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1002-1022 Auckland Street
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REZ00127
OCP00017
DPT00021
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Bingham Hill Architects
The project was reviewed by the New Westminster Design Panel on September 27, 2016.
The project was not supported at that time. The applicant has provided revised plans to
address the Panel’s comments.
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1102-1122 Salter Street

REZ00128
OCP00015
70
Bernard Decosse Architect Inc.

An application has been received to amend the Official Community Plan designation and
rezone the properties addressed as 1102, 1110, 1116 and 1122 Salter Street in order to
allow a the development of a 78 unit residential development, which would also provide
a 0.42 acre (0.17 hectare) dedication to the City for an extension of the Queensborough
Perimeter Trail. The purpose of this report is to provide information to the New
Westminster Design Panel for their consideration of the proposed development.
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NEW WESTMINSTER DESIGN PANEL
Tuesday, October 25, 2016 3:00 p.m.
Council Chamber
MINUTES
MEMBERS PRESENT:
Meredith Mitchell
Donald Andrew
Rodney Maas
David Roppel

- Chair, BC Society of Landscape Architects
- AIBC Representative
- Architectural Institute of BC
- Vice Chair, Development Industry Representative
(UDI)

REGRETS:
Maranatha Coulas
Robert Duke
Maria Fish

- Architectural Institute of BC
- AIBC Representative
- BC Society of Landscape Architects

GUESTS:
Mr. Hossein Amanat
Mr. Derik Giner

- Amanat Architect
- Amanat Architect

STAFF:
Carolyn Armanini
Rupinder Basi
Nick Hardy
Janet Zazubek
Lauren Blake

- Planning Analyst
- Senior Development Planner
- Planning Assistant
- Planning Analyst
- Committee Clerk

The meeting was called to order at 3:07 p.m.
1.0

ADDITIONS TO AGENDA

1.1

NWDP Housekeeping
Rupinder Basi, Senior Development Planner, and Nick Hardy, Planning Assistant,
provided an on-table PowerPoint presentation regarding housekeeping items.
With respect to the start time of meetings, the majority of Panel members
preferred to maintain the 3:00 p.m. start time. In addition, it was suggested that
the Panel’s membership could be expanded, or include alternative members in
order to assist with quorum.
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The Panel discussed the proposed New Westminster Design Panel Design Review
submission requirements, and noted the following suggestions:
 Any 11 x 17 packages received should be legible;
 Packages could include a list of items that should have been received as
part of the package;
 Item 3 could be clarified to indicate that projects requiring an Architectural
Institute of British Columbia (AIBC) member must require that an AIBC
member present the project to the Panel;
 Item 4 should read “Landscape plans, prepared by a BCSLA
representative”;
 Suite Street elevations for a block in both directions away from the
building could be provided;
 Item 6 could include the option of providing a rotatable 3-D image instead
of a scale model of the finished project; however, for larger projects,
Planners could recommend that the applicant provide a scale model; and,
 Missed drawings that were not provided as part of the package could be
provided on-table, if they are a reasonable size. The Panel should be
advised if on-table items are expected.
2.0

ADOPTION OF MINUTES

2.1

Adoption of the minutes of September 27, 2016
Procedural note: Item 2.1 was addressed prior to Item 1.1.
MOVED and SECONDED
THAT September 27, 2016 New Westminster Design Panel minutes be amended as
follows:
 To reflect that David Roppel exited the meeting following Item 4.3;
 That the spelling of Meredith Mitchell’s name be corrected on page 5; and,
THAT the minutes be adopted as amended.
CARRIED.
All members of the Panel present voted in favour of the motion.
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3.0

REPORTS AND INFORMATION

3.1

Proposed New Sign Bylaw
Janet Zazubek, Planning Analyst, summarized the report dated October 18, 2016
regarding a proposed new sign bylaw. Ms. Zazubek advised that staff and
applicants have identified that improvements are needed to the Sign Bylaw to
make the bylaw more user-friendly, including: reduce the number of sign
variances; encourage alternatives to sandwich board and banner signs; and address
third party signage. Staff has responded to feedback from stakeholders and advice
from a consultant with proposed changes that balance the needs of business and
the community. An updated Sign Bylaw has been prepared to meet these
objectives.
In response to questions from the Panel, Ms. Zazubek advised that engineering
plans are required for all signs, except for window decals. It was also noted that
realtor signs are included in the temporary signage category.
Discussion ensued, and the Panel noted the following suggestions:
 The Planning Department could provide a list of requirements for signs;
 Fabric hoarding signs could be permitted for development sites.
A
maintenance plan could be included as part of a written agreement;
 The size requirements for realtor signs could be reviewed, as the proposed
size seems too small;
 The permitted size for free standing signs could be larger;
 There could be separate size requirements for residential development
signs; and,
 Additional images could be included in the new bylaw to help applicants
better understand the bylaw.

4.0

DESIGN REVIEWS

4.1

628 and 638 Columbia Street

SDP00209
DVP00617

Carolyn Armanini, Planning Analyst, summarized the report dated October 18,
2016, regarding Special Development Permit and Development Variance Permit
applications that have been received to allow development of a temporary one
storey sales centre at 638 and 628 Columbia Street. The applicant proposes
developing a building to be used as a sales centre for the mixed use development
site to the south at 600-720 Quayside Drive (former Larco site). The Development
Doc#948449
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Variance Permit (DVP) would allow for the temporary building to be built across
the interior property lines of the two sites, and would include a condition for a
condition for a covenant to be registered on title for removal of the building after 4
years. Variances for reduced length of rain shelters and signage are also being
requested.
In response to questions from the Panel, Ms. Armanini provided the following
information:
 The glazing would be clear glass;
 Hardie panels would be used on the exterior, with as small of joints as
possible;
 Details regarding the handicapped parking have not yet been finalized; and,
 An eight foot fence would be implemented along Columbia Street, and the
fence may contain graphics.
Discussion ensued, and the Panel noted the following suggestions:





An additional door could be added, or the existing door could be relocated;
The proposed handicapped parking does not seem to be the best solution;
The overhang should assist with glare into other buildings;
Crime Prevention Through Environmental Design (CPTED) concerns were
expressed regarding the area underneath the hoarding. It was suggested that
hoarding could be implemented in panels, or with view holes so that security
may be able to see beneath. It was also suggested that a temporary motion
light could be implemented to indicate movement in the area; and,
 The planting along Front Street could be moved in to provide space for City
benches in the proposed “pop-up park”.

MOVED and SECONDED
THAT the Panel support the Special Development Permit and Development Variance
Permit regarding 628 and 638 Columbia Street.
CARRIED.
All members of the Panel present voted in favour of the motion.
5.0

NEW BUSINESS
There were no items.

6.0

UNFINISHED BUSINESS
There were no items.
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7.0

CORRESPONDENCE
There were no items.

8.0

NEXT MEETING

8.1

Tuesday November 22nd, 2016 in Council Chamber

9.0

ADJOURNMENT
ON MOTION, the meeting was adjourned at 4:06 p.m.

