The application also entails the design and construction of an adjacent park space at 824 
Agnes Street, which is currently used for a temporary off-leash dog area, and 312 square 
metres (3,350 square feet) of publically accessible indoor community space adjacent to 
the space proposed to be owned by the City.

This application was initially reviewed by the NWDP on July 24, 2018. 



The purpose of this report is to provide information to the NWDP in regards to the 
project design re-submission and to obtain comments in regarding to overall project and 
the design items raised in the Design Considerations section of this report. 

PROPOSAL

Project Description 

The application proposes 222 residential units, a density of 7.20 FSR and a height of 29 
storeys / 89.7 metres (294.3 feet). The proposal includes 25 three bedroom units (11%), 
many of which are townhouse units around the base of the tower, as well as 72 two 
bedroom units (32%) and meets the Family Friendly Housing Policy requirements.  

The proposal currently includes the provision of 270 underground parking spaces which 
would be accessed via a single entry off of Victoria Street (on the south side of the 
property). The proposed number of parking spaces exceeds Zoning Bylaw requirements
(266 spaces required).

The development is adjacent to the City-owned property at 824 Agnes Street which is 
intended to be developed as a park. The applicant has proposed, in exchange for 
additional density on this site, (1) funding a collaborative design process for a master 
plan for the adjacent park space (2) developing the park space in conjunction with the 
master plan; and (3) providing to the City the publically accessible community amenity 
space located on the development site adjacent to the park area. 

The proposal also includes approximately 582 square metres (6,300 square feet) of 
private indoor amenity spaces as well as private outdoor amenity spaces. Architectural 
and Landscape Plans are attached as Appendix C. 

Project Statistics: 

Policy / Requirement Proposed 
Site
Dimensions - Width: 60.35 metres (198 feet) 

Depth: 40.23 metres (132 feet) 
Site Area - 3,230 sq. metres (26,122 sq. ft.)

Residential
Units 2 / 3 Bedroom: 67 units 

(30%)
3 Bedroom: 23 units (10%) 

1 Bedroom: 125 units (56%) 
2 Bedroom: 72 units (33%) 
3 Bedroom: 25 units (11%) 

Total: 222 units 
Site Coverage 
(Tower) - 25% 



Floor Space 
Ratio 5.2 FSR 7.2 FSR 

Height 73.15 metres 
(240 feet) 

27 / 29 storeys 
89.7 metres (294.3 feet) 

Off-street
Parking* 

Resident Spaces: 256 
Visitor Spaces 23 
Total Spaces: 279
Less 5% SkyTrain 

Proximity Reduction: 13 
spaces

Total Required: 266 spaces 

270 spaces 

Bicycle
Parking 278 spaces 278 spaces 

Site Characteristics and Context 

The subject sites are located in the Downtown neighbourhood and are adjacent to Agnes, 
Victoria and Blackie Streets. The subject sites are located 75 metres (246 feet) from the 
New Westminster SkyTrain Station. The sites slope steeply from the high point at the 
north-east corner of the site (corner of Agnes and Blackie Streets) to the low point of the 
site at the south-west corner. The grade change is 13.81 metres (45.32 feet) from the high 
to low point. These sites are currently used for a variety of light industrial and service 
commercial type uses including automobile service and repair. 

To the north of the site are two residential high-rise towers which are 15 storeys and 49 
metres (160 feet) in height; to the west of the site is the City owned site (824 Agnes 
Street) which is currently occupied by a temporary off-leash dog area and three towers 
two of which are 16 storeys and one of which is 14 storeys and with an average height of 
47 metres (154 feet). To the west is Blackie Street which has a width of 10.06 metres (33 
feet). Across Blackie Street are several lots which are zoned and designated in the 
Downtown Community Plan for high density mixed use development.  

To the south of the site is Victoria Street, which has a dedicated width of 10.06 metres 
(33 feet). Victoria Street is designated as a laneway/narrow street in the Downtown 
Community Plan. Across Victoria Street to the south, is a development site addressed as 
813 Carnarvon Street. Applications for this site have been received which propose a 32 
storey residential building with a height of 92 metres (302 feet) as well as a nine storey 
residential building which would include non-market housing units. This proposal would 
have a total of 204 market residential units, 66 secured non-market residential units and a 
FSR of 8.53. 

