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&LW\ RI 1HZ :HVWPLQ\DWHK

,PDJH 4XHHQVERURXJK &RPPXQLWWBRQ®Q IR Q GV & H6 SHVALII®D 6 W

LEGEND

Quseraboragh Compeehensie Development

7KH 6SHFLDO 6WXG\ $UHD LV GHK(ZEKQGSDPWQWKH ®W Bl QOFR
'XQFDQ 6WUHHW DQG )XUQHVV &MEH HNSHIMG VKRB ZQ, Q @DF

30DWIRUP 3URSHUWLHYV 3B\ HRPUHRQ W QW\W Kl HAGK HQSALR
WKH &LW\ RZQHG ODQG LQ WIKHJ B SKIPL DD 6 R/ OE\T $ULIIDG X
RZQHG E\ WKH 6FKRRO 'LVWUVFK\D V7R GG RSW L B Q DRA PO U
IRXU KHFWDUHYV DFUHV R P BN 6 SW R HEPOWEWM XG D ($ WHH\

SHTXLUHG 0ODVWHU 30DQQLQJ SURFHVYV

7KH 4XHHQVERURXJK &RPPXQLWO 3r0O® QH BGRBWHG E\ &R
GHVLJQDWHV D KHFWDUHH 6SHFLDHOV 6\WRGW $BEDRDW
4XHHQVERURXJK &RPSUHKHQVL YV HHEH U REPHQMR Q7 KILH/T
PDVWHU SODQ SURFHVV 7KLR GURPMIW L RKQL B KWK WRKGHY F
LQWHQGHG WR LGHQWLI\ WKMHDWERONVSDQBWH IDD\YPB GM M
WKDW ZLOO EH DPHQGHG LQWRWN SO DROH H®QY E RIWRW KK &
VFKHGXOH WR WKH 2IILFLDO &RRPX QHMXBOB @®Q22&3 VK

7KH FUHDWLRQ RI D PDVWHULSODHLG HDM OR SR MQ\R QDS
WKDW LV W\SLFDOO\ QRW UH T, X\ UM GD RJ HPTR\L W HPHHYQHVD RFSE
GHYHORSPHQW RI WKH 4XHHQVERGR RKHIQ V& RPSWLHIQHDQWH. &
EHFDXVH HQVXULQJ WKH FRP\&QH[JBRBGWH[W R GXWOWHH |
WKH DUHD HJ ODQG XVH GHFEBYNMWDRGVV KWELLFQ GIH \OL
DGGUHVVHG UHTXLUHV D KL JKKDQOZKDHD [RM WQSLHD\OWDD Q
2&3 DPHQGPHQW 7KH PDVWH U LSITFIDX @R UN AR/WHYIS®I I & HZ €
UHOHYDQW &LW\ VWDII 3URSHTMH KX DRV W KRH LW K& N VS L
HQVXUH WKDW WKH SURSRVIE 200U EHOIN@& DEHH AR VLV
PHHW WKH LQWHQW RI WKH 4&3

$JHQGD ,WHP
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$V WKH ODUJHVW ODQG KRD @KW RBDDWHRUSPOID\Q | BB RG HW
DPHQGPHQW LQ FORVH FR O OKERIKDW KR QP DMWKH & LS/D\D\DW!
UHTXLUHG IRU WKH ODQG GH V UMHN/G YAX HHHYHMERIRXQ Y
KDV EHHQ H[SDQGHG WR LQF®\XDUYHWKH €& DM L WHL &S HFW B
SFRPPXQLW\ KXE~ IRU HDVWHUQ WRHEHD $PRQRXIK IRQGDQ
&LW\ GRHV QRW LQWHQG W RWIKPP@V H RWKW KHD Q6 PO\ I GaHHL
LV ZLOOLQJ WR FRQVLGHU LLQPRIXIFGHI QOIY DR G LWHKHR @L
ODLQ 6WUHHW 'HYHORSPHQW 3 HBRWAL GKHG WSR R XISGRQYV
LQWHQW

7KH 2&3 DPHQGPHQW ZLOO FK DI HR WKKHGHYRSEDWLRY
4XHHQVERURXJK &RPSUHKHQVLYHEHLY®D REPHWWG WDRVW
RZQHG E\ 30DWIRUP 7KH RZQWUN VR IGW K HJ®DMYHGEY ¥ XFHR
&RPSUHKHQVLYH '"HYHORSPHQW3ODRLIFRU P UBIUGIRIO R RQEH
LQ WKH PDVWHU SODQQLQJ 8B RFQWSAR Y @AK BDUW \ DD @) RACKH
FRPPXQLW\TV LOQWHQWLRQV MRKIHWIKKHH IDQWDR DR/ XR K V&R P@
DUH UHIOHFWHG WKURXJKR X\WWLIQH $OR WHWY SODRD LQ W

30DWIRUP VXEPLWWHG DQ 2&30DFHQGPKLFK DOHVYRLE DWQ
PDVWHU SODQQLQJ SURFHVV ZDY -XQHV HQW H GDWJRH &R X QY
RXWOLQHG WKH SODQQLQJ SUMDFNISQ HV R R UNW K H PHDIV @M
&RPPXQLW\ 30DQ DQG FRQVXOMMDMW DR® 53U RBFIIRVOWOREZ WK
SUHVHQWHG WR &RXQFLO RQ @RNQWPBHRIQ WKH \RB VXSG
28&3 DPHQGPHQW SURFHVV DQG UM KM LSWHHE0 WRIURXJIK | AR B
FRPPLWWHH FRQVXOWDWLRQ WKDW RFFXUUHG RYHU WK

$GGLWLRQDO VLWH FRQWHI[WR QQPR UFRPMWWLIRYY GHY HIO[R S Mt
VLWH FRQVWUDLQWY SROLEHBRQWRQOV HRDLHR OALEQ FIR
SUR[LPLW\ WR WUDQVLW VHUNRBN XD®® \WLRXQP PDUY\ LRIF S|
%