Certified Correct,

_________________________
Meredith Mitchell
Chair
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__________________________
Lauren Blake
Committee Clerk
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the New Westminster
Design Panel

Date: November 22, 2016

From:

Jim Hurst,
Development Planner

File:

Subject:

1002, 1012, 1016 and 1020 Auckland Street: Proposed Rezoning from
Light Industrial Mixed Use Districts to a Comprehensive Development
Zone

REZ00127

THAT this report be received for information.

PURPOSE
This project was reviewed by the New Westminster Design Panel on September 27, 2016.
The project was not supported at that time. The applicant has provided revised plans to
address the Panel’s comments. The purpose of this report is to provide information to the
New Westminster Design Panel for their consideration of the revised development plans.
REVISED PROPOSAL
The applicant has reduced the floor space in the development from 2.75 to 2.50. The
reduction in floor space means that an amendment to the Official Community Plan is no
longer required. The project now requires rezoning and a Development Permit.
The reduction in floor space also results in a decrease in the number of units in the
apartment building portion of the project from 80 units to 75 units. The project continues to
have 13 cityhomes units.
The project continues to have two distinct sections. The first is a six storey apartment
building with three levels of parking. The apartment building is positioned on the high
side of the site so that the front door to the apartment building is level with the sidewalk at
the mid-point of the Auckland Street frontage. On the low side of the site, fronting mostly
on Quebec Street are 13 cityhome units. These units back against and “cover” most of the
parking garage for the project.
Doc # 959669
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On the Auckland Street and Tenth Street sides the apartment building is four to six levels.
On the Quebec Street side the building is a three level townhouse with the six storey
apartment building stepped back behind the townhouses. The building presents as eight
levels toward the westerly property line. Thus, the building would have a height between
36 feet (11 metres) and 72 feet (22 metres) when viewed from the different streets.
The building being presented shows three access driveways, two from Quebec Street and
one on Auckland Street. The project has been reviewed by the City’s Engineering
Department and in order to preserve the efficiency of the parking all three driveways will
be allowed.
BACKGROUND
Property Owner:

Porte Development Corporation

Applicant:

Porte Development Corporation

Architect:

Bingham Hill Architects

Official Community Plan
Development Permit Area:

Comprehensive Development Permit Area #1 –
Lower Twelfth Street

Zoning:

Light Industrial Mixed Use Districts (M-5)

Proposed Zoning:

Comprehensive Development Dwelling Districts

Site Characteristics and Context
All sites in this area have steep slopes. The subject property has a 21 foot (6.4 metre) slope
on Tenth Street, a 34 foot (10.4 metre) slope on Auckland Street, a 41 foot (12.5 metre)
slope on Quebec Street and a 28 foot (8.5 metre) slope on the westerly property line. The
slope from the highest point at the corner of Tenth Street and Auckland Street to the lowest
point on the site on Quebec Street at the westerly property line is 61 feet (18.6 metres).
To the north is Kingdom Hall of Jehovah’s Witnesses and three house all zoned Single
Detached Dwelling Districts (RS-1) and a 14 storey multi-family residential building with
97 designated units in the Official Community Plan as part of the Brow of the Hill
Development Permit Area.
To the east is a 19 storey residential building with 108 units zoned Multiple Dwelling
Districts (High Rise) (RM-4) and a five storey residential building with 39 units zoned
Page 2
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Multiple Dwelling Districts (Low Rise) (RM-2). All properties to the east are designated
in the Official Community Plan as part of the Brow of the Hill Development Permit Area.
To the south and west are properties zoned Light Industrial Mixed Use Districts (M-5) and
developed with light industrial uses. All of the properties are designated in the Official
Community Plan as (RLT) – Residential – Lower Twelfth Street.
Project Statistics
Site Area:
FSR:
Gross Floor Area:
Site coverage:
Front Yard: Tenth Street
Side Yard: Auckland Street
Rear Yard: West

34, 755 square feet (3,230.7 square metres)
2.50
96,330 square feet (8,949.4 square metres)
57%
Cityhomes – 15 feet (4.6 metres)
Apartment Building – 20 feet (4.6 metres)
20.0 feet (6.1 metres)
Townhouses – 20 feet (6.1 metres)
Apartment Building – 25 feet (7.6 metres)

POLICY AND REGULATIONS
Official Community Plan Land Use Designation
The site is designated as (RLT) – Residential – Lower Twelfth Street in the Official
Community Plan. The Plan describes this designation as:
(RLT) Residential – Lower Twelfth Street: this area will contain low and medium
density multifamily residential units such as townhomes, stacked townhouses, low
rise and high rise buildings. 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 will also contain community amenities such as churches child care,
or community space. Small scale local commercial uses such as home based
businesses or live/work studios may be permitted.
The Lower Twelfth Street Plan identifies this site as part of the Auckland Mews character
area. That area is identified to allow a base density Floor Space Ratio of 1.5 with a
maximum Floor Space Ration of 2.5. The application conforms to the Official Community
Plan Land Use Designation of the site.
Official Community Plan Development Permit Area Designation
Page 3
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The site is designated as part of Comprehensive Development Permit Area #1 – Lower
Twelfth Street. The purpose of this Development Area is:
The Lower Twelfth Street area, identified as Development Permit Area #1 is
designated for a combination of service commercial and residential uses. The
Lower Twelfth Street Development Permit Area is intended to encourage a mix of
land uses. The existing industrial and service commercial land uses will be
encouraged and will be compatible with proposed residential and commercial land
uses also intended for the area. This Development Permit Area provides objectives
and guidelines for the form and character of service commercial and residential
development.
Zoning Bylaw
The site is zoned Industrial Mixed Use Districts (M-5). The purpose of the M-5 zone is to
allow light industrial and service oriented commercial uses which may or may otherwise
be inappropriate in a general commercial zone, but are suitable to be located adjacent to
residential uses. The proposed project requires rezoning.
Family Friendly Housing
The City’s Family Friendly Housing Policy requires that 50% of the units be two and three
bedroom units, with 10% of the units having three bedrooms. The proposed building
includes 40 two bedroom or two bedroom plus den plus apartments, 8 three bedroom
apartments and 13 city homes. Thus two and three bedroom units comprise 72% of the
total units with three bedroom units comprising 24 % of the total units.
Sustainability Report Card
A Sustainability Report Card shows the application to be generally supportive of the City’s
sustainable objectives.
DESIGN CONSIDERATIONS
The New Westminster Design Panel considered the project at their meeting on September
27, 2016 and passed the following motion:
Discussion ensued, and the Panel provided the following comments:

Page 4
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 It was suggested that the building could be imposing on the landscape,
particularly on the west side of the building;
 Additional setbacks could be considered on Quebec Street;
 Developers could consider working with the City to provide adequate space
for both the boulevard and a sidewalk on Quebec Street. It was further
suggested that the City swale extend onto Auckland Street if possible;
 The entryways for townhomes compliment the streetscape, and offer a strong
base for the building;
 Additional consideration was suggested regarding the vertical elements of
the development, particularly along the long elevations;
 Utilizing a variety of different materials could be considered to properly
address the massing of the building;
 While the glazing on the development captures the industrial feel of the area,
it was suggested that the base and the top of the development could benefit
from a more harmonious approach;
 It was suggested that stepping be considered along the western slope of the
development and at the far end of the north elevation;
 The elevation of the development could be broken up to provide a better
sense of order for the building;
 The amenity space for the building could be reconsidered to better
accommodate children;
 Artificial turf could be implemented in the amenity space, and on the upper
landscaped area;
 Concerns were expressed regarding the location of the proposed amenity
areas as it could result in noise issues with the adjacent units;
 Community gardens in the amenity spaces on the east and west sides of the
building work well for the development;
 Utilizing retaining walls and bioswales could be an adequate way to address
potential issues with drainage; and,
 In order for the applicants to acquire the additional floor space ratio (FSR)
requested, further consideration of the project could be required.
MOVED and SECONDED
THAT the Panel does not support the application for 1002, 1012, 1016 and 1020
Auckland Street subject to the comments provided.
CARRIED.
David Roppel voted in opposition of this motion.
Development Services Staff would appreciate comments on the following:
Page 5
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1. Have the comments from the September consideration of the project by the Panel
been addressed in the current submission?
2. The building has a high number of units suitable for families and also has a high site
coverage at 57%. Given the site coverage, does the private outdoor and common
outdoor areas proposed make the site suitable for families and children.
3. Are the main entrance of the building on Auckland Street and the entrances
townhouses on Quebec Street the identified appropriately?
4. The current design shows a blank wall on the lower left corner of east elevation.
This wall could become a target for graffetti and does not seem to fit with the
architecture of the building. Staff would appreciate comments on the treatment of
this wall.
5. Staff would appreciate comments on how the proposed project conforms to the
Development Permit Area Designation.

James Hurst,
Development Planner
APPENDICIES ATTACHED TO THIS REPORT
1 Location Map
2 Official Community Plan Development
Permit Area Designation
3 Project Plans
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APPENDIX # 1
LOCATION MAP
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APPENDIX # 2

DEVELOPMENT PERMIT AREA DESIGNATION
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COMPREHENSIVE DEVELOPMENT
Intent
There are two Development Permit Areas in this section. An area designated as a
Comprehensive Development Permit area is intended as a study area with some existing
land uses intended to change over time. Development in the Comprehensive Development
Permit areas will require analyses aimed at evaluating the interrelationships of land uses.
Due to the different intentions of each Comprehensive Development Permit Area, each
area contains its own set of objectives and guidelines.

COMPREHENSIVE DEVELOPMENT PERMIT AREAS
#1 Lower Twelfth Street
The Lower Twelfth Street area, identified as Development Permit Area #1 is designated for
a combination of service commercial and residential uses. The Lower Twelfth Street
Development Permit Area is intended to encourage a mix of land uses. The existing
industrial and service commercial land uses will be encouraged and will be compatible
with proposed residential and commercial land uses also intended for the area. This
Development Permit Area provides objectives and guidelines for the form and character of
service commercial and residential development.
Objectives
The objectives of this designation are:
• Create a compact, complete neighbourhood where residents can live, work, shop
and play.
• Encourage the provision of a variety of housing units to provide more housing
choices.
• Consider new residential uses that are compatible with existing uses (e.g., lofts or
live/work studios).
• Ensure architectural designs complement the neighbourhood context.
• Encourage the adaptive reuse of the Gas Works building as a community asset and
use the structure as a basis for a viewing area and neighbourhood activities
.
• Link the area to the surrounding community with a reduced emphasis on the
automobile (greenways, bike routes, transit and facilities).
• Design buildings to maintain or enhance the view corridors of the Fraser River.
Doc # 959669
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Guidelines
Development permits issued in this area shall be in accordance with the following
guidelines:
• Ensure that development provides for a mix of residential and commercial uses
that are organized in such a manner to provide for view corridors of the river, public
open space, a public pedestrian and vehicular circulation system that relates to the
existing patterns of New Westminster.
• All streets shall have street trees and landscaping, and shall consider traffic c
calming measures, sidewalks, pedestrian road crossing, street furniture, public art,
pedestrian lighting, and historic theme and materials in street design.
• Form, orientation, and view corridors shall respect surrounding buildings to
minimize visual intrusion.
• Area themes shall be inspired by heritage reference with a contemporary response
where appropriate (using architectural elements from the Gas Works building).
• Review building design, lighting and signage in relation to Crime Through
Environmental Design guidelines.
• Building should be sited to provide “eyes on the street” for crime prevention as
well as a buffer (e.g., acoustic, visual) to the traffic c corridor, for the surrounding
neighbourhood.
• Residential and commercial uses along the street shall have a building setback
after the first two to three floors.
• Building top should be complete with a distinguished feature or cornice line that
screens mechanical structures and other elements from view.
• Green roofs such as roof gardens and parkettes are encouraged.
• Employ technical approaches to sound insulation in building construction in this
area (e.g., near high traffic streets or intersections).

Page 11
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APPENDIX # 3

Project Plans
See Design Package
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the New Westminster
Design Panel

Date: November 22, 2016

From:

Jim Hurst,
Development Planner

File:

Subject:

1102, 1110, 1116 and 1122 Salter Street: Official Community Plan
Amendment and Rezoning from Queensborough Residential Dwelling
Districts (RQ -1) to a Mixed Residential Zone

OCP00015

THAT this report be received for information.

PURPOSE
An application has been received to amend the Official Community Plan designation and
rezone the properties addressed as 1102, 1110, 1116 and 1122 Salter Street in order to
allow a the development of a 78 unit residential development, which would also provide a
0.42 acre (0.17 hectare) dedication to the City for an extension of the Queensborough
Perimeter Trail. The purpose of this report is to provide information to the New
Westminster Design Panel for their consideration of the proposed development.
PROPOSAL
The applicant proposes to construct 9 duplex dwellings (18 units), 14 row houses, 10
compact lot houses and 36 townhouses for a total of 78 residential units. Secondary suites
would not be allowed in any of the proposed units, and a covenant would be registered to
this effect. The applicant would dedicate the land on the foreshore outside of the dyke to
the City for an extension of the Queensborough Perimeter Trail.
BACKGROUND
Site Characteristics and Context
The site is currently surrounded on all sides by sites that are zoned for and developed with
single detached residential dwellings. The size of the lots ranges from 6,417 square feet
(596 square metres) to 20,801 square feet (1,932 square metres). Under the current
Doc # 960494
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Queensborough Neighbourhood Residential Dwelling Districts (RQ-1) zoning the larger
lots could be subdivided into lots with areas between 4,000 and 6,000 square feet (371.6 to
557.4 square metres).
The Official Community Plan vision for the area is for a compact lot single detached
residential neighbourhood. That would allow rezoning to allow a development similar to
the 10 compact lots that are proposed in this application.
The site is located in the Queensborough neighbourhood and is being constructed within
the Fraser River flood plain. The project will need to comply with the requirements of the
Natural Hazard Development Permit Area – Flood Hazard. The main design requirement
of the Development Permit Area is to require that all habitable space be constructed above
an elevation of 11.5 feet geodetic. The ground floor of any building below that elevation
can only be used for the parking of automobiles (42 square metres/452 square feet) and
access to the residential unit (11 square metres/118.4 square feet). No storage is allowed
within the flood plain.
The development site is adjacent to a dyke. A covenant will be registered on the title of the
properties fronting South Dyke Road requiring a 25 foot (7.62 metre) setback from the
front property line, creating a dyke reserve. This reserve remains private property, but no
structures can be constructed within the reserve. The purpose of the dyke reserve is to
allow maintenance of the dyke should it be required, and to allow the dyke to be raised in
the future if necessary.
Project Statistics
The site area and the dedications proposed for park and road are shown in the following
table:
Total Site Area:
Dedication for the
Extension of the
Queensborough Perimeter
Trail
Site Area Dedicated for
Road and Lane
Net Site Area After
Dedications