Adjacent City Owned Site (824 Agnes Street) 



The site at 824 Agnes Street (also known as 825 Victoria Street) was formerly owned by 
the Chinese Benevolent Association (CBA). This site was the focal point of the Chinese 
community in New Westminster and was the location of the Chinese ‘Old Man’s Home’, 
built in 1905. The site and building served for generations as an informal civic centre for 
the Chinese community in New Westminster and was used as a school, a hospital, a 
residential care facility for the elderly, and was also the home of the CBA. 

In 1979, immediately prior to the CBA being disbanded, the site and the building were 
transferred as a gift to the City. Due to disrepair and vandalism, the building was 
subsequently demolished.  

In 2009, as part of a Downtown Nuisance Abatement Strategy, this site was converted 
into a temporary off leash dog area. 

As part of the Chinese Reconciliation Process, there was support for exploring a more 
appropriate and respectful use of the CBA site. A consultation and visioning exercise for 
this park space was undertaken with City advisory committees, associations representing 
the Chinese community, and the public. Based on the consultation, there was 
overwhelming support for a park which would commemorate Chinese history and 
contributions and provide a green space and refuge in the densely populated Downtown 
neighbourhood. A report was taken to Council regarding the visioning process on June 
13, 2016, which shared the results of the visioning process for the site. Council directed 
that a landscape architect be hired to work on park design and for staff to seek 
clarification on funding sources. 

The site has been included on a list of the top ten most endangered sites by the New 
Westminster Heritage Preservation Society and considered for Provincial recognition as 
Chinese Canadian Historic Place by Heritage BC.

Proximity to Transit 

Transit Facility Distance
Skytrain Station 
(New Westminster SkyTrain Station) 

75 metres (246 feet) 

Frequent Transit Network 75 metres (246 feet) 

The subject site is located 75 metres from the New Westminster SkyTrain Station. 

POLICY CONTEXT

Downtown Community Plan Land Use Designation 



Mixed Use High Density: The Downtown Community Plan notes the following details 
regarding the Mixed Use High Density Designation:  

mixed-use (commercial and/or residential) throughout Downtown, outside of 
Columbia Street Historic Mixed-Use; 
retail, office, service or residential uses; 
any combination of the above (can be one use or multiple uses) 
Commercial development is required only in areas identified in the Downtown 
Community Plan and only at street level. 

The form of the proposed development is generally consistent with the Mixed Use High 
Density Land Use Designation in the Downtown Community Plan. 

Development Permit Area

The site is within the #1 Downtown Development and Special Development Permit Area.  
The Development Permit Area seeks to support the Downtown’s Regional Town Centre 
designation in the Regional Growth Strategy. This Development Permit Area outlines 
objectives and guidelines for: 

The form and character of commercial, multifamily, institutional and intensive 
residential development. 
Protection of the natural environment, its ecosystems and biological diversity. 
Revitalization of an area in which a commercial use is permitted. 
Objectives to promote energy and water conservation and reduction of greenhouse gas 
emissions. 

A Special Development Permit (SDP) is required before doing any work which would 
result in development or alteration to the lands or exterior of buildings on the lands 
within this portion of the Downtown. SDPs function similar to a regular Development 
Permit, but under the New Westminster Redevelopment Act, the City was given special 
authority to regulate urban redevelopment within this area. SDPs can be issued by the 
Director of Development Services. 

Downtown Building and Public Realm Design Guidelines and Master Plan

The Downtown Building and Public Realm Design Guidelines and Master Plan provides 
guidance in achieving a high quality, cohesive Downtown that honours the historical and 
cultural context of New Westminster. This document serves as a toolkit to inform public 
realm improvements both on and off-site within the Downtown area.



The subject site is located within the Tower Precinct in the Downtown Building and 
Public Realm Design Guidelines. This area is described as follows within the guidelines: 

The Tower Precinct will continue to develop as a highly urbanized component of 
New Westminster’s Downtown with the SkyTrain Station at its core. Serving as a 
regional destination, it is anchored by existing and developing education and 
commercial destinations, including Douglas College, Plaza 88 and the retail mall at 
the foot of Royal Ave. It is anticipated that the area will accommodate a significant 
share of Downtown’s residential and commercial growth.

Zoning Bylaw

The subject properties are currently zoned Multiple Unit Residential Districts (High 
Density) (RM-6). This zoning district allows a base residential density of 2.5 FSR and a 
maximum height of 21.34 metres (70 feet).  