352326%/

2Q )HEUXDU\ WKH DSSOLF BQY\W WXKEPQWWRG W KH VA
ZKLFK LV LQFOXGHG LQ $SSHQGW[ RR QXM VWVLR R D6 \& DR/
FRQFHSW RYHUYLHZ RI FRPPXQEMHOFRQEZNKOWDWH R QMRK
SURSRVHG ODVWHU 30DQ FRQFWSMW HDQGX L' & HHQ R SIR/H ML
SURSRVHG 7KH ODVWHU 30DHUFRIQFHG VR ISG R WG KOVED R’
SRWHQWLDO EXLOG SDWWHUDQQSXERDE VMOE WXY® JBE
VHH ,PDJH DQG $SSHQGL[ & SUWRBFXHDRW WFRO 3 IGHFR U S ROk
SURSRVHG GHYHORSPHQW L QFRRP RWKUHF HPIOV W QEX VWV LGB
FRQWH[W ZKLOH FUHDWLQJ B QAMILON\HDRIGQ HQ WK ERGKXIKLRR]
FRPXQLW\ JDWKHULQJ DQG DPHPHMWASDRIG D) U WKWK H U
GHWDLO ZLOO EH DGGHG DV WKH SURFHVV PRYHV IRUZL

$JHQGD ,WHP
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,PDJH ODVWHU 30DQ &RQFHSW

Master Concept Plan

[(* (1
s 8 S5HVLGHQRVZLDHOQVLW\ 5/
m=m S5HVYLGHQ@WGREP 'HQVLW\ 50

] 4AXHHQVERURXJK ODLQ 6WUHHW 06

7TKH $SSOLFDQWYIV SUHOLPLQ@DUVLWBQ® K¥XGHRQWHKBEWRE

*UHHQZTKH ODVWHU 30DQ HQYLVLR QW DERGV KX QFKIHQ 6 W
BWUHHW EHFRPLQJ D OLQHD G RHHEGEH VEDE B @ LUNRKK B HC
VSDFH KDV WKH RSSRUWXQL\WL IWRDEW HEHADXRQP RQ
ULSDULDQ KDELWDW DVVRFWFRNGVHWR WKH 8W6 QT
*UHHQZD\ 7KLV LV FRQVLVWH Q®RREPXWKLWKIBGXEHQV

SHVLGHQWRZDIOQVLW\ 7K ODVWHU 30DQ HQYLVLRQV )
GZHOOLQJV IURQWLQJ RQWR DAMD AW R XWHKH 7HK[LLW W V
GHYHORSPHQW SDWWHUQ DQG WXOGDAXHHQVERURXJIK

5HVLGH@MGRAP 'HQVLAWWKLS DUHD LV HQYLVLRQHG ¢
JURXQG RULHQWHG WRZQKR X\DH) G WY.HHIO\R § RIPQ VU D& C
DOUHDG\ IRXQG LQ WKH QH LJICHRXDKRKRHRG O&RPS REVR
RULHQWHG KRXVLQJ PD\ DOVRREMVKBPOXNGHG RYHU ¢

7KH DUFKLWHFWXUDO GHVLPEH RW WKB Q) HWAHLVGHIEG W LW ¢

FKDUDFWHU DORQJ (ZHQ $YH QW H Q G X VAHDLD O VO W& E
BWUHHW 7KH UHVLGHQW LD OKF RPHBEROBVDOL [H® G WHY

$JHQGD ,WHP
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DQG 'XQFDQ 6WUHHW *UHHQZDUYCA\]HQFRQSRUPIA @.
LQWHUQDO ODQGVFDSLQJ DQG SODQWLQJ

7KH DQWLFLSDWHG UHVLGHHWRDO GH@QLWM 5W ZDF|
DSSUR[LPDWH QXPEHU RI XQIQUW\V WRZQKR X

AXHHQVERURXJK ODLO7EWW DHWWDOBY LOWHQGHG WR

QRGH IRU HDVWHUQ 4XHHQVERQVIRXJIKQ HE& HD E XD W 2 R

SOD]D OLNH HQYLURQPHQW WKW GG MYEBRF XM LJWW |

UHVLGHQWYV RI HDVW 4XHH QV BERADROX K V 7IKHWGIKDIGIHKE F

UHWDLO DQG VHUYLFH QHHGYRRVHOQKH. DO LAKH R XVKKR

LQFOXGH D VPDOO JURFHU\ VWHRUNH FSIK'D W®DBS SBRI[H
VTXDUH IHHW RI FRPPHUFLDO VSDFH

',6&866,21

SURSRVHG &RPPHUFLDO $UHD

3ODWIRUP KDV SURSRVHG WZRDBRIXWHAHDG WN WK URWKKIL FR PO
DXWRPRELBQWIRGCOWULWHH ,PDJH ' DTXGI S\ 6WRQEBNVN[ZR XO
RQH VWRUH\ L H QR RWKHUQIWH ¥ RDXERGY HU FD@QW RVQKW RE WL
FHQWUH RI WKH VLWH

,PDJH B3URSRVHG &RPPHUFLDO $UHD &RQFHSWYV

g Eunmzt ! ..=:=.-I T T I S R T T e RS e R T =

C

6WDIl IHHOV WKDW WKH SUR SRWH ® HFHRW P KIHF LAV B R &HR(
'HYHORSPHQW 3HUPLW $UHD L @ROKRSREX Q QWA K3-D B RHHI@
RXWOLQHG WKH UHTXLUHPHIQWHGRW RVRH HW R\SRH D Q WHR \
JXLGHGD@NMMRUP WRZPRIHVIRUZDUG ZLWK WKHIZ® RULJLC
IXUWKHU DUWLFXODWH W KHi DUDS/OLEQR@H KIRW WXEP IGW W H
3UHFLQFW 'HVLJQ 5DWLRQDO @K[LFK LV LQFOXGHG DV $S

$JHQGD ,WHP
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3ODWIRMW®V WKDW WKH UDLO OL@H $UPDHQWWWW K H RV 1 UFA
FKDUDFWHU 7KHUH DUH DONFRGR LORVY ZBQWQWIRS DPRIRSW R |
WR HQVXUH WKH\ KDYH WKH EH DWFXKRIR WW RO QWA WRH D W
LQFOXGH SURYLGLQJ DW JUDGHNLYRENOQW\ FO L\Y WHD IDQLF]
SURYLGLQJ RIl VWUHHW OR BGHQW L6YWD VIR DEKOWLHRYMH ¥ DRKE
DFKLHYHV WKH LQWHQW R VDKEH ROHQM 1Q JJXR G HADKLHQ M V V X
DQG DFKLHYLDU ROMMAWUPHY IRU DQ DQFKRU WHQDQW