5.08 acres (2.06 hectares)
100%
18,297 sq. ft. (1,699.9 sq. m.) 8.3 %
0.42 acres ( 0.17 hectares)
23,123 sq. ft. (2,148.2 sq. m.) 10.4 %
0.53 acres (0.22 hectares)
4.23 acres (1.71 hectares)
81.3 %

The project statistics for the net site after dedications is shown in the following table:
Page 2
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Housing
Type

Zone

Compact
RT-2D
Lot House
Row
RT-2E
House
Fee Simple
CD
Duplex
Townhouse RT - 3A
Total

Lot Area

Units

0.81 acres
(0.33 ha)
0.65 acres
(0.28 ha.)
0.80 acres
(0.32 ha)
1.97 acres
(0.80 ha.)
3.63 acres
(1.48 ha)

10
14
18
36

Density
Units per
acre/hectare
14 – 16 u.p.a.
(35 – 40 u.p.h.)
30 u.p.a.
(74.1 u.p.h)
30 u.p.a.
(74.1 u.p.h.)
18.2 u.p.a.
(45.1 u.p.h.)

78

Floor
Space
Ratio
0.8
0.8
0.95
0.72
Average
0.79

POLICY AND REGULATIONS
Queensborough Community Plan Considerations
The existing (RLC) Residential – Compact Lot land use designation of this site allows
the 10 units of compact lot dwellings that face South Dyke Road so that portion of the
project could proceed directly to rezoning as the proposed use satisfies the current
designation.
The portion of the site proposed in this application for Row Houses, Duplex Dwellings and
Townhouses would require a change in the designation in the Queensborough Community
Plan from the existing (RLC) Residential – Compact Lot to (RM) Residential –
Medium Density. The Queensborough Community Plan defines this designation as:
(RM) Residential – Medium Density – this area will include medium density
multi-family residential uses such as rowhouses, townhouses, and low-rises.
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.
The site is designated as part of Residential Development Permit Area #2 – Compact Lot.
The purpose of this designation:
… is to provide an opportunity for an innovative ground oriented housing type. This
Development Permit Area encourages best practices for promoting water and
energy conservation and reducing greenhouse gas emissions. It also establishes
Page 3
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guidelines for the form and character of intensive residential development. Building
siting must contribute to a pedestrian scale neighbourhood character.
All of the housing proposed in the Official Community Plan Land Use Designation
amendment application is family oriented, ground oriented housing that is at a density
similar to the compact lot housing identified in the current land use designation. The
application provides a variety of housing forms and tenure. The duplex, compact lot and
rowhouses are fee simple ownership while the townhouses will be strata ownership.
Therefore the existing Development Permit Area designation will be retained and used to
evaluate the proposed design of this application.
The compact lot designation was put in place as it is desired to raise the grade of all sites
adjacent to the dyke. The grade of the road and property will match or be below the
properties to the west. The proposal to construct townhomes and duplex dwellings on the
north half of the site is appropriate as that portion of the site will not change elevation
significantly and these two forms of housing place the parking under the dwelling to
elevate the residential floor space above the flood plain requirement. On the south half of
the site will be the rowhouses and compact lot dwellings that are better housing forms for
the filled portion of the site as they place parking at grade to the rear of their lot and the
residential floor space is constructed near grade.
The site is also designated as part of Natural Hazards Development Permit Area #1 –
Flood Hazard. The purpose of this development permit area is to provide:
Guidelines for this development permit area are intended to minimize the potential
for loss of life and property damage in the event of flooding of the Fraser River,
while allowing for the continued use of industrial lands to provide employment and
the continued renewal and development of an historic New Westminster
neighbourhood.
The residential buildings proposed in this application satisfy the requirements of Natural
Hazards Development Permit Area #1 – Flood Hazard.
The full designation for both Development Permit areas is attached in Appendix #2.
Parkland Dedication for Perimeter Trail
The application includes a significant dedication for park that is 18,297 sq. ft. (1,699.9 sq.
m.). This represents 8.3% of the gross site area. The foreshore of Annacis Channel has
been identified as an important public resource. This project, in addition to other off site
Page 4
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works, would complete South Dyke Road to full urban standards and complete this section
of the perimeter trail. The ultimate design of the park area will be undertaken by the City in
the future. The property has many restrictions due to the location adjacent to the Fraser
River; therefore it is likely the park will be a passive green space.
Urban Design & Open Space
The project is designed so that houses front on all streets with vehicular access at the rear
of the lot. This permits a front façade for the house that is free of garage doors and a front
yard that is fully landscaped. This also allows the sidewalks to be pedestrian friendly on
Salter Street, Jardine Street and South Dyke Road as they are free of driveway crossings.
All of the rowhouse, compact lot and duplex units have spacious yards. The townhouse
units have private yards with a common open space/playground area. A new road that
would be dedicated as part of this development has a section that is proposed to be
developed as an open space area.
DESIGN CONSIDERATIONS
Development Services Staff would appreciate comments on the following:
1. Does the project provide enough architectural variation between the four housing
types?
2. Do the buildings address the major streets in a suitable way?
3. Does the proposed project conform to the Development Permit Area Designation?

