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NEW WESTMINSTER DESIGN PANEL 
Tuesday, April 25, 2017 3:00p.m. 

Council Chamber 
AGENDA 

 Page 
1.0 ADDITIONS TO AGENDA 

2.0 ADOPTION OF MINUTES 3:05pm 

2.1 Adoption of the Minutes of March 28, 2017 3 

3.0 REPORTS AND INFORMATION 

4.0 DESIGN REVIEWS 

4.1 1005 Ewen Avenue   DPQ00080

DPQ00081 
REZ00114 14 

At their meeting held on February 28th, 2017, the New Westminster Design Panel 
reviewed the project proposed at 1005 Ewen Avenue. At that meeting the Panel 
supported the design, however there were significant comments attached to the 
resolution. Staff identified for the applicant that they were uncomfortable taking the 
project forward for formal consideration by the Advisory Planning Commission and 
Council given the nature of some of the comments. In order to address the comments 
staff  have requested that the applicant present the project to the Panel a second time.  

Besharat Friars Architects 

4.2 220 Carnarvon Street  REZ00135 
SDP00211 

This applicant proposes to rezone the site to allow an addition to the existing church 
consisting of a new community room and one residential unit for a caretaker. 

KCC Architecture
 54 

4.3 813 Carnarvon Street   

This rezoning application would permit construction of a mixed use project with commercial at 
grade and non-market rental and market condominium residential uses above. The purpose of 
this report is to provide preliminary information to the New Westminster Design Panel. 

REZ00134
SDP00210
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GBL Architects  73 

4.4 302 Twelfth Street   DPT00024 

This applicant proposes to add 7,558 square feet (702.2 square metres) of office space to the 
existing building and has made a Development Permit application. 

Brock Croome Architect  181 

5.0 NEW BUSINESS 

6.0 UNFINISHED BUSINESS 

7.0 CORRESPONDENCE 

8.0 NEXT MEETING 

8.1 Tuesday May 23rd, 2017 (in Council Chambers) 

9.0 ADJOURNMENT 

ITEM 4.4 REMOVED



NEW WESTMINSTER DESIGN PANEL 
Tuesday, March 28th, 2017 3:00p.m. 

Council Chamber 
 

MINUTES 
 

MEMBERS PRESENT: 
Chris Block            - Chair, Architectural Institute of BC Representative 
Maranatha Coulas - Architectural Institute of BC Representative 
Meredith Mitchell                       - Vice Chair, BC Society of Landscape Architects 
Craig West  - Architectural Institute of BC Representative 
 
REGRETS: 
Maria Fish - BC Society of Landscape Architects  
Rodney Maas - Architectural Institute of BC Representative  
David Roppel            - Development Industry Representative   
 
GUESTS: 
Donald Luxton   - Donald Luxton and Associates 
Margot Long    - PWL Partnership  
Joelle Sept    - PWL Partnership  
Derik Giner    - Amanant Architect  
David Stoyko    - Connect Landscape Architecture  
Stu Lyon    - GBL Architects   
Garth Balint    - Stantec 
Rebecca Waring    - Stantec 
Steven Webb    - Bird Construction 
Ken Rafflaub    - Bird Construction 
 
STAFF: 
Carolyn Armanini   - Planner 
Rupinder Basi   - Senior Planner 
Britney Quail     - Planning Analyst 
Lynn Roxburgh   - Senior Planner 
Mike Watson    - Senior Planning Analyst  
Lauren Blake - Committee Clerk 
 
The meeting was called to order at 3:01 p.m. 

  
1.0 ADDITIONS TO AGENDA 

 
There were no additions.  
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2.0 ADOPTION OF MINUTES  

 
2.1 Adoption of the Minutes of February 28th, 2017 
 
 MOVED and SECONDED 
 THAT the February 28, 2017 New Westminster Design Panel minutes be adopted. 

  CARRIED.  
 All members of the Panel present voted in favour of the motion.                       
   
3.0 REPORTS AND INFORMATION   
 
 There were no items. 
 
4.0 DESIGN REVIEWS  
 
4.1 Queen’s Park Neighbourhood Heritage Conservation Area:  Residential 

Design Guidelines 
   DP00615 

 
Britney Quail, Planning Analyst, summarized the report dated March 28, 2017, 
regarding a full draft of the Queen’s Park neighbourhood’s residential design 
guidelines.  These new guidelines focus on compatibility with the existing 
streetscapes rather than a prescriptive architectural style.  The guidelines are being 
updated as part of a proposal to implement a Heritage Conservation Area in the 
Queen’s Park neighbourhood. 
 
Donald Luxton, Donald Luxton and Associates, and Margot Long and Joelle Sept, 
PWL Partnership, provided an on-table PowerPoint presentation summarizing 
details of the project as outlined the report dated March 28, 2017.   
 
In response to questions from the Panel, Mr. Luxton, Ms. Long and Ms. Sept 
provided the following information: 
 

• The guidelines suggest utilizing a mix of materials in order to provide 
visual interest;  

• Implementing a numeric point system to rate new build proposals could be 
difficult due to the variety of architectural styles that exist in Queen’s Park;  

• Illustrations will be included in the guidelines following the finalization of 
the content;    

• The landscaping guidelines would apply to new buildings or the major 
rehabilitation of an existing home; and,  
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• Lower hedges were suggested in the guidelines based on feedback received 
from the community. 

 
 In addition, Ms. Quail provided the following information: 
 

• Landscaping guidelines were included based on feedback received from the 
community;  

• Alterations to the rear of a building could would not be subject to the 
Design Guidelines; however, all additions would be subject to RS Zoning 
regulations, which include site coverage restrictions;  

• A separate garage would be considered an auxiliary building; and, 
• It is not yet been determined if new build single family homes will require 

landscape architectural plans.  
 
 Discussion ensued, and the Panel noted the following comments: 
 

• The guidelines are clear, flexible and easy to understand;  
• It was suggested that additional clarification could be provided for the 

materials used, as hardie board is shown in both the acceptable and non-
acceptable columns;  

• Rear additions could be included and subject to the design guidelines, as an 
additional to a heritage home may affect its context; and, 

• It was suggested that Part A – Choice of Material may be too prescriptive.   
 
4.2 660 Quayside Drive 

DVP00615 
   SDP00208 
        
 Procedural note: Item 4.2 was considered first on the agenda.  
 

Carolyn Armanini, Planner, summarized the report dated March 28, 2017, 
regarding an application that has been received for a Special Development Permit 
(SDP) and Development Variance Permit (DVP) application for the development 
of a mixed use development with two high rises and one three-storey commercial 
building at 600 to 720 Quayside Drive.  The proposed development would provide 
approximately two acres of green space to be extended to Westminster Pier Park, 
complete the missing waterfront esplanade link between the Fraser River 
Discovery Centre and Westminster Pier Park, provide improved pedestrian and 
cyclist access to the waterfront via Begbie and Sixth Streets and provide a 40 
space childcare facility along with at-grade commercial space near Begbie Street. 
The proposed SDP would be accompanied by a DVP, which is a response to a 
revised site plan.  The DVP would allow an increase in building height, a larger 
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tower footprint above the second storey and revised building siting to reflect the 
proposed site layout.   

 
Derik Giner, Amanant Architect, and David Stoyko, Connect Landscape 
Architecture, provided an on-table PowerPoint presentation summarizing details 
of the project as outlined in the report dated March 28, 2017. 
 
In response to questions from the Panel, Mr. Giner and Mr. Stoyko provided the 
following information: 
 

• The project would include 80 underground public parking spots.  In 
addition, there would be parking stalls provided for the commercial space.  
Daycare parking will be provided above grade, on-site, with signage to 
indicate it is for daycare use;  

• Access to the quay from the underground parkade is provided via an 
elevator that opens into the commercial building lobby;  

• A traffic consultant has completed a traffic analysis for emergency vehicle 
access;  

• The north edge is treated with paving and planting.  The railway tracks 
cannot be screened;  

• Railway regulations require that there be a fence in between the project and 
existing railway tracks;  

• It is not anticipated that many cars will be required to wait for passing 
trains due to the early warning system that will be implemented; 

• The canopy above the restaurant space is 16 feet high;  
• The park would be included in phase two of the project, which is expected 

to completed in 2022;  
• The road configuration had been inherited from a past proposal for the site, 

and road development is restricted due to the presence of the railway tracks; 
and,   

• The plaza road could restrict vehicle access for special functions, and may 
be demarcated with colored concrete.   

  
In addition, Ms. Armanini advised that there will be a covenant registered to 
exclude the lobby space from the Floor Space Ratio (FSR). 
 
Discussion ensued, and the Panel noted the following comments: 
  

• Concerns were expressed for the access road being implemented along the 
waterfront side of the site;  

• Concerns were expressed for the potential vehicle closures to the plaza 
street;  
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• While the Panel noted that the towers would be taller than currently 
existing neighbouring towers, it was noted the current proposal is more 
attractive than previous proposals for the site; 

• It was suggested that future developments could be included in the model to 
provide context;  

• There is a lack of interaction and transition from the private to the semi-
private areas of the project from the townhomes to the park space;  

• Landscape screening would be important to maintain privacy for the 
townhome yard space;  

• The siting of the townhomes is appropriate;  
• A different material could be utilized to differentiate the  townhomes from 

the lobby and commercial units;  
• The architecture of townhouse podium could be moderated to help bring 

the scale down;  
• Patterning on the tower podiums could be used to draw sightlines down to 

the street level behind the rear walls;  
• There could be further articulation of the materials utilized on the north 

facing walls to enhance the gateway feeling of the project;  
• The towers have been appropriately sited to reduce the impact on view 

corridors;  
• A wrought iron fence separating the project from the railway would be 

preferable to a chain link style fence;   
• It was suggested that a pedestrian short cut along the rear of the commercial 

building from Begbie Street could provide more direct access to existing 
activity areas to the west;  

• Support was expressed for the accessibility of the project;  
• The project could embrace the quirkiness of the quay and celebrate its 

history;  
• The project has the potential to be iconic, if the height as well as the 

interface with the public park is resolved;  
• The towers could create a clear identity and beacon for the waterfront and 

downtown;  
• The raised semi-private space could be reconsidered as either public or 

private space;  
• The public space has many interesting elements and adequate seating; 

however, the space could be programmed with more activities, such as a 
games table;  

• Additional renderings for the proposal could be included as part of the 
submission to indicate how the project will be viewed from other areas of 
the city such as Queen’s Park;  

• The energy requirements for a full glass tower should be considered;  
• The public park is a valuable amenity;  
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• Concerns were expressed for the expanse of architectural louvers on the 
north side of the rear wall;  

• The podium requires additional work, and it could be differentiated from 
the tower;  

• The site’s entry at Begbie Street does not appear inviting or exciting, and 
could be given additional attention and structure;   

• The plaza could benefit from softening;  
• The rear walls could benefit from further articulation; and,  
• The public realm aspect of the project is well done. 

 
 MOVED and SECONDED  

THAT the Panel support the project, with staff to work with the applicant to work 
on the following items: 

• The base of building with particular attention to the townhomes and the 
north side rear wall;  

• The public realm and landscaping , particularly at the site entry at Begbie 
Street;     

• Review of the public access from Begbie Street and the pedestrian 
circulation to allow for a pedestrian pathway from the northside of the 
commercial building to the quay; and, 

• Potential access from the underground parking that faces the quay.   
CARRIED. 

All members of the Panel present voted in favour of the motion. 
 
4.3 330 East Columbia Street   PF007062 
    

Rupinder Basi, Senior Planner, summarized the report dated March 28, 2017, The 
applicant (Bird Construction) has submitted design drawings for the first phase of 
the Royal Columbia Hospital (RCH) redevelopment, located at 330 East Columbia 
Street, which includes the proposed Mental Health and Substance Use (MHSU) 
building and Energy Centre (See Appendix 1 – Location Map).    Given that the 
subject property is not located within a Development Permit Area and is 
institutional, no development permit is required for the site.   

 
In order to facilitate the proposed development, a Development Variance Permit 
application has also been submitted to vary the front yard setback requirements for 
certain portions of the building.   The proposed variances would only apply to two 
(2) minor structural encroachments into the required building setbacks along Allen 
Street and Brunette Avenue, with the majority of the building being sited in 
accordance with P-3 zoning requirements, and are considered reasonable. 

 
Garth Balint, Stantec, provided an on-table PowerPoint presentation summarizing 
details of the project as outlined in the report dated March 28, 2017. 
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In response to questions from the Panel, Mr. Balint, Steven Webb, Bird 
Construction, Ken Rafflaub, Bird Construction, and Rebecca Waring, Stantec,  
provided the following information: 

 
• Berming along Brunette Avenue is being explored;  
• The western portion of the pedestrian bridge may be altered due to the 

second phase of the project;   
• The delivery lane located along Brunette Avenue would be for emergency 

deliveries only;   
• A joint traffic study is currently being completed;  
• The exposed edges of the patios would be landscaped;  
• The parkade entrance cannot be provided from Keary Street; and, 
• Cosmetic screening at the north end of the building is being explored.    