Density Bonus Phase 2

In 2014, Council adopted amendments to the Zoning Bylaw which implemented Density 
Bonus Phase 2, as well as the Density Bonus Phase 2 Policy, which covers high density 
development in Downtown. 

The subject sites are located in Downtown and are included within the Program and 
Policy based on their current Downtown Community Plan designation. The Policy would 
support a rezoning of this site to RM-6(DB) which would allow the subject sites a 
maximum residential FSR of 5.2 and a maximum height of 73.15 metres (240 feet) in 
exchange for bonus density amounts set out in the Zoning Bylaw. 

The proposed application exceeds the maximum height and FSR under this policy and 
proposes an FSR of 7.20 and a height of 89.7 metres (294 feet).  

Where an application exceeds the height and density anticipated, the policy allows 
Council discretion where unique and exceptional circumstances warrant additional 
density.

Family Friendly Housing Bylaw and Design Guidelines

The Family Friendly Housing Policy provides requirements for the mix of units with two 
and three bedrooms as well as guidelines that ensure units are usable by families. Market 
condominium developments are required to provide 10% three bedroom units and 30% 
two and three bedroom units. The proposal includes twenty-five (11%) three bedroom 
units and 97 (44%) two and three bedroom units. 



DESIGN CONSIDERATIONS 

The application was initially reviewed by the NWDP on July 24, 2018. The design 
rationale and the comments from the NWDP and the applicants responses are included in 
the applicant’s submission package attached as Appendix A. Staff would appreciate 
comments from the panel on design of proposed development as well as how the 
application has responded to the comments from the panel. Some items identified by staff 
for consideration by the panel are as follows: 

Revised Parking Entrance and Park Entrance Area 

The applicant has revised the parking entrance and accessible park entrance area on the 
south side of the site off of Victoria Street. The area now provides for a separate loading 
area on the west side of the vehicular travel lane for the parking entrance. The pedestrian 
entry way to the accessible entrance the park space is located on the west side of the 
vehicular travel lane for the parking entrance.  Staff consider these changes 
improvements to the area but think that there could be further improvements in regards to 
distinguishing he pedestrian area from the vehicular travel and area and that there are 
opportunities to have this space signal that it is an entrance to a public park area. s 

Comments from the Panel would be appreciated in regards to: 

how the pedestrian park access area can be distinguished  from the vehicular 
travel lane off of Victoria Street; and 
how the entry to the park can provide more visual cues to signal the area as an 
entrance way to a public park; 

Building Conclusion and Prominence of Mechanical Penthouse 

The mechanical penthouse, above the amenity roof level appears relatively prominent 
from the west and south elevations. The mechanical penthouse appears to be proposed to 
be clad with orange spandrel glass.  

The DCPDG call for consideration of the ‘building conclusion’ (the top several floors, 
roof and mechanical systems) to ensure that well tied into the overall building design. 
Simply attaching boxes on the top of buildings for encapsulating mechanical systems 
should be discouraged. 

Comments from the panel on the building conclusion and the integration of the 
mechanical penthouse into the building design would be appreciated.  

APPENDICIES ATTACHED TO THIS REPORT 



A Applicants Submission Package 
including Architectural / Landscape 
Drawings

Michael Watson, 
Planner 
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810 Agnes Street and 824 Agnes Street Coordinated Project Submissions

810 Agnes Street is a proposed residential development of 222 units including a 29 story tower.  The developer is Jago Development and the design team is lead by IBI, with Hapa Collaborative 
as Landcape Architects.

824 Agnes Street is the adjacent public park.  It is also being built by Jago Development in coordination with the 810 Agnes Street Project.  Jago Development, has retained a design consultant 
team, including landscape architect, Hapa Collaborative Landscape Architecture and Urban Design to work with City staff for full services from conceptual design to construction administration 
for the park The park consultation process has been and will continue to be highly collaborative and engaging, and will be led by City staff in both the Parks & Recreation and Development Ser-
vices Departments.  The park when built will be operated by the City of New Westminster.

A community amenity space which is directly connected to the Park has been included as part of the 810 Agnes Street Development.  