James Hurst,
Development Planner
APPENDICIES ATTACHED TO THIS REPORT
1 Location Map
2 Official Community Plan Development
Permit Area Designation
3 Project Plans
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#1 FLOOD HAZARD
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RESIDENTIAL DEVELOPMENT PERMIT AREA
# 2 COMPACT LOT
#2 Compact Lot
The Compact Lot intensive residential area, identified as Development Permit Area #2 [see
Map B], is designated in order to provide an opportunity for an innovative ground oriented
housing type. 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 intensive residential development.
DESIGN GUIDELINES
SITING
Building siting must contribute to a pedestrian scale neighbourhood character.
Consider the following:
• Orient residential units to front all streets and/or city trails and greenways immediately
adjacent to or within the development.
• For all corner lots and/or corner units, locate and design buildings to address all
frontages, including public and internal streets, and/or city trails or greenways.
Building siting must respect the existing neighbourhood and site context. Consider the
following:
• Consider existing buildings and outdoor spaces when siting new buildings, including the
location of windows and entrances, overlook of outdoor space, impacts to air circulation
and light penetration, etc.
• Site buildings to retain and enhance heritage assets by incorporating them into the
development of the site, wherever possible, including buildings, engineering works and/or
cultural landscapes, as well as significant landscape features (e.g. mature vegetation and
trees, distinctive landforms).
• Design new buildings in proximity to heritage assets to be compatible with their
historical context without literally imitating older building styles. In these cases, new
buildings should provide an original interpretation of the traditional building style (i.e.
draw inspiration from fundamental design characteristics) while continuing to reinforce
traditional development patterns and rhythms.
CHARACTER
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All buildings and developments must be designed to have a high quality, cohesive
appearance that enhances the overall quality of the community.
Consider the following:
• Use an architectural approach (i.e. massing, facade treatment, detailing, materials and
colour choice) which is harmonious with the riverfront community context.
• Create a cohesive streetscape. Use a similar alignment of windowsills, building and roof
lines, cornices, and floor-to-floor spacing along the street block.
• Design all principal and accessory buildings within a development and/ or all elements of
an individual building, to the same architectural style. Provide enough variety (e.g. through
massing, architectural detail) to avoid a monotonous appearance when the development is
viewed as a whole and to reinforce individual building identity.
• Select project names that evoke Queensborough’s riverfront community context and/or
the legacy of its historically prominent citizens.
Consider providing public art to help enrich outdoor spaces and provide
pedestrian scale landmarks. Use art that highlights Queensborough’s sense of
place and is unique to each location.
HERITAGE
Each development must follow the Standards and Guidelines for the Conservation of
Historic Places in Canada for all physical work to heritage assets.
Reuse historic industrial and agricultural artefacts on redevelopment sites (e.g.
as public art).
FACADES
The facades of all building walls that face public or internal streets, drive aisles,
pedestrian pathways, parks or open space must provide visual interest. Use architectural
elements (e.g. fenestration, vertical and/or horizontal design elements, secondary roof
elements) and/or material or colour change.
MASSING
Building massing must contribute to a pedestrian scale neighbourhood character. Consider
the following:
Page 12
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• Use horizontal architectural elements to define floor-to-floor transitions, roofs and
cornice lines.
• Design the roof to minimize the overall building mass, incorporating articulation and
variations in roof planes (e.g. dormers, gables, crenelated parapets) to break up roof mass
and reduce building scale.
• Reinforce the pedestrian scale massing by designing all buildings to have a heavier
“base” and lighter “top” that are visibly differentiated by use of material (e.g. masonry on
the base and wood siding on the top) and details (e.g. cornice treatments at the top).
Building massing must maximize natural light and ventilation. Consider the following:
• Organize the interior space of residential dwellings and/or units such that, wherever
possible, a majority of primary living spaces (e.g. living room, family room, kitchen) have
exterior walls with windows on two sides
.
• Ensure all primary secondary living spaces (e.g. bedroom, den, office) have at least one
exterior wall with a window.
• Use stack vents and light wells to provide additional light and ventilation to primary and
secondary living spaces.
• Take microclimate into consideration.
ENTRANCES
Primary pedestrian entrances into buildings must be integrated into the design
of the building, yet be clearly expressed. Consider the following:
• Articulate massing to identify building entrances (e.g. tall voids, central
mass, recessed entry).
• Frame with a secondary roof element (e.g. porch) to identify building
entrances and protect from weather.
Building entrances must be located and designed to have a strong relationship
with the street. Consider the following:
• Make entries, including front porches, visible from, oriented toward and
directly connected (via a short pathway and/or stairs) to the street onto
Page 13
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which the building fronts.
WINDOWS
Windows must contribute to an interesting, pedestrian scale environment. Consider the
following:
• Use windows which are of clear glass (e.g. not tinted, reflective or opaque).
• Use windows which are rectangular or square in proportion, except for accent windows
which may have a unique shape.
• Use stack vents and light wells to provide additional light and ventilation to primary and
secondary living spaces.
• Take microclimate into consideration when locating and sizing windows.
Use strategies to facilitate passive heating in cooler months and reduce unwanted heat gain
in summer months. Consider the following. Consider the following:
• Ensure a solar heat gain coefficient of 50% or better for south facing windows to
maximize solar gain during winter.
• Use exterior shading devices (e.g. awnings, canopies, overhangs, light shelves, louvers)
which provide shade from the high summer sun, but provide solar access to the low winter
sun. Use these devices particularly on south facing windows.
• Provide operable windows in each residential dwelling and/or unit. Locate operable
windows to take advantage of Queensborough’s prevailing easterly winds (i.e. winds from
the east to the west) to provide cross ventilation.
SAFETY
Each development must provide a Crime Prevention Through Environmental
Design (CPTED) report outlining the use of CPTED strategies in the design of
developments and buildings, including open space.
PARKING & ACCESS
All garages must be at the rear of the lot and accessed from a lane.
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New development must not result in an increase in the number of rail line crossings which
would result in an increase in train whistles. Remove or consolidate existing driveways,
wherever possible, to reduce the need for trains to whistle.
MATERIALS & COLOURS
All principal and accessory buildings within a development must use a cohesive palette of
materials and colours that is consistently applied and contributes to the overall quality of
the community. Consider the following:
• Use a natural palette of wood, stone or brick and muted paint colour tones (e.g. Benjamin
Moore’s Historical Vancouver True Colours).
• Consistently apply materials to all sides of a building (i.e. do not emphasize the principal
facade with lesser treatment on the other facades).
• Change building materials and/or colours at interior or “reverse” corners of a building,
not at exterior corners or at changes in a facade plane.
• Use an accent colour which is harmonious with the main colours of the materials and
colours palette to unify the overall palette and to highlight architectural details (e.g. eaves,
window and door trim, railings).
• Use matte finishes or finishes with a low level of reflectivity. Reflective materials (e.g.
mirrored glass, polished stone) should be avoided.
Each development must use building and hardscape materials that are durable and
appropriate to their use, the local climate, and the urban environment. Consider the
following:
• Use high quality building materials (e.g. wood, stone, brick, or acceptable alternative)
rather than materials that are visibly simulated (e.g. vinyl siding) or are inappropriate for
an urban area (e.g. untreated or roughsawn wood).
ACCESSIBILITY
Endeavour to make all pathways and building entrances, public and semipublic spaces, and
special features and amenities of a site accessible by people of varying ability. Consider
the following:
• Build sidewalks and pathways a minimum 1.8 metres (5.9 feet) wide with non-skid,
uniform walking surfaces.
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• Where steps or high thresholds (e.g. related to FCL requirements) create a barrier,
provide an alternative route that is easily accessible to everyone.
• Locate site furnishings (e.g. lighting, bollards, signage, guardrails, seating) where they
will not impede easy passage for those using a mobility device (e.g. wheelchair, scooter) or
people who are visually impaired
• Locate parking for those with ability challenges close to accessible building entrances.
• Use light fixtures that emit white light (i.e. not orange light) in all outdoor areas. White
light facilitates better visibility.
TREES & PLANTING
Each development must use the BC Society of Landscape Architects’ and BC Landscape
and Nursery Association’s “BC Landscape Standard Guidelines (Latest Edition)” in
specifying, selection, site preparation, installation and maintenance of all trees and other
plant materials.
Each development must integrate trees, including shade trees. Consider the following:
• Retain existing mature trees wherever possible. Where tree removal is unavoidable,
replace with a number, species and size of trees that creates equal value.
• Plant new trees in all private yards and along pathways.
• Locate deciduous trees on the south and west side of buildings to provide shade and
minimize unwanted heat gain during summer and provide solar access and passive solar
gain during winter.
Tree species and other plant materials must be of high quality, suited to their purpose and
contribute to the overall quality of the community:
• Choose species that are successful in the urban environment, easy to maintain, are noninvasive and suited to Queensborough’s high water table. Selected tree species should also
have less aggressive rooting habits.
Develop and/or enhance areas of understorey vegetation using diverse, multistorey
planting which will support habitat for smaller wildlife, songbirds and important
pollinators such as bees, butterflies and dragonflies.
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NATURAL HAZARD DEVELOPMENT PERMIT AREA
#1 FLOOD HAZARD
The Flood Hazard Development Permit Area is identified as Development Permit Area #1
[see Map E]. Queensborough is located at the upstream end of Lulu Island in the floodplain
of the Fraser River. Development in this area of the City is protected by perimeter dykes
maintained by the City, which are continuous with dykes in the City of Richmond farther
downstream. However, new buildings and structures in Queensborough should be
constructed at an elevation that is sufficient to minimize the potential for loss of life and
property damage in the event of dyke failure, or an extreme flood event that tops the
perimeter dykes. The minimum construction levels, which are based on current knowledge
of flood patterns, are 3.53 metres above Geodetic Survey of Canada (GSC) datum for Area
A shown on the following map (flood construction level A), generally downstream from
Derwent Way on the south side of Queensborough and Wood Street on the north side, and
4.20 metres above GSC datum (flood construction level B) for Area B upstream of
Derwent Way and Wood Street. Placement of imported fill to achieve these construction
levels could produce local settlement problems and undesirable diversion of flood water,
so a combination of fill and structural support may be required.
EXEMPTIONS
The following are exempted from the requirement for a development permit:
• Subdivision of land (buildings constructed on subdivided lots must still comply when
applicable).
• Alteration of land not involving the construction or alteration of a building or structure.
• Buildings and structures on land in an agricultural zoning district, other than residential
buildings
.
• Buildings and structures for park and open space recreational uses.
• Construction and alteration of buildings authorized by a heritage alteration permit,
including building additions.
• Detached accessory buildings and structures such as garages, tool sheds and greenhouses
that are not used for human habitation.
• Residential building additions that would increase the habitable floor area of the building
by less than 25% of the floor area that existed on February 3, 2014, unless the building has
been increased in floor area since that date without a development permit and the aggregate
additional floor area exceeds 25% of the floor area that existed on that date.
• Building alterations that do not increase the floor area of the building.
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87