2WKHU 2XWVWDQGLQJ ,VVXHV

7TKHUH DUH DOVR D QXPEHU RW RDMWK /WK RXWS/ WD GGE QR WA
DW WKLV HDUO\ VWDJH RI WRKHPRXWWW DSIDIL@IL BDWSW R E
WR WKH VHUYLFLQJ DQG DHRHHVYLRN KV RHWSURBBUYWHH VSV
RZQHG E\ 3BODWIRUP 7KUHH NI\ IHIBRSQAHIVH® KD W W DVYIHD

X 7TKH GHVLJQ Rl 6WDQOH\ 6WUMKRWY WR) SORGLGH G Wit
SURSHUWLHY WR WKH ZHV VD@V LBMLIRIO/MH W RWOU BIBIMH R ¢
QR YHKLFXODU DFFHVV QRUWK RI %ODFNOH\ 6WUH}

x 7KH SURYLVLRQ RI ODQHZD\ DREHNR WRE ¥OH Y\DER
1HLIJKERXUKRRG 5HVLGHQWLDO]RDHHGO S QR S HWW/L HRW
RQWR (ZHQ $YHQXH WRZDUG UWRRYURUOZDLYWAZD PN

X ([SORUH LQ PRUH GHWDLO W KSIODOR BRY WE H B R I HXQW
&RPSUHKHQVLYH 'HYHORSPHQW G\HKH. DEBW H BDRWH K |
IRFXVVHG PRUH VWURQJO\ RGEISEH\R SMR \RZBY WRRU IR ;
H[SORUDWLRQ RI WKH | XW XU B& GRS BRIBI DV K I K
DFFHVV DQG VHUYLFLQJ EXLDOMLRQ W RSHF HRBWPX D Q GX
LV QHFHVVDU\ WR FRQILUP QRKD W QDO OVKRWHV W R B/H
30DWIRUP ZLOO EH GHYHORSIDEOR SIRY MG P O XW KU HS
FXUUHQW PDVWHU SODQ LV DWWDFKHG DV $SSHQGL

,W ZRXOG EH DGYDQWDJHR XVQ W R DM B/HRIWHF\R K I©\DHE RRUKIW
WRIJHWKHU WRZDUGV WKH U RMNMWLYXWILRH AIOWKKN G SP /\R \
TXDOLW\ PDVWHU SODQ WKWWREZYHHINVZIEWKLIR WRB G SUF

1(;7 67(36

7KH LQWHQW RI WKH PDVW H X GBEHWD QULKH 4XHRHRHABR U R XX
&RPSUHKHQVLYH 'HYHORSPHQWRKID\GL LQFRQRQ YDAD IW RO
RZQHU V ZRUNLQJ FROODER S DWKMHZH VW RQ HW K FAUK W/ D &

$JHQGD ,WHP



&LW\ RI 1HZ :HVWPLQ\DWHK

7R I XOILOO WKLV LQWHQW RWOWORIZLWHFRW A Y GEH X RGW UV
IRUZDUG ZLWK WKLV SURMHFW

$ ZRUNVKRS EH KHOG EHW ZH HRQ 8 ®0 W DROUPY WDKHA W i
VWDIlI 7KLV ZRUNVKRS ZLOO WSVR/YUG B Qi) WRKSHS PDISW &
WRJIJHWKHU WR H[SORUH R XW\VQ D/QRELQN L R\QWX WK WY G
HYHU\RQH

2QFH WKH &LW\ DQG 30DWIROR RDYHV i G HSDWIQ LAHRX P
6SHFLDO 6WXG\ $UHD LQFOXG@GKDRBKWKRHWHKR VP PG\ LDDLC
ZLWK 6WDIlI DQG 30DWIRUP IRX®RB XRQUH D H QML HAOK W/ FE
SURSHUW\ RZQHUV DQG WKH FRPPXQLW\ IRU LQSXW
2QFH &RXQFLO DQG FRPPXQLW)\LQ®SXW RDVVEHY G OC
GHVLJQ JXLGHOLQHV WKH\ ZRIRAUGLBISXSWHVHQWHG \

SODWIRUP ZRXOG SUHIHU WR PYWHH ISOUYQ DY ZIWVEKXWHH
LQFOXGLQJ WKH DXWR RULHQVDGDRRI@F HDSME IR B WKW RFCR
RXWVWDQGLQJ LVVXHV DW*DY® QWW KHGIDRASHR W Y DADK-HH 3=RU RA
EHOLHYH WKDW PRUH ZRUN QGAHOW VWROEHR XYEMIDWOGN B @
DFKLHYH D PDVWHU SODQ WYHDW RH HWMWHAX R H B WE/RW R K JK
30DQ

17(5'(3$570(17%/ /,$.621

&LW\ VWDII IJURP WKH PDMR UH V8D B W& EWS D M/S. U W.RH O W MV

237,216

&RXQFLO KDV WKH IROORZLQJ RSWLRQV IRU FRQVLGHUI
7KDW &RXQFLO GLUHFW VW IVIW WRV SRIRF G HGHZL WG W
WRZDUG ZRUNLQJ ZLWK WKHURSRVIDID QMR HRH WH WLK\H
UHTXLUHPHQWY RI WKH 4XHHQRSRK®WJ R HODRLQN 6 S\WUHH
JXLGHOLQHYV DQG DGGUHVV WIGH RWIKIHH GR X @ WWKD @ Gl
WDNLQJ WKH DSSOLFDWLRQ WR3WRHAHZ :HVWPLQV\
7KDW &RXQFLO SURYLGH VWRQI| ZLWK DOWHUQDWLYF