 
 Discussion ensued, and the Panel noted the following comments: 
 

• The elevation along Brunette Avenue could benefit from softening and/or 
visual interest;  

• The noise from Brunette Avenue should be negated as much as possible 
due to the presence of the mental health and rehabilitation centre in-patient 
units and patios;  

• The project complements the hospital context, and is an institutional 
design;  

• The proposed material appears to be durable;  
• The pedestrian bridge could benefit from additional transparency; however, 

it was noted that too much transparency may affect the privacy of the 
neighbouring residential development;   

• The project could benefit from a stronger pedestrian approach from the 
SkyTrain Station, including additional landscaping and way finding;  

• Concerns were expressed for the projects impact on the neighbouring 
residential units;  

• The entry point to the parkade could benefit from softening;   
• Support was expressed for the overall interest the project provides, 

including the application of color, pattern and materials; and,  
• Support was expressed for the plaza landscaping. 

  
4.4 618 Carnarvon Street   SDP00204 
   REZ00116 
    

Mike Watson, Senior Planning Analyst, summarized the report dated March 28, 
2017, regarding applications that have been received for a Rezoning and Special 
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Development Permit to allow a 33 storey mixed use, commercial multi-unit 
residential development at 618 Carnarvon Street.  The proposed building includes 
252 residential units, 526.3 square metres (5,665 square feet) of at grade 
commercial floor space.  The applicant has also proposed the provisions of a 
privately owned, publically accessible 87.14 square metre (938 sq.ft.) pocket park 
at the south east corner of the site and encapsulation of the Sky Train guideway 
which surface from underground at the south edge of the site. 
 
Stu Lyon, GBL Architects, provided an on-table PowerPoint presentation 
summarizing details of the project as outlined in the report dated March 28, 2017. 
 
Discussion ensued, and the New Westminster Design Panel noted the following 
comments: 

 
• The project design may need to improve in order to contribute to making 

Sixth Street a “great street”; however, it is difficult to determine as there are 
not enough elevations and perspectives; 

• The Sixth Street elevation appears flat and could benefit from additional 
refinement, articulation, differentiation between commercial and residential 
components and stepping of the massing;  

• The corner of Sixth and Carnarvon Street is an important intersection and 
the renderings could be more indicative of how the window wall at the 
corner of Carnarvon and Sixth Street would appear;  

• The material selection is limited and could benefit from a more variable 
colour palette and material selection; 

• Materials could be used to differentiate between residential and 
commercial; 

• Project could benefit from additional variety and articulation;  
• A more effective transition between the townhomes on Carnarvon Street 

and the commercial units is required;   
• Concerns were expressed for the achievability for an all-glass tower from 

an energy efficiency perspective and in terms of what that would mean 
from a privacy perspective. It was suggested that additional solid or vertical 
elements could be implemented;  

• In regards to additional height there is very little difference in terms of view 
blockage or shadow impacts;   

• Given the significance of this building in terms of skyline presence, the 
building may  not appear iconic enough to justify the additional height;  

• It was suggested that a 3D or physical model including existing and 
potential towers could be beneficial to provide context;  

• The tower is appropriately sited to balance view and tower separation;  
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• The project is not sympathetic to the neighbouring heritage building.  
Additional information regarding the interface of the project and the 
heritage building was requested;  

• Support was expressed for the outdoor amenity space, and utilizes the 
covered SkyTrain space well;  

• Consideration might be given to the location of the children’s play area as 
the shadow diagram it would be shadowed more than other areas; 

• The pocket park design should be reviewed to ensure that it feels and 
appears openly accessible to the public and not as a private space associated 
with the commercial unit; 

• The Clarkson Street wall appears blank, and could benefit from a mosaic, 
lighting display or a green wall feature;  

• Concerns with respect to Crime Prevention Through Environmental Design 
(CPTED) were expressed regarding Clarkson Street and the location of the 
townhomes on Carnarvon Street;   

• Concerns were expressed for the parking entrance from Clarkson Street, as 
Clarkson Street only appears wide enough for 1.5 cars.  Safety concerns 
were also expressed, as the entrance to the pocket park is located in close 
proximity to the parkade entrance; and,  

• Additional lighting and sight lines along Clarkson Street could be 
beneficial. 

 
 MOVED and SECONDED 

THAT the proposal for 618 Carnarvon Street return to the New Westminster 
Design Panel after consideration for the comments provided at the March 28, 
2017 meeting. 

 CARRIED. 
 All members of the Panel present voted in favour of the motion. 
 
4.5 OUR CITY 2041 – Draft Development Permit Areas and Design Guidelines 

for the Official Community Plan 
 

Lynn Roxburgh, Senior Planner, summarized the report dated March 28, 2017, 
regarding the Draft Development Permit Areas and Design Guidelines for the 
Official Community Plan. The City of New Westminster is presenting the New 
Westminster Design Panel with an excerpt of the first draft of the Development 
Permit Areas and associated and design guidelines, for their review and comment. 
These Development Permit Areas will be included in the new Official Community 
Plan, which is now in draft form. 
 
In response to questions from the Panel, Ms. Roxburgh provided the following 
information: 
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• There would not be a zero lot line setback for a multifamily development;  
• Parking access is usually determined on a site by site basis, with priority 

provided for access from a lane; and,   
• The Design Guidelines would replace the existing Art Deco Policy for 

Twelfth Street. 
 
 Discussion ensued, and the Panel noted the following comments: 
 

• The Design Guidelines are well written, comprehensive and well organized;  
• Appreciation was expressed for the inclusion of illustrations;  
• It was suggested that maps could include street names;  
• Some items in the Guidelines appear to be too prescriptive, including the 

maximum amount of glazing permitted and the integration of balconies into 
the building mass;  

• The Guidelines could benefit from a system similar to the proposed 
Heritage Guidelines, including a recommended list of items, an acceptable 
list of items and an unacceptable list of items;  

• Concerns were expressed for the underground parking requirements and 
access to parking, including the stipulation that parking must be provided 
from a lane, if there is an existing lane;   

• Ventilation requirements may not be achievable ;  
• It may be difficult for residential projects located along Twelfth Street to be 

oriented towards but set back from the street;  
• The setback requirements may require additional articulation;  
• The energy sustainability targets may not be achieved unless they are 

mandated;  
• Section 1.4 regarding multifamily developments could use different 

terminology for landscaping and outdoor space provided on a roof rather 
than “green” roof.  It was suggested that programmed landscaping could be 
used; and, 

• Storm water management could be addressed as part of the environmental 
section, and encourage projects to address storm water onsite, such as on 
the roof level and ground plane level. 

    
5.0 NEW BUSINESS  
 
 There were no items. 
 

6.0 UNFINISHED BUSINESS  
 
 There were no items. 
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7.0 CORRESPONDENCE 
 
7.1 Petition against proposed development density and height of mixed use tower 

at 618 Carnarvon Street from July 20, 2016. 
 
 The Panel acknowledged the on-table correspondence dated July 20, 2017 

regarding the proposed density and height for the tower located at 618 Carnarvon 
Street.  

  
8.0 NEXT MEETING 
 
8.1 Tuesday April 24th, 2017 (in Council Chambers) 
 
9.0 ADJOURNMENT 

 
ON MOTION, the meeting was adjourned at 8:04 p.m. 
 

                 
Certified Correct, 

 
 
 

_________________________ __________________________ 
Chris Block Lauren Blake 
Chair Committee Clerk 
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City of New Westminster 
 

R E P O R T  
 

DEVELOPMENT SERVICES DEPARTMENT 
 

To: Members of the New Westminster 
Design Panel 
 

Date: April 25, 2017 

From: Jim Hurst, 
Development Planner 
 

File: REZ00114 
DPQ00083 

Subject: 1005 Ewen Avenue:  Rezoning from Local Commercial Districts (C-1) to 
Queensborough Townhouse Districts (RT-3) and Local Commercial 
Districts (C-1)   

 

 
 THAT this report be received for information. 

 
 
BACKGROUND 
 
At their meeting held on February 28th, 2017, the New Westminster Design Panel reviewed 
the project proposed at 1005 Ewen Avenue. At that meeting the Panel supported the 
design, however there were significant comments attached to the resolution. Staff 
identified for the applicant that they were uncomfortable taking the project forward for 
formal consideration by the Advisory Planning Commission and Council given the nature 
of some of the comments. In order to address the comments staff have requested that the 
applicant present the project to the Panel a second time.  
 
EXECUTIVE SUMMARY 
 
An application has been received to rezone the site at 1005 Ewen Avenue to allow a 
commercial building at the corner of Howes Street and Ewen Avenue and 23 townhouse 
units. Access to the site is restricted to a right in/right out driveway on Ewen Avenue. To 
address this issue the applicant would acquire a 5.25 foot (1.6 metre) strip of land from the 
north end of the Queensborough Fire Hall and an adjacent 10 foot wide strip of land from 
the Province to allow a driveway from this site to Hampton Street. The application satisfies 
the Queensborough Community Plan designations for the site. The 3,142 square foot 
(291.9 square metres) commercial building does not require rezoning and could move 
forward with the existing zoning and access, requiring only a Development Permit. The 
townhouse portion of the development requires rezoning. 
 
The project would help to create a sense of arrival into the Queensborough residential 
neighbourhood at Howes Street and Ewen Avenue. Staff has identified issues with the 
proximity to the Fire Hall, the nnumber of units and open space for the project and the 
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City of New Westminster 
 
April 25, 2017 2 
 

Doc # 1023283 

urban design of site edges and public streetscapes that will need to be addressed before the 
project moves forward. 
 
1. PROPOSAL 
 
The applicant proposes to construct a mixed use project at 1005 Ewen Avenue with a 
commercial building at the corner of Howes Street and Ewen Avenue and 23 townhouse 
units.  
 
2. POLICY AND REGULATION 
 
2.1 Queensborough Community Plan Land Use Designation 
 
The site is designated in Queensborough Community Plan as (MS) - Queensborough 
Main Street in the Queensborough Community Plan. The Plan describes this designation 
as:  
 
(MS) Queensborough Main Street – this area will include commercial, office and 
residential uses. Facing Ewen Avenue and Furness Street, commercial uses are required at 
grade. Densities may range from low to medium. 
The application conforms to the land use designation for the site in the Queensborough 
Community Plan. 
 
2.2 Queensborough Community Plan Development Permit Area Designations  
 
The site is designated as part of Commercial and Mixed Use Development Permit Area #1 
- Queensborough Main Street. This Development Permit Area is designated: 
 
… to create a “main street” 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. 
 
The application conforms to the Development Permit Area Designation for the site. 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. 
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The residential buildings proposed in this application satisfy the requirements of Natural 
Hazards Development Permit Area #1 – Flood Hazard. Commercial buildings are exempt 
from the requirements of the Development Permit Area. 
 
2.3 Zoning Bylaw 
 
The site is zoned Local Commercial Districts (Low Rise) (C-1). This zone requires a 
commercial use on the ground floor of any building and allows residential units on the 
second floor of the building. Building height is limited to two floors. The commercial 
portion of this application conforms to these requirements. The townhouse portion of the 
development requires rezoning. 
 
3.0 BACKROUND 
 
3.1 Site Characteristics and Context 
 
The site at 1005 Ewen Avenue was dedicated as roadway until July 13, 2009. With the 
completion of the Howes Street and Highway 99A intersection project the land was no 
longer required for road purposes. The site is bounded by the Highway 99 off ramp, Howes 
Street, Ewen Avenue and the Queensborough Fire Station.  
 
The overriding constraint on the site is vehicular access to the site. From both Howes 
Street and Ewen Avenue only a right in/right out access is possible. Other constraints are 
the irregular shape of the property and the geodetic elevation of three to six feet (0.9 to 1.8 
metres) which places it within the Fraser River flood plain.  
 
3.2 Project Description 
 
The applicant proposes to develop a 3,142 square foot (291.9 square metres) commercial 
building at the corner of Ewen Avenue and Howes Street and 23 townhouse units on the 
rest of the property. The residential portion of the project provides 44 parking spaces for 
residents and five parking spaces for visitors. The commercial portion of the site provides 
six parking spaces. 
 
Primary access to the site would be from a driveway on Ewen Avenue. Due to the 
constraints on turning movements for a driveway at that location the applicant has offered 
to purchase land from the City of New Westminster and the Province at the north end of 
the Queensborough Fire Hall site to establish a driveway link to Hampton Street.  
 
3.3 Project Statistics 
 

Site Area: 53,821 square feet (4,950 square metres)  
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Proposed Zoning: Queensborough Townhouse Districts (RT-3A) 
FSR: Townhouse 0.64 Commercial 0.06 
Site coverage: 39% 
Front Yard: Ewen 1.0 foot (0.3 metres) Commercial  

73.8 feet (22.5 metres) Townhouse 
Side Yard: Howes 1.0 foot (0.3 metres) Commercial  

10.0 feet (3.05 metres) Townhouse 
Side Yard: West  8.08 – 25.0 feet (2.5 – 7.6 metres) 
Rear Yard: North  10 feet (3.05 metres) 
Height: 36.6 feet (11.24 meters) 

 
The project would require variances for side yards, rear yards, the separations between 
some of the buildings on the site and building height. 
 