1.  810 Agnes Steet Development Architectural and Landscape Archtiectural Drawings Package

2.  824 Agnes Street Park Schematic Design Package
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REISSUE FOR DESIGN PANEL: 810 AGNES STREET, NEW WESTMINSTER BC

SEPTEMBER 2018

IBI Group, Hapa Collaborative and Jago Developments presented to the New Westminster 
Design Panel on July 24, 2018.  The Panel noted that the concept was strong, including 
nice subtleties and expression of the boxes.  They also appreciated the comprehensive 
approach to landscape – well described and integral to the public realm.  Overall, the Panel 
found the massing appropriate given its downtown location and proximity to transit and 
amenities.  

The following is our response to the NWDP concerns from the presentation.

Panel’s Comments on Key Aspects Needing Improvements or Further Clarification:

• Tower Design

Comment – The rooftop contains a strange conclusion of the parapet – currently 
shows a glass guard rail with black posts.  Encourage that if carried on, to make it 
continue on.  Another option would be to set back the guard rail at the top.

Response – We have set back the guard rail at the top.

Comment – Want to see 50/50.  Will spandrel achieve what we are looking for?

Response – Yes.  Vertical and horizontal glass spandrels have been added to the 
façade to achieve 50/50.  Additional insulation value can be achieved by back-spraying 
the spandrels. The original concept remains intact even with the addition of the glass 
spandrels.

Comment – Transition of concrete boxes and metal panel applied to corner.  
Consider creating a white metal panel edge to resolve the white concrete transition 
issue.

Response – We have successfully used a similar detail on a previous project. See detail 
and photo.

Comment – Look at changing the glass to bring out the concept of the stacked 
boxes to strengthen expression.

Response – We investigated this and found that changing the glass actually complicates 
the design due to different interior layouts that will not telegraph to the exterior in a 
consistent manner. We strive to keep thing simple as a rule for the design.  

Comment - Rooftop Ping-Pong table may not be usable and there could be an 
increase in veggie gardens.

Response – Agree. We have eliminated the Ping-Pong table and added more veggie 
gardens.

• Blackie Street

Comment – Empty bike workshop won’t help on Blackie. 

Response – It is foreseeable that the workshop does get used given the number of the 
residential units. The workshop will be outfitted with repair equipment that an average 
cyclist will not have access to.
The Entrance way to the bike workshop has increased in size to accommodate benches to 
help activate the space as well as provide a resting place along Blackie Street.

Response to July 24, 2018 NWDP Comments
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Comment – Tower doesn’t land.  Need to resolve how it meets the ground.

Response – Although this is not a traditional base, the “white boxes” dissolve and make 
their way into to the podium/ground levels to be consistent with the design concept.  As 
per suggestion, the white frames will be clad in metal panel on the ground levels to make 
the material more substantial.

Comment – Encourage further resolution of public realm.  No blank walls on street 
face.

Response – We have created a secondary path along the townhouse edge to break down 
the walls and terraced planter walls on the south side of the path to bring down the wall 
height.

• Victoria Street

Comment – Lobbies seem unresolved.  Entrances not marked but seem more 
resolved in the renderings.  Encourage more work to create more demarcation of 
entrances.
Comment – Design Guidelines require rain protection.  Working that into entrance 
lobbies might help create what City is looking for.

Response – Special attention has been paid to detailing the door frames at the entrances.  
A steel plate frame which also acts as a lower-scaled weather protection over the door has 
been provided.
This detail also helps to demarcate the residential entries.  

Comment – 8 ft wall is substantial.  Need a way to reduce it, especially with a railing 
up top.
Comment – Look at terraces and planters along townhouse unit edges.  It will create 
less of a hard high edge on Victoria.

Response – We have created a secondary path along the townhouse edge to break down 
the walls and terraced planter walls on the south side of the path to bring down the wall 
height.

Comment – Appreciate grade change along Victoria.  There seems to be a tall 
blank wall that could be of concern.  Recommendation to break the wall down with 
planting so no blank wall when on the street.

Response – see comments above. In this case, the highest point of the wall will be 
maximum of 3 feet.

Comment – Victoria Street townhouses should be facing the park, while amenities 

could face the blank wall.

Response – While we understand that the townhouses would be more valuable facing the 
park, we feel that townhouses along Victoria provides eyes on the street and CPTED.  

The park is conceptually an extension of the amenity space - a public and semi-public 
space – so we feel the amenity is more appropriate facing the park.  In the future, the City 
will work with the local organizations to provide different types of programming in the 
amenity space which will spread out to the park central space.