6WDIl UHFRPPHQGV 2SWLRQ

$JHQGD ,WHP



&LW\ RI 1HZ :HVWPLQ\DWHK

&21&/86,21

7KH LQWHQW RI WKLV UHSRKHVPIDN WRUXSGDWHSBRRKB¥VC
&RPPXQLW\ 30DQ DPHQGPHQW IRW® kW XEH HQN B R LRSI
IHHGEDFN SURYLGHG E\ VWRIPRWKHIRSZIDUBEDILW K WHIH L
ZLWKRXW FKDQJLQJ WKH GHVRIQ DREGW KK \FIRPIP R WKIHDO LG
KDYH VXEPLWWHG D GHWDLOM &VOHM L BOQ WLDRAL RROD @/HK HEZIL!
SURSRVHV KDYLQJ D ZRUNVKRB® RUW KZ DK HWIRS & B WRDHW D
SURSRVHG FRPPHUFLDO QR GH LFRHIAHEN ZLQNFIO X\CKHHS GLHYY
4XHHQVERURXJK &RPPXQLW)\ 3 G-DUQ RDXW ¥RVDM GVQD GLGAVEKWA
LVVXHV DUH UHVROYHG WKHVWDISG OLK BWR XREG LAR X\WU KGHEFR 8
WKHQ WKH 1HZ :HVWPLQVWHU 'HVLJQ 3DQHO

$77$&+0(176

$SSHQGL[ $ O0DS RI 6XEMHFW 3R)RISHERRPXQDYG 3®RBPOQY
'HVLIJQDWLRQV

$SSHQGL[ % &RQWH[W ,QIRUPDWLRQ

$SSHQGL[ & ODVWHU 30DQ &RQFHSW

$SSHQGL[ ' &RPPHUFLDO 1RGH &RQFHSW

$SSHQGL[ ( 'HVLJQ 6WDWHPHQW

$SSHQGL[ ) &RPPHUFLDO 3UHFLQFW 5DWLRQDOH

,/{‘/b’; \
IN\QQ 5R[EXUJK 5XSLQGHU %DVL
30DQQHU 6HOLRU 30DQQHU

~ Tk e

L

-DFNLH 7HHG
ODQDJHU RI 30DQQLQJ
$SSURYHG IRU 3UHVH

j A S
%% /4'/’ g vi

%HYHUO\ *ULHYH *DU\ +RORZDWLXN

'LUHFWRU RI '"HYHORSF IRU /LVD 6SLWDOH
&KLHI $GPLQLVWUDWL

$JHQGD ,WHP



AppendixA
Map of Subject Properties and
Queensborough Community
Plan Land Use Designations
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AppendixB
Context Information



SITE CONTEXT

To the north of the Special Study Area, across Duncan Street, are industri@nses
the industrial properties is owned by Port Metro Vancouver and is expected to stay
industrial over the long term. An application has been submitted to convert themadjac
industrial land to medium-density residential. The Port Royal resadel@velopment is
also adjacent to the eastern and southern boundaries of the Special Study Area. The
housing that is closest to the Special Study Area consists of compacgletdetached
dwellings.

The remainder of the adjacent land uses on the south boundary, across Ewen Avenue, are
industrial. These operational industrial properties, including Griff Lumberalao

designated Queensborough Comprehensive Development and would go through a similar
master plan process if they were to redevelop.

To the west of the Special Study Area, on the other side of the Stanley Gygtresa is

a mix of uses. Single detached dwellings and a daycare front onto Ewen Avenue. The
remainder of the properties have light industrial uses, single detached dwellsrgs
vacant. There is currently an application to construct townhouses on the northernmost
portion of these properties.

Existing Zoning and Use

Including the private land not owned by Platform Properties, the Special StadysAr
approximately 6.8 hectares (16.8 acres). All of the properties are zoned Lightiaddustr
Districts (M-1).

The Platform Properties lands are used for the City’s animal shelteyatawdog park,

and storage or are vacant. These uses must be relocated before the landiopeztieve
The remainder of the land in the Special Study Area has a mix of uses including single
detached dwellings, light industrial and commercial. There are also a nunvasaot
properties.

The Beach Street right-of-way and the Stanley Street right-ofreeia of Beach Street
are not developed as streets. Both are vegetated and have a watercourse (ditch) with
ecological value. The remainder of the streets are developed and have open ditches.

Existing Development Potential

All of the properties in the Special Study Area are zoned Light Indusis#aids (M-1).

This zoning district allows a range of light industrial uses, such as workshop and indoor
storage uses for trade contractors, and laboratories for science and reseagcis. Aithe
floor space ratio included in the zoning district. Instead density is restrigtie Isix (6)
storey height restriction.



Site Constraints

The Special Study Area is also bound by two rail lines, one running along theiderth s

of Ewen Avenue and the other along the north side of Duncan Street. The design for the
area will need to mitigate noise and vibration caused by trains. Approacheseto nois
mitigation also need to address the conflict between residential uses almditistyial

uses. Industrial operations can operate 24 hours a day, seven days a week, on the site
owned by Port Metro Vancouver, north of this Special Study Area.

The area is also located in the floodplain. Buildings will need to be designed todtie fl
construction level. There are also numerous watercourses within thaliedy Area.
This includes the Stanley Street and Beach Street watercoursels,amhired and yellow
coded watercourses respectively. Both watercourses have riparian araadmabplay a
significant role in stormwater management due to their capacity.

POLICY CONTEXT

Queensborough Community Plan (QCP) Land Use Designations

(QCD) Queensborough Comprehensive DevelopmertThis area will include mixed
commercial and light industrial employment uses which complement and ar
compatible with the surrounding existing and designated land uses. This area will
also include residential uses which range in densities from low to medium.
Depending on the provision of employment generating uses, additional density for
residential uses may be considered. In principle, two-thirds of the contigeaiss ar
of the designation will be developed for employment generating uses. The
remaining one-third will be developed as residential (the maximum flooe spac
ratio shall not exceed a factor of 0.9). Prior to any rezoning in this areaexr mast
plan, including design guidelines, must be created for the area as a whole. This
master plan is subject to a public review process and must be in accordance with
the principles listed in the Queensborough Comprehensive Development
Development Permit Area.

(MS) Queensborough Main Street- this area will include commercial, office and
residential uses. Facing Ewen Avenue and Furness Street, commercakuses
required at grade. Densities may range from low to medium.

(RL) Residential — Low Density— this area will include low density residential uses
including single detached houses, houses with a secondary suite, duplexes,
detached townhouses, low density multifamily uses, places of worship, and may
contain small scale local commercial uses such as home occupations and corne
stores.