4.0 DISCUSSION 
  
4.1 Purchase of City and Provincial Lands 
 
The proposed access to Hampton Street consists of 5.25 feet (1.6 metres) from the north 
end of the Fire Hall site combined with 10 feet (3.04 metres) from the Highway 99A 
dedication. The 10 feet from the highway dedication is the maximum that can be obtained 
due to the proximity of the off ramp, the existing drainage beside the ramp and the space 
needed to construct a solid concrete fence between the highway off ramp and the proposed 
access driveway. The property being sold from the north end of the fire hall site has been 
kept to the minimum amount required to construct a safe driveway for the residential 
project and minimize the disturbance to the Fire Hall site. 
 
4.2 Urban Design 
 
The intersection of Howes Street and Ewen Avenue is the main intersection in 
Queensborough and is the primary access to the residential portion of the community, and 
is identified in the Community Plan as needing to create a strong sense of arrival. The 
proposed commercial building is placed at the corner and occupies the short Ewen Avenue 
frontage, with the townhouses along the Howes Street frontage with their front doors 
facing the street. Together these help animate the public streetscape which will be designed 
with generous sidewalks, boulevards and street trees.  
 
5. PROCESS 
 
The next steps in the application review process are: 
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1. LUPC recommendation to resolve issues prior to proceeding to next steps. 
Complete 

2. The applicant and staff work to resolve issues. Complete  
3. The revised proposal is presented to LUPC. Complete 
4. LUPC recommendation to initiate processing of the revised proposal. Complete 
5. The project is reviewed by all City Departments. Complete 
6. The project is considered by the New Westminster Design Panel. February 28, 2017 
7. The project is considered by the New Westminster Design Panel. April 25, 2017 
8. The applicant will hold a public meeting and consult with the Queensborough 

Residents’ Association. 
9. The project is considered by the Advisory Planning Commission. 
10. LUPC consideration of rezoning.  
11. LUPC recommendation to Council. 
12. Council consideration of the Zoning Amendment Bylaw.  

 
6.0 NEW WESTMINSTER DESIGN PANEL MINUTES – FEBRUARY 24, 2017  
 
4.1 1005 Ewen Avenue REZ00114 and DPQ000833 
 
In response to the four design considerations as outlined in the report, the Panel provided 
the following comments: 
 
1. Comments regarding the adjacency issues with the Fire Hall and the measures taken to 
address them in the plan. 
 

While the reorientation of the project has assisted with potential issues regarding the 
Fire Hall, the adjacency issues with the Fire Hall have not been properly addressed. 

 
2. Comments regarding the density of the development, the siting of the buildings and the 
private and common open spaces provided. 
 

 The density appears appropriate for the location;  
 The siting of the buildings appears appropriate;  
 The project provides many common areas;  
 The garbage and recycling area could be relocated so that it is more central 

for residents;  
 The plaza requires additional resolution;  
 The residential front patios could be loud and urban; and, 
 The project could provide an amenity for the adjacent bus stop, such as 

garbage cans or landscape features 
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3. Comments regarding the interface with the townhouses and Howes Street and how the 
commercial building addresses the intersection of Howes Street and Ewen Avenue. 
 

 There is opportunity to develop the corner of Howe Street and Ewen Avenue 
further;  

 The commercial building does not sufficiently address Ewen Avenue, and 
requires a stronger presence;  

 The durability of the materials used for the corner of the commercial building 
should be considered; 

 It was suggested that the vertical element supporting the canopy may not 
read as a railway feature with signage; and,  

 Additional evergreen trees could be planted at the hammerhead roads for 
screening purposes.   

 
4. Comments regarding the conformance of the project to the Development Permit Area 
Designation. 
 
 MOVED and SECONDED 
  

THAT the Panel support the Rezoning for 1005 Ewen Avenue, subject to: 
 

 Clarification for the materiality and colors that will be used;  
 Investigation for the durability of the material to be used;  
 Clarification regarding the prominence and landscaping section by the 

patios and slope on Howe Street;  
 Investigate how to bring attention to the “gateway” nature on Howe Street 

and Ewen Avenue;  
 Investigate methods of addressing noise from the Fire Hall; and, 
 Investigate relocating the garbage and recycling area to a more central 

location. 
 
CARRIED. 
 
David Roppel and Craig West voted in opposition to the motion. 
 
7.0 DESIGN CONSIDERATIONS 
 
Staff asks that the Panel consider the following five issues. The first four issues are the 
same issues identified in the February 24th report to the New Westminster Design Panel. 
These are: 
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1. Comments regarding the adjacency issues with the Fire Hall and the measures taken to 
address them in the plan. 
 
2. Comments regarding the density of the development, the siting of the buildings and the 
private and common open spaces provided. 
 
3. Comments regarding the interface with the townhouses and Howes Street and how the 
commercial building addresses the intersection of Howes Street and Ewen Avenue. 
 
4. Comments regarding the conformance of the project to the Development Permit Area 
Designation. 
 
5.  As part of the response to the February Design Panel comments the applicant proposes 
to have a 3 metre high noise attenuation fence proposed on the west property line. Staff 
believe that this would be effective at buffering the complex from some of the sounds 
coming from the Fire Hall; however staff have concerns regarding the liveability of the 
units adjacent to the wall and would appreciate comments from the panel on this issue.  
 
 
Report Author, 
 

 
 
 

 
 

  
Jim Hurst, 
Development Planner 

 

 
 

 

 

 
ATTACHMENTS 
 
Location map, Letter from the architect, Revised Plans
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Attachment 2 

Project Plans

See Design Package
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#1 Queensborough Main Street  

The areas designated Commercial Main Street (Ewen Avenue), identified as Development 
Permit Area #1 [see Map A], are designated to create a “main street” feel on Ewen Avenue and 
on Mercer Street, 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  

QMS.1  The intersection of Howes Street and Ewen Avenue is the main arrival point to 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 Street and Ewen Avenue. 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 Street.  

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

 Site and design buildings forming the south side of the Howes Street/Ewen Avenue 
intersection to front primarily onto Ewen Avenue while addressing Howes Street (i.e. 
help to create an attractive, pedestrian scale street).   

 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). 

QMS.2  The area surrounding the intersections of Ewen Avenue and Mercer Street, and Ewen 
Avenue and Furness Street, along Ewen Avenue is the heart of the eastern commercial node and 
will become an arrival point and destination from the future pedestrian and bike bridge between 
the Queensborough and Quayside neighbourhoods. In addition to complying with the other 
guideline sections of this Development Permit Area, must comply with the following guidelines:  
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 Provide publicly accessible plazas at the north-west intersection of Ewen Avenue and 
Mercer Street, at the south-east intersection of Mercer Street and Blackley Street, and at 
Furness Street between Ewen Avenue and Duncan Street.  

 Buildings will be sited directly adjacent to pedestrian plazas to help define the space. 

 Buildings fronting public plazas will create a strong relationship to the public space 
through extensive glazing, outdoor patio or seating spaces, or other design features that 
connect the building to the plaza. 

 Where possible, plazas should be designed to incorporate a mix of fixed seating areas 
with open spaces to accommodate events and other outdoor activities.  The character of 
street furniture, fencing, landmark elements, or public art elements should reflect the 
riverfront industrial character of the area. 

 The plazas should contain distinctive, pedestrian and accessible friendly materials, 
including pavers, stamped concrete, or other materials that reflect the pedestrian nature of 
the plaza. 

 Enhance the sense of arrival to Eastern Queensborough, the commercial centre, and the 
Mercer High Street with landmarks and other special features (e.g. special roof shapes 
and/or other architectural features).  

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

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

 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 Ewen Avenue, Furness 
Street and Mercer Street.  

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

 Provide a publicly accessible sidewalk of a width of 2.5 metres or greater along Ewen 
Avenue, connecting from Furness Street 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.  

 Consider incorporating landscaping and innovative, passive seating areas (e.g. snake 
walls, combined seating/planter walls, etc.) to provide low level screening of parking 
areas, and to separate the parking areas from the pedestrian pathway along Ewen Avenue. 
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MERCER HIGH STREET 

QMS. 3 Mercer Street will become a unique, distinctive high street between Ewen Avenue and 
Duncan Street.  The street fronting retail, pub, office, and service uses will provide a strong 
relationship with the street, creating a pedestrian-oriented street frontage with visual interest and 
a distinctive repetition of commercial buildings.  Mixed-use buildings will further animate 
Mercer Street. 

 Except for where public plazas and access points are located, buildings will be sited to 
create a continuous street wall along Mercer Street. 

 Commercial spaces fronting Mercer Street will have their main access from the street 
sidewalk and will feature glazing and other design features in accordance with these 
guidelines to provide a strong relationship between the commercial use and the public 
street.  A secondary access from the rear parking area may be provided. 

 Building forms and design elements should follow the form and character of these 
guidelines, but should also strive to create a distinct and unique rhythm that blends 
continuity with distinctions to create a unique and distinctive street frontage. 

 Small outdoor seating areas are encouraged to further animate the street. 

 Mixed-use residential buildings will encourage overviewing of the street and provide 
visual access through glazing and other means to ensure a strong relationship to the 
street. 

 Access to residential units should be separated from the commercial access, and could be 
from laneways, rather than from Mercer Street. 

QMS.4    Development permits issued in this area shall also take the Queensborough Eastern 
Node Master Plan into consideration, an excerpt of which is included as Attachment No. 4. 

SITING  

QMS.5  Building siting must contribute to a pedestrian scale neighbourhood character. 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, unless a setback is provided for the purpose of 
enhancing the public realm (e.g. by providing a wider sidewalk, public plaza, or 
enhanced landscaping).   
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 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.  

QMS.6   Building siting must respect the existing neighbourhood and site context. Consider the 
following:  

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

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

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

 Minimize the 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).  

CHARACTER  

QMS.7   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.  
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 Coordinate lighting, outdoor furniture and garbage receptacles and design outdoor areas 
(e.g. walkways, patios) and landscape elements (e.g. retaining walls, fences, screening) to 
be consistent with the style, materials, colour and quality of the overall development.  

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

QMS.8   Provide public art to help enrich outdoor spaces and create pedestrian scale landmarks, 
particularly in commercial areas. Use art that highlights Queensborough’s sense of place and is 
unique to each location.  

HERITAGE  

QMS.9  Each development must follow the Standards and Guidelines for the Conservation of 
Historic Places in Canada for all physical work to heritage assets.  

QMS.10   Reuse historic industrial and agricultural artefacts on redevelopment sites (e.g. as 
public art).  

MASSING  

QMS. 11  Building massing must contribute to a pedestrian scale neighbourhood 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 reflected in the overall form of the building.  

 For commercial buildings with individual spaces under 10,000 square feet, configure 
storefronts to be, or have the appearance of being, a maximum of 9 metres (30 feet) in 
width.  

 For commercial buildings with individual spaces exceeding 10,000 square feet, particular 
attention will be paid to the site planning and architectural detail to minimize blank walls 
and create interesting building facades in a manner suitable to the scale of the larger 
format buildings.  

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

46



City of New Westminster 
 
  
 

 

 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).  

QMS. 12  Building massing must maximize natural light and ventilation to apartment and 
condominium units. Consider the following:  

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

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

 Organize the interior space 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, office) have at least one exterior 
wall with a window.  

 

FACADES  

QMS. 13  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.  

 For facades fronting a public street or parking area, 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.  

 Where appropriate, incorporate sheltering elements along the ground floor to provide 
weather protection and visual interest. 

ENTRANCES  

QMS.14   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).  
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 Frame with a secondary roof element (e.g. fabric awnings, fixed metal canopies, 
overhangs, but internally illuminated awnings should not be used) to identify building 
entrances and protect from weather.  

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

QMS.15  Commercial and apartment 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 offices, 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 
office entrances.  

WINDOWS  

QMS. 16  Windows must contribute to an interesting, pedestrian scale environment. 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, reflective 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.  

QMS. 17  Use strategies to facilitate passive heating in cooler months and reduce unwanted heat 
gain in summer months. Consider the following:   

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

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

ROOFS  

QMS. 18  Rooftops must appear clean and attractive and in keeping with the architectural style 
of the building. Consider the following:   

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

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

 Design roofs to reduce the urban heat island effect.  

MATERIALS & COLOURS  

QMS.19  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, concrete, stone, brick, or metal 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.  

QMS.20   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, concrete, stone, brick, metal 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  
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QMS. 21  Signs must be designed to be consistent with the architectural style, scale and 
materials of the development and/or building and its surrounding context.  

Consider the following:  

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

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

 Use indirect lighting from fixtures that are integrated into the overall design and character 
of the development and/or building along main streets.  