Comment – Victoria Street needs resolution.  Concern over loading near main entry.

Response – See the new proposal for the loading bay. In this way, there will be a relatively 
flat area for the loading bay and also a pathway for the townhouse residents to directly 
access the L2 amenity roof.

• Agnes Street

Comment – Lobbies seem unresolved.  

Response – see comments above regarding lobbies.

Comment – Screens on park appear to break off the park.

Response – The screen functions as the interpretive and interactive features for the park 
and it is perforated which will provide transparency to the space. 

Comment – The townhouse unit near park contains 5’ high wall.

Response – We have created a secondary path along the townhouse edge to break down 
the walls and terraced planter walls on the south side of the path to bring down the wall 
height. The highest point is 3’ in the revised plan.

Comment – Like fencing details across the park, but worried about enclosure and 
CPTED into park.  Feel that more permeability would help. 

Response - The screen/fence functions as the interpretive and interactive features for the 
park and it is perforated which will provide permeability to the space.
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Updated Elevations

Victoria Street Elevation Northwest Elevation
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Tower Design - Slab Edge Detail



8

REISSUE FOR DESIGN PANEL: 810 AGNES STREET, NEW WESTMINSTER BC

SEPTEMBER 2018

BLACK BRICK

GLASS CANOPY & METAL FRAME

Agnes Street Lobby Detail
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Blackie Street Details
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Victoria Street Details
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WALL SURFACES SF %
GLASS 60075 50%
SPANDREL 51718 43%
METAL PANEL 3928 3%
CONCRETE 4417 4%
TOTAL 120138

INSULATED ROOF 22,063
INSULATED SOFFITS

50-50 Solid to Glass
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Location: 
810 Agnes Street, New Westminster, BC

Legal Description:
Lot C, Block 23, New West District, Plan NWP2620 

Lot 9, Block 23, New West District, Plan NWP2620

Lot 11, Block 23, New West District, Plan NWP2620

Lot 12, Block 23, New West District, Plan NWP2620

Owner: 
Jago Development Inc

Rezoning:
from RM-6B to CD

Site Description:
Located at the South corner of Agnes Street and Blackie Street 

in New Westminster, BC. The site is currently occupied by two 

businesses: King’s Auto Body and Brodey’s Auto Detail & Svc. 

Applicable Guidelines:

New Westminster C4 Zoning Bylaw

This project proposes FSR of 7.2 and a tower height 
of approx. 285’. The project provides various benefits 
to the community. The footprint of the tower is small 
leaving a large percentage of the site open. The 
design includes indoor amenity space to be used 
by the community. The townhouses at grade help to 
animate the street. The location is close to a skytrain 
station providing easy access to transit routes for the 
residents. The project location also has convenient 
access to bike routes. 

Proposal Summary | Applicable Guidelines
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Project Information

This development at 810 Agnes Street proposes a 29 story, 285’ 

high tower with 222 residential units and an overall residential FSR of 

7.2.

Targeted Unit Mix: 41.89% 1br

   14.41% 1br+

   32.43% 2br

   11.26% 3br family

The tower sits on a partially-subterranean parking structure. This 

structure steps up with the slope of the site towards the tower and is 

filled with both parking and amenity spaces. 

Proposed Amenities:

 Residents 6900 SF

   meeting rooms/ lounge

   fitness centre

 Community 3500 SF

   Uses to be determined     

   (adjacent to park)

270 indoor parking spaces are proposed. Parking is spread out 

over five levels. There is one ramp entrance to the parking garage 

on level P1. 
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Rationale and Guidelines
Architectural Guidelines

Livable Density:
Manage building height, separation space, and massing to achieve maximum amount of direct natural 

daylight on the public realm.

Tower massing is pushed to one end in order to provide a greater amount of open space to the surrounding 

context. 

Street Relationship:
A strong street relationship between ground level uses and the street is created by: 

• placing the building in close proximity to or along the property line addressing the street; and by

• providing 2 public entrances to the building located on separate levels due to the sloping grade of the 

site, and avoiding blank walls at the lowest two levels of all buildings by introducing townhouses along the 

perimeter of the building.

Comfortable and Animated Public Realm:
A comfortable and animated public realm is created by:

• supporting continuity of the public realm design within limited building setbacks and by including both 

softscape and hardscape. 