City of New Westminster
November 22, 2016

In addition, buildings and structures for industrial uses on parcels that are not adjacent to a
dyke are exempt from the requirement for a development permit. However, owners are
encouraged to construct industrial buildings used for business or the storage of goods and
located in Area A at or above flood construction level A, and industrial buildings used for
such purposes and located in Area B at or above flood construction level B.
FLOOD CONSTRUCTION LEVEL
Buildings and structures for residential and institutional uses in Area A should be
constructed so that the lower surface of the floor system of the lowest storey containing
habitable space is at or above flood construction level A.
Buildings and structures for residential and institutional uses in Area B should be
constructed so that the lower surface of the floor system of the lowest storey containing
habitable space is at or above flood construction level B.
Buildings and structures for industrial uses on parcels adjacent to dykes in Area A should
be constructed so that the lower surface of the floor system of the lowest storey used for
business or the storage of goods that could be damaged by flood is at or above flood
construction level A.
Buildings and structures for industrial uses on parcels adjacent to dykes in Area B should
be constructed so that the lower surface of the floor system of the lowest storey used for
business or the storage of goods that could be damaged by flood is at or above flood
construction level B.
If natural grade of a residential parcel is below the desired flood construction level,
imported fill should not be used to raise the grade above 1.5 metres above GSC datum or
150 millimeters above the centre of the road abutting the property, whichever is higher.
In the case of floors comprised of concrete slabs, the upper surface of the concrete slab
should be at or above the applicable flood construction level.
NON-HABITABLE SPACE
The following building areas are not considered habitable space for the purpose of these
Guidelines:
• Underground parking garages, provided that signs are posted and maintained at points of
entry indicating that the parking area is subject to flooding of the Fraser River.
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• Attached and enclosed garage not exceeding 42 square metres (452.08 square feet) in
floor area per dwelling unit. For the purpose of this calculation a secondary suite is not
considered a unit.
• Manoeuvring aisles used to access compliant off-street parking spaces.
• Attached carports.
• Enclosed entrance foyers up to 11 square metres (118.40 square feet) in floor area per
dwelling unit in the building.
• Elevator shafts, provided that operation of the elevators below the applicable flood
construction level is not possible during flood events.
• Enclosed building areas with floor to ceiling heights of less than 1.52 metres (5 feet)
measured to the underside of the floor system above.
• Porches.
• Undercrofts enclosed only by wood lattice or similar screening.
No area below the required elevation shall be used for the installation of fixed equipment
susceptible to damage by floodwaters, with the exception of furnaces and hot water
heaters.
Garbage and recycling carts may be permitted in the non-habitable space below
the required elevation.
Bicycle parking may be permitted in the non-habitable space below the required elevation.
Site alteration and building construction should be planned and executed so as to minimize
abrupt transitions from the elevations of adjacent sites and buildings and the diversion of
flood waters to adjacent sites.
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DESIGN RATIONAL

~

1102, 1110, 1116 & 1122 Salter Street
New Westminster, BC

SITE DESCRIPTION
The proposed development site is located within the Western Residential Neighbourhood of the
Queensborough Community along the shores of the Fraser River. The site enjoys river views to the
south and distant mountain views to the north and east.
The civic and commercial community,
centered on Ewen Street, is within walking distance as is the Howe Street corridor which is the primary
access from Highway 91A to Queensborough and the link to the business and entertainment center
north of Highway 91A. The properties front on the Fraser River and as such have direct access to the
Queensborough Perimeter Trail.

The site consists of 4 properties 1102, 1110, 1116, and 1122 Salter Street. The four properties are
bounded by an existing single family development to the west, Salter Street to the North, Jardine Street
to the east and the Fraser River to the south. The lots are bisected by South Dyke Road to the south
dividing each property into two distinct parcels within each single lot (Image 4). Currently the lots are
vacant but for an abandoned structure that straddles the South Dyke Road Right of way on the
waterfront parcels of Lots 1 and 2. Lots sizes range from +/- 55,200 sf to 55,500 sf and the gross site
area of the four lots combined is 5.08 acres (2.06 hectares). Currently the properties are zoned RQ-1
Single Detached, as are the neighbouring sites. The Queensborough Community Plan contemplates
(RCL) Residential – Compact Lot Zoning.
The lot area north of South Dyke Road is presently covered in preload. The properties have no
significant native trees or landscaping of any description other than what exists along the foreshore
parcels. Three Class C (no fish habitat) watercourses are identified within Policy 4.2: Protect and
enhance the ecological function of freshwater wetlands and watercourses of the Queensborough
Community Plan. The existing ditches are located along the west property line and along the north and
east property line adjacent Salter and Jardine Streets respectively. The foreshore is red coded within
Policy 4.3: Protect and enhance the ecological integrity of the Fraser River foreshore of the
Queensborough Community Plan and as such is subject to significant development restrictions.