LIGHTING  

QMS. 22  All public and semi-private sidewalks and open spaces must be equipped with 
lighting. Consider the following:  

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

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

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

OUTDOOR SPACE  

QMS. 23  All mixed-use developments with residential units must provide directly accessible 
private outdoor space for all units. Where appropriate, step buildings back from the street at the 
second storey and above to provide patios and balconies.  Along Mercer Street, outdoor space is 
encouraged at the rear of the buildings. 

ACCESSIBILITY  

QMS. 24  Endeavour to make all pathways, building entrances and amenities of a site accessible 
by people of varying ability. Consider the following:  

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

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

SAFETY  

QMS. 25  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.  

TRAILS & GREENWAYS  

QMS. 26   Each development which is identified on the Parks, Trails and Greenway Streets Map, 
and where applicable, the Public Realm Map (Appendix No.4), that accommodates a portion of 
any public open space, walkway, or publicly accessible privately owned open space (e.g. 
dedicate or gift land, provide a right-of-way or easement) shall construct the walkway for use by 
the general public.  

QMS. 27   Each development adjacent to any trail, as identified on the Parks, Trails and 
Greenway Streets Map and where applicable, the Public Realm Map (Appendix No.4), must set 
buildings and other structures well back from the walkway. Ensure the separation between 
private and public space is visually and physically well-defined (e.g. planting, low fences, 
hedges). Ensure there are no barriers to public access to the walkway.  

PARKING AND ACCESS  

QMS. 28  All parking associated with the commercial centre located at Mercer Street and Ewen 
Avenue should be designed to reinforce a pedestrian oriented scale. Consider the following: 

 Prioritize pedestrian movement throughout the area.  

 Create a prominent pedestrian walkway complete with special paving and shade trees 
from the plaza at Mercer Street and Ewen Avenue, to the anchor tenant building.  

 Ensure there are safe and comfortable pedestrian routes for all desire lines through the 
commercial area. 
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 Parking adjacent to Ewen Avenue is not preferred, but will be considered where 
appropriate and provided acceptable landscape buffering is used. 

 Parking should not extend beyond building fronts into an area that would otherwise be 
part of a public plaza. 

 Include clearly identified pedestrian routes through a mix of surface treatments within the 
parking area, landscaping and enhanced stormwater features where appropriate. 

QMS. 29  All parking associated to a development must be located and designed to reinforce a 
pedestrian oriented neighbourhood character and scale. Consider the following:  

 For mixed-use, apartment type development 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, low level screening).  

 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. 30   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.  

QMS. 31   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).  

TREES & PLANTING  

QMS. 32  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.  

QMS 33  Each development must integrate trees, including shade trees. Consider the following:  
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 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.  

QMS. 34  Tree species and other plant materials must be of high quality, suited to their purpose 
and contribute to the overall quality of the community. Consider the following:  

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

 Use broadleaf deciduous tree species, wherever possible, for all shade trees including 
trees in parking areas.  

 Select species that have a minimum mature height of 15 metres (49 feet). 

QMS. 35  All trees must be planted so that they will successfully become established and 
develop a full canopy over time. Consider the following:  

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

QMS. 36  Develop and/or enhance areas of understorey vegetation using diverse, multi- storey 
planting which will support habitat for smaller wildlife, songbirds and important pollinators such 
as bees, butterflies and dragonflies.  
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R E P O R T  
 

DEVELOPMENT SERVICES DEPARTMENT 
 

To: Members of the New Westminster 
Design Panel 
 

Date: April 25, 2017 

From: Jim Hurst, 
Development Planner 
 

File: REZ00135,  
SDP00211 
 

Subject: 220 Carnarvon Street (Holy Trinity Romanian Orthodox Church): 
Rezoning from Multiple Dwelling Districts (High Rise) (RM-6a) to 
Public and Institutional Districts (High Rise) (P – 3). 

 

 
 THAT this report be received for information. 

 
 
1. PROPOSAL 

 
This applicant proposes to rezone the site to allow an addition to the existing church 
consisting of a new community room and one residential unit for a caretaker. 

2. POLICY AND REGULATIONS  

2.1 Official Community Plan Land Use Designation: 
 
The site is designated as part of the Albert Crescent Character Precinct. The intent of that 
district is:  

… to encourage the development of more ground-oriented housing and housing 
suitable for families, preserve the existing market rental housing stock, and 
respect, enhance and celebrate its recognized heritage resources, including Irving 
House and the four historic churches. 

 
In the Downtown Community Plan, the land use designation of the site is Residential 
Mid Rise Apartment. The Plan describes this designation as: 

  
Residential Mid Rise Apartment: Targeted for residential, intended for mid-rise 
apartments, also may include low-rise apartments, townhouses, stacked townhouses, 
rowhouses, community amenities such as churches, child care, libraries or 
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community space, small-scale, corner store type retail, restaurant and service uses 
permitted.  
 

2.2 Official Community Plan Development Permit Area Designation: 
 
The site is designated as part of the Downtown Development Permit Area. The purpose 
of this Development Permit Area is: 
 

The Downtown, identified as the Downtown Development Permit Area #1 is the 
cultural and historic heart of the City. This Development Permit Area is 
designated to support its Regional Town Centre designation in the Regional 
Growth Strategy. This Development Permit Area establishes the objectives and 
guidelines for: 
  

• The form and character of commerical, multifamily, institutional and 
intensive residential development.  
 
• Protection of the natural environment, its ecosystems and biological 
diversity.  
 
• Revitalization of an area in which a commercial use is permitted. 
 
• Objectives to promote energy and water conservation and reduction of 
greenhouse gas emissions. In this area, special development permits will be 
issued as authorized by the New Westminster Redevelopment Act.  

 
Objectives & Guidelines Development permits issued in this area shall be in accordance 
with the objectives and guidelines indicated in the Downtown Community Plan.  
 
The rezoning application would place the site in an Institutional Zone. Institutional Uses 
are not subject to Development Permit regulations; however the Development Permit 
Guidelines do provide a context for the site as all other adjacent  buildings are subject to 
those regulations.  
 
2.3 Zoning Bylaw 

  
The site is zoned Multiple Dwelling Districts (High Rise) (RM-6a). The purpose of the 
RM – 6a  zone is to allow high density residential use. The existing zoning would allow a 
floor space ratio of 2.0, a height of up to 147.64 feet (45 metres) and a site coverage for 
the portion of the building below 40 feet (12.19 metres) in height of 60% of the area of 
the site. The proposed project requires a rezoning.  
 
2.4 Heritage Register 
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The building is identified in the Heritage Register and the Downtown Community Plan. 
A statement of significance identifies the following character defining elements: 
 

 prominent corner location on a steeply sloping site with views to the Fraser 
River 

 continuous use as a place of worship 

 complex articulated massing that steps down the sloping site, with a hall on 
the lower level 

 prominent square steeple located at the highest point of the site, with 
octagonal roof surmounted by a crucifix  

 front gabled roof with clipped eaves 

 wood-frame structure, with original wooden siding under later stucco 
coating  

 flat-roofed side extension with crenellated parapet that provides an entry to 
lower level 

 fenestration, including: multi-paned pointed-arch Gothic double-hung 
wooden-sash windows with wooden tracery in the upper light and coloured 
glass panels; large Gothic pointed-arch window in the rear facade; double-
hung 2- over-2 wooden-sash windows on the rear facade; and nine-paned 
wooden-sash casement windows in the basement level  

 interior features, including a barrel vault running the length of the nave, 
with flat roofs over the side aisles, unadorned plaster walls, wooden floors 
and a pointed-arch opening to the apse 

  
A preliminary review shows that the proposed addition is respectful of the heritage value 
of the historic church.   
 
3. BACKGROUND 

 
3.1 Site Characteristics and Context: 
 
The site is in the Downtown neighbourhood. The site has a 21.6 foot (6.58 metre) slope 
from Carnarvon Street to Clarkson Street. To the south, across Clarkson Street, is the 
Skytrain Line. On all other sides the site is adjacent to residential uses including: 
 

 a three storey building with 15 residential units and a floor space ratio of 1.64. 
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 on the vacant site to the east, a Special Development Permit has been issued to 
construct a six storey building with 28 residential units and a floor space ratio of 
2.32 

 the Bilodeau House, a restored 1906 house with 10 residential units and a floor 
space ratio of 1.06  

 
3.2 Project Description: 

 
The existing church was constructed in 1924 and has 5,162 square feet (479.6 square 
metres) of floor space on two levels. The existing church has no parking that satisfies the 
requirements of the Zoning Bylaw. The applicants propose to construct an addition on 
two floors with a total of 2,824 square feet (262.4 square metres).  One level of the 
addition would be a 1,496 square foot (138.9 square metre) community room. Above that 
would be a two bedroom residential unit for a caretaker. The project would provide four 
parking spaces. The parking is arranged so that four additional tandem parking spaces 
could be used during service or a church event. 
 
3.3 Project Statistics:  

 
Site Area:  6,994 square feet (649.8 square metres) 

Proposed Zoning: Public and Institutional Districts (High Rise) (P – 3) 

FSR: Existing: 0.74 Proposed: 1.14 

Site coverage: Existing: 36.9 % Proposed: 58% 

Front Yard: Carnarvon  
Street   

Existing – 6 feet (1.83 metres) 
No Change 

Side Yard: Merivale Street Existing – 2.33 feet (0.71 metres) 
Proposed – 2.33 feet (0.71 metres) 

Side Yard: East  Existing – 10.33 feet (3.14 metres) 
Proposed – 10.33 feet (3.14 metres) 

Rear Yard: Clarkson 
Street  

Existing – 53.33 feet (16.26 metres) 
Proposed – 15.0 feet (4.57 metres) 

 
 
4. DISCUSSION 
 
4.1 Proposed Addition 
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The proposed addition will allow a two bedroom residential unit for a caretaker and a 
1,496 square foot (138.9 square metre) community room. The Public and Institutional 
Districts (High Rise) (P – 3) zone allows in section 630.11: 
  

Housing units for the accommodation of caretakers, staff, students and/or patients, 
provided that such housing units are part of the institutional complex and a 
restrictive covenant is registered against the title of the land in favour of the City 
to ensure that the housing units remain in the designated use. 

 
Provision of a residential unit for a caretaker is encouraged for single purpose uses such 
as a place of worship as there are long periods of time when there may be no one on site. 
The residential unit provides a constant presence on the site to provide security for the 
building. 
 
The addition for the community room will allow church functions to occur in a more 
suitable space than the room currently used. 
 
4.2 Heritage Designation 
 
The rezoning of the site from a high density residential zoning to a Public and 
Institutional zoning would make the church a conforming use while removing 
development rights. One of the important elements of the building is the continued use of 
the building as a place of worship. The change in zoning and the addition will allow the 
building to fully adapt to the new congregation and ensure that this use will continue. 
Thus the rezoning process is a step toward conservation of the site. As part of the 
rezoning process the building would be designated as a minicpal heritage site. 
 
The application was reviewed by the Community Heritage Commission at its’ meeting 
held on March 1, 2017. The Commission supported the rezoning of the site, the design of 
the addition and the Heritage Designation of the building. 
 
5. PROCESS 

 
The next steps in the application review process are 
 

1. LUPC recommendation to initiate the processing of this application.Complete 
2. The project is reviewed by all City Departments. Complete 
3. The project is referred to the  Community Heritage Commission for review and a 

recommendation to Council. Complete 
4. The project is considered by the New Westminster Design Panel. April 25, 

2017 
5. The applicant will consult with the Downtown Residents’ Association. 
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6. The project is considered by the Advisory Planning Commission. 
7. LUPC consideration of rezoning and Heritage Designation Bylaw.  
8. LUPC recommendation to Council. 
9. Council consideration of the Zoning Amendment and Heritage Designation 

Bylaw.  
 

6.0 DESIGN CONSIDERATIONS 
 
Staff support the design of the addition and would appreciate any comments that the 
Panel can provide. 
 
 
 
__________________ 
 
James Hurst  
Development Planner 
 
Attachments 

1. Location map 
2. Statement of Significance 
3. Project Plans
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Statement of Significance  
 
Description of Historic Place  
 
The Nidarose Lutheran Church is a stucco-clad wood-frame two-storey church with a 
steepled tower, built on a sloping site at the junction of Merivale and Carnarvon Streets in 
the New Westminster neighbourhood of Albert Crescent.   
 
Heritage Value 
 
The Nidarose Lutheran Church is significant for its strong cultural and spiritual 
associations with the local Norwegian community and the local Romanian community. In 
1891, the Norwegian Lutheran congregation was founded in New Westminster and, unable 
to afford their own church, the members worshipped in rented quarters. The congregation 
grew over time, and a committee was elected in 1920 to begin fundraising to build their 
own church. This lot was acquired in 1921 and work commenced on the basement level in 
1924, where services were held for the next decade. In 1934, construction commenced on 
the upper floor, and the rest of the building was completed in March 1935. Typical of 
Lutheran churches, the architecture of the church is unpretentious and unornamented. The 
form and massing of the church clearly indicate its liturgical function and is designed to 
take advantage of the its sloping site to allow natural light into the lower level hall.   