Manage Parking, Loading, and Blank Sidewalls:
Parking is underground with an access point from a secondary street 

well integrated into the building design to minimize visual impact. 

Garbage area is within the parkade structure. 

Safety:
A greater sense of security is fostered by:

• a sense of openness and transparency created by moves such as widening the street used for 

underground parking by increasing the setback along Victoria Street;

• the building’s orientation towards all adjacent, public frontages;

• avoiding the installation of metal bars and security fences; and

• providing opportunities through design, for natural surveillance, creating eyes on the street. 

Character:
Utilize building materials and architectural elements that reinforce or celebrate the overall character of the 

precinct in which the building is located. 

Public Realm Guidelines

Neighbourhood Parks:
The site is adjacent to a new park. Design of the building will be sensitive towards the future park. 

Tower Precinct Architectural Guidelines

Number of Towers:
Tall buildings should be designed to reduce their impact on the streets and public spaces of the city. 

Generally, in the case of streets with shorter blocks, only one tower should be considered per block. 

In larger blocks, two towers may be appropriate. Where towers are arranged side by side, or in a 

checkerboard pattern, the minimum distance between towers is 27m. 27m separation will provide a 

comfortable separation distance between towers in terms of residential privacy and will improve natural 

light at street level. 

Refer to the Tower Study on page 17.

Sidewalk Animation:
A more pleasant and animated pedestrian path is created along Agnes Street as a result of the 

proposed building which includes townhouses along street level.

Building Entrances:
Building entrances are located at, or near, the property line, with a street address, and are visible and 

comfortable for visitor access. The design of the building includes two entrances. The primary entrance 

is located along Agnes Street and a secondary entrance along Victoria Street. 

The building includes townhouses with individual entrances and steps descending to grade.

Residential Privacy:
In addition to being set back from the property line, the residential spaces (townhouses) are not located 

directly at grade, steps must be climbed to access the townhouses along the street. 

Parking Garages:
The parking garage is located below grade. The entrance ramp is contained within the building and is 

positioned perpendicular to the access street, Victoria Street, a secondary street.  

Building Materials:
The building materials used for the project include concrete, glass, and coloured metal panels. 

Blank Sidewalls:
Blank sidewalls are avoided by including town houses along the lower levels of the tower. 

SITE

VICTORIA ST
AGNES ST

ST

ST

RNARVON ST
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Site Context
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COMMERCIAL

RESIDENTIAL

MIXED USE

INDUSTRIAL

ZONING

BICYCLE ROUTES

NEW WESTMINSTER SKYTRAIN STATION

T

BLACKIE ST

BEGBIE ST

EIGHTH ST

AGNES ST

VICTORIA ST

VICTORIA ST

CARNARVON ST

COLUMBIA ST

FRONT ST

QUAYSIDE DR

MOODY ST

ROYAL AVE

QUEBEC ST
AUCKLAND ST

QUEENS AVE

ONTARIO ST

MCINNES ST

10TH ST
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Aerial View
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Running Streetscape

C Looking from the southwest corner of the site

D Looking from the southeast corner of the site

A Looking from the corner of Blackie and Victoria 

B Looking from the corner or Blackie and Agnes

B

A

C

D

A B

C D
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Neighbourhood Buildings
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Views Study - Agnes Street

1
2

3
4

5
6

7
8

1
2 3

4

567
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Sustainability
The building will be designed to reduce 
its energy consumption. Complete energy 
modelling will be undertaken to identify 
areas where energy savings can be 
incorporated into the project design and to 
comply with applicable codes.
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Density Studies
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Statistics 

AREA PROVIDED
SITE AREA 26104 SFT 187949 SFT

FSR 7.2
187949 0 diff

GROSS # UNITS 1BD 1BD+ 2BD 3BD/ TH
AREA 41.89% 14.41% 32.43% 11.26%

29 6650 6 2 4
28 6650 6 2 4
27 6650 6 2 4
26 6650 6 2 4
25 6650 8 2 2 4
24 6650 8 2 2 4
23 6650 8 2 2 4
22 6650 8 2 2 4
21 6650 8 2 2 4
20 6650 8 2 2 4
19 6650 8 2 2 4
18 6650 8 2 2 4
17 6650 8 2 2 4
16 6650 8 2 2 4
15 6650 8 2 2 4
14 6650 9 6 1 2
13 6650 9 6 1 2
12 6650 9 6 1 2
11 6650 9 6 1 2
10 6650 9 6 1 2
9 6650 9 6 1 2
8 6650 9 6 1 2
7 6650 9 6 1 2
6 6650 9 6 1 2
5 6650 9 6 1 2
4 8270 7 7
3 7886 10 4 6
2 2203 0
1 3340 3 3