Queensborough Community Plan (QCP) Considerations

During the update of the Queensborough Community Plan, the planning and consultation
process identified areas of further research, including the Special StedyASter

detailed review, including public consultation, land use designations were endorsed by
Council and incorporated into the Queensborough Community Plan. The following are
the land use designations in the area:

1. Commercial Main Street: The area bound by Ewen Avenue, Furness Street, Duncan
Street and Mercer Street is designated Commercial Main StreeCarhmercial
Main Street designation allows commercial at grade and residentiahexcral
and/or office above. This area is within the Queensborough Main Street Development
Permit Area. This development permit area includes design guidelinesrfoaihar
character.

2. Residential — Low Density:The area fronting onto Ewen between the pub and
Stanley Street is designated Residential — Low Density. This designationsenable
protection of the historic single detached dwellings on these properties.

3. Park or Greenway: The watercourse in the Stanley Street right-of-way is identified
as a public greenway and is protected by the Riparian Areas Regulation. This spa
provides a highly prized open space asset and an important stormwater management
function for the community.

4. Queensborough Comprehensive Developmenthe remaining properties in the
Special Study Area are designated Queensborough Comprehensive Develtpsent.
this area that is subject to the Official Community Plan amendment.

The Queensborough Community Plan defines this as an area that will include mixed
commercial and light industrial employment uses which complement and ar
compatible with the surrounding existing and designated land uses. The area should
also include residential uses which range in densities from low to medium. The
maximum floor space ratio should not exceed a factor of 0.9. However, depending on
the provision of employment generating uses, additional density for residessal us
may be considered. In principle, two-thirds of the contiguous areas of the designati
should be developed for employment generating uses. The remaining one-third could
be developed as residential.

The land use designation also specifies that prior to any rezoning in the ard¢ara mas
plan, including new land use designations and design guidelines, must be created for
the area as a whole. This master plan process, which has been initiatatfdoynPI
Properties, will continue to be subject to a public review process and must be
accordance with the following principles that are listed in the Queensborough
Comprehensive Development Development Permit Area:



1. Locate land uses such that they establish a sensitive transition betweémaindus
and non-industrial land uses.

2. Include residential land uses in locations that will help to complete thereaste

residential neighbourhood.

Consider including commercial land uses fronting onto Ewen Avenue where

they will help to create a compact, local serving commercial node.

Reinforce Ewen Avenue as the community “main street.”

Protect heritage resources.

Protect and enhance riparian areas.

Include trail segments shown on the Parks, Trails and Greenway Stiggets M

(e.g. Stanley Greenway and Mid-Island Trail).

Provide an appropriate level of vehicular access in support of community and

site-connectivity.

w

Noob

o

The new land use designations and design guidelines will be amended into the
Queensborough Community Plan, which is a schedule to the OCP.

Zoning Bylaw Considerations

All of the properties in the Special Study Area are zoned Light Indusis#aidis (M-1).

As a result, Platform Properties has submitted a rezoning application to d&cimg e

property into conformity with the land use designations determined through the master
plan process and subsequent OCP amendment. A preliminary rezoning report was
brought forward to Council on September 15, 2014 and was tabled for further discussion.

Proximity to Transit Service

Transit Facility Frequency Distance

Skytrain Station More than 1 Km

Frequent Transit 1,300 metres (4,265 feet)

Network (Howes Street)

Transit Stop 20 — 30 minute service | 50 metres (164 feet)
(alternating route) (Ewen Avenue)

PAST COMMUNITY CONSULTATION

Open Houses

On June 24, 2014, the applicant held an open house that engaged the community at a high
level as a first step to working towards the preparation of a master plan. This open hous
was held at the Queensborough Community Centre. The meeting was attendsd by Cit
staff, the Platform Properties project team, and approximately 30 staksholde

Presentations were made by the City and by Platform Properties to ghepalicy

context and the preliminary land use concept in order to provide a starting point for



discussions on the types of land uses that should occur within the Special Stady Are

Vehicular access continues to be a concern for the community as expressed by
stakeholders during the Open house and previously with the development of the
Queensborough Community Plan.

A visual preference survey was also provided by Platform Properties to engage
stakeholders and obtain their initial feedback on the types of uses and built ébennguot
for the Special Study Area. Only a few surveys were submitted back torflat
Properties.

A second open house was held on, September 9, 2014. The purpose of the second Open
House was to update stakeholders and the community on the status of the master plan
process and the present further information on the anticipated land uses and design
principles for the Study Area.

Advisory Planning Commission

An information report was presented to the Advisory Planning Commission on
September 19, 2014. The committee members felt that the development of the Study
Area could help the eastern Queensborough node become a complete community. By
providing local-serving retail within a reasonable walking distance, arengsiwill no
longer have to drive in order to access day-to-day amenities. The commissibenrne

are aware of the residents’ concerns about traffic in Queensborough and feiébttsat e

to reduce vehicle trips are important.

Another topic of conversion was the internal road network and its integration with the
surrounding community. In particular there was a focus on Stanley Streelejtthe
access it provides, and connectivity of other areas to the greenway. The Advisory
Planning Commission members communicated that they would like the Stanley
Greenway to be permeable and knitted into the surrounding pedestrian network.

New Westminster Design Panel

An information report was presented to the New Westminster Design PanabostA

26, 2014. Overall the members were supportive of the process and felt that tieid areat
opportunity to integrate innovative design elements. These unique charasteostit
respond to the industrial edge condition and reflect the industrial history okthe ar
which has not been strongly evident in many other developments. There is also an
opportunity to have design elements that reflect the rural and agricultutagbeof the
community. A challenge to achieving this is the urban nature of the development (e.g.
form and density).

The members felt that one challenge that needs close attention isigmeadése Ewen
Avenue edge of the commercial node. Ewen Avenue is the community’s mainbsire



the abutting rail line will impact the design of and access to the site. Tireawial

plaza should have as much “pedestrian feel” as possible keeping in mind the challenges
with the rail line and the need to provide at grade parking because of the floodplain. It is
important to get this right in order to achieve an active and inviting plaza for the
community.

The members recognized that townhouses have been a common housing form
Queensborough because of the issues related to building in the floodplain. The challenge
will be to create a uniqueness for the Special Study Area that setd ifrapaPort Royal

and other developments.