Image 1:

View of foreshore south

Image 2:

North and east mountain view

The properties are within the flood plain of the Fraser River. The primary defence for the
Queensborough community is the perimeter dyke around Lulu Island which abuts the subject properties.
All new developments in this area must comply with Flood Construction Level (FCL) regulations. The
high water table and the minimum elevation of habitable space are determining factors in the
relationship of the proposed development to street level and the surrounding neighbourhood. The
minimum habitable floor level is 3.53 m. The geotechnical review recommends maximum yard grades
for new developments on these properties, ranging from 2.0 to 3.0 m elevation along the western
property line and South Dyke Road to 1.5 m adjacent Jardine and Salter Streets. The challenge is to
produce a design solution that satisfies the FCL and geotechnical requirements in an aesthetic manner
that respects the existing neighbourhood and establishes a strong relationship to the street.
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garages of the duplexes facing Jardine Street and to the eastern most townhouse units. The
southernmost lane provides access to the parking for the rowhouses and single family homes fronting on
the new Road A dedication and South Dyke road respectively. The north half of the 20 m road dedication
will be completed and the homes will be setback 7.5 m from the new property line or to the northern
extent of the Dyke Right of Way, whichever is greater. The foreshore parcels of the existing 4 lots are
to be dedicated to the City of New Westminster, facilitating the completion of that section of the
Perimeter Trail, ensuring this section of the foreshore is protected from all further development.

Image 3:

South Dyke Road Street Edge

PROJECT DESCRIPTION
The proposed development strategy would see the construction of 78 housing units of which 36 would
be strata two and three bedroom townhouses, 14 fee simple two and three bedroom row houses, 18 fee
simple 3 bedroom duplex units and 10 fee simple small lot single family homes. This strategy will
require an amendment to the OCP from RCL Residential – Compact Lot for the townhouse, duplex and
row house sites to RM – Medium Density, which would permit row houses, townhouses and duplexes.
The development will require the following re-zoning:
•
•
•
•

Duplexes – from Single Detached RQ-1 to CD based on the RT-2E with revisions to the building
height and setbacks;
Townhouses – from Single Detached RQ-1 to Queensborough Townhouse Districts (RT-3A);
Row houses – from Single Detached RQ-1 to Row Houses Districts (RT-2E)
Single Family – from Single Family Detached RQ-1 to Single Detached Dwelling Districts (compact
Lots) (RT-2D)

The existing properties are to be consolidated and subdivided to accommodate the new proposed
development lots and roadways. A road dedication running parallel with Salter Street, ‘Road A’, will
provide the necessary frontage for the 14 row houses. In addition there will be three new lane
dedications. The northern lane will parallel Salter Street and provide access to the parking garages of
the fee simple duplexes fronting on Salter Street. The north-south lane provides access to the parking

Image 4:

Proposed zoning and road ways

The following table provides a summary of the proposed new zonings, their respective site areas and
allowable density. The foreshore, road and lane dedications represent 28.7% of the 5.08 acres gross lot
area of the 4 lots.
Housing Type
Duplex
Townhouse
Row House
Single Family
Lane Dedications
Road Dedications
Foreshore Dedication
Total Site Area

Table 1:

Proposed Zoning
CD based on RT-2E
RT-3A
RT-2E
RT-2D

Lot Area
0.80 ac (0.32 ha)
1.36 ac (0.55 ha)
0.65 ac (0.26 ha)
0.81 ac (0.33 ha)
0.41 ac (0.17 ha)
0.62 ac (0.25 ha)
0.42 ac (0.17 ha)
5.08 ac (2.05 ha)

Max. Density
30 Units per acre
.90 FSR
30 Units per acre
35% of Lot Area

Proposed lot area, site area and density allowed
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The Queensborough Community Vision
This proposed Official Community Plan Amendment and Rezoning is consistent with the ‘Goals for
Achieving the Queensborough Community Vision’.
1. Queensborough is a connected, equitable, inclusive and safe community.
• The site is located within walking distance of Ewen Street, the civic and commercial spine
of the Queensborough Neighborhood and Howe Street which is the connection thru to
the entertainment and business district north of Highway 91A;
• The dedication of the foreshore parcels allows the Perimeter Trail to be further extended
providing more connectivity along the riverfront for the community at large;
• The development will employ Crime Prevention Through Environmental Design (CPTED)
principles such as the inclusion of open spaces and play areas that encourage
neighbourliness, primary living spaces located to provide ‘eyes on the street’ surveillance,
resident ‘ownership’ of the public area in front of their unit, courtyard patios, benches
and landscape that clearly defines private and public space and community gardening
within the townhouse courtyard;

2. Queensborough has diverse and adaptive economic uses that respond to regional, city-wide and
local community needs.
• The increased number of residents will improve the viability of local small business along Ewen
Street, increase demand for more local commercial services and build upon regional service,
business and entertainment areas to the north of Highway 91A;
3. Queensborough has reduced community energy use and the related impacts on climate change.
• The project is located near existing public transportation and is within walking distance to
existing commercial, business and entertainment areas;
• These new homes will be constructed to meet current energy standards of the British Columbia
Building Code and local municipal standards. Building and landscape design will incorporate
sustainable principles;
• Recycling will contribute to waste reduction;
4. Queensborough protects and enhances natural systems that are ecologically sensitive and
important, and/ or provide scenic beauty and enhance community character.
• The foreshore dedication will provide for the completion of that portion of the Perimeter Trail,
providing enhanced local and regional interaction with the Fraser River. The river’s edge will be
protected and enhanced in perpetuity;
• Presently the site is completely covered in preload. Once the property has been developed there
will be a significant addition to the urban forest and to the general landscape character for both
the residents and larger community to enjoy;
• Salter Street, Jardine Street and South Dyke Road will be significantly improved for the benefit of
the entire community;
• All new construction will be completed to the energy standards demanded by the current British
Columbia Building Code and by the local municipal government standards. Building design will
incorporate sun shading, natural ventilation;
5. Queensborough effectively protects against and manages incidents of flooding.
• The proposed development will respects and enhance the dyke management and all buildings
along South Dyke Road are set back of the dyke right of way;
• All new construction will be completed in strict accordance with the Flood Construction Level
(FCL) regulation and in an aesthetic manner in keeping with the character described within the
Queensborough Official Community Plan;