The name of the church was significant to the Norwegian community as the old name for 
the city of Trondheim, the first capital of Norway that remains the place where new kings 
receive their ceremonial blessing. After Norway was invaded in the Second World War, 
the New Westminster congregation became actively involved in Norwegian relief 
activities, giving it an international focus. The congregation moved to a new church in 
1958 and more recently, the church has become the home for a Romanian church, giving 
the building continuing but new historic, spiritual and cultural values. 

Character-Defining Elements  
 
Key elements that define the heritage character of the Nidarose Lutheran Church include 
its: 
 

- prominent corner location on a steeply sloping site with views to the Fraser River 
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- continuous use as a place of worship 
 

- complex articulated massing that steps down the sloping site, with a hall on the 
lower level 
 
- prominent square steeple located at the highest point of the site, with octagonal 
roof surmounted by a crucifix 
  
- front gabled roof with clipped eaves 
 
- wood-frame structure, with original wooden siding under later stucco coating  
 
- flat-roofed side extension with crenellated parapet that provides an entry to lower 
level 
 
- fenestration, including: multi-paned pointed-arch Gothic double-hung wooden-
sash windows with wooden tracery in the upper light and coloured glass panels; 
large Gothic pointed-arch window in the rear facade; double-hung 2- over-2 
wooden-sash windows on the rear facade; and nine-paned wooden-sash casement 
windows in the basement level  
 
- interior features, including a barrel vault running the length of the nave, with flat 
roofs over the side aisles, unadorned plaster walls, wooden floors and a pointed-arch 
opening to the apse 
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City of New Westminster 
 

R E P O R T  
 

DEVELOPMENT SERVICES DEPARTMENT 
 

To: Members of the New Westminster 
Design Panel 
 

Date: April 25, 2017 

From: Jim Hurst, 
Development Planner 
 

File: REZ00134 
 

Subject: 813 – 823 Carnarvon Street: Rezoning to allow a 245 unit residential 
development 

 

 
 THAT this report be received for information. 

_ 
 
PURPOSE 
 
This rezoning application would permit construction of a mixed use project with commercial at 
grade and non-market rental and market condominium residential uses above. The purpose of 
this report is to provide preliminary information to the New Westminster Design Panel 
 
POLICY AND REGULATIONS  

 
1.1 Official Community Plan Land Use Designation: 

  
The site is designated Mixed Use - High Density in the Downtown Community Plan. The Plan 
gives the following details of the designation: 
 

 mixed-use (commercial and/or residential) throughout Downtown, outside of the 
Columbia Street Historic Mixed-Use  

 retail, office, service or residential  
 any combination of the above (can be one use or multiple uses) 

 
The project proposed in this application would satisfy the general intent of the form anticipated 
in the land use designation by providing a mixed use building with commercial uses at grade on 
the Carnarvon Street frontage. 
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1.2 Development Permit Area Designation 
 
The site is designated as part of the Downtown Development Permit Area. The Plan identifies 
this designation as: 
 
The City of New Westminster will ensure that new development supports a vibrant, pleasant, and 
people oriented Downtown. The guidelines for Downtown are based upon the following 
objectives for development: 
 

 Reflect the context of New Westminster and unique characteristics such as history, views 
and topography. 

 Provide safe and pleasant streets and public spaces where pedestrians feel comfortable 
and welcome. 

 Create a positive, people oriented connection between new buildings and the street, 
between public and private spaces. 

 Promote excellence in architectural design and creativity in the architectural form, 
massing and character of new development. 

 Protect important public views, and ensure light and air penetration to the street. 
 Promote a vibrant and diverse local economy through the encouragement of attractive 

and functional commercial areas. 
 Guide the development of new buildings which conserve energy, materials and water. 
 Encourage new habitat and a greened built environment which supports ecological cycles 

and reconnects people with nature. 
 Minimize negative impacts on air quality and the water quality of the Fraser River. 
 Maximize opportunities for rooftop features which generate energy, minimize runoff and 

create multipurpose green spaces. 
 Promote sustainable modes of transport (e.g., walking, cycling, transit). 

 
The full Development Permit Area Designation is attached as Appendix #3. Staff consider that 
the project proposed in this application would satisfy the general intent of the Development 
Permit Area Designation.  
 
1.3 Downtown Building and Public Realm Design Guidelines and Master Plan 
 
The Downtown Building and Public Realm Design Guidelines and Master Plan provide guidance 
in achieving a high quality, cohesive Downtown that honours the historical and cultural context 
of New Westminster. This document serves as a toolkit to inform public realm improvements 
both on and off-site within the Downtown area. The design of the project will be evaluated using 
these Design Guidelines by staff and the New Westminster Design Panel. Here is a link to the 
full document. 
 
https://www.newwestcity.ca/database/files/library/Downtown Building and Public Design Gu
idelines_and_Master_Plan___web.pdf  
 
The development is located within the Tower Precinct. A section of the Guidelines that focuses 
on the Tower Precinct is attached to this report as Appendix #4.  
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After an initial review of the project staff consider that the project generally conforms to the 
Guidelines.  
 
1.4 Zoning Bylaw: 

  
The site is currently zoned Downtown Mixed Use Districts (High Density) (C– 4). That zone 
would allow a mixed use building with a height of 24.4 metres (80 feet) and a total floor space 
ratio of 5.2. Residential Development would be limited to a floor space ratio (FSR) of 3.0.  
 
The project proposed in this application would not comply with the current zoning of the site. 
 
The City does not currently have a mixed use residential zone with a floor space ratio of 7.75 
that incorporates the required density bonus provisions. A Comprehensive Development Zoning 
Schedule would need to be drafted to allow formal consideration of this application.  
 
2. BACKGROUND 

 
2.1 Site Context  
 
The site is located in the Skytrain and Tower precincts identified in the Downtown Community 
Plan. There is a 7.92 metre (26 foot) cross slope on the property. The property owner currently 
allows the City to locate some of the Downtown off leash Dog Park on a portion of the subject 
property.   
 
To the north of the site is Victoria Street, which has a dedicated width of 33 feet (10 metres). The 
Downtown off-leash dog park currently occupies a portion of Victoria Street. Victoria Street is 
designated as a laneway/narrow street in the Downtown Plan. Across Victoria Street is a 
development site addressed as 800 Agnes Street. The City has received a pre application review 
request for that site which will be the subject of a report to Council. The proposed project is a 33 
storey residential building with a height of 330 feet (100.58 metres) that would have 258 
residential units and an FSR of 7.03.  
 
To the east of the site is 811 Carnarvon Street. This property has an area of 8,699 square feet 
(808 square metres) and is zoned Downtown Mixed Use Districts (High Density) (C– 4). The site 
is currently occupied by a two level commercial building. 
 
To the south is Carnarvon Street, which is identified as a local collector and designated as an 
enhanced pedestrian street in the Downtown Plan. Carnarvon Street would be part of a future 
greenway/bike route. Across Carnarvon Street is the Plaza 88 development and the access to the 
New Westminster Skytrain Station. The Plaza 88 site is zoned Central Business Districts 
(Restricted) (C - 4C). That development has an FSR of 6.79 and the four buildings will range in 
height from 32 to 41 floors. 
 
To the west is a site with three residential towers, the Hyack at 838 Agnes Street, the Fraser at 55 
Tenth Street and the Royal 828 Agnes Street The site has a split zoning with a portion of the site 
zoned Downtown Mixed Use Districts (High Density) (C– 4) and the remainder zoned Multiple 
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Unit Residential District (High Density (RM – 6). The height of the buildings ranges from 14 to 
16 storeys. The development has an FSR of 3.45 and a total of 298 units. A public right of way is 
registered on the east property line of this property to provide access from Carnarvon Street to 
Victoria Street. 
 
2.2 Project Description: 

  
The applicant proposes to construct two residential buildings on the site with ground floor 
commercial uses. At grade would be commercial units facing Carnarvon Street that have a total 
area of 6,099 square feet (566.62 square metres). Above the commercial would be a market 
condominium tower with 195 residential units and a secured non-market housing project with 50 
units.  
 
The non-market housing project would be constructed for the Performing Arts Lodges (PAL) a 
non-profit, federally registered charity whose mission is to provide veterans of the performing 
arts industry with affordable housing. The group currently operates a facility in Vancouver where 
rental assistance is provided for those who qualify for “rent geared to income” (RGI) suites, with 
the remaining suites renting at 13% below market (“near market”) suites. In 2015, the ratio in the 
Vancouver building at a minimum of 60 percent RGI and 40 percent near market rents over the 
long term. The current ratio has RGI suites set at 73% at the existing building, and the remaining 
at near market.  
 
The project proposed for New Westminster would be managed in the same manner by the 
society. The City would require covenants to guarantee that the units are not stratified, that the 
units remain in a rental use and to identify how rent would be calculated. 
 
2.3 Project Statistics:  

 
The project statistics are shown in the following table: 

 
Site Area: 26,104 square feet (2,425.2 square metres) 
Proposed Zoning: Downtown Mixed Use Districts (High Density) (C– 4) DB 

as amended 
Floor Space Ratio: 
 

Commercial 0.25 
Market Residential 6.29 
Non Market Residential 1.21 
Total 7.75 

Number of units: 195 market condominiums, 50 non market rental units 
Height: 290 feet (88.7 meters) 

 
3. DISCUSSION 

 
3.1 Family-Friendly Housing Bylaw and Design Guidelines 
 
The Family Friendly Housing Policy and Design Guidelines provide requirements for the mix of 
units with two and three bedrooms as well as guidelines that ensure units are usable by families. 
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The proposed project has two components: 1) Market Condominium and 2) Secured Non-Market 
Rental housing. The first is the 195 unit market condominium project. That project provides the 
following unit mix: 
 

Type # of units % of total Unit area Location 
     
One bedroom 
apartment 

119 61% 44.6 – 59 square metres  
(480 – 635 square feet) 

6th – 25th 
floors 

Two bedroom 
apartment 

54 27.7 % 75.6 – 79.8 square metres 
(814 – 859 square feet) 

6th – 25th 
floors 

Three bedroom 
townhouses 

10 5.1% 92.7 – 112.1 square metres 
(998 - 1207 square feet) 

podium level 

Three bedroom 
apartment 

12 6.2% 106.1 – 109.2 square metres  
(1142 - 1175 square feet) 

26th  – 28th  
floors 

 
This component of the project satisfies the unit mix requirements by providing 11.3% of the 
units with three bedrooms and 27.7% of the units with two bedrooms. All of the units meet the 
Design Guidelines. 
 
The second component of the project is the 50 units of non-market housing which does not 
satisfy the requirements of the Family Friendly Housing Policy for unit mix. There are 49 one 
bedroom units at 40.6 to 55 square metres (437 – 592 square feet) and one studio unit at 32.2 
square metres (347 square feet). The Family Friendly Housing Policy anticipates that there may 
be some affordable housing projects where the purpose designed units do not satisfy the unit 
mix. The policy states: 
 

After January 1, 2016, an applicant may seek to develop a multi-family residential 
development which does not comply with the family-friendly housing requirements. For 
example, section one states: 
 
1. The submission of a Rezoning application, in which the applicant addresses other 
corporate objectives (e.g., affordable housing or employment generation) or for which 
existing site conditions make complying with the family-friendly housing requirements 
inappropriate. A rationale should be included in the application as to why the regulations 
should not be applied and it should not include financial considerations. 
 

Thus the PAL part of the project will be exempt from the unit mix requirement, as an affordable 
housing project; however the project as a whole will need to comply with the policy. The project 
will be required to convert one non three bedroom unit to a three bedroom unit.  
 
4.0 DISCUSSION 
 
Council has reviewed the project and directed staff to process the application. One important 
point identified by Council was the requirement for a high quality streetscape to contribute to the 
renewal of Carnarvon Street opposite the Columbia SkyTrain Station. 
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5.0 NEXT STEPS 

The next steps in the application review process are: 
 

1. Land Use and Planning Committee (LUPC) recommendation to Council to direct Staff to 
initiate the processing of this application. Complete 

2. Report to Council on the processing of this application. Complete 
3. The application would be reviewed by all City Departments. Complete 
4. The project design is considered by the New Westminster Design Panel. April 25, 

2017 
5. The applicant would hold a Public Open House and consult with the Downtown 

Residents’ Association. May 2, 2017 
6. The Advisory Planning Commission would consider the application. 
7. LUPC consideration of the application.  
8. LUPC recommendation to Council.  
9. Council consideration of the Zoning Amendment Bylaws.  