x

TOTAL 187949 222 93 32 72 25

PARKING AS PER SECTION 150.8.4 PARKING PROV
RATE REQ #

5% reduction ROUND UP L1 13
STUDIO/ 1BD 1.00 125.0 118.8 119 P1 36

2BD+ 1.35 131.0 124.4 124 P2 58
VISITORS 0.10 22.2 N/A 23 P3 65

P4 65
P5 34

266 271

BIKE REQUIREMENTS DISABLED PARKING = 10 STALLS

LONG TERM 1.25 278 *FOR HANDICAPPED PARKING, 3 SPACES FOR EVERY 70 PARKING SPACES PROVIDED; 
SHORT TERM 6 1 SPARKING SPACE FOR EVERY 30 PARKING SPACES AFTER 70 REGULAR SPACES

ARE PROVIDED

ELECTRIC VEHICLES = 26 STALLS
**10% OF VEHICLES REQUIRED TO BE EV STALLS

40.0'

40.0'

40.0'

40.0'

40.0'

40.0'

60.0'

60.0'

60.0'

60.0' 68
.0'

50
.0'

29
.3'

49
.4'

49.4'

48.0'

46.4'

45.3'

43.8'

40.8'

36.5'

PU
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 P
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K

13.3'
[4.1]

15
.8

'
[4

.8
]

6.0'
[1.8]

18
.5

'
[5

.6
]

10
.7

'
[3

.3
]

2.6'
[0.8]

HEIGHT DATUM NW corner NE corner SW corner SE corner AVERAGE
15.24m 20.73m 8.92m 15.04m 14.982m

BUILDING HEIGHT Top of elevator penthouse HEIGHT
104.68m 89.697m 294.3ft

SETBACKS PROVIDED SITE COVERAGE
NORTH 4.8m SITE AREA 26104sft
SOUTH 5.6m LARGEST PLATE SIZE 9642sft

EAST 0.8m 37%
WEST 1.8m

AMENITY  PROVIDED

PUBLIC AMENITY
P1 3366
L2 484

TOTAL 3850sft

PRIVATE AMENITY
L1 344
L2 2623
L3 1999

ROOF 2401
TOTAL 7367sft
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Tower Placement Study

NUMBER OF FLOORS

PROPERTY LINE

PROPOSED TOWER

FUTURE TOWER

PARK
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Design Rationale
AGNES ST

BLACKIE ST

VIC
TORIA ST

The site features dramatic slopes with the highest point found at the 
corner of Agnes Street and Blackie Street. The massing of the building 
follows the direction of the slopes. A series of cubes are stacked up 
towards the highest corner and form the tower. 

The location of the tower is strategic. It provides easier access to the 
underground parking levels while creating the opportunity for urban 
outdoor amenity space. 

As the building steps up, the roofs become a space where the interior 
resident amenity spaces could spill into the outdoors or simply more 
animated views from these spaces. 

The edges of the parking levels are lined with townhouses. These 
townhouses contribute to the activation of Agnes Street and Victoria 
Street. The townhouses are at different levels since they follow the existing 
grade the same as the rest of the building. 

1. The site has dramatic 
slopes, the highest end 
being at the corner of 
Agnes and Blackie.

2. Six levels of parking 
and amenities step up in 
the same direction as the 
natural slope of the site. 

3. The parking entrance 
is located off Victoria 
Street. 

4. The tower is placed 
on the northeast end of 
the site to maximize the 
amount of open space on 
the southwest end of the 
site.