The members also felt that the community amenities need to be clefnkgdd This
includes both public open space and private amenity space. It will be importamht for al
proposed greenways to be well integrated with the broader pedestriantioncoéwork

in Queensborough. They recognized the significance of the Stanley Greenway and
recommended it be widened as much as possible given its environmentatangpeifi

The challenge of the edge treatments was also recognized. The challengaks then
residential development livable while celebrating the edge, as opposed togesirsg
or masking it.

Owners’ Meeting

City staff and Platform properties met with Special Study Area piypp&ners on

September 4, 2014. The intent of this meeting was to update area property owhers on t
status of the master plan process and OCP amendment and to provide an opportunity for
input into the master plan process.



AppendixC

Master Plan Concept



PROPOSAL

On February 5, 2015, the applicant submitted a Design Statement for the Study Area
which is included in Appendix F. The Design Statement consists of a proposed land use
concept, overview of community consultation that has been undertaken to date, a
proposed Master Plan concept, and Development Permit Area Guidelinéadexnsl
proposed). The Master Plan concept provides a further level of detail byrapthe
potential build pattern, public realm, and greenway and road structure for theAS¢ady
The general design approach is to “incorporate the proposed development into the
existing residential, commercial, industrial, and natural context, whil&érgesasense of
neighbourhood identity and introducing important community gathering and amenity
space”. Further refinements and a greater level of detail will be added asdbgspro
moves forward. The Applicant’s preliminary land use concept for the site iscde
following:

5. Greenway: The Master Plan envisions both the Stanley Greenway and Duncan
Street becoming a linear open space with a dedicated pedestrian route. The open
space has the opportunity to be environmentally significant because of thagexisti
riparian habitat associated with the red coded watercourse in theySStnelet
Greenway. This is consistent with the Queensborough Community Plan.

6. Residential — Low Density (RL)— The Master Plan envisions single detached
dwellings fronting onto Ewen Avenue. This is constant with the existing
development pattern and the Queensborough Community Plan.

7. Residential — Medium Density (RM)— This area is envisioned predominantly as
ground-oriented townhouse development at densities and sizes comparable to that
already found in the neighbourhood. Compact single-detached lots or other ground
oriented housing may also be included over portions of the site. The architectural
design of the residential development will respect the heritage characigr a
Ewen Avenue, as well as the adjacent industrial land on Duncan Street. The
residential component will respond to the naturalized Stanley Street andrDunc
Street Greenways by incorporating a naturalized, informal approach twainter
landscaping and planting.

The anticipated residential density is within a range of 22-27 units per acre
(approximate number of units is +/- 180 townhouse units).

8. Queensborough Main Street (MS)- This area is intended to develop into a retalil
node for eastern Queensborough. The built-form is envisioned as a low-scale,
plaza-like environment that provides a gathering place and a community node for
residents of east Queensborough. The neighbourhood scale is intended to meet the
retail and service needs of the neighbourhood with potential uses that could
include a small grocery store, pharmacy, cafes, and services, in approximately
35,000 square feet of commercial space.
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1 Introduction

1.1 Purpose

The purpose of this document is to outline the design approach and proposed
Development Permit Area guidelines in support of the master planning process and
Official Community Plan (OCP) amendment application for the Eastern
Queensborough Neighbourhood Node.

The design approach and guidelines will continue to evolve through the planning and
consultation process, ultimately resulting in a design approach defined in the Master
Plan, and Development Permit Area guidelines amended into the Queensborough
Community Plan (QCP) to guide the future development of the neighbourhood.

The design approach is therefore being considered at an QCP and guideline level to
establish principles and directions, but not detailed drawings at this stage.
lllustrations are used to represent certain concepts; but detailed design work,
informed by the master plan and guidelines, will’be prepared through future
development permit applications.

1.2 Background

1.2.1 Introduction

The Queensborough Community Plan {QCP) was adopted in 2014 and introduced
detailed land use policy and Development Permit Area (DPA) guidelines for most of
Queensborough. The one exception is for the Queensborough Comprehensive
District (QCD) lands, for which the QCP directs additional community consultation and
planning to identify a suitable land use arrangement, and then build DPA guidelines
from that planning exercise.

In May 2014, the Applicant submitted a Master Plan and Official Community Plan
amendment application to undertake the additional community consultation and
master planning directed by the QCP for approximately 10 acres in eastern
Queensborough. The application also includes a proposal to develop most of the
lands identified as Queensborough Main Street in the QCP. This area has existing
Development Permit Area guidelines that will regulate the future form and character
of development within that precinct. This document focuses primarily on the design
and DPA guideline approach that has emerged from the public consultation process
to date for the public realm and residential development contemplated in the
development applications.



Figure 1: Official Community Plan Designations

1.2.2 Consultation

To date, two community open houses have been held, as well as meetings with the
immediate neighbours and the Queensborough Residents Association, and a number
of meetings with individuals in the area. This consultation has been conducted in
support of the master planning process for the area, and also as public information
meetings as part of the development application process. Feedback has been
collected through a visual preference survey, questionnaire, and feedback at open
houses.

Additionally, the application has been introduced on a preliminary basis to the
Advisory Planning Commission and the Advisory Design Panel at the City of New
Westminster.

The consultation process to date has informed and framed the design approach
outlined in this document.



1.2.3 Site Analysis

The site is surrounded by a mix of residential, commercial and industrial uses, creating
different edge conditions to be addressed in future development. It is also bordered
by active rail lines along the Ewen Avenue frontage and on Duncan Street, which
create edge conditions that drive a number of design and land use considerations
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Figure 2: Analysis

The area is also within the floodplain of the Fraser River. Habitable space for
residential development will be at a minimum Flood Construction Level FCL of 4.6
metres, which is approximately 3-3.5 metres higher than current grade. The land use
and design approach has taken regard to how this elevation gain may be addressed
sensitively. The commercial uses are permitted below the FCL under the
Queensborough Community Plan.