 
6.0 DESIGN CONSIDERATIONS 
 
Staff have brought this application forward for a preliminary review by the Design Panel in order 
to provide guidance to the design team prior to a final detailed submission to the Panel for 
approval. Staff would appreciate comment from the Panel in the following areas: 
 

1. Conformance of the project with the Development Permit Area Guidelines. 
2. Conformance of the project with the Downtown Building and Public Realm Design 

Guidelines and Master Plan. 
3. The project conforms with the Family Friendly Housing Policy for the unit mix, please 

provide comments on the on-site amenities provided for families. 
4. To the north of the site, Victoria Street has a width of 33 feet (10.06 metres). Please 

provide comments on the impact that the podium and parking entrances will have on the 
pedestrian realm on Victoria Street and the presentation of this elevation to the future 
park to the north across Victoria Street. 

5. The 800 block of Carnarvon Street is dominated by the New Westminster SkyTrain 
station development. The project proposed seeks to soften the Carnarvon Street 
streetscape and provide relief from the development on the south side of the street. Please 
provide comments pedestrian environment on Carnarvon Street proposed in this project.  

 
 
 
 
______________________ 
 
James Hurst  
Development Planner 
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Attachments 
1. Location map 
2. Project Plans 
3. Land Use and Design Rationales 
4. Information on Performing Arts Lodges Vancouver 
5. Development Permit Area Designation 
6. Excerpt from the Downtown Building and Public Realm Design Guidelines and Master 

Plan 
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3.1 - DESIGN RATIONALE CARNARVON GARDEN

Site Context
This 26,104 sq. ft. site is located on the North West side of Carnarvon Street mid-block between 8th and 10th Street, within the downtown C-4 zoning. The site is abutted by an existing two-storey building to the North 
East and a lane to the South West that connects Carnarvon Street with Victoria Street. The surrounding area is characterized by an eclectic mix of commercial and residential building typologies of varied scale and 
height. The steeply sloping terrain runs from North to South down to the Waterfront, presenting both a number of design challenges and opportunities. 

Overview
The proposal seeks to develop a 29-storey tower and podium comprising of a total of 245 residential units over a single level of commercial space that fronts onto Carnarvon Street. There are three main components to 
the project; a mixed-use podium base, a senior’s non-market residential mid-rise, and a market residential tower. Each component is designed to function autonomously, yet collectively the tri-part composition forms 
an appropriate urban infill, respectfully responding to surrounding contextual influences. The development as a whole has been designed to meet the needs of a diverse demographic, ranging from smaller affordable 
studio units for seniors, to larger family friendly dual-level townhouses. 

Form of Development
The proposed form of development is consistent with intent outlined in the Bonus Density and Building Heights section of the C-4 zoning guidelines. This development will provide mixed-use residential densification 
in close relationship to the City Centre and main transit hub. Its built form presents a highly articulated massing which relates to the future context of Carnarvon Street development in connection to the existing New 
Westminster skytrain station. 

The street adjacency and solar orientation of the site give rise to the distinct massing of the building; three contrasting components that interconnect at various levels and frontages:  

• The Podium Component comprises of a series of interlocking volumes and uses, with the primary frontage onto Carnarvon Street comprising of a linear commercial over-height space that allows for excellent   
 street exposure and a continuation of the commercial street wall along the street. This long space is centrally broken by the main market residential lobby, helping to reduce the linear scale of the commercial   
 component.The residential lobby is recessed into the commercial façade to help strengthen its identity and help with tower access wayfinding. 

 The lane frontage to the North West is of contrasting scale and character, with the introduction of smaller non-market residential units at grade with front door access to the street. The main residential lobby for   
 the seniors non-market component is set back on the corner of the lane and Carnarvon Street, providing a slightly more discreet entry point, while remaining easily identifiable for both residents and guests. 

 The Victoria Street frontage of the podium is reserved for consolidated parking and loading access along the least visible and prominent edge of the site. To improve site security, two separate entry points are   
 located along this edge, providing parking access for both the market and non-market residents. The exposed parkade walls along Victoria Street will softened by the opportunity to apply urban art to the exterior. 

 The upper levels of the podium comprise of an enclosed above grade central parking area that is wrapped in a single-loaded strip of non-market units, fronting onto both Carnarvon Street and the lane.

• The Non-Market Mid-rise Component sits along the lane edge of the podium, rising up to a total height of 7 stories. This smaller scale residential massing responds appropriately to the smaller scale of the   
 adjacent lane. The typical one bedroom units are laid out in a single loaded configuration, directing the primary view away from the residential tower, preserving privacy and minimizing overlook. The circulation   
 spaces provide a buffer to the tower, with the opportunity to be passively ventilated allowing for cross ventilation through all units. 

• The Market Tower forms the primary massing component, a clean orthogonal form that is a strong counterpoint to the lower mid-rise building. A clear 38’ separation is maintained between these components,   
 to allow for sufficient natural light to permeate the space within. This separation pushes the tower to the east, allowing it to be offset from the three large existing towers to the south. This offset maximizes view   
 opportunity and access to southerly light. Ten townhouse units surround the base of the tower, each with excellent access to outdoor space and the podium level children’s play area. 

Above this, the typical tower levels maintain a relatively diverse mix of unit types and sizes, many of which conform the adaptable housing requirements. In total there are approximately 60% one bedroom units and 
40% two and three bedroom family friendly units. The regularity of the tower form is broken at the 26th level, with the introduction of a compressed floor plate for the top three levels that reduces the visual mass of the 
upper portion of the tower. 
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3.2 - DESIGN RATIONALE CARNARVON GARDEN

Building Expression
It is critical that a visual harmony is applied to a complex building form such as this. Each massing 
component is clearly expressed in their own way, but an underlying architectural language has been 
applied to unify each separate element. 

The approach we have taken is to develop simple building forms that each are carefully articulated. 
Complex and contrasting building forms could create an awkwardly congested composition in what is 
a rapidly densifying neighbourhood. The non-market and market forms are rectangular vertical extru-
sions that have been visually amplified through the use of a vertical linear expression. The rigidity of 
the vertical lines is offset by an abstracted pattern of strong horizontal balconies that are scattered up 
the alternating facades. This finer grain abstraction provides visual stimulus while helping to reduce 
the overall scale of the building mass. 

This shared vertical expression between the market and non-market buildings is subtly contrasted 
through an inverted colour palette that gives each component a unique look. The neutral colouration 
of these elements is offset by the accented playful introduction of coloured glass, both in the market 
tower mid-levels and non-market balcony screens.

Parking and Loading
The parking and loading access is off Victoria Street, with two separate entries for different residents 
and users. The more westerly entry provides access to the market residential parking, garbage pick-
up and commercial loading. The parking ramp circulates down in a clockwise direction to four levels 
of underground parking. The more easterly entry provides access to the non-market and commercial 
parking, housed within two levels of above grade parking. 

Amenities
At the South West corner of the site, a small pocket park plaza has be carefully integrated into the 
ground plane periphery. This semi-public plaza helps to reduce the visual mass of the podium at this 
primary corner, while also providing a space for interaction and animation for local residents, com-
mercial users, and the general public alike. The plaza also creates a clean separation between the 
commercial edge and the non-market lobby. 

Both the non-market and market residents will benefit from conveniently located on-site amenities 
that are secure, functional, and appropriately sized for each building. The non-market amenity facil-
ities are located on Level 7, with an indoor space supplemented by a large contiguous roof deck that 
enjoys excellent South West exposure. The market amenities are located at the roof level on the 29th 
floor providing exceptional city and river views. A large indoor space is directly adjacent to an equally 
large outdoor space accessed from the main central elevator core, with the opportunity for different 
resident groups to use the amenity spaces at the same time. 

At the podium level, an additional outdoor amenity space circulates the private townhouse patios 
around the tower. At the South West corner of this podium is the children’s play area that is shared be-
tween the residents of both the market and non-market buildings. The space will have late afternoon 
sun exposure and is easily accessible for all residents.
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5.2 - GROUND FLOOR LEVEL CARNARVON GARDEN
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5. 3 - PODIUM LEVELS CARNARVON GARDEN

LEVEL 2 LEVEL 3
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5. 4 - TYPICAL TOWER LEVELS CARNARVON GARDEN

LEVEL 6 LEVELS 8-18

LEVELS 26-28LEVELS 19-25
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8.1 - SHADOW ANALYSIS

SUMMER SOLSTICE

EQUINOX

JUN 21ST - 9:00AM JUN 21ST - 12:00PM JUN 21ST - 3:00PM

MAR/SEP 21ST - 9:00AM

CARNARVON GARDEN

JUN 21ST - 6:00PM

MAR/SEP 21ST - 12:00PM MAR/SEP 21ST - 3:00PM MAR/SEP 21ST - 6:00PM
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8.2 - SHADOW ANALYSIS

WINTER SOLSTICE

DEC 21ST - 9:00AM DEC 21ST - 12:00PM DEC 21ST - 3:00PM

CARNARVON GARDEN

DEC 21ST - 6:00PM
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8.3 - BUILDING PROGRAM

1: CORNER PLAZA

2: NON-MARKET BUILDING

3: MARKET TOWER

4: COMMERCIAL BASE

5: LANDSCAPED PODIUM

1

2

3

4

5

VIEW NORTH ACROSS CARNARVON STREET

CARNARVON GARDEN
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8.4 - MASSING STATISTICS

MARKET TOWER: 

• 25 levels of market units
• 195 market units
• Rooftop indoor and outdoor amenity
•	 Approximately 163,021sf (6.25 FSR)

NON-MARKET PODIUM: 

• 6 levels of seniors non-market units
• 50 non-market units
• Rooftop indoor and outdoor amenity
•	 Approximately 33,058sf (1.27 FSR) 

COMMERCIAL BASE: 

• Overheight single level of commercial space
• Opportunity for single or sub-divided tenancies
•	 Approximately 6,099sf (0.23 FSR)

TOTAL STATISTICS: 

• 29 levels of mixed use development
• 245 residential units
• Rooftop indoor and outdoor amenity
•	 Approximately 202,178sf (7.75 FSR)

AERIAL VIEW LOOKING NORTH

CARNARVON GARDEN
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8.5 - MASSING STATISTICS

MARKET TOWER: 

• 119 one bedroom units (61%)
• 54 two bedroom units (28%)
• 22 three bedroom units (11%)

NON-MARKET PODIUM: 

• 1 studio unit (2%)
• 49 one bedroom units (98%)

TOTAL UNIT MIX: 

• 245 residential units
• 195 market units (74%)
• 50 non market units (26%)

AERIAL VIEW LOOKING WEST

CARNARVON GARDEN
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DESIGN OVERVIEW CARNARVON GARDEN
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GROUND FLOOR LEVEL CARNARVON GARDEN
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PODIUM LEVELS CARNARVON GARDEN

LEVEL 2 LEVEL 3
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TYPICAL TOWER LEVELS CARNARVON GARDEN

LEVEL 6 LEVELS 8-18

LEVELS 26-28LEVELS 19-25
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SHADOW ANALYSIS

SUMMER SOLSTICE

EQUINOX

JUN 21ST - 9:00AM JUN 21ST - 12:00PM JUN 21ST - 3:00PM

MAR/SEP 21ST - 9:00AM

CARNARVON GARDEN

JUN 21ST - 6:00PM

MAR/SEP 21ST - 12:00PM MAR/SEP 21ST - 3:00PM MAR/SEP 21ST - 6:00PM
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MASSING STATISTICS

MARKET TOWER: 

• 25 levels of market units
• 195 market units
• Rooftop indoor and outdoor amenity
•	 Approximately 163,021sf (6.25 FSR)

NON-MARKET PODIUM: 

• 6 levels of seniors non-market units
• 50 non-market units
• Rooftop indoor and outdoor amenity
•	 Approximately 33,058sf (1.27 FSR) 

COMMERCIAL BASE: 

• Overheight single level of commercial space
• Opportunity for single or sub-divided tenancies
•	 Approximately 6,099sf (0.23 FSR)

TOTAL STATISTICS: 

• 29 levels of mixed use development
• 245 residential units
• Rooftop indoor and outdoor amenity
•	 Approximately 202,178sf (7.75 FSR)

AERIAL VIEW LOOKING NORTH

CARNARVON GARDEN
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MASSING STATISTICS

MARKET TOWER: 

• 119 one bedroom units (61%)
• 54 two bedroom units (28%)
• 22 three bedroom units (11%)

NON-MARKET PODIUM: 

• 1 studio unit (2%)
• 49 one bedroom units (98%)

TOTAL UNIT MIX: 

• 245 residential units
• 195 market units (74%)
• 50 non market units (26%)

AERIAL VIEW LOOKING WEST

CARNARVON GARDEN
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Attachment 4 

Letter of Intent from Performing Arts Lodges 

Vancouver  
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Attachment 5 

Development Permit Area 

Designations
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Objectives 
 
The City of New Westminster will ensure that new development supports a vibrant, pleasant, and 
people oriented downtown. The guidelines for Downtown are based upon the following 
objectives for development: 
 

• Reflect the context of New Westminster and unique characteristics such as history, 
views and topography. 
 
• If building in the Columbia Street Historic District, form, height and character will be 
evaluated based on adjacencies to heritage assets. If building outside the historic district 
but next to a heritage asset, factors such as sympathetic design and materials must be 
considered. 
 
• Support the protection and revitalization of heritage buildings and the neighbourhood’s 
heritage character. 
 
• Provide safe and pleasant streets and public spaces where pedestrians feel comfortable 
and welcome. 
 
• Create a positive, people oriented connection between new buildings and the street, 
between public and private spaces. 
 
• Promote excellence in architectural design and creativity in the architectural form, 
massing and character of new development. 
 
• Protect important public views, and ensure light and air penetration to the street. 
 
• Promote a vibrant and diverse local economy through the encouragement of attractive 
and functional commercial areas. 
 
• Guide the development of new buildings which conserve energy, materials and water. 
 
• Encourage new habitat and a greened built environment which supports ecological 

 cycles and reconnects people with nature. 
 
• Minimize negative impacts on air quality and the water quality of the Fraser River. 
 
• Maximize opportunities for rooftop features which generate energy, minimize runoff 
and create multipurpose green spaces. 
 
• Promote sustainable modes of transport (e.g., walking, cycling, transit). 

 
Design Guidelines 
 
Guidelines 
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1. Building Form and Massing 
 
The massing and form of buildings should showcase high level design and creativity, respecting 
the pedestrian scale and heritage assets of the Downtown. 
 
a. Vary the shape, massing, and exterior finishes of buildings in order to avoid a repetitive 
appearance when the development is viewed as a whole. Extra attention should be paid to 
doorways and corners. 
 
b. Create focal points and prominence in building design at the corners of street intersections. 
Gateway elements are encouraged at visually prominent intersections. 
 
c. Design the building with continuity throughout. Design elements or key proportions from the 
tower may extend through the podium and be reflected at street level. 
 
d. Provide a consistent and cohesive colour palette utilizing colours appropriate to a New 
Westminster context. Consider the heritage colour palette in the older buildings of New 
Westminster. 
 
e. Quality, natural materials that are historic to New Westminster are encouraged. 
 
f. Contribute to the unique character of the city through clear architectural references. While it is 
important not to mimic heritage buildings, the use of traditional materials, proportions and 
details that help reinforce New Westminster as a historic place are encouraged. 
 
g. Buildings located adjacent to heritage assets must ensure the form, massing and design of the 
building is sympathetic to the heritage building. 
 
h. The spacing of towers and units should be staggered so that private views are directed past 
neighbouring high-rise developments. 
 
i. Locate the portion of commercial buildings below 12 metres (40 feet) in height close to the 
edge of the sidewalk. Special attention should be given to the first 3 or 4 storeys to reinforce the 
pedestrian scale. 
 
j. Provide a minimum 4.5 metre (15 foot) setback from the edge of the top of a podium fronting a 
pedestrian oriented street. This does not apply to lanes or narrow streets intended primarily for 
access, utilities and servicing. 
 
k. Reinforce the scale and character of heritage buildings through ensuring the top edge of the 
heritage façade forms the edge of the podium of the building. The setback from the edge of a 
street front heritage façade should be at least 4.5 metres (15 feet). 
 
l. When designing point towers: 
 

• Integrate the design of the podium with the tower. 
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• Shape buildings above the 7th storey as tall and slender towers that respect views, and 
provide for light and air penetration to the street. 
 

m. Reinforce the conclusion of the building design through special consideration of the form, 
massing and detail of the top several floors and roof of the building. Provide organized rooftops 
that are attractive when seen from above as well as the street. Rooftop mechanical and service 
equipment should be screened in a way that incorporates it as an integral part of the building’s 
architectural design. 
 
n. Provide some variety and unique characteristics of each building where there are multiple 
buildings in one development to reinforce individual building identity. 
 
o. Creativity in the design of the building and landscaping is encouraged to promote interest and 
whimsy in the Downtown. 
 
p. Interior sidewalls, created as a result of construction/redevelopment phasing, should be 
designed to complement the overall appearance of development, and should not appear 
temporary or unfinished. 
 
2. Columbia Street Heritage District 
 
These guidelines are based on the conservation and enhancement of heritage buildings along 
Columbia Street. The intent is to provide appropriately rehabilitated heritage buildings, while 
providing guidelines for new development that adds to the ambience of the Columbia Street 
Heritage District. 
 
a. Original materials should be left in place and new materials should be sympathetic and 
compatible. 
 
b. New development will respect the scale and historic street pattern. 
 
c. The saw-tooth profile of the historic streetscape must be maintained. 
 
d. New construction will be compatible with adjacent heritage assets and complement the overall 
Columbia Street Historic District. 
 
e. New buildings should provide an appropriate transition between differing scales and heights of 
neighbouring buildings. 
 
f. New construction will respect and enhance the horizontal alignments on neighbouring heritage 
buildings. 
 
g. The first storey will maintain a similar articulation to the heritage buildings on either side and 
upper storeys should respect or continue the decorative details and articulation of neighbouring 
heritage buildings. 
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h. Storefronts should respect the existing pattern of building widths along the street. 
 
i. A new building that is wider than 20 metres (66 feet) should maintain the rhythm of the 
streetfront building pattern, such as using strong vertical design elements at the centre and sides 
of the new building. 
 
j. Display windows should reflect the repetitive and vertical pattern of display windows in 
adjacent heritage buildings. 
 
k. Upper storey windows should reflect the fenestration pattern of neighbouring heritage 
buildings and may be of punched design. 
 
l. Signs should add to the interest of the building and respect the historic character of the area, 
and not create visual clutter. m. Signs and awnings on heritage buildings will follow the HARP 
design guidelines for size, colour and material. 
 
n. New awnings should have a traditional profile, with sloped awnings being preferred. Material 
should be of high quality canvas or glass. 
 
o. Where structurally possible, awnings should align horizontally with neighbouring canopies. 
 
3. Solar Orientation and Energy Efficiency of Buildings 
 
The intent is to maximize energy conservation opportunities through application of passive 
design principles. These principles lead to buildings designed to require less energy input to cool 
in hotter months and heat in colder months. Further, the intent is also to limit the energy 
consumed by buildings by encouraging use of alternative energy sources and the use of high 
quality durable materials with a long lifespan. 
 
a. Orient and mass buildings to maximize opportunities for passive solar heating and cooling, 
solar hot water and photovoltaics, and natural lighting and ventilation. Where possible, situate 
the long axis of major building elements in the east-west direction. 
 
b. Site and orient buildings to take advantage of prevailing winds for cross ventilation. Buildings 
should have units with exterior ventilation (operable windows) on two sides to encourage passive 
cooling through cross ventilation. 
 
c. Building massing that promotes units with potential for exterior ventilation on two sides is 
strongly encouraged. 
 
d. Incorporate the use of roofing materials and colours with a high “albedo” (e.g., materials that 
reflect heat energy from the sun) to reduce the absorption of heat into the building and reduce the 
“heat island effect.” 
 
e. Use exterior shading devices to manage heat gain from solar exposure. These may be 
adjustable, such as fixed awnings or retractable canopies, or fixed, such as projecting roofs, deep 
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balconies, light shelves, fixed fins and similar features into building design to shade during the 
summer but provide solar access in winter. 
 
f. Limit the amount of glazing, especially on west and southwest exposures, where mid-afternoon 
summer sun is difficult to shade effectively. Maximize glazing on building facings with limited 
sunlight exposure. For mid- and low-rise facades, a maximum of 50% glazing is permitted.  
Above 3 storeys, glazing of less than 60% is encouraged. 
 
g. Encourage glazing technologies that allow daylight penetration into buildings and minimize 
heat conduction. 
 
h. Produce 10% of the building’s annual energy demand from on-site renewable sources (solar, 
geo-exchange [earth energy]). “Solar ready” design is encouraged to extend energy production 
later. 
 
i. Select exterior materials with low embodied energy and long lifespan to minimize energy used 
in building construction. 
 
4. Commercial Street Front 
 
The orientation and design of commercial buildings should add to the street vitality and safety by 
promoting active, street level uses and informal surveillance of the area. 
 
a. Locate uses to reinforce a vibrant, safe pedestrian experience. Encourage retail and service 
activity on the first floor immediately adjacent to the sidewalk on important commercial streets. 
b. Ensure a direct relationship between commercial activities and the pedestrian. Where 
commercial activities front the street level there should be: 
 

• Clear or tinted (not reflective or opaque) windows on the street 
 
• Prominent doorways 
 
• Architectural building detail at the pedestrian eye level 
 
• Visual interest including lighting, awnings, landscaping containers, and/or creative use 
of colour 
 
• Varied store fronts (large storefronts without fenestration detailing are 
strongly discouraged) 
 

c. Signage should not create visual clutter. 
 
d. Outdoor seating, cafes, tables or outdoor displays are encouraged to promote street activity, 
where possible. 
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e. Provide a separate, safe, covered entrance for residents where residential and commercial uses 
are in the same building. The residential entrance should be located on the less prominent street 
if possible and not interrupt a continuous commercial street front. 
 
f. Large blank walls that front streets, including retaining walls, are strongly discouraged. If 
unavoidable, they should be mitigated by: 
 

• Using different textures, materials and colours on the wall to articulate the surface and 
make it  more visually appealing. 
 
• Murals or other forms of public art. 
 
• Installing a trellis or living, green wall. 
 
• Providing a raised or terraced planter bed with adequate area to plant landscaping that 
can grow to screen the wall. 
 
• Incorporating the wall into a patio or sidewalk café area. 

 
5. Residential Street Front 
 
Residential buildings should be oriented and designed to balance a sense of community and 
neighbourliness while still allowing privacy of individual units. 
 
a. Emphasize residential scale and street orientation through changes in architecture and 
articulation of building form. 
 
b. For medium density developments, reduce the building’s bulk and volumetric impact on the 
street by setting back upper portions of the building. 
 
c. Provide a comfortable separation between residences and the street to allow for landscaped 
front yards, porches or patios. A set back of at least 3 metres (10 feet) from the property line 
should be included. 
 
d. Ensure a relationship between residential activities and the sidewalk through building and site 
design. There should be: 
 

• Expression of individual units reflected in the overall form of the building as well as at 
street level; 
 
• A visual and physical connection between residences (townhouse or apartment) and the 
street with ground level units having individual front doors that are directly accessible 
and visible from the street; 
 
• large windows facing the street and useable outdoor space; 
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• Oversight of the street from the building; and 
 
• Design of walking areas, patios, retaining walls, lighting and fences that are detailed, 
decorative and reflective of the individual precinct. 

 
e. Where patios are located along the street front, they should be elevated slightly to provide a 
degree of privacy while still allowing street surveillance. 
 
f. If the building has a main pedestrian entrance, it should be clearly evident, directly connected 
to the street and integrated within the design of the building. There should be direct sight-line 
into the elevator lobby from the street. 
 
g. If the building has a main pedestrian entrance, provide a gateway transition feature for 
walkways which are intended for use by residents, thereby delineating the private property. 
Locate the feature near the sidewalk and integrate it with the design of the development. 
 
h. Large blank walls fronting streets, including retaining walls, are strongly discouraged. If 
unavoidable, they should be mitigated by: 
 

• Using different textures, materials and colours on the wall to articulate the surface and 
make it more visually appealing. 
 
• Using murals or other forms of public art. 
 
• Installing a trellis or living, green wall. 
 
• Providing a raised or terraced planter bed with adequate area to plant landscaping that 
can grow to screen the wall. 
 
• Incorporating the wall into a patio or sidewalk café area. 
 

6. The Public Riverfront 
 
The public riverfront will promote active and recreational uses along the Fraser River and 
encourage high quality open space and development that improves public access and views of 
the river. 
 
a. Apply guidelines regarding pedestrian comfort and circulation (Section 8) and public open 
spaces (Section 9) to important pedestrian and public riverfront places. 
 
b. Commercial buildings located adjacent to the Esplanade are encouraged to have outdoor 
seating areas that open onto the walkway and contribute to the activity of the space. 
 
c. Buildings are to reflect the marine character of the Fraser River. 
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d. Suitable space for entertainment and tourism uses that contribute to the vitality and activity 
along the riverfront are strongly encouraged. 
 
7. Pedestrian Comfort and Circulation 
 
These guidelines aim to create a high quality, comfortable and pleasant experience for 
pedestrians in the Downtown. 
 
a. Provide for the comfort and interest of pedestrians on the sidewalk and in public spaces 
through lighting, signage, seating and continuous weather protection such as canopies and 
awnings. 
 
b. Provide high quality and pleasant public streetscapes with sidewalk details such as interesting 
tree grates, paving inlays, stamps, or colour, and are consistent with existing sidewalk patterns. 
 
c. Provide easy access that is suitable for all ages and abilities from the street to building 
entrances and for important walkways within the development. Provide smooth, non-skid 
walking surfaces and gentle grades. There may be changes in the grade of walkways from 
individual units to the public street. 
 
d. Provide shielded, down lighting to ensure the safety and comfort of pedestrians on the public 
sidewalk. Provide for security and ambient lighting but minimize light pollution. Energy efficient 
lighting such as LED or solar powered lighting should be used where ever possible. 
 
e. Ensure safe circulation by distinguishing areas for walking and cycling from parking and 
traffic. 
 
f. Provide street trees in public right-of-ways along streets to soften the urban environment and 
reduce the scale of the street to a more human level. 
 
g. Ensure lanes and narrow streets are pleasantly designed and safe by indicating an edge 
between the public street and private land. Consider interesting paving details that delineate 
pedestrian circulation and drainage patterns. Provide opportunities for visual oversight and 
lighting from buildings onto narrow streets or lanes. 
 
h. Incorporate the principles of Crime Prevention Through Environmental Design (CPTED) such 
as lighting, visibility or natural surveillance, control of trespass, prevention of blind spots or 
hiding places, clear access, and safe parking garages. Seek professional evaluation for large or 
complicated proposals. 
 
i. Within CPTED guidelines, minimize exterior lighting energy demand by minimizing lighting 
and using high-efficiency luminaires and bulbs such as LEDs. 
 
8. Outdoor Spaces 
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Open spaces should be thoughtfully designed to maximize daylight and provide functional space 
that is comfortable for a variety of ages and users. 
 
a. Accessible, outdoor public spaces are encouraged in all developments, including commercial 
and institutional buildings. 
 
b. Provide high quality, interesting, and durable outdoor spaces. Coordinate the design of all 
elements including lighting, paving, outdoor furniture, and garbage receptacles. The design of 
the gathering area should be integrated with the site and building. 
 
c. Incorporate public art in all open spaces where ever possible. 
 
d. Provide for pedestrian permeability with multiple opportunities to access and move through 
public open space. 
 
e. Locate outdoor spaces to capture the sun and create an inviting gathering space. Suitable 
overhangs, canopies and trees for shade and rain protection should be incorporated. 
 
f. Spaces should be designed to be programmable for inter-generational activities and uses. They 
could include: 
 

• a playground suitable for a variety of ages and that is visible from residential units 
• benches and/or tables 
 
• landscaping 
 
• a patio to encourage social interaction 

 
g. Lower flat roofs should be structurally and architecturally designed to accommodate forms of 
rooftop landscaping and outdoor activity. 
 
9. Public View Corridors 
 
Care should be taken to avoid disrupting views to Downtown’s primary element, the Fraser 
River, as well as to Mt. Baker. 
 
a. When a development occurs along a significant street (Fourth Street, Sixth Street and Eighth 
Street), the applicant will provide an view impact analysis evaluating how the proposal affects 
views to the Fraser River and Mt. Baker. 
 
10. Light and Air Penetration 
 
Ensuring adequate light and air circulation of new development and minimizing its negative 
impact on existing buildings is important in the urban context of Downtown. 
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a. Provide for light and air penetration through a minimum separation between towers of 27 
metres (89 feet). For the purposes of the guidelines a tower is deemed as a building 7 storeys or 
higher. 
 
b. Shape towers so that views are maximized around and between them. 
 
c. Provide a shade/shadowing study and view analysis for all buildings. 
 
11. Noise 
 
Due to the proximity to rail, SkyTrain and the truck route in the Downtown, new development 
needs to consider noise abatement techniques to enhance the livability of residential units. 
a. An array of design and construction techniques should be used to buffer residential units from 
noise, including: 
 

• orienting outdoor areas and bedrooms away from noise sources 
 
• using alternate ventilation (to provide an alternative to opening windows) 
 
• using concrete construction 
 
• using glass block walls or acoustically rated glazing 
 
• using sound absorptive materials and sound barriers on balconies 

 
b. Provide a report prepared by qualified persons trained in acoustics and current techniques of 
noise measurements demonstrating that the noise levels in residential units meet CMHC levels. 
 
12. Plants and Landscape 
 
Abundant landscaping should be used to maximize the ‘green-ness’ of Downtown and soften the 
urban landscape. 
 
a. Make substantial use of landscaping and contribute to a green Downtown. Use landscaping in 
all areas including walkways, patios, public spaces or other hard surfaces, and include setbacks 
from the property line. 
 
b. Provide landscaped (“green”) roofs on all concrete podiums to manage runoff, add visual 
appeal, improve energy efficiency and reduce heat island effects, and provide amenity value. 
 
c. Landscaping integrated into the building roofline, patio and podium edges, and along the 
building facade at grade is encouraged to soften building edges, provide a degree of privacy, and 
reduce summertime solar gain. Landscaping should provide only a partial screen to enable 
surveillance of the street, transparency of commercial frontages, and to provide for safety. 
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d. Retain good quality existing landscaping where possible. Ensure any retained mature trees will 
be safe when construction is complete. 
 
e. Provide good quality plants and support long-term maintenance through using professional 
standards. Specify these or higher standards on the landscape plan: 
 

• Plant material in the specified container size must meet the BC Landscape Standard of 
the BC Nursery Trades Association 
 
• All trees shall be staked in accordance with the BC Landscape Standards. 

 
f. Mulch planting beds to a minimum depth of 50 mm to reduce evaporative losses and increase 
absorption of soils. 
 
g. Choose plants that are species native to the area and: 
 

• Provide complex multi-storey habitat through a combination of groundcover, shrubs 
and trees, and the use of species that provide nesting habitat, protection from predators, 
and food for songbirds; 
 
• Are hardy, drought-tolerant, perennial species, reducing the need for maintenance, 
pesticide use, and irrigation. 

 
h. Design and place landscaping to facilitate year round moderation of the internal building 
climate. Appropriate deciduous trees on the south and west side of buildings will shade in 
summer and allow sunlight through in winter. 
 
i. Communal gardens and private balcony or roof gardens are encouraged, to provide residents 
with space to garden and grow food. Edible decorative landscaping is also encouraged. 
 
j. Consider rainwater collection and storage in cisterns to use for landscape irrigation. 
 
k. Design landscapes, including planters and decorative landscape areas, to incorporate low-
impact storm water features that retain and/or infiltrate run-off in order to treat it to storm water 
quality objectives set out in the applicable storm water management plan, or as required to meet 
Water Quality Objectives for the receiving water body. 
 
13. Parking 
The location and design of parking structures should avoid negative impacts on the pedestrian 
environment and to adjacent properties. 
 
a. Development should support vibrant, safe streets by ensuring people oriented uses in buildings 
front prominent sidewalks where substantial pedestrian use is expected. Parking structures and 
parking lots will be designed to be unobtrusive to the pedestrian environment. 
 
b. Above ground open air parking lots will be strongly discouraged. 
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c. Parking structures are strongly encouraged to be located below ground. Where below ground 
structures are not possible, above ground parking structures should be located behind active, 
street level uses. 
 
d. Above ground parking structures that dominate the pedestrian environment are not permitted. 
Attention and detail should be given to the design of the structure, including: 
 

• Decorative grating applied to any face of the structure fronting a street 
 
• Creative use of colour 
 
• Colourful landscaping 

 
e. Soften the views and reduce the visual scale of parking from the sidewalk and street with 
landscaping. Ensure that landscaping supports public safety through allowing visual surveillance 
of parking areas. 
 
f. Provide access to parking and utilities from a lane or narrow street and ensure a continuous 
pedestrian interface and neighbourhood quality on the primary street. Where lane access is 
available, access to parking areas or structures from a street will generally not be permitted. 
 
g. Integrate the access to parking with the design of the building. Minimize the number of 
sidewalk crossings and impacts upon pedestrians. 
 
h. Provide secure and separate parking for residential and commercial activities where both share 
a parking structure. 
 
i. Ensure underground parking for commercial uses is readily accessible, well signed and easily 
used by customers. 
 
j. Support transportation options such as carpools, cooperative car use, parking for people with 
disabilities through providing appropriately sized and conveniently located parking spaces. 
 
k. Plant trees and shrubs throughout any surface parking areas to intercept precipitation, reduce 
surface heating, enhance appearance and protect pedestrians from the elements. The use of native 
plants is preferred. 
 
l. Design parking and other paved areas to minimize negative impacts on surface runoff volume 
and quality. Use an appropriate selection of strategies such as the following: 
 

• Install oil/water separators for high traffic areas. 
 
• Direct runoff to landscaped filter strips, bio-swales, and bio-filtration strips. 

 
14. Recycling, Garbage and Compost Receptacles 
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The location of recycling, garbage and compost receptacles should be given thoughtful design to 
encourage the reduction of solid waste and promote sustainability within individual 
developments. 
 
a. Encourage the installation or provision of space for a 3-stream (compost, recyclable, waste) 
collection facility in all residential units and food service establishments, and/or in common 
areas in buildings to ensure that centralized organics collection facilities are in-place once 
organics collection is mandatory in the coming years. 
 
b. Ensure the 3-stream collection facility is located in a secure, well designed, screened area that 
is safely accessible by both residents and service trucks. 
 
c. Encourage the incorporation of 3-stream separation into kitchen areas to make recycling 
convenient. 
 
d. Reduce the impact of odor from compost bins through careful location and an enclosed design 
complementary to the design of the building. 
 
e. Access to waste should be located off of lanes or secondary streets. 
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  Doc#1024984 

City of New Westminster 
 

R E P O R T  
 

DEVELOPMENT SERVICES DEPARTMENT 
 

To: Members of the New Westminster 
Design Panel 
 

Date: April 25, 2017 

From: Jim Hurst, 
Development Planner 
 

File: REZ00135,  
SDP00211 
 

Subject: 302 Twelfth Street – Key West Ford: Development Permit Application  
 

 
 THAT this report be received for information. 

 
 
1. PROPOSAL 

 
This applicant proposes to add 7,558 square feet (702.2 square metres) of office space to the 
existing building and has made a Development Permit application. 

2. POLICY AND REGULATIONS  
 

2.1 Official Community Plan Land Use Designation: 
  

The site is designated (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 townhouses, 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. 

 
2.2 Lower Twelfth Street Area Plan 
 
The Lower Twelfth Street Area Plan identifies this site as part of the Key West character area. 
That area is identified to allow a base density Floor Space Ratio of 1.5 with a maximum Floor 
Space Ratio of 2.5. The proposed development satisfies the density identified by the Official 
Community Plan and the Lower Twelfth Street Neighbourhood Plan. 
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2.2 Official Community Plan Development Permit Area Designation: 
 
The site is designated as part of Comprehensive Development Permit Area #1 – Lower 
Twelfth Street. The purpose of this Development Permit 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.  

 
2.3 Zoning Bylaw: 

  
The site is zoned Light Industrial Districts (M-1).  The sale and repair of new and used 
automobiles is an allowed use in the zone. The proposed addition conforms to the use and 
density permitted in the Light Industrial Districts (M-1) zone. 
 
3. BACKGROUND 

 
3.1 Site Characteristics and Context: 

  
The site is currently surrounded on all sides by commercial and industrial development. To the 
north, west and south are car dealerships and auto repair businesses. To the east is the Gas Works 
site. The Lower Twelfth Street Area Plan vision for the area is a medium density mixed use 
community with Twelfth Street as the spine of the neighbourhood.  

 
3.2 Project Description: 

  
The applicant proposes to expand their business by adding 7,558 square feet (702.2 square 
metres) of office space to the existing 27,437 square foot (2,549 square metre) building.  

Project Statistics:  
 
Site Area: 87,166 square feet (8,098 square metres) 

Zoning: Light Industrial Districts (M-1) 

FSR: 0.31 

Site coverage: 30.5 % 

Height: 42 feet (12.8 meters) 

 
4.0 PROCESS 

 
The next steps in the application review process are; 
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1. LUPC recommendation to initiate the processing of this application. Complete 
2. Application is reviewed by all City Departments.Complete 
3. The project is considered by the New Westminster Design Panel. April 25, 2017 
4. The applicant will provide information to the Brow of the Hill Residents’ Association. 
5. Council consideration of the issuance of the Development Permit.  

 
5. DESIGN CONSIDERATIONS 
 

1. Currently the Key West Ford site is surrounded by other automobile sales and service  
lots and light industrial businesses. Over time the Lower 12th street area will slowly 
transform into a medium density residential area to the north and east of the subject site. 
In preparation for this transition the applicants have been asked to review their lighting 
plan and the edges of the site in anticiapation of future residents. Does the lighting and 
landscape plan provided address the providsion of a buffer to the future neighbours.  

2. Does the development conform to the intent of the Official Community Plan 
Development Permit Area designation. 

 
 
 
___________________________ 
 
James Hurst 
Development Planner 
 
Attachments 

 
1. Location map 
2. Project Plans 
3.   OCP Development Permit Area Designation  
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Attachment 1 

Location Map 
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Attachment 2 

Project Plans 
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Development Permit 
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#1 Lower Twelfth Street 
 
The Lower Twelfth Street area, identified as Development Permit Area #1 [see Map D3] 
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. 

 
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, 
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Page 9 
 

 

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 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). 
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