4. Townhouses border the 
lower levels of the building. 

4. Public and resident 
amenities are included on 
select parking levels along 
the above ground edges.  

4. The building incorporates 
activated outdoor space, 
both accessible and 
inaccessible.
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Schematic Design Concept

L5-14 
 residential units

(9 unit plate)

P1 
 residential parking
 parking entry
 loading / garbage
 approx. 3500 sft public amenity
 access to adjacent park

L1 
 townhouse entries
 Victoria st. lobby
 residential parking

L2 
 public entry
 residential amenity
 townhouses (L2)
 bike storage
 bike workshop L15-25

 residential units
(8 unit plate)

L4 
 residential units
 townhouses (L2)

bbbbbllllliiiiiccc ammmmmmmmeeeeeeeenityyyy
paaarrrrrrrrrkkkkkkkkkkkkkk

L3  
 townhouse entries
 Agnes st. lobby
 residential amenity
 residential units

P2-5  
  residential parking 

residential - common

residential - units

residential - townhouse
elevator core

residential - amenity
public amenity

services

Roof  
 rooftop amenities

L26-29 
 residential units

(6 unit plate)
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w 
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Architectural Character
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5)
1)

3)

8)

6)

1) WINDOW WALL
 2) CURTAIN WALL

3) WHITE PAINTED CONCRETE
4) GREY PAINTED CONCRETE

5) METAL PANEL
 6) BLACK BRICK

7) BLACK METAL RAILS
8) WOOD DOORS

Materials

1) 3)

5)

6)
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Elevation from Future Park



31

REISSUE FOR DESIGN PANEL: 810 AGNES STREET, NEW WESTMINSTER BC

SEPTEMBER 2018

Shadow Study

MARCH 21, 12:00 MARCH 21, 10:00 MARCH 21, 14:00 

SEPTEMBER 21, 12:00 SEPTEMBER 21, 10:00 SEPTEMBER 21, 14:00 
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Benefits of Proposed Design Approach

At the onset of the design process the decision was made by the owner to address community needs for 

open space. 

Every effort has been made through planning, landscaping, and design strategies to use land more 

efficiently, minimize construction impact and improve site ecology. The result is a compact but tall building 

with a very small footprint resulting in a relatively low site coverage.

The key element of maintaining the open space will be community engagement applied to rehabilitation of 

the existing park and providing input regarding local needs. This will be done through a separate process.

An Urban Green Space for New Westminster / Community Amenities Considered

The project features urban outdoor amenity space located on the lower levels of the building. This outdoor 

amenity space is for both the residents and the surrounding community adding quality outdoor  space to 

Downtown New Westminster. 

The project also features approximately 3500 SQ FT of indoor amenity space to be used by the community. 

The use of this space is to be determined by the city. 

The intent of the design is to create an engaging public space, a popular destination, an oasis in the heart 

of Downtown. The design of the project will be sensitive towards the future park next to the property. Access 

to the park will be provided in the design of the building. 

Activation of Agnes Street

This project is located in the core pedestrian network of downtown New Westminster. The site fronts onto 

Agnes St, an important link that connects popular destinations in the city - Columbia Square Plaza to 

Douglas College, Columbia Street, and the River Market. Agnes and Victoria will also serve as an alternative 

corridor to connect both areas of the community which will improve and enhance the dynamic of future 

development of the prime City core. The proposed project rejuvenates Agnes St, making it a more pleasant 

and successful pedestrian path. 

The outdoor amenity space steps up with the building to follow the steep slope of Agnes St. The 

project also features townhouses with entrances along the street as a way to further activate Agnes 

Street. Unlike many of the sloped streets nearby the design avoids heavy build up walls which 

tower over the sidewalks, focusing rather on blending the new development with the natural slope 

configuration. 

 

Agnes and Victoria streets run east-west, following the contour lines. Due to being relatively less 

steep, the streets form a convenient pedestrian path and are a good prospect for a future bicycle 

lane, the natural route to take for people going between Columbia Square Plaza and Douglas 

College. There is a potential to include a bicycle and enhanced pedestrian path along Agnes St. or 

perhaps in the setback along Victoria St, which might be later extended and connected to the other 

sites in the City.
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L5-14 
• residential units
(9 unit plate)

P1 
• residential parking
• parking entry
• loading / garbage
• approx. 3500 sft public amenity
• access to adjacent park

L1 
• townhouse entries
• Victoria st. lobby
• residential parking

L2 
• public entry
• residential amenity
• townhouses (L2)
• bike storage
• bike workshop L15-25

• residential units
(8 unit plate)

L4 
• residential units
• townhouses (L2)
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L3  
• townhouse entries
• Agnes st. lobby
• residential amenity
• residential units

P2-5  
•  residential parking 

residential - common

residential - units

residential - townhouse
elevator core

residential - amenity
public amenity

services

Roof  
• rooftop amenities
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