Given its location in the centre of Queensborough, particular attention has been given
to moving people to the commercial amenities on the site, but also providing access
to the existing multi-modal transportation pathways on Ewen Avenue and Stanley
Street, as well as the future Perimeter Trail along the water’s edge.
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1.2.4 Proposed Land Uses

The applications propose a relatively simple land use framework consisting of
approximately 35,000 square feet of neighbourhood serving retail and service use,
and approximately +/- 180 townhome and potentially compact lot development as
outlined on the proposed zoning map.
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Figure 3: Proposed Zoning

The proposed land use reflects many of the aspirations of the QCP, and particularly
that of a commercial presence in eastern Queensborough where local residents and
businesses can meet their daily needs in their own neighbourhood. The remainder of
the plan area is contemplated for residential development. After careful review of the
surrounding area and weighing options, a residential land use emerged as the most
suitable adjacent land use that will assist in creating a critical mass for the commercial
node, and increase appropriate residential density in eastern Queensborough.































































Appendix T:

Public Realm and Street Sections




























Appendix 2:

Draft Queensborough
Comprehensive District Residential
Development Permit Area
Guidelines
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#1 Queensborough Main Street

The areas designated Commercial Main Street (Ewen Avenue), identibed as
Development Permit Area #1 [see Map A], are designated to create a Omain
streetO feel on Ewen Avenue and to provide a neighbourhood focus with a
riverfront community character. 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 commercial and multi-family residential development.

Properties located within this Development Permit Area that are zoned Light
Industrial Districts (M-1) that develop industrial uses in accordance with the
zone must instead comply with the guidelines included in the Queensborough
Light Industrial and Mixed Employment Development Permit Area.

DESIGN GUIDELINES

ARRIVAL POINTS

The intersection of Howes Street and Ewen Avenue is the main arrival point to QMS.1
the residential area of Queensborough. It is of utmost importance that building

siting and massing help to create a sense of arrival and an attractive pedestrian

scale environment on Howes Street and around the intersection of Howes and

Ewen. Properties within this development permit area that have at least one

property line along Howes Street between Highway 91A and the Howes Street/

Ewen Avenue intersection, including those abutting the south side of the

intersection, in addition to complying with the other guideline sections of this

Development Permit Area, must comply with the following guidelines:

¥  Between the highway and Ewen Avenue, front buildings onto Howes
Street , although vehicle access will likely be taken from an alternative
street. Consider providing pedestrian access into buildings from Howes.

¥  Site and design buildings forming the north side of the Howes/Ewen
intersection to have equally prominent frontage on both streets.

¥  Site and design buildings forming the south side of the Howes/Ewen
intersection to front primarily onto Ewen while addressing Howes (i.e.
help to create an attractive, pedestrian scale street).
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¥  Enhance the sense of arrival with other special features (e.g. publicly
accessible plazas at the corner, special roof shapes and/or other
architectural features).




Queensborough Main Street

ARRIVAL POINTS CONTINUED

QMS.2 The intersection of Ewen Avenue and Furness Street is the heart of the eastern
commercial node and will become an arrival point from the future pedestrian
and bike bridge between the Queensborough and Quayside neighbourhoods.
Properties within this development permit area that have at least one property
line along Furness Street between Ewen Avenue and Duncan Street, and/or
along the north side of Ewen between Furness and Mercer Street, including
that abutting the west side of the Mercer/Ewen intersection, in addition to
complying with the other guideline sections of this Development Permit Area,
must comply with the following guidelines:

¥  Between Ewen Avenue and Duncan Street, front buildings primarily onto
Furness Street while also addressing Ewen.

¥  Site and design buildings along the north side of Ewen to address Ewen
(i.e. help to create an attractive, pedestrian scale street) while directing
primary frontage, vehicle and pedestrian access to an alternative street.

¥  Provide a publicly accessible plaza on Furness between Ewen and
Duncan. Activate the plaza by locating restaurant patios or other
interesting activities on or adjacent to the plaza.

¥  Enhance the sense of arrival with other special features (e.g. special roof
shapes and/or other architectural features).

¥  Use a building-height that is proportionate with the combined width
of the plaza and street right-of-way to help create a pedestrian scale
streetscape on Furness.

¥  Preserve and integrate the existing trees into the site design, particularly
the Giant Redwood tree at the northwest corner of Ewen and Furness.

¥  Provide a publicly accessible sidewalk or multiuse pathway within the
private properties along Ewen, connecting from Furness to Stanley
Street. Separate the sidewalk from the railway line with an attractive
fence and a landscaped boulevard, including trees wherever possible.
Consider providing pedestrian access into sites and/or buildings from
this sidewalk.

PERMIT AREAS
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Queensborough Main Street

SITING

Building siting must contribute to a pedestrian scale neighbourhood character. QMS.3
Consider the following:

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

Build to the front and side property lines.

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

Building siting must respect the existing neighbourhood and site context. QMS.4
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 signibcant landscape features (e.g. mature vegetation and trees,
distinctive landforms).

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

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

CHARACTER

QMS.5 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 3oor-to-Roor spacing along the
street block.

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

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

¥  Select project names that evoke QueensboroughOs riverfront community
context and/or the legacy of its historically prominent citizens.

QMS.6 Provide public art to help enrich outdoor spaces and create pedestrian
scale landmarks, particularly in commercial areas. Use art that highlights
QueensboroughOs sense of place and is unique to each location.

HERITAGE

QMS.7 Each development must follow the Standards and Guidelines for the
Conservation of Historic Places in Canada for all physical work to heritage
assets.

QMS.8 Reuse historic industrial and agricultural artefacts on redevelopment sites (e.qg.

as public art).

PERMIT AREAS
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Queensborough Main Street

MASSING

Building massing must contribute to a pedestrian scale neighbourhood QMS.9
character. Consider the following:

¥  Use a building height to right-of-way width proportion that reinforces a
pedestrian scale streetscape.

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

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

¥  Conbgure storefronts to be, or have the appearance of being, a maximum
of 9 metres (30 feet) in width. Achieve this with large format retail units
by setting most of the Roor area at the rear of the building and behind
other smaller retail units that front onto the street.

¥ Use horizontal architectural elements to debne 3oor-to-Roor 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 ObaseO and lighter OtopO that are visibly differentiated by use
of material (e.g. masonry on the base and wood siding on the top) and
details (e.g. cornice treatments at the top).