Image 5: View of Townhouse courtyard

6. Queensborough respects community heritage assets.
• The river’s edge represents the most significant aspect to the property and is to be dedicated to
the city as part of this development;
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7. Queensborough has a diverse housing stock that meets the needs of the community.
• Intensifies and diversifies the housing development with this single family neighbourhood.
There are four distinct housing types, fee simple duplex, townhouses, fee simple row houses and
single family homes. The increased variety of housing types will provide attractive options for
families, empty nesters and individuals seeking new homes in the neighbourhood;
• Provides more single family compact lot housing south of Salter Street;
8. Queensborough’s comprehensive system of parks, open spaces and recreational facilities serve the
diverse needs of the community.
• The foreshore dedication will provide for the completion of that portion of the Perimeter Trail,
providing enhanced local and regional interaction with the Fraser River. The river’s edge will be
protected and enhanced in perpetuity;
• The provision of new landscape open spaces within the townhouse development will provide
areas for communal gardening, social interaction between neighbours and play areas for
families;

Image 6:

Image 7:
•

Townhouse Children’s Play Area

landscape street edges will further enhance the neighbourhood and create a more aesthetically
pleasing and healthy environment consistent with the intentions expressed within the OCP for
Queensborough;

Townhouse Courtyard

Image 8: Road ‘A’ Street edge adjacent Row Houses
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•
•

9. Queensborough as safe, comfortable and convenient routes for the movement of people and goods
to and within the community.
• The proximity to existing shops, services and public transportation together with the
improvement of adjacent roadways and the Perimeter Trail are going to significantly improve the
movement of people and goods. The incorporation of CPTED within the building and landscape
design will improve safety within the community;

Light Pollution:
• Landscape lighting will be downcast lighting but for up-lighting at feature trees to mitigate light
pollution.

10. Queensborough has servicing that efficiently and effectively meets the community’s servicing
needs in a sustainable manner.
• A storm water management system will be designed to ensure that the needs of this new
development are met in a sustainable manner that is compatible with the larger community;

Water Efficient Landscaping:
• Combination of native and hardy plants to be used to reduce water usage for irrigation. High
efficiency sprinkler system with low flow heads and low trajectory spray and rain sensors will be
used.

ARCHITECTURAL CHARACTER

Water Use Reduction:
• CSA approved low consumption fixtures will be used in suites, including water efficient front
loading washers, dual flush toilets and low flow showers.

The Architectural character of the development will be in accordance with the intent of the
Queensborough Official Community Plan.
Building Design will:
• Respect the pedestrian scale and character of the neighborhood. Entries to individual units will
be accessible from the street and in the case of the townhouses, from public walkways and
courtyards. Landscape design will assist in defining the boundaries between public and private
spaces;

• Create a cohesive design that enhances the character and quality of the existing neighborhood,
thru massing, fenestration patterns, material selections, detailing and colour.

SUSTAINABILITY
The proposed development will increase density within an existing neighbourhood and provide a greater
variety of housing types for existing and new residents. The development is adjacent existing city
greenways, benefits from existing transportation systems and is within walking distance to
neighborhood commercial outlets.
The green building strategy for this project includes the following:
Heat Island Effect:
• most of the open space is landscaped with plants and trees to provide summer shade;
• parking is provided within parking garages;

hard surfaces to be finished in light colours;
light coloured roofing to be used;

Energy Efficiency:
• Passive solar shading from large overhangs on the upper floors;
• Operable windows throughout for natural ventilation and cooling in the summer months, no
mechanical air conditioning will be provided;
• Landscape shading at grade and within courtyards;
• High ceilings and large windows in suites and common areas to increase day lighting deep into
the building, reducing need for artificial lighting;
• windows will be double glazed with low-E coating to minimize heat loss and heat gain;
• Energy efficient lighting options will be considered throughout the project;
• Energy Star appliances will be installed.
Storage and Recyclables:
• Curbside pickup of waste and recycling, residents to participate in the city wide recycling
program.
Durable Building:
• Selection of quality cladding materials such as cementitious siding, cedar sidewall shingles and a
durable laminated asphalt shingle roofing combined with rain screen construction and large
overhangs will protect and extend the life of the building.
Low-Emitting Materials:
• Low VOC paints, sealants and carpets will be used throughout the project.
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Thermal Comfort:
• Individual units will have individual room control for heating;

CRIME PREVENTION THROUGH ENVIRONMENTAL DESIGN (CPTED)
Community Facilities to Encourage Neighbourliness
• Courtyard patios, benches, and open lawn play areas;
• Landscaped courtyard with walkways;
• Adjacent community riverside parkway system with pathways linking the larger neighbourhood.
Architectural Planning
• Primary living spaces facing streets and courtyards, providing “eyes on the street” surveillance
and resident ‘ownership’ of the public area in front of their unit;
• Private patios for individual homes and landscape screening which signal a clear separation
between public and private zones.
Lighting
• Lighting sources will be a combination of incandescent and compact fluorescent / LED, public
area lighting will be switched by photocell;
• The main courtyard pedestrian entries will be lit by lights in the arbour & trellis;
• Ground level patios will have a light controlled by the resident;
• Motions activated lighting at individual parking garages;
• Courtyard walkways will be lit by bollard lights and tree up-lights, in addition to adjacent balcony
and patio lighting;
• Unit entries will be lit with recessed lighting at underside of entry roofs.
Fencing
• Fencing will be provided along the west property line with with a landscape buffer.
Signage
• Way finding signage will be provided at entries to courtyard and public walkway along west
property line.
• Signage indicating visitor parking for townhouse to be provided.

Landscaping
• Shrubs next to building entries and patios will be kept to a height of 2 ft. to 3 ft. to improve
visibility and reduce concealment opportunities;
• In conjunction with low garden walls, shrubs will be used to define private patios and outdoor
spaces;
• Low shrubs will be used adjacent to the main level as barriers to discourage approaching
residential windows;
• Courtyard trees will be deciduous to afford views across the courtyard under the tree canopy,
use of conifers with branches extending to the ground will be kept to a minimum and located in
highly visible areas only and in areas which act as a visual buffer for the adjacent development.

CONCLUSION
This OCP revision and re-zoning will continue the high standard of development established within the
Queensborough community over recent years. The increased density will afford a greater variety of
housing choices for first time buyers, young families and empty nesters alike.
The development is
within walking distance to the primary commercial, business and entertainment areas of the community.
The increased density will result in an expansion of the public transportation, commercial, business and
entertainment services as demand increases.
The dedication of the foreshore parcels of the subject properties is perhaps the greatest benefit of the
development to the larger community, permitting the extension of the Perimeter Trail and ensuring that
the natural habitat of the Fraser River shoreline is protected and enhanced. The new landscape of the
new development represents a significant increase in the urban forest. The scale and character of the
development will be in keeping with that of existing residential developments within the immediate and
larger neighbourhoods. The street edge and open space provided will benefit the residents and the
public at large, enhancing this very livable community. The scale of this development is in keeping with
recent developments in Queensborough. It is a responsible development alternative to what in to the
small lot development identified within the Queensborough Official Community Plan and is consistant
with the sustainable goals of the City of New Westiminster.
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