Building massing must maximize natural light and ventilation to apartment QMS.10
and condominium units. Consider the following:

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

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

¥  Organize the interior space 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. As a minimum, ensure all primary living spaces and secondary
living spaces (e.g. bedroom, den, ofbce) have at least one exterior wall
with a window.
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Queensborough Main Street

FACADES

QMS.11  The facades of all building walls that face public or internal streets, pedestrian
pathways, parks or open space must provide visual interest. Consider the
following:

¥  Use architectural elements (e.g. fenestration, vertical and/or horizontal
design elements, secondary roof elements) and/or material or colour
change.

¥  Ensure blank walls do not occupy over 50% of the frontage, and a section
of blank wall does not exceed six linear metres (20 linear feet) without
being interrupted by a window or entry.

ENTRANCES

QMS.12  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.qg. tall voids, central
mass, recessed entry).

¥  Frame with a secondary roof element (e.g. fabric awnings, bxed metal
canopies, overhangs, but internally illuminated awnings should not be
used) to identify building entrances and protect from weather. Continue
the sheltering element along the length of the ground Roor to provide
continuous weather protection and visual interest.

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

QMS.13  Building entrances must be located and designed to have a strong relationship
with the street. Consider the following:

¥  Provide each commercial unit with its own entry directly on and at-grade
with the street, except for an entry to a commercial unit voluntarily
complying with the Flood Construction Level.

¥  Provide a separate entrance for ofbces, for residential uses, and for
commercial uses where these are in the same building, whether within
the same or different storeys. Design residential entrances to have a
visibly different character from commercial and ofbce entrances.

PERMIT AREAS
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Queensborough Main Street

WINDOWS
Windows must contribute to an interesting, pedestrian scale environment. QMS.14
Street level windows must be display windows that allow visual penetration
into the main commercial area of the store. Consider the following:
¥  Use windows which are of clear glass (e.g. not tinted, rel3ective or
opaque).
¥  Design display windows to encompass a minimum of 40% and a
maximum of 80% of the storefront linear frontage.
¥  Use windows which are rectangular or square in proportion, except for
accent windows which may have a unique shape.
Use strategies to facilitate passive heating in cooler months and reduce QMS.15
unwanted heat gain in summer months. Consider the following:
¥  Ensure a solar heat gain coefbcient 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 QueensboroughOs
prevailing easterly winds (i.e. winds from the east to the west) to provide
cross ventilation.
ROOFS
Rooftops must appear clean and attractive and in keeping with the QMS.16

architectural style of the building. Consider the following:

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

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

¥  Design roofs to reduce the urban heat island effect.
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Queensborough Main Street

MATERIALS & COLOURS

QMS.17  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 MooreOs 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 OreverseO 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 bnishes or bPnishes with a low level of re3ectivity. ReRective
materials (e.g. mirrored glass, polished stone) should be avoided.

QMS.18  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 rough-
sawn wood).

SIGNS

QMS.19  Signs must be designed to be consistent with the architectural style, scale and
materials of the development and/or building and its surrounding context.
Consider the following:

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

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

PERMIT AREAS
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¥ Use indirect lighting from Pxtures that are integrated into the overall
design and character of the development and/or building.
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LIGHTING

All public and semi-private sidewalks and open spaces must be equipped with QMS.20
lighting. Consider the following:

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

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

¥  Minimize energy used in exterior lighting by using energy efpcient
lighting (e.g. LED, solar-powered) and timer, motion or photo-activated
lighting for all exterior areas, including walkways and driveways and for
security lighting.

OUTDOOR SPACE

All mixed-use developments with residential units must provide directly QMS.21
accessible private outdoor space for all units. Step buildings back from the
street at the second storey and above to provide patios and/or balconies.

ACCESSIBILITY

Endeavour to make all pathways, building entrances and amenities of a site QMS.22
accessible by people of varying ability. Consider the following:

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

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

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

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

TvO
¥  Locate parking for those with ability challenges close to accessible oo
- =Zm
building entrances. =S
¥  Use light bxtures that emit white light (i.e. not orange light) in all outdoor r% %
areas. White light facilitates better visibility. & 3
SAFETY
Each development must provide a Crime Prevention Through Environmental QMS.23

Design (CPTED) report outlining the use of CPTED strategies in the design of
developments and buildings, including open space.
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TRAILS & GREENWAYS

QMS.24  Each development which is identibed on the Parks, Trails and Greenway Streets
Map as accommodating a portion of any trail or greenway must provide the
trail or greenway route (e.g. dedicate or gift land, provide a right-of-way or
easement) and construct the walkway for use by the general public.

QMS.25 Each development adjacent to any trail, as identibed on the Parks, Trails and
Greenway Streets Map, must set buildings and other structures well back
from the walkway. Ensure the separation between private and public space is
visually and physically well-dePned (e.g. planting, low fences, hedges). Ensure
there are no barriers to public access to the walkway.

PARKING AND ACCESS

QMS.26  All parking associated with a development must be located and designed to
reinforce a pedestrian oriented neighbourhood character and scale. Consider
the following:

¥  Integrate structured parking with the building design and have usable
building space (e.g. shallow commercial retail units) facing public streets,
parks and open spaces.

¥  Provide additional off-street surface parking behind the buildings (i.e. at
the rear of the lot), as required.

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

¥  Visibly and physically separate pedestrian walkways from parking areas
for commercial uses (e.g. distinguish through grade separation, bollards,
trees in tree guards, distinct paving).

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

QMS.27 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.

PERMIT AREAS
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QMS.28 Provide wiring within parking areas for electric vehicles to meet Electric
Vehicle Ready requirements (i.e. Level 1 wiring for low-rise residential and
small commercial buildings, and Level 2 wiring for mid-rise residential and
large commercial buildings).
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TREES & PLANTING

Each development must use the BC Society of Landscape ArchitectsO and BC QMS.29
Landscape and Nursery AssociationOs OBC Landscape Standard Guidelines

(Latest Edition)O 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 QMS.30
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 parking areas and pathways to parking areas.

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 QMS.31
purpose and contribute to the overall quality of the community. Consider the
following:

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

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

All trees must be planted so that they will successfully become established and QMS.32
develop a full canopy over time. Consider the following:

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

Develop and/or enhance areas of understorey vegetation using diverse, multi- QMS.33
storey planting which will support habitat for smaller wildlife, songbirds and
important pollinators such as bees, butterf3ies and dragonfiies